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 MITIGATED DETERMINATION OF NON-SIGNIFICANCE 

 

PROPOSAL NAME: Airfield Park Master Plan 

LOCATION: 2997 160th Ave SE 

FILE NUMBERS: 23-117223-LM 

PROPONENT: Pam Fehrman, Project Manager, City of Bellevue, Parks Department 
 

DESCRIPTION OF PROPOSAL: 
 
Non-project SEPA Review in connection with a proposed update to the Bellevue Airfield Park 
Master Plan, which was previously adopted by the City Council in 2012.  The proposed update 
includes the revised or new facilities, trails, a new aquatic center of up to 160,000 square feet, 
parking, sport courts, and associated improvements. If the updated Airfield Park Master Plan is 
adopted by the City Council, then the Plan will guide long-term phased development of the park. 
 

 
The Environmental Coordinator of the City of Bellevue determined that this proposal, as 
conditioned, does not have a probable significant adverse impact upon the environment. The 
Environmental Coordinator determined that mitigation measures were needed to ensure impacts 
not addressed by the Land Use Code are mitigated as part of the proposal and requires mitigation 
measures using the City’s SEPA substantive authority per BCC 22.02.140.  Required mitigation 
measures are attached and found in the staff report associated with this determination.  This 
decision was made after the Bellevue Environmental Coordinator reviewed the completed 
environmental checklist and information filed with the Land Use Division of the Development 
Services Department.  An Environmental Impact Statement (EIS) is not required under RCW 
43.21C.030(2)(C).  This information is available to the public on request. 
 
This MDNS is followed by a 14-day comment period.  
 
DATE ISSUED:  8/1/2024 
 
END COMMENT PERIOD DATE:  8/15/2024 
 

The City Council has not taken final action on the proposed update to the Airfield Park Master 

Plan; and under SEPA, the MDNS may be appealed only after the City of Bellevue has taken a 

specific governmental action, in accordance with RCW 43.21C.075 and WAC 197-11-680. 

Notice of the action associated with any City Council adoption of the updated Airfield Park 

Master Plan and specific appeal information will be provided at the time of future City action on 

the proposal. Any appeal of this SEPA threshold determination will be considered along with an 

appeal of the City Council’s action. Following Council action, this SEPA threshold determination 

may be appealed by filing a petition with the Growth Management Hearings Board pursuant to 

RCW 43.21C.075, BCC 22.02.075.C, and LUC 20.35.440.C. Appeals must be filed within 60-

days of the Council action pursuant to WAC 242-03-200. 
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This MDNS may be withdrawn at any time if the proposal is modified so as to have significant 
adverse environmental impacts; if there is significant new information indicating a proposal’s 
probable significant adverse environmental impacts (unless a non-exempt license has been 
issued if the proposal is a private project) or if the MDNS was procured by misrepresentation or 
lack of material disclosure. 
 
 
 
Issued By:                                                                  for 
Reilly Pittman, Environmental Coordinator 
Development Services Department 

Date:  August 1, 2024 

 
 
 
 

REQUIRED MITIGATION MEASURES 
 
Any proposal may be conditioned using the City’s SEPA substantive authority granted per RCW 
43.21C.060 and BCC 22.02.140.  The City’s Comprehensive Plan polices, including but not 
limited to the following, provide a basis for the exercise of authority under SEPA to apply the 
listed conditions of approval to this proposal. 
 

1. Landfill Development 
Redevelopment shall comply with MTCA regulations (ch. 173-340 WAC), Water Quality 
Standards (ch 173-200 WAC), and the 2008 recorded Environmental Covenant. As part 
of the site redevelopment, MTCA regulations require additional investigation, 
assessment of feasibility options, and engineering design reports for the site. Ch. 173-
340-320, 350, 400 WAC. Such additional investigation and design and engineering 
reports documenting modifications to the existing remedy will be submitted to Ecology 
pursuant to either the site’s re-entry into the Voluntary Cleanup Program, or under an 
Agreed Order or Consent Decree with Ecology. Ch. 173-340-510 WAC 
 
Authority: 
 
Amended Land Use Covenant 
Recording #: 20081202001138 
 
Model Toxics Control Act 
Ch. 70.105D RCW, ch 173-340 WAC 
 
City of Bellevue Comprehensive Plan:   

• Environment Element 
Policies: EN-3, EN-14 

  
2. Engineering Measures for Mitigation of Landfill Development 

Where landfill waste in encountered, the site development designs shall consider 
engineered measures to address the life safety, environmental and construction risks: 

 

Reilly Pittman
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a. Use piles or other means to support the structures and avoid excavating 

into the soil cap. 

b. Perform ground improvement to address compressible soils 

c. Construct water and gas barriers to prevent landfill gas intrusion. 

d. Install monitoring systems to verify performance of the protection 

systems installed; upgrade/update existing systems where necessary. 

e. Preload the site to provide a stable base and minimize differential 

settlement. 

f. Isolate and block landfill gas pathways to structures  

g. Structures with floor slabs should include a high-quality vapor barriers  
h. Interior rooms on the ground floors should be equipped with methane and 

CO2 monitors. 

i. Limit leachate production by installing a geomembrane cover over the 

landfill  

j. Structure design should include increased resistance to seismic forces  

k. Upgrades or replacement of existing LFG system (including groundwater 

monitoring network) as needed  

 

l. Contaminated soil handling and disposal shall be managed in 

accordance with the Model Toxics Control Act (MTCA) 

m. Placement of disturbances shall prioritize the minimization of impacts to 

designated critical areas.  

 
Authority: 
 
City of Bellevue Comprehensive Plan:   

• Environment Element 
Policies: EN-3, EN-21  

  
 

3. Annual Testing and Monitoring 
Testing and monitoring of both the Groundwater and Landfill Gas System shall take 
place on an annual basis. Reporting shall be submitted to Ecology upon completion of 
such testing and monitoring in the form of reporting. 
 
Authority: 
 
City of Bellevue Comprehensive Plan:   

• Environment Element 
Policies: EN-21, EN-25, EN-50  
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This MDNS is issued per the SEPA process in WAC 197-11-340 and 197-11-350. There is a minimum 14-day comment 
period on this MDNS. Under SEPA, the MDNS may be appealed only after the City of Bellevue has taken a specific 
governmental action, in accordance with RCW 43.21C.075 and WAC 197-11-680. Notice of City action and specific 
appeal information will be provided at the time of future City action on the proposal. Any appeal of this SEPA threshold 
determination will be considered along with an appeal of the specific City action. Following City action, this SEPA 
threshold determination may be appealed by filing a petition with the Growth Management Hearings Board pursuant to 
RCW 43.21C.075, BCC 22.02.075.C, and LUC 20.35.440.C. Appeals must be filed within 60-days of the City action 
pursuant to WAC 242-03-200. 
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I. Introduction 

 
A. Objective and Proposal 

The City of Bellevue Parks & Community Services Department proposes to update the 
Bellevue Airfield Park Master Plan (BAPMP) that was previously adopted in 2012. Upon 
adoption by City Council, the updated plan will replace the existing BAPMP and guide long-
term phased development of the park. Site-specific park design and permitting, including all 
necessary project level SEPA review, will occur in the future after this non-project SEPA 
review is complete and the proposed update is adopted by Council. BAPMP (see section I.C 
of this report for details about the proposed update). 

 

 
  

Figure 1. Existing Park Master Plan  
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B. Background and Site Conditions 

In 2023, The City of Bellevue Parks & Community Services Department applied for review 
under the State Environmental Policy Act (SEPA) to evaluate the impacts of updates to the 
currently adopted BAPMP. The current plan, (figure 1), includes a picnic area with shelters, 
woodland/trails, open space, multi-use sports fields, play areas, a public services building, a 
stormwater pond, and parking. The amenities provided in the existing plan are proposed to 
remain within the modified concept (see figure 2 and attachment 2), while several new 
amenities are proposed, most notably a new aquatic center (see section I.C of this report for 
proposed site conditions upon plan implementation; see figure 7 for a comparison of plans). 
 
The site is located within the Eastgate subarea of Bellevue and is surrounded by commercial 
office uses to the south & east while the uses to the north & west are single-family residential. 
The Bellevue Airfield Park, which is used informally for passive recreation, currently contains 
no structures; improvements are limited to utilities systems, a landfill gas system and footrails. 
The site is comprised of three parcels totaling 27.5 acres. The site is accessed by vehicles 
from the south, just off I-90, pedestrian access points are identified from the north, south and 
west.  Elements significant to development considerations are the historical operations of the 
Bellevue Airfield (until 1983) and operation of a municipal landfill from 1951 to 1964. 
 
The landfill, which occupies approximately 9 acres of the 27.5-acre site, collected both 
Construction/Demolition waste (C&D) and Municipal Solid Waste (MSW). When the landfill 
was closed in 1964, it was covered with soil, known commonly as a cap. Additional soil and 

Figure 2. Proposed Park Master Plan Update  
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construction debris was placed in 1974. See additional discussion about the landfill in section 
III.B.i of this report.  

 

 
The site contains utility system easements (abandoned and operational), a landfill gas 
migration system, ground water monitoring wells, stormwater systems, and a major King 
County Metro sewer line. The site has landfill contamination; previously, the site was being 
cleaned up under the Voluntary Cleanup Program (VCP) under the Model Toxics Control Act 
(MTCA) managed by the Washington State Department of Ecology (Ecology). Cleanup 
activities at the site have included capping, groundwater monitoring, stormwater infiltration 
control, leachate collections, and landfill gas migration control. The VCP Agreement was 
terminated in 2019 by Ecology. Since then, the site is no longer participating in the VCP, but 

Figure 3. Project site parcels  

Parcel A Parcel B 

Parcel C 
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the City does continue to submit annual reporting. Institutional controls in place include an 
Amended Environmental Covenant which imposes restrictions and requirements for 
development subject to Ecology approval. 
 
Currently, the park site is vacant and is being used as an informal park. The site is 
characterized by two different environments. The lower (southern) section includes the 
southern portion of parcel C (see figure 3). This area contains much of the landfill acreage 
and the open field over the soil cap; it is characterized by the open field (meadow) sparsely 
covered with wild grasses. The landfill boundaries are largely contained within parcel C with 
minor encroachments into parcel A, parcel C and to the south beneath the Advanta Business 
Park parking lot (see figure 4).  

 
The upper (northern) half of the site includes parcel A, parcel B, and the northern portion of 
parcel C (see figure 3). This area contains lowland forest vegetation (parcel A & C) and the 
three stormwater ponds (parcel B). Trails and benches are located throughout the existing 
property. The woods are densely populated with mature trees that form an effective buffer 
between the park site and the adjacent single-family homes to the west and the north of the 
site. The wooded areas east and west of the pond slope down to the stormwater ponds; two 
category IV wetlands are delineated on the north facing slope south of the stormwater ponds. 
The wetlands appear to be beneath the regulatory thresholds set forth in LUC 20.25H.095 for 
the minimum size of 2,500 square-feet. In addition, pursuant to LUC 20.25H.035, there is no 
prescriptive buffer or structure setback associated with category IV wetlands under 2,500 
square-feet (see section 2.3.1 of Draft Project Startup Summary Prepared by Landau 
Associates, attachment #3).   
 
The site is located within Bellevue’s Phantom Creek Watershed, within the West Lake 
Sammamish drainage basin. The wetlands are located immediately upslope of the existing 
leachate french drain which is anticipated to be the point where wetland discharge is collected 
and ultimately discharged to the King County sanitary sewer. Drainage from the on-site 
wetlands are likely intercepted by the French drain. Project level review will require a wetland 
delineation with identification of any jurisdictional waters. (see section 2.4 of Draft Project 
Startup Summary Prepared by Landau Associates, attachment #3).   

 
Steep slope critical areas are present on site based on the topographic survey provided by 
the applicant. North, east, and western facing slopes surrounding the pond range from 
moderate to steep and slope toward the pond which is situated in a valley. The pond is situated 
at the toe of the slopes and located at an elevation of approximately 300-feet; the surrounding 
slopes appear to contain top-of-slopes at approximately between 330-340 feet (see sheet 4, 
Boundary & Topographic Survey, attachment #4; see section 2.3 of Draft Geotechnical 
Engineering Report Prepared by Landau Associates, attachment #5).  
 

The site contains isolated patches of animal habitat including coniferous forest, deciduous 
forest, scrub-shrub, meadow, and stormwater ponds. At the time of study, several wildlife 
species were observed to be on site through both direct and indirect surveillance. A variety of 
birds, amphibians, insects, and mammals were documented; in addition, common urban 
wildlife species such as mice and racoons were noted as being expected to regularly use the 
site. No designated species of local importance were observed to be on site nor are they 
documented as being present on or near the site. However, the forested areas of the property 
may provide opportunities for foraging, hunting, nesting, and/or perching for Merlin, red-tailed 



Bellevue Airfield Park Master Plan Update 

23-117223-LM 
Page 7 of 35 

 
hawk, pileated woodpecker, and Vaux’s swift. In addition, blue and/or green heron could 
reasonably be expected to forage in the stormwater ponds. Site development is not precluded 
by the presence of habitat associated with species of local importance or habitat. Pursuant to 
LUC 20.25H.155, uses allowed in the underlying land use district are allowed within habitats 
associated with species of local importance as long as the development complies with 
performance standards set forth in LUC 20.25H.160 and any applicable performance 
standards administered by the Washington State Department of Fish and Wildlife. (See 
section 5.2 of Habitat Assessment, Prepared by The Watershed Company, attachment #6). 
 
On site trees and vegetation are largely characterized by two categories: late-successional 
and early-successional. The northwestern corner of the site (Parcel A) is a relatively 
undisturbed native forest densely populated with dominant, mature trees. Characteristics of a 

Figure 4. Approximate Landfill Boundary  
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late-successional forest include large diameter trees, large diameter snags, late-successional 
understory, and large-diameter fallen debris. Early successional forests are present 
elsewhere on site and contain trees and understory that tend to colonize quickly including 
shorter lived trees such as black cottonwoods and red alders; these areas are concentrated 
with fast growing invasive species such as Himalayan blackberry and invasive ivy. Ivy was 
also noted to be heavily present in the mature coniferous forest. The landfill is situated over a 
large swath of flat meadow; cover soils are fine to medium silty sand with occasional fine  
gravel and are thus susceptible to disturbance resulting in differential, uneven settlement 
when loaded. This is further compounded by the landfill layer which contains solid waste 
material below the soil and generally consists of a mixture of soil, brick, timber, asphalt, plastic, 
glass, and concrete. The solid waste material was originally landfilled between 1951 and 1964 
so any remaining waste would be either in an advanced state of decay or not present. Further 
studies of the landfill material concluded the landfill material as “inhomogeneous comparing 
to native soil” with a thickness varying between 0-60 feet and containing isolated areas of 
leachate saturated soil. See Appendix D of Draft Geotechnical Engineering Report Prepared 
by Landau Associates, attachment 5). 
 

C. Zoning and Land Use Context  
 

i. Zoning 
The site contains three different zoning designations (see figure 5a below). 
 
Parcel A: Parcel A is designated R-7.5, a single-family residential zoning designation. 
Single-Family Residential Districts provide for residential areas of low to moderate 
densities and permit compatible, related activities. 
 
Recreational uses are permitted in R-7.5 subject to a Conditional Use Permit pursuant 
to LUC 20.10.440 
 
Parcel B: Office and Limited Business (OLB)- Office and Limited Business Districts 
provide areas for the location of integrated complexes made up of offices, hotels or 
motels, eating establishments and retail sales accessory to permitted uses. Such 
districts are located in areas that abut and have convenient access to freeways and 
major highways. 
Recreational uses are permitted in OLB subject to a Conditional Use Permit pursuant 
to LUC 20.10.440 
 
Parcel C: Office and Limited Business-Open Space (OLB-OS)- Office and Limited 
Business-Open Space Districts provide for significant amounts of open space and for 
offices, hotels, or motels, and other uses permitted in the Office and Limited Business 
District, except for residential uses. The OLB-OS properties are developed as a 
cohesive site with unified building design. The open space area is reserved for public 
use and access and may include active and passive recreational uses. OLB-OS 
properties are at least 25 acres in size with at least 40 percent of the total site area 
reserved as a contiguous open space area.  
 
Recreational uses are permitted in OLB-OS subject to a Conditional Use Permit 
pursuant to LUC 20.25L.020. 
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Parcel A 

Parcel B 

Parcel C 

Figure 5a. Zoning Designations 

Figure 5b. Single-Family Transition Overlay District 

Parcel C 

Parcel B 

Parcel A 
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ii. Overlay District 

As depicted in figure 5b, a portion of Parcel C, and the entirety of Parcel B are situated 
within the Single-Family Transition Overlay District. The Transition Area Design 
District provides a buffer between residential uses in a residential land use district and 
a land use district which permits development of higher intensity. 
 
Based on the concept, a portion of the proposed aquatic center appears to be within 
the transition overlay boundaries. Design Review is required for applicable 
development within overlay boundaries and subject to the requirements set forth in 
LUC 20.25B.  
 

iii. Other Zoning Considerations for Development 
The site contains two Concomitant Zoning Agreements CZA) under Bellevue City 
Ordinances 4971 and 5418. Future development will be required to comply with any 
applicable restrictions or conditions contained within the CZAs.  

 
iv. Land Use Context  

The site contains two different comprehensive plan designations (see figure 5c).  
 

SF-UR: Single-Family Urban Residential- A residential land use  
designation allowing up to 7.5 dwelling units per acre  
OLB: Office and Limited Business- A land use designation that  
provides areas for office, hotels, or motels. Uses such as eating  
establishments, retail sales, and services are permitted to provide  
the amenity of shopping and services within easy walking distance  
to support nearby businesses and employees. 

Figure 5c. Comprehensive Plan Designations 

Parcel A 

Parcel B 

Parcel C 
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D. Proposed Master Plan Implementation 

 
In addition to the amenities in the existing plan (figure 1), the modified concept includes 
additional on-site parking, picnic facilities/shelter, a basketball court, covered pickleball courts, 
a splash pad/children’s playground, an amphitheater, and an aquatic center. Construction 
level plans do not exist for this non-project action and are not required at this stage.  Specific 
details about the size of the aquatic center and other improvements are not included.  The 
plan does provide location and footprints for proposed improvements; the aquatic center is 
envisioned to be a maximum of 160,000 square-feet. The reports, plans, and information 
provided in support of the SEPA review of this master plan proposal are sufficient to consider 
impacts resulting from implementation of the master plan (see figure 2 and attachment 2 for 
modified concept).  
 
The proposed location of the aquatic center is directly over the landfill area. The aquatic center 
is one element of the plan. The bulk of the improvements include a proposed play area, 
basketball/pickleball courts, children’s playground/splash pad; listed improvements appear to 
be wholly located in the south portion of Parcel C and replace the multi-purpose turf fields 
proposed under the prior master plan. The amphitheater is proposed adjacent to the southern 
portion of the stormwater ponds and appears to be proposed partially on Parcel C and partially 
on Parcel B. Lastly, additional parking is proposed to be added on-site where, currently, 
parking is shared with adjacent landowners via a shared parking agreement. The Parks 
Department intends to continue to share parking under the existing agreement; based on 
needs and parking demand analysis at the project level, parking agreement(s) with neighbors 
could be re-negotiated. See figure 6 for existing parking easement on the adjacent Advanta 
site.  

 

Figure 6. Shared Parking 



Bellevue Airfield Park Master Plan Update 

23-117223-LM 
Page 12 of 35 

 
 

Playground 
removed from 

update 

Turf field 
removed from 

update 

Turf field 
removed from 

update 

Parking expanded 
in this area within 
update; play area 

and service 
building relocated 

Picnic Shelters 
and Parking to 

remain consistent 
with original plan  Addition of 

Amphitheater 

Addition of 
Aquatic Center 

Relocated play area, 
restrooms; addition 
of pickleball courts, 

basketball court   

Expansion of 
Parking  

Figure 7. Concept Comparison 
(Top) Current Plan Concept 
(Bottom) Modified Plan Concept 
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The parking easement contains provisions for the use of up to 400 parking stalls on the 
Advanta Site as detailed in Figure 8 below. See attachment #12, Parking Lot Easement 
Agreement, attached.  
 

While no specific stall count is proposed for the existing plan or proposed update, the on-site 
parking appears to be largely the same between the two plans. In both the existing plan and 
the proposed update plan, parking is proposed in the western portion of the site in the same 
location. On the eastern portion of the site, parking is reconfigured and consolidated into the 
lower southeast corner of the site where, previously, it expanded vertically to the north.  

 
See section II.B for anticipated environmental impacts.  

 

II. State Environmental Policy Act (SEPA)  

 
A. SEPA Process 
Environmental review is required for the proposal under the State Environmental Policy Act 

(SEPA), Chapter 43.21C RCW and Washington Administrative Code (WAC) 197-11, and the 

City’s Environmental Procedures Code, Chapter 22.02 of the Bellevue City Code (BCC). The 

Environmental Checklist includes reports and information provided below (and in the official 

file) that are part of the SEPA record and have been considered in this SEPA Determination.  

The checklist and associated technical reports and studies adequately disclose environmental 

impacts that can be anticipated at this non-project level of review associated with the proposed 

Bellevue Airfield Park Master Plan Update. Pursuant to WAC 197-11-060(5), Lead agencies 

shall determine the appropriate scope and level of detail of environmental review to coincide 

with meaningful points in their planning and decision-making processes; this provision could 

result in a phased review of the environmental documents and anticipated impacts. Phased 

review is appropriate when the sequence is from a non-project document to a document of 

narrower scope such as a site-specific analysis (see WAC 197-11-060(5)(c)(i)). In the case of 

this threshold determination, the non-project review is intended to anticipate the impacts of 

the adopted plan implementation at a high level given the broad scope of work and the lack 

of detailed, engineered plans. The project level SEPA review will analyze a site/project specific 

Figure 8. Shared Parking Easement Details 
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set of plans and evaluate the project impacts based on the narrowed down scope of work.  

 

SEPA Rules require, first, considering whether local, state, or federal requirements and 

enforcement would adequately mitigate any identified significant adverse impacts (WAC 197-

11-158).  The City codes and requirements, including the Clear and Grade Code, Utility Code, 

Land Use Code, Noise Ordinance, Building Code and other construction codes are expected 

to mitigate the potential adverse environmental impacts disclosed in the submitted reports and 

analysis with one exception.  Additional SEPA mitigation measures contained in this mitigated 

determination of non-significance (MDNS) address the potential adverse environmental 

impacts that are not clearly mitigated by local code and have no requirement for demonstrating 

compliance with state or federal requirements.    

 

 

The environmental checklist with associated technical reports and studies adequately disclose 

the potential environmental impacts of the proposal and do not identify significant adverse 

environmental impacts. As conditioned, the impacts that result from the envisioned master 

plan will be mitigated by both existing City codes and through mitigation required by SEPA 

substantive authority.  The City does not have codes or standards to address landfill cleanup, 

monitoring, or standards for development over a landfill.  Using SEPA substantive authority, 

any future activity on the site related to plan implantation is conditioned to be in direct 

coordination with Ecology, to comply with the MTCA and any other requirements of Ecology, 

and to follow engineering recommendations for development. Without code or standards 

related to landfill cleanup, remediation, and/or development on such sites, a mitigated 

determination of non-significance (MDNS) is appropriate to ensure that the identified impacts 

remain non-significant and do not have potential to increase in significance through 

compliance with other requirements outside the City’s code. Therefore, the City’s 

Environmental Coordinator has determined that the proposal, as conditioned herein, will not 

result in any significant adverse environmental impacts.  

 

The site has been surveyed and investigated through a number of technical reports and 

investigations of geotechnical information on wetlands, soil conditions, and environmental 

issues associated with prior use of the site as a landfill. The following documents were 

reviewed with the SEPA checklist and are attached and incorporated by reference into this 

SEPA review. 

 

• Draft Project Startup Summary Report, Prepared by Landau Associates, October 19, 
2015  

• Boundary & Topographic Survey, Prepared by S. Bratz, November 16, 2011 

• Draft Geotechnical Engineering Report, Prepared by Landau Associates, June 2, 2016 

• Habitat and Wildlife Assessment, Prepared by The Watershed Company, August 25, 
2016 

• Landfill Technical Memorandum, Prepared by URS Corporation, June 7, 2011 
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• Assessment of Existing Landfill Control System, Prepared by SCS Engineers, 
November 17, 2015 

• Arborist Report, Prepared by Tree Solutions Inc. October 28, 2015  

• Environmental Covenant, recording no. 20081202001138  

• Bellevue Aquatics-Airfield Park Site: Structural Foundation Preliminary Concepts- 
SEPA, Prepared by Magnusson Klemencic Associates, March 23, 2023 

• Storm Drainage-Bellevue Airfield Park, Prepared by Magnusson Klemencic 
Associates, January 25, 2016 

• Parking Lot Easement Agreement, recording no. 20140505001225 

• Bellevue Airfield Park – Aquatics Center Programmatic Assessment, Prepared by 
Transpo Group, May 28, 2024 

• Eastgate Landfill: 2023 Annual Summary Report for Operations and Maintenace of the 
LFG Migration Control Facilities, Prepared by SCS Field Services, March 11, 2024, 
attached.  

• Final Annual Groundwater Monitoring Report, Prepared by Landau Associates, 
September 25, 2023, attached  

 

B. Environmental Elements 

 

i. Earth, Air, Water 

Soil Conditions 

The soil fill covering the landfill generally consists of silty, fine to medium sand with 

fine gravel. The topography of the area over the landfill is generally hummocky with 

depressions and ridges promoting drainage toward the existing stormwater 

management facilities. Subsurface conditions present soil fill, landfill solid waste, 

alluvium/recessional outwash, glacial till, and advance outwash, and lacustrine 

deposits.  

 

General Soil Conditions and Implications 

Loose fill and compressible municipal solid waste (MSW) under much of the subject 

site has contributed to the uneven settlement of the soils. Settlement is anticipated to 

continue as the waste in the landfill layer continues to decompose. Settlement is 

anticipated to continue even after site grades are raised. Considering the expense of 

excavation and refuse removal, an option in the development of the site over the 

landfill could take place through engineering measures that would allow development 

to be placed over the existing landfill with a pile supported foundation. The second 

option would be to excavate and dispose of on-site material. This option would require 

approximately 24,700 cubic yards (cy) of cut and approximately 54,600 cy of fill. Non 

contaminated fill soil would be re-used and the remainder would be imported clean fill.   

Any development is subject to approval by the Department of Ecology as required by 

the environmental covenant on the site. (See section 3.8 of Draft Project Startup 

Summary Prepared by Landau Associates, attachment #3) 
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Gas & Leachate 

Landfill leachate is collected by a french drain that was installed in 1983 between the 

northern portion of the landfill boundary and the southernmost stormwater pond. The 

water intercepted at the french drain catch basin is connected to and, ultimately 

treated, via the King County Sanitary Sewer System. At the time of reporting (see 

section 4.3 of Draft Project Startup Summary Prepared by Landau Associates, 

attachment #3), there was no evidence of landfill contaminants entering Phantom 

Lake. Site conditions are not anticipated to have changed significantly from the date 

of this study. In addition, regular groundwater monitoring and Landfill Gas System 

reporting has been submitted to Ecology. Future proposals for development shall 

require continued coordination with Ecology as described below under impacts and 

mitigation. See section VI for condition of approval related to landfill 

development.  

 

While site grading and drainage systems are in place for surface water, precipitation 

has been allowed to infiltrate the soil cover and penetrate the waste leading to 

decomposition. This decomposition can lead to the generation of landfill gas and 

leachate. As stated in section I.B of this report, most of the decomposition has taken 

place. However, the site continues to generate small amounts of landfill gas. 

 

Gas created due to decomposition of organics in the landfill is a mixture of mostly 

methane and carbon dioxide, with lesser amounts of water vapor and other non- 

methane organic compounds (see pg.1 of Assessment of Existing Landfill Control 

System, Prepared by SCS Engineers). The landfill gas system in place requires 

augmentation with propane to maintain combustion in the flare to burn the methane. 

While release of gas continues to pose an environmental threat to anyone engaged in 

activities on the landfill surface, reporting in 2015 measured the methane content to 

be below the regulatory threshold of 5% by volume which would not be expected to 

increase given decomposition (see pg.4 of Assessment of Existing Landfill Control 

System, Prepared by SCS Engineers, attachment #8). Despite reasonably low levels 

of gas continuing to be generated, the landfill gas system shall continue to be 

monitored to prevent-off site migration as described below under impacts and 

mitigation. See section VI for condition of approval related to annual monitoring.  

 

Annual monitoring of the Landfill Gas System includes an assessment and summary 

of operations and maintenance (O&M) per year. The most recent report was submitted 

to The Department of Ecology in 2024 and includes O&M summaries and results for 

the following in 2023: 

 

• Gas Testing 

• LFG Monitoring Wells  

• LFG Extraction Wells 

• LFG Collection System 
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• LFG Blower System 

• Site Surface Observation 

 

In addition, the report contains operation and running time data for the blower vent 

stations. This system runs for 12 hours daily (see Eastgate Landfill: 2023 Annual 

Summary Report for Operations and Maintenance of the LFG Migration Control 

Facilities, Prepared by SCS Field Services, attachment #13). Consistent with earlier 

reporting, the 2024 O&M report findings indicated the methane to be below 5% by 

volume. Depending on the test location, some locations detected no methane gas. 

The report also noted that elevated levels of gas could be anticipated seasonally (fall, 

winter, and spring months) but levels were maintained at less than 5% in these 

instances.  

 

Groundwater 

Dissolved metals (arsenic, iron, and manganese) have routinely been detected at 

various testing wells within the groundwater monitoring system. Groundwater reporting 

is produced on an annual basis and shall continue. During the design phase of the 

project, it should be determined if any modifications need to be made to the existing 

groundwater monitoring system.  The Environmental Covenant in place requires that 

Ecology be consulted about site development plans that could potentially affect the 

landfill management systems in general including the groundwater monitoring network 

(See section 4.0 of Draft Project Startup Summary Prepared by Landau Associates, 

attachment #3) 

 

Annual Groundwater Reporting describes annual groundwater monitoring events and 

includes the results of monitoring activities. The most recent report was submitted to 

the Department of Ecology in 2023 (Final Annual Groundwater Monitoring Report, 

Prepared by Landau Associates, attachment 14). The results of this report were 

consistent with earlier findings with the chemical analysis yielding results for dissolved 

metals such as arsenic, manganese, and iron. Groundwater testing and monitoring 

shall continue to take place on an annual basis; reports shall be submitted to Ecology 

upon completion as described further below under impacts and mitigation. See 

section VI for condition of approval related to annual monitoring.  

 

Steep Slope Critical Areas 

As discussed in section I.B of this report, steep slope critical areas appear to surround 

the stormwater ponds. At the project level, the slopes will be further studied to 

understand site conditions that could potentially trigger review under the City’s Critical 

Areas Ordinance. If steep slope critical areas are identified, impacts to regulated steep 

slope critical areas, the top-of-slope buffer, and/or the toe-of-slope structure setback 

will be addressed and, if necessary, mitigated by LUC 20.25H. 

 

Mitigating Considerations 
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Where landfill waste in encountered, the site development designs shall consider 

engineered measures to address the life safety, environmental and construction risks, 

including (but are not necessarily limited to) the following: 

 

a. Use piles or other means to support the structures and avoid excavating 

into the soil cap. 

b. Perform ground improvement to address compressible soils 

c. Construct water and gas barriers to prevent landfill gas intrusion. 

d. Install monitoring systems to verify performance of the protection 

systems installed; upgrade/update existing systems where necessary. 

e. Preload the site to provide a stable base and minimize differential 

settlement. 

f. Isolate and block landfill gas pathways to structures  

g. Structures with floor slabs should include a high-quality vapor barriers  
h. Interior rooms on the ground floors should be equipped with methane and 

CO2 monitors. 

i. Limit leachate production by installing a geomembrane cover over the 

landfill  

j. Structure design shall include increased resistance to seismic forces  

k. Upgrades or replacement of existing LFG system (including groundwater 

monitoring network) as needed  

l. Contaminated soil handling and disposal shall be managed in 

accordance with the Model Toxics Control Act (MTCA) 

m. Placement of disturbances shall prioritize the minimization of impacts to 

designated critical areas.  

 

See conditions of approval in section VI of this report for conditions 

related to engineering measures for mitigation of landfill 

development.    

 

Impacts anticipated under this section are mitigated by the following:  

• Landfill Mitigation through Department of Ecology - this master plan and future 

redevelopment is conditioned under SEPA substantive authority per RCW 

43.21C.060 and BCC 22.02.140. The City’s Comprehensive Plan policies, 

including but not limited to the following, provide a basis for the exercise of 

authority under SEPA to apply the conditions of approval found in section XI and 

on the issued MDNS to comply with MTCA regulations (ch. WAC 173-340), Water 

Quality Standards (ch WAC 173-200), and the 2008 recorded environmental 

covenant. As part of the site redevelopment, MTCA regulations require additional 

investigation, assessment of feasibility options, and engineering design reports for 

the site. WAC 173-340-320, 350, 400. Such additional investigation and design 

and engineering reports documenting modifications to the existing remedy will be 

submitted to Ecology pursuant to either the site’s re-entry into the Voluntary 
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Cleanup Program, or under an Agreed Order or Consent Decree with Ecology. 

WAC 173-340-510. See conditions of this approval in section VI of this report 

for conditions related to development regulated under MTCA.    

• Clear and Grade Code BCC 23.76 - Clear and Grade permit is required for land 

disturbances anticipated at the project level for plan implementation. 

• Bellevue Environmental Code BCC 22.02 - Subsequent SEPA review to take place 

at the project level for non-exempt activity.  

• Bellevue Building Code (structures) BCC 23.10 

• Critical Areas Overlay district (where applicable) LUC 20.25H  

• City of Bellevue Comprehensive Plan, Environment Element, Policies: EN-3, EN-
21  

 

ii.       Animals and Plants 

The site conditions related to vegetation and animal habitat fall into five general 

categories:  

 

• Meadow: This is the second largest section of the proposed park, the location 

of the capped landfill, and proposed location of the aquatic center. The area is 

characterized primarily by grasses, compacted soils, footpaths and walking 

trails. No adverse impacts to habitats associated with species of local 

importance are anticipated within this area upon plan implementation.  

• Scrub-Shrub: Located primarily around the existing pathways, these areas are 

dominated by Himalayan blackberry. These areas provide cover but very little 

plant diversity necessary for a healthy habitat. No adverse impacts to habitats 

associated with species of local importance are anticipated within this area 

upon plan implementation. 

• Mature Coniferous Forest: The largest habitat patch on-site consists of upland 

second-growth coniferous forest (see parcel A of Figure 3) located in the upper 

northwest portion of the site and totaling approximately 12 acres.  This part of 

the park property is characterized by forested conditions containing mature 

trees and low to medium understory. There is little access to these areas and 

thus they are relatively undisturbed which is beneficial to the area as habitat; 

existing conifer forest stands will be largely retained (see pg. 12 of Habitat and 

Wildlife Assessment, Prepared by The Watershed Company, attachment #6). 

These areas provide ecological value with important nesting and breeding 

habitat for birds, small mammals, and amphibians. This area is proposed to 

maintain the same level of disturbance as the existing adopted plan which 

places the parking and picnic facilities in the same area, even without the plan 

update. Retention of trees is mitigated by LUC 20.20.900 and 20.25C, where 

applicable. Habitats associated with Species of Local Importance are mitigated 

by LUC 20.25H.   

• Deciduous Forest: Patches of deciduous forest are characterized by black 

cottonwood, red alder, and pacific madrone. The average tree size of 15–19-
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inch DBH. The understory is dominated mainly by native shrubs and very little 

groundcover.  The trees could be used by birds for nesting and breeding, but 

the lack of groundcover doesn’t provide ideal cover for small mammals. No 

adverse impacts to habitats associated with species of local importance are 

anticipated within this area upon plan implementation. 

 

• Stormwater Ponds: These ponds make up the 3-cell stormwater ponds and are 

lined with dense wetland plant species. While no species of local importance 

were documented on site, it is possible that heron use the stormwater ponds 

to forage. Project level review will require study of the site to identify potential 

impacts to habitats associated with species of local importance. No adverse 

impacts to habitats associated with species of local importance are anticipated 

within this area upon plan implementation.  

 

 

The Master Plan has considered the potential for habitat areas across the site. The 

open, landfill area (meadow), will be used for the most intensive recreational activities 

including the aquatic center, parking, and play area. In this location, these features will 

have minimum impact on overall habitat. Further, the location of the easternmost 

synthetic turf field in the existing concept is replaced by a play area and pickleball 

courts that are consolidated and leave more undisturbed area than with the existing 

concept.  

 

Subsequent project-level SEPA review, and compliance with the City’s Critical Areas 

Overlay District performance standards (LUC 20.25H), will address site-specific 

impacts related to preservation of habitat associated with species of local importance. 

The project level SEPA review may result in the project being subject to the 

performance standards of the Washington State Department of Fish and Wildlife. With 

such performance standards, uses and improvements are allowed with protective 

measures for nests. Through application of the City’s development standards, required 

best management practices, sensitive site planning, and application of mitigation 

strategies outlined below, environmental impacts will be mitigated, and an improved 

habitat can be created.  

 

Impacts anticipated under this section are mitigated by the following:  

• Bellevue Land Use Code LUC 20.20.900 - Tree Retention and Replacement  

• Bellevue Environmental Code BCC 22.02 - Subsequent SEPA review to take place 

at the project level for non-exempt activity.  

• Critical Areas Overlay district LUC.20.25H (where applicable)  

• Clear and Grade Code BCC 23.76 (tree protection during construction) 

 

iii.       Noise 

The potential for noise impacts in the Airfield Park would come from construction of 
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the elements of the Park and from the use of the facilities. Construction hours are 

regulated per the Bellevue City Code (BCC) 9.18. The sports fields are proposed in 

the southern part of the site, well away from surrounding single-family neighborhood, 

though, the site is adjacent to sites that permit residential development. At the moment, 

the single-family residential neighborhoods are buffered along the north lot lines on 

Parcel A and Parcel C and the west lot line on Parcel A by substantial native woodland 

vegetation which is anticipated to remain undisturbed. As indicated on the existing 

master plan and proposed concept master plans, (see figure 1 and figure 2) the 

undisturbed area will provide a buffer to these neighborhoods of approximately 100-

feet as measured from the property lines. BCC 9.18.20 exempts sounds originating 

from public parks, playgrounds, and recreation areas during hours of operation. Based 

on the master plan, any project level development will maintain an extensive area of 

existing vegetation.  Also, City Parks are permitted in all residential zones but any 

lighted sports and play fields, areas with amplified sound, and any community 

recreation centers in City parks within single-family zones requires a conditional use 

permit approval (CUP).  The CUP also provides opportunity to condition future permit 

level proposals if necessary. 

 

Impacts anticipated under this section are mitigated by the following:  

• Bellevue Noise Code BCC 9.18 

• Bellevue Environmental Code BCC 22.02 - Subsequent SEPA review to take place 

at the project level for non-exempt activity.  

 

iv.      Light/Glare 

Light impacts could come primarily from the sports field lighting due to its height, 

number of fixtures, and potential for light and glare. However, due to location of the 

field, light fixture design, orientation of the lights, site topography, mature and dense 

vegetation in the northern part of the site and proposed new park planting, the light 

levels and potential direct light spill onto the residential areas and streets will be 

mitigated to not likely impact these areas given distance from park uses, vegetation 

and light shielding 

 

Potential for glare or light reflection(s) from surfaces that can likely be seen or viewed 

from various critical points within and around the site is likely. Glare is assessed using 

sightlines and analysis of proposed lighting.  There may be some limited glare impacts 

generated by the sports field lighting on business and parking areas bordering the 

Park to the south, southwest and southeast. It is important to note that in the parking 

areas and office building have little to no nighttime user activity. Single family 

residential are unlikely to be affected by lighting on buildings as they are located far 

away from the fields and are screened with significant wooded buffers along the park’s 

perimeter. The parking lots in the southern part of the site will be required to install full 

cut-off fixtures. Any lighting of parking areas adjacent to forested areas will require 

special fixtures and use policies beyond the use of simple cut-off fixtures to avoid light 
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spillage into these potential habitat locations pursuant to LUC 20.20.522, Light and 

Glare Code.  

 

Impacts anticipated under this section are mitigated by the following:  

• Bellevue Land Use Code LUC 20.20.522 General Development Requirements 

• Bellevue Land Use Code LUC 20.25H Critical Areas Overlay (where applicable) 

• Bellevue Environmental Code BCC 22.02 - Subsequent SEPA review to take place 

at the project level for non-exempt activity.  

 

v. Utilities  

 

Water, Sewer and Storm Utilities 

 

The proposed Master Plan development for the Bellevue Airfield Park has been evaluated 

on a conceptual basis for the purposes of this application. The size and scope of utility 

work will require engineering review and approval by City of Bellevue Utilities Department.  

Water and sewer infrastructure will be extended onto the site through existing property 

easements or public rights of way to support the park. 

 

Storm water for the site currently drains to the north from on-site stormwater ponds through 

city stormwater infrastructure before discharging into Phantom Creek and then Phantom 

Lake. Current stormwater concerns of flooding can be adequately addressed by the 

stormwater design codes and utility review process. 

 

A preliminary drainage report will be required with future design review applications. Small 

changes to the site layout may be required to accommodate the utilities after utility 

engineering is approved. The water, sewer, and storm drainage systems shall be designed 

per the current City of Bellevue Utility Codes and Utility Engineering Standards in place at 

the time of a complete application. Utilities Department design review, plan approval, and 

field inspection is performed under the Utility Developer Extension Agreement (DEA) and 

Utilities Permit Processes. A water, sewer and storm Developer Extension Agreement will 

be required for the project, and the Utility Developer Extension Agreement shall be 

approved, constructed and accepted by the Utility Department prior to granting Temporary 

Certificate of Occupancy for the new building. Public and private easements for water, 

sewer and storm water facilities will be required prior to final acceptance of the UE 

improvements. 

 

The Bellevue Airfield Park development will be required to comply with all current studies, 

environmental monitoring and agreements in place prior to this development proposal.  

Impacts anticipated under this section are mitigated by the following:  

 

• Bellevue City Code BCC 24.02 Water Utility Code 

• Bellevue City Code BCC 24.04 Sewer Utility Code 
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• Bellevue City Code BCC 24.06 Storm and Surface Water Utility Code 

 

vi. Transportation 

From the South, Airfield Park is accessed from SE Eastgate Way via 160th Avenue SE 

and SE 30th Place.  Sidewalks provide pedestrian access along both sides of these streets.  

There is a delineated bicycle lane on SE Eastgate Way, and bicycles share the vehicle 

lanes on 160th Avenue SE and SE 30th Place.  The nearest transit stop is approximately 

three-quarters of a mile away at SE Eastgate Way and 158th Avenue SE. 

 

From the North, Airfield Park is accessed by way of 158th Ave SE, through the residential 

neighborhood where they pick up a Parks Trail.  This access route is only available to 

pedestrians on foot. The transit stops are located north of the site on SE 24th Street and 

are approximately ¼ mile from the site.  

 

 The Eastgate Transit Center is located approximately one and a half miles to the west.  

 

Planned improvements are set forth within the city’s 2029 Transportation Improvement 

Plan (TIP) which identifies three TIP projects which will provide speed and reliability 

improvements along frequent transit network corridors. The plan includes improvements 

between Downtown and Eastgate, and Eastgate and Overlake (see page 3 of Bellevue 

Airfield Park-Aquatic Center Programmatic Assessment, Prepared by Transpo Group, 

attached # 15).  Additionally, as noted in the SEPA Checklist, the city parks department 

will work with Metro Transit to increase transit service when park use demands additional 

transit options.  

  

The redevelopment of the park to add tennis courts and an Aquatics Center would be 

expected to increase the demand for all modes of travel, and the approval of those facilities 

will require a Transportation Impact Assessment to determine if this would result in 

operational impacts that would require mitigation measures.   

 

Vehicle trips from those facilities would be expected to increase ranging between 720-910 

in the pm peak hour of travel.  This would not be expected to result in a need for additional 

vehicle lane capacity but could require improvements to intersection signage, 

channelization or signalization.  The increased pedestrian and bicycle demand would 

require an assessment of the current facilities and could result in improvements for 

pedestrians such as sidewalk widening or street crossing improvements.  Bicycle access 

could be improved by adding separate bicycle facilities to 160th Avenue SE and SE 30th 

Place. The Transportation Impact Assessment required at the project level will provide the 

necessary information to determine what level of transportation improvements will be 

required at that stage.  

 

Additional parking is proposed to be added on-site where, currently, parking is shared with 

adjacent landowners via a shared parking agreement. The Parks Department intends to 
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continue to share parking under the existing agreement; based on needs and parking 

demand analysis at the project level, parking agreement(s) with neighbors could be re-

negotiated. See figure 6 for existing parking easement on the adjacent Advanta site. 

 

While no specific stall count is proposed for the existing plan or proposed update, the on-

site parking appears to be largely the same between the two plans. In both the existing 

plan and the proposed update plan, parking is proposed in the western portion of the site 

in the same location. On the eastern portion of the site, parking is reconfigured and 

consolidated into the lower southeast corner of the site where, previously, it expanded 

vertically to the north. 

 

Impacts anticipated under this section are mitigated by the following:  

• Bellevue City Code 14.60 Transportation Development Code  

• Land Use Code 20.20.590 Parking, circulation, and walkway requirements 

 

vii. Permits Required for Future Development  
Following the issuance of this SEPA threshold determination for the Airfield Park Master 

Plan and after any required subsequent approvals by the City Parks Board and the City 

Council, the City Parks Department may choose to submit development applications to 

redevelop the site in accordance with the BAMP in place at the time of development 

proposal. The following is a general list of permits and approval required should the Parks 

Department choose to pursue redevelopment of the Airfield Park site: 

 

a. Conditional Use Permit (CUP) LUC 20.30B 

b. Design Review LUC 20.25L.040.C 

c. Critical Areas Land Use Permit (CALUP) LUC 20.25H 

d. Project-Level SEPA Review BCC 22.02 

e. Clearing and Grading Permit BCC 23.76 

f. Utility Extension BCC 24 

g. Building Permit BCC 23.10 

 

III. Summary of Technical Reviews 

 
i. Clearing and Grading 

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

proposal for compliance with Clearing and Grading codes and standards and has approved 

the application. 

 

ii. Utilities 

The Utilities Review section of Development Services Department reviewed the proposal for 

compliance with Utility codes and standards and has approved the application. 

 

iii.  Transportation 

https://bellevue.municipal.codes/LUC/20.30B
https://bellevue.municipal.codes/LUC/20.25L.040.C
https://bellevue.municipal.codes/LUC/20.25H
https://bellevue.municipal.codes/BCC/22.02
https://bellevue.municipal.codes/BCC/23.76
https://bellevue.municipal.codes/BCC/24
https://bellevue.municipal.codes/BCC/23.10
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The Transportation Review section of Development Services Department reviewed the 

proposal for compliance with Transportation codes and standards and has approved the 

application. 

 

iv.  Fire 

The Fire Department review section of Development Services Department reviewed the 

proposal for compliance with Fire codes and standards and has approved the application. 

 

IV. Public Notice and Comment 

Application Date:   August 2, 2023 

Public Notice (500 feet):   November 2, 2023 

Minimum Comment Period:  November 16, 2023 

Public Meeting:   March 6, 2024  

 

The Notice of Non-Project Action for this project was published in the City of Bellevue Weekly 

Permit Bulletin and Seattle Times on November 2, 2023.  It was mailed to property owners 

within 500 feet of the project site.  The City received a total of 106 public comments from 82 

commenters. Comments and concerns were analyzed for issues related to the SEPA review 

while comments related to the master plan were forwarded to the Parks Department for 

consideration.  

Due to the level of public interest in the Master Plan Update, Development Services hosted a 

public meeting which took place on March 6, 2024. Notification of the Public Meeting was 

published and mailed to property owners within 500-feet on February 15, 2024. Aside from 

staff, approximately 10 members of the public attended the meeting. The public meeting 

included two minutes of speaking time per attendee. The applicant, The City of Bellevue Parks 

Department representative, was also in attendance.  

 

Public comments are addressed using the information submitted with the application for the 

Non-Project Review of the SEPA Application. The purpose of a non-project SEPA Review is 

to anticipate the impacts of plan implementation at a conceptual level. This review does not 

involve or require the review of detailed engineering plans, civil plans, architectural plans, 

structural plans, site plans or other project specific items normally reviewed under a 

development proposal; the review of such plans would take place under a project level action 

(development proposal) which would require a project level SEPA Review for non-exempt 

activity.    

 

SEPA comments were analyzed thematically and could generally be broken down into one of 

five categories: environmental, utilities, traffic, general and economic. The five categories 

were placed under two umbrellas: SEPA comments and non-SEPA comments. Non-SEPA 

comments are not reviewed below but have been forwarded to the Parks Department for 

consideration. SEPA related comments include comments determined to fit under the 

following categories: environment, utilities, and traffic. From the SEPA comments, common 
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themes and concerns were extrapolated and summarized below. Following each comment is 

a City response: 

 

i. Tree Protection/Tree Preservation  

Concerns about the protection and preservation of on-site trees were voiced by public 

commenters. Issues noted were primarily related to the impact on the natural character 

of the site (physically and aesthetically), the removal of the ecological function of the 

trees, and the loss of their contribution to the biodiversity of the site.   

 

Response:  

Section II.B.ii above discusses probable impacts of tree removal and how proposed 

tree removal is mitigated. At the project level, the Parks Department will be required 

to submit various plans and reports such as a tree inventory, tree removal plan, 

arborist reporting, and tree retention calculations. At the time of this non-project SEPA 

review, the number of trees proposed to be removed is unknown, however, the 

conceptual plan locates the bulk of the proposed development on the portion of the 

site that contains few trees. Tree removal would be anticipated to be minimal relative 

to the number of trees on site. All tree removal would be required to meet any 

retention/replacement requirements in place at the time of project level review.  

 

ii. Animal Habitat, Wildlife Protection and Open/Green spaces 

Concerns about potential impacts to animal habitat due to disturbances to the natural 

environment were voiced by commenters. Specifically noted were potential impacts to 

migratory birds, and animals observed or anticipated to use the site for foraging, 

breeding, roosting, or shelter. Comments under this general topic also include the loss 

of the meadow, open space, and green space and their ecological value/function. 

 

Response:  

Section II.B.ii discusses probable impacts to animal habitat and the ecological function 

of green spaces/open spaces. As stated above in section II.B.ii, the bulk of the 

development is proposed within the most significantly degraded area of the site. The 

proposed development of the site avoids vegetated areas of the site and maintains 

their function without being disturbed while also allowing development of the site within 

the degraded area.  

 

Large portions of the site would maintain their function while other portions of the site 

would be enhanced by the removal of invasive species and the planting of native 

species (specifically in designated [and suspected] critical areas) which require more 

study at the project level.  

 

Based on the habitat assessment, if future, project-level, studies identify habitats 

associated with species of local importance, the project will be required to comply with 

requirements set forth by the Washington State Department of Fish and Wildlife in 
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addition to the City’s Critical Areas Ordinance. The presence of such habitat would not 

preclude development of the site but factors for avoidance and minimization would be 

considered.  

 

iii. Impacts to Biodiversity and Ecological Function contributing to Climate Change 

Concerns about tree removal and site development contributing to an increased 

carbon footprint and an increased impact on climate change.   

 

Response: There is no impact from this proposal that indicates significant adverse 

environmental impact related to climate change due to implementation of the concept 

proposed master plan update. Review of the existing plan anticipates no adverse 

impacts and additional improvements are not anticipated to make a meaningful 

difference impact-wise than the currently adopted plan.  The aquatic center and other 

improvements are located primarily in the meadow, tree removal is anticipated to be 

minimal relative to the trees on site, and improvements/upgrades to the landfill gas 

system are anticipated to improve conditions related to the release of gases that 

contribute to climate change. The checklist does not indicate increased energy use or 

traffic to the site, but these items will be studied further at the project level. Specific 

impacts of project-level plans are not addressed within this non-project SEPA review. 

 

iv. Noise Pollution 

Concerns about general noise pollution with the increased use of the site; specific 

concerns are primarily related to the pickleball courts.  

 

Response:  

Section II.B.iii above addresses probable noise pollution impacts. Sounds originating 

from public parks, playgrounds, and recreation areas are exempt from the provisions 

of BCC 9.18 during the hours the parks, playgrounds or recreation areas are open for 

public use. Further, noise from the proposed park improvements is not anticipated to 

be a significant environmental impact.   

 

The City of Bellevue Parks Department has received the comments and concerns of 

the public related to noise. While the exemption in place allows exceptions for park 

uses, Parks is aware of the concern and will address potential noise through design 

and attenuation measures, where possible, at the project level.  

 

v. Light Pollution 

Concerns about light pollution are related to light pollution spilling onto neighboring 

residential neighborhoods and the impacts of light pollution to the animals living on 

site.  

 

Response: 

Section II.B.iv addresses probable light pollution and glare. At the project level, 



Bellevue Airfield Park Master Plan Update 

23-117223-LM 
Page 28 of 35 

 
development proposals will be required to submit a detailed lighting plan. The lighting 

plan will show the location of proposed illumination along with fixture type. Additionally, 

the applicant will be required to demonstrate compliance with code requirements 

related to light and glare.  

 

Areas of the site to remain largely undisturbed include much of the mature coniferous 

forest in the northwest corner. Single family residential uses are located north and 

west of the site. These areas are buffered by tall, mature trees and separated by dense 

vegetation. Adverse impacts to the neighboring single-family uses are mitigated by the 

Light/Glare Land Use Code and the Critical Areas Code, where applicable.   

 

At the project level design phase, the applicant may consider taking proactive steps to 

further mitigate impacts to future residential development where such uses are 

allowed. This would include possible residential development to the east at the former 

Boeing Campus.  

 

vi. Critical Areas (Wetlands, Slopes, Seismic Hazard Areas) 

Concerns related to disturbances to any designated critical areas on the site 

associated with site development.  

 

Response:  

Future improvements under the updated plan will require project level permits and 

compliance with the City’s critical areas ordinance. There are no significant adverse 

environmental impacts that can reasonably be anticipated based on the 

implementation of the BAPMP as the City’s current codes regulate impacts that can 

be anticipated. Disturbances of critical areas will be required to be mitigated if they 

can’t be minimized or avoided altogether.  

 

vii. Differential Settling/Unstable Soils 

Concerns about the soil settling that has taken place on site and continued soil settling 

with development/disturbances.  

 

Response:  

Settling is discussed above in section III.B. Settling takes place as the landfill layer 

decomposes resulting in the compression of the waste layer. Settling of the site is 

expected and cannot be avoided or prevented but it can be mitigated.  

 

General ground improvements to the site such as preloading will take place over long 

periods of time to provide a stable base for development. Further, engineering 

practices will be employed to design a building which will sit atop a pile supported 

foundation as opposed to excavating and removing contaminated soils.  

 

It is anticipated that development along with mitigating factors, such as pre-loading, 
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will improve the site conditions with respect to settling.  

 

All land disturbances require express written permission from the Department of 

Ecology pursuant to the Amended Environmental Covenant.  

 

viii. Risks Associated with Development over the Landfill  

Concerns about exposure to toxins that could be released into the air, water, or soil 

due to land disturbances in the vicinity of the landfill.  

 

Response:  

Section II.B.i addresses probable impacts and mitigation recommendations for 

development over the landfill.  

 

At the project level, Ecology will be engaged to ensure compliance under MTCA 

regulations. The Parks Department will work with Ecology to ensure compliance with 

MTCA requirements for cleanup and/or management of the former landfill area before, 

during, and after site development (ch. 173-340 WAC).  

 

 

ix. Land Use Covenant 

Concerns about violation of the Amended Environmental Covenant.  

 

Response:    

The provisions set forth in the Amended Environmental Covenant are a roadmap to 

what would be required for future development of the site. Public comments reference 

Section 1 of the recorded Environmental Covenant (see section 1, Environmental 

Covenant, attachment #10) which states “Any activity on the Property that may result 

in the release or exposure to the environment of the contaminated soil or refuse that 

was contained as a part of the Remedial Action, or create a new exposure pathway, 

is prohibited.  

 

Sub-section 10 of Section 1 states the following: “Nothing in this Covenant is intended 

to preclude Ecology from authorizing, as appropriate, specific uses and activities under 

section 3 and 6 below.” 

 

Section 3 of the covenant states the following: “Any activity on the Property that may 

result in the release or exposure to the environment of a hazardous substance that 

remains on the Property as part of the Remedial Action, or create a new exposure 

pathway, is prohibited without prior written approval from Ecology.” 

 

Section 6 of the covenant states the following: “Owners must notify and obtain 

approval from Ecology prior to any use of the Property inconsistent with the terms of 

this Covenant. Ecology may approve any inconsistent use only after public notice and 
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comment.”  

 

This Environmental Covenant is in place to require that any improvements on the site 

are subject to Ecology approval. A plan for use of land subject to a covenant is not a 

violation of the covenant but rather an opportunity for Ecology to require site clean-up 

or to ensure that any development does not pose a hazard to the landfill or that the 

landfill does not impact the surrounding community adversely. 

 

The City has engaged with Ecology in early conversations to understand requirements 

of developing the site but the limited information available at this conceptual level 

constrains these conversations. As a next step in the process, Ecology will receive this 

threshold determination and will have the opportunity to comment on the plan update 

and view materials that have been submitted under the non-project SEPA Review.  

Currently, Ecology’s site-specific requirements have yet to be determined. Written 

approval from Ecology could include future development with proper mitigation, 

remediation, engineering, and reporting, however, these provisions would not come 

into play until project level review in tandem with the project level SEPA review.  

Ecology will work with the City Parks Department to determine how best to manage 

the former landfill area before, during, and after site development, in accordance with 

MTCA regulations (ch. 173-340 WAC). 

 

x. Increase in Traffic Congestion/Traffic Impact 

Concerns about the increase of traffic to the site on the surrounding neighborhoods.  

 

Response:  

There will be an increase in vehicle trips to the site with the implementation of the 

master plan, which will be evaluated with the project level proposals.  Any additional 

congestion caused by the addition of new facilities to the site would require mitigation 

at that time as required by BCC 14.60 Transportation Development Code. A 

Transportation Impact Assessment will prepared to analyze traffic operations and 

determine if improvements are needed. 

 

xi. Poor Access and Transit Availability to the site 

Concerns about the lack of publicly available transit options near the site, specifically, 

bus stops.  

 

Response:  

Transit stops are discussed in section II.B.VI of this report. From the North, Airfield 

Park is accessed by way of 158th Ave SE, through the residential neighborhood where 

they pick up a Parks Trail.  This access route is only available to pedestrians on foot. 

The transit stops are located north of the site on SE 24th Street and are approximately 

¼ mile from the site.  
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The Eastgate Transit Center is located approximately one and a half miles to the west.  

 

The demand for increased available public transit will continue to be monitored and 

reviewed in more detail at the project level.  

  

xii. Parking issues/new parking unnecessary  

Concerns about the addition of parking on-site are related to the amount of space 

paved (impervious) surface parking areas would create.  

 

Response:  

Impervious surface for the site would be evaluated at the project level, but generally, 

allowances for impervious surface are between 45%-60% depending on the zoning 

designation. The project level proposal would need to demonstrate compliance to 

maximum impervious surface thresholds in place at the time of permitting.  

 

The addition of impervious surface will also undergo utilities review. Future 

construction application(s) will require a drainage report; additionally, the project will 

be required to comply with applicable storm and surface water codes/standards.  

 

Currently, parking for the site is created via shared parking agreement and located on 

the Advanta site to the south. There is no requirement for future uses to continue using 

off-site parking and there is no requirement to preclude the addition of on-site parking. 

On-site parking is permitted assuming the impervious surface thresholds are not 

exceeded. The shared parking agreement will stay in place beyond development and 

the need for off-site parking will be re-evaluated based on necessity.   

 

The parking stall quantity is also a consideration. At the project level, the proposed 

use will undergo a parking demand analysis to understand how much parking is 

necessary for the uses on site. There is no prescriptive parking requirement for the 

proposed uses so the project-level proposal would be reviewed as an “unspecified” 

use. In this instance, the Land Use Director establishes the minimum required parking 

after review of supporting documents including a parking demand analysis prepared 

by a qualified professional.  

 

xiii. Stormwater impacts/Flooding 

Concerns about isolated flooding due to the settling taking place over the landfill. Also, 

concerns about stormwater runoff and the potential for contaminated runoff to impact 

the Phantom Creek Drainage basin.  

 

Response:  

Isolated areas of flooding due to settling are discussed above in sub-section vii of this 

section. Settling is due to the decomposition of the landfill waste layer and will cannot 
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be avoided, however, this condition can be mitigated and improved by preloading the 

site, as conditioned.  

 

Anticipated stormwater impacts are discussed in section II.B.v of this report. 

 

Technical reporting submitted by the applicant indicated no evidence of landfill 

contaminants entering the Phantom Lake Drainage Basin. See “Gas and Leachate” 

discussion in section II.B.i of this report.  

 

At the project level, detailed engineering plans and a drainage report will be required.  

 

xiv. General Comments about SEPA Materials 

Concerns about the SEPA materials were related to age of reporting, accuracy, 

thoroughness, and scope of work relative to the plan update.  

 

Specific concerns about materials/reports were as follows: 

 

• Materials and Reporting are too old to understand environmental impacts 

• The reporting submitted was for the existing BAPMP concept plan and did not 

thoroughly address environmental concerns related to the aquatic center 

• The reporting submitted does not adequately address anticipated impacts 

 

Response:  

Extensive study of the existing site conditions has taken place over the last 15-20 

years in addition to required monitoring and reporting with respect to the Landfill Gas 

System. The complete environmental record is listed above in section II.A of this report 

and also available to the public by making a public records request.   

 

In reviewing a conceptual proposal for a non-project action, the ability to anticipate 

possible adverse impacts is largely dependent on the site conditions and conceptual 

development plans. SEPA review of a non-project action generally does not include 

the review of detailed engineering plans, site plans, and project-specific reporting. 

Instead, the site must be evaluated comprehensively while anticipating impacts that 

could be expected and are probable due to plan implantation.  

 

In this case, the age of the materials would not have a major impact on the evaluation 

of probable impacts because the natural condition of the site, especially in areas of 

little disturbance, are not anticipated to change significantly over long periods of time 

without major development activity taking place. For instance, the area of mature forest 

in the northwest portion of the site is assumed to be virtually untouched by human 

activity; it would be reasonable to conclude that the conditions remain largely the same 

as they did in 2015 when the Arborist Report was prepared.  In addition, the mitigation 

for the landfill was built to control and mitigate impacts from the landfill over time.  No 
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development has occurred and the landfill continues to be monitored which means 

that the reports prepared are still relevant. Further, the most recent groundwater 

monitoring and LFG reports indicate results consistent with earlier reporting.   

 

This report has noted that further study will occur at the project level when a more 

detailed site design is created; this would be the appropriate time to determine 

site/project specific requirements that contain more information about specific site 

conditions, impacts, mitigation measures, and code compliance.  

 

While materials submitted for the 2011 BAPMP SEPA Review did not anticipate the 
placement of the Aquatic Center, subsequent reporting such as Draft Project Startup 
Summary Report, Prepared by Landau Associates, attachment #3 and Bellevue 
Aquatics-Airfield Park Site: Structural Foundation Preliminary Concepts- SEPA, 
Prepared by Magnusson Klemencic Associates, attachment #11 contemplate 
structure placement generally (within the former) and provide a baseline for 
considerations for the structural integrity of an aquatic center (within the latter). The 
information contained in these reports is sufficient to surmise the potential adverse 
impacts for this current non-project SEPA review.  

  
V. Conclusion and Determination 

For the proposed non-project action, environmental review indicates no probability of 
significant adverse environmental impacts, as mitigated and conditioned below, therefore, 
issuance of a Mitigated Determination of Non-Significance (MDNS) pursuant to WAC 197-11-
340, WAC 197-11-350 and Bellevue City Code 22.02.034 is appropriate. The SEPA 
Environmental Coordinator does hereby approve a Mitigated Determination of Non-
Significance.  
 
Other adverse impacts that are less than significant may be mitigated pursuant Bellevue City 
Code 22.02.140, RCW 43.21C.060, and WAC 197-11-660. 
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VI.      Conditions of Approval  

The conditions of approval below are issued under the provisions of RCW 43.21C.060, 
WAC 197-11-660, and BCC 22.02.140. Exercise of substantive authority under SEPA allows 
any proposal to be conditioned on the basis of policies and plans in place as adopted by the 
Bellevue City Council. Each condition is followed by the listed policy and/or plan authority.  

 
1. Landfill Development 

Redevelopment shall comply with MTCA regulations (ch. 173-340 WAC), Water Quality 
Standards (ch 173-200 WAC), and the 2008 recorded Environmental Covenant. As part 
of the site redevelopment, MTCA regulations require additional investigation, 
assessment of feasibility options, and engineering design reports for the site. Ch. 173-
340-320, 350, 400 WAC. Such additional investigation and design and engineering 
reports documenting modifications to the existing remedy will be submitted to Ecology 
pursuant to either the site’s re-entry into the Voluntary Cleanup Program, or under an 
Agreed Order or Consent Decree with Ecology. Ch. 173-340-510 WAC 
 
Authority: 
 
Amended Land Use Covenant 
Recording #: 20081202001138 
 
Model Toxics Control Act 
Ch. 70.105D RCW, ch 173-340 WAC 
 
City of Bellevue Comprehensive Plan:   

• Environment Element 
Policies: EN-3, EN-14 

  
2. Engineering Measures for Mitigation of Landfill Development 

Where landfill waste in encountered, the site development designs shall consider 
engineered measures to address the life safety, environmental and construction risks: 

 
a. Use piles or other means to support the structures and avoid excavating 

into the soil cap. 

b. Perform ground improvement to address compressible soils 

c. Construct water and gas barriers to prevent landfill gas intrusion. 

d. Install monitoring systems to verify performance of the protection 

systems installed; upgrade/update existing systems where necessary. 

e. Preload the site to provide a stable base and minimize differential 

settlement. 

f. Isolate and block landfill gas pathways to structures  

g. Structures with floor slabs should include a high-quality vapor barriers  
h. Interior rooms on the ground floors should be equipped with methane and 

CO2 monitors. 

i. Limit leachate production by installing a geomembrane cover over the 

landfill  

j. Structure design should include increased resistance to seismic forces  
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k. Upgrades or replacement of existing LFG system (including groundwater 

monitoring network) as needed  

l. Contaminated soil handling and disposal shall be managed in 

accordance with the Model Toxics Control Act (MTCA) 

m. Placement of disturbances shall prioritize the minimization of impacts to 

designated critical areas.  

 
Authority: 
 
City of Bellevue Comprehensive Plan:   

• Environment Element 
Policies: EN-3, EN-21  

  
 

3. Annual Testing and Monitoring 
Testing and monitoring of both the Groundwater and Landfill Gas System shall take 
place on an annual basis. Reporting shall be submitted to Ecology upon completion of 
such testing and monitoring in the form of reporting. 
 
Authority: 
 
City of Bellevue Comprehensive Plan:   

• Environment Element 
Policies: EN-21, EN-25, EN-50  
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