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I. Proposal Description 

The City of Bellevue Utilities Department proposes to replace a segment of the public sewer 

line located in Meydenbauer Bay of Lake Washington with a new 1,500 foot sewer line and 

associated infrastructure primarily located on land.  Included is a new underground pump 

station, associated sewer infrastructure, and removal or abandonment of the sewer line in the 

lake.  The wastewater from the sewer line in the lake will be directed onto the shore via a new, 

approximately 100-foot long sewer line segment.  This segment will connect to a new 

underground pump station that will lift the wastewater so that it can flow by gravity to the 

Grange Pump Station located in SE Bellevue Place City right-of-way.  Approximately 400 feet 

of sewer line in the lake will be removed with a portion between the Grange Pump Station and 

the park to be abandoned in place. This proposal is within the shoreline jurisdiction of Lake 

Washington and requires a Shoreline Substantial Development Permit in conformance with 

the City of Bellevue Shoreline Master Program.   

 

II. Reason for Request 

The Utilities Department has operated and maintained a sewer line in Lake Washington since 

the 1950s, when the current sewer line was constructed.  The sewer line is nearing the end 

of its life and various projects to repair the line are being considered.  In the last few years, 

the City of Bellevue Parks Department has prepared a master plan and obtained the 

necessary permits and approvals for a new Meydenbauer Bay Park to serve the public.   

 

These two separate projects are at the same location which has meant that each department 

must coordinate together so as to not impede either project.  The result has been that this 

sewer replacement project has had two prior shoreline approvals issued.   

 The first shoreline permit issued was in 2012 and approved a sewer line replacement 

on land, similar to this proposal with minor exceptions.   

 The second shoreline approval was a shoreline exemption issued in 2015 to replace 

the sewer line with a new sewer line, but kept the sewer in the lake.  The intent of this 

proposal was to avoid impacts to the park.   

However the second proposal was determined to be too costly to construct and as a result 

this current shoreline permit proposes to replace the sewer line on land, similar to the 2012 

approval which has since expired.  Please see Figure 1 below for information on the proposal 

and how it compares to the prior approvals. 

 

Figure 1 

Meydenbauer Bay Sewer Line Replacement Project - Comparison Summary 

Project Description & Features 2012 2015 2016 

Total Sewer Line Replaced 
1,400’ 1,395’ 1,500’ 

Sewer Line On−Shore 1,300’ 835’ 1,405’ 

New Sewer Line Installed Below 
Ordinary High Water  100’ 560’ 95’ 

Connection to Lake line at the dock Yes, w/ fittings Yes, w/ manhole Yes, w/ manhole 

Lift/Pump Station in Park Yes No Yes 
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Improvements/Rehabilitation of 
Grange Pump Station No Yes No 

Existing Sewer Line Below Ordinary 
High Water (OHW) Removed or 
Abandoned In−Place 

None is removed, 

630’ abandoned 
in−place 

All in−lake sewer line is 
removed (630’) 

400’ is removed and 

230’ is abandoned in 
the lake 

 

III. Site Description, Zoning, and Land Use 

 

A. Site Description   

The project site is located on the shoreline of Lake Washington at the Meydenbauer Beach 

Park, Bellevue Marina, and in the City right-of-way of SE Bellevue Place. The proposal 

follows the route seen in Figure 2 below. 

Figure 2 

 
 

Slopes of varying gradient characterize the topography throughout most of the project site.  

Three wetlands categorized as category III and IV are identified in the area but are avoided 

and not impacted by the current sewer line replacement proposal.  The existing shoreline 

along the entire project area is armored with either rockery or concrete retaining walls. 

 

B. Zoning   

The project area and adjacent properties contain residential properties zoned R-1.8, R-3.5, 

and R-30 and one O, Office zone.   

 

C.  Land Use Context   

The context of the project area is that of a public beach park, single-family residential 

properties and waterfront marina.  The surrounding land uses include: 

 Single-family residential to the north and east (R-1.8 and R-3.5, respectively) 

 Multi-family residential also to east and south (R-30) 

 A small sliver of office zoning at the southern end of the project area. 

See Figure 3 below for zoning. 
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Figure 3 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

D. Critical Areas On-Site and Regulations 

 

i. Shorelines 

Shorelines provide a variety of functions including shade, temperature control, water 

purification, woody debris recruitment, channel, bank and beach erosion, sediment 

delivery, and terrestrial-based food supply (Gregory et al. 1991; Naiman et al. 1993; 

Spence et al.1996). 

 

Shorelines provide a wide variety of functions related to aquatic and riparian habitat, 

flood control and water quality, economic resources, and recreation, among others. 

Each function is a product of physical, chemical, and biological processes at work 

within the overall landscape. In lakes, these processes take place within an integrated 

system (ecosystem) of coupled aquatic and riparian habitats (Schindler and 

Scheuerell 2002). Hence, it is important to have an ecosystem approach which 

incorporates an understanding of shoreline functions and values. 

 

ii. Wetlands 

Wetlands provide important functions and values for both the human and biological 

environment—these functions include flood control, water quality improvement, and 

nutrient production.  These “functions and values” to both the environment and the 

citizens of Bellevue depend on their size and location within a basin, as well as their 

diversity and quality. While Bellevue’s wetlands provide various beneficial functions, 

not all wetlands perform all functions, nor do they perform all functions equally well 

(Novitski et al., 1995).  However, the combined effect of functional processes of 

wetlands within basins provides benefits to both natural and human environments. For 

example, wetlands provide significant stormwater control, even if they are degraded 
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and comprise only a small percentage of area within a basin. 

 

IV. Consistency with Land Use Code Requirements: 

 

A. Zoning District Dimensional Requirements: 

The dimensional requirements found in LUC 20.20.010 do not apply to this project as no new 

structures over 30 inches in grade are proposed to be constructed.  No expansion of 

impervious surface is proposed and all work is underground or within proposed paved areas 

in the park.  Any future changes that add structures or improvements will be reviewed for 

conformance with applicable zoning dimensional requirements as part of the future 

construction permits. 

 

B. Shoreline Overlay District LUC 20.25E: 

The City of Bellevue Land Use Code LUC 20.25E.080 establishes standards that apply to 

construction of improvements on any site within the shoreline jurisdiction.  The proposed 

sewer line, pump station, and associated infrastructure are subject to the following code 

requirements. 

 

i. Consistency with LUC 20.25E.080.B 

General regulations applicable to all Land Use Districts and Activities. 

 

1. Where applicable, all federal and state water quality and effluent standards 

shall be met. 

The project is required to obtain a clearing and grading permit for the proposed 

work.  This permit will require turbidity monitoring to ensure surface water is 

protected during and after construction and water quality standards are met.  The 

project will also require permit approval from the Washington Department of Fish 

and Wildlife and Army Corps of Engineers. 

 

2. If a property extends into the Shoreline Overlay District, the Shoreline Master 

Program Policies and these use regulations shall apply only to that portion 

of the property lying within the Shoreline Overlay District. 

The proposal is located entirely within the Shoreline Overlay District and two 

residential land use districts.  The “utility system” use is a permitted use in all of 

the respective land use zoning districts.   

 

3. All development within the Shoreline Overlay District shall be accompanied 

by a plan indicating methods of preserving shoreline vegetation and for 

control of erosion during and following construction in accordance with Part 

20.25H LUC, City of Bellevue Clearing and Grading regulations, Chapter 

23.76 BCC, and the Comprehensive Plan. 

The submitted plans and reports document existing vegetation and critical areas 

throughout project area.  The work to construct the sewer will impact mostly lawn, 
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but two trees will also be impacted and proposed to be replaced.  Replaced trees 

will required approval of the Parks Department to ensure consistency with the park 

plan.  The proposal is also within the proposed Meydenbauer Bay Park which is 

redesigning the park and vegetation in the project area.    See Section XI for 

related condition of approval regarding site restoration. 

 

4. Special care shall be exercised to preserve vegetation in wetland, shoreline 

and stream corridor bank areas in order to prevent soil erosion. Removal of 

vegetation from or disturbance of shoreline critical areas and shoreline 

critical area buffers, and from other critical area and critical area buffers shall 

be prohibited, except in conformance with Part 20.25H LUC and the specific 

performance standards of this section. 

Wetlands are avoided by the project.  No tree removal is proposed within the 

shoreline buffer.  Trees proposed for removal outside the shoreline buffer will be 

replaced. 

 

5. Maximum height limitation for any proposed structure within the Shoreline 

Overlay District shall be 35 feet, except in land use districts with more 

restrictive height limitations. The method of measuring the maximum height 

is described in WAC 173-14-030(6). Variances to this height limitation may 

be granted pursuant to Part 20.30H LUC. 

No structures are proposed.  Improvements and sewer structures are below grade. 

 

6. The Bellevue Shoreline Master Program, in conjunction with existing 

Bellevue land use ordinances and Comprehensive Plan policies, shall guide 

all land use decisions in the Shoreline Overlay District. 

The proposal is supported by the following goals and policies from the City’s 

Shoreline Master Program and Comprehensive Plan, respectively: 

 

Shoreline Element: 

 SH-13 – Protect and improve wildlife and aquatic habitats, particularly 

spawning waters. 

 SH-14 – Maintain water quality to permit swimming and other recreational 

uses.  

 

Utilities Element:  

 Goal 1 – To develop and maintain all utilities at the appropriate levels of 

service to accommodate the City’s projected growth.  

 Goal 2 – To ensure reliable utility service is provided in a way that balances 

public concerns about infrastructure safety and health impacts, consumer 

interest in paying a fair and reasonable price for service, potential impacts 

on the natural environment, and aesthetic compatibility with surrounding 

land uses.  
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 Policy UT-2 – Build and manage City-owned utility infrastructure assets to 

reduce the likelihood of risks to public safety, property and environment, 

and disruption due to asset failure. 

 

Environmental Element: 

 Policy EN-10 – Use life cycle cost analysis and best management 

practices in city projects and procurement to achieve effective 

environmental stewardship and long-term fiscal responsibility.  

 

The proposal seeks to mitigate potential risks to Lake Washington and 

Meydenbauer Bay associated with the deteriorating asbestos concrete sewer line.  

A failure of this line would be extremely detrimental to water quality and a negative 

impact on the recreational and aesthetic quality of the lake.   

 

The proposal will provide for reliable management of the sewage and in a facility 

that minimizes long-term impact to the most critical natural resource in the vicinity, 

Lake Washington.  The proposed sewer replacement will maintain service while 

avoiding on-going disturbance of the lake by moving the sewer utility facility onto 

land. 

 

7. Any development within the Shoreline Overlay District shall comply with all 

applicable Bellevue ordinances, including but not limited to the Bellevue 

Land Use Code, Sign Code, and clearing and grading regulations. 

The proposal is required to obtain a clearing and grading permit prior to 

commencing construction and will be required to comply with all applicable codes.  

See Section XI for related condition of approval. 

 

8. The dead storage of watercraft seaward of the ordinary high water mark of 

the shoreline is prohibited. 

No storage of watercraft is proposed. 

 

9. Where applicable, state and federal standards for the use of herbicides, 

pesticides and/or fertilizers shall be met, unless superseded by City of 

Bellevue ordinances. Use of such substances in the shoreline critical area 

and shoreline critical area buffer shall comply with the City’s “Environmental 

Best Management Practices.” 

The proposed sewer line installation does not required use of these products. 

 

10. Adequate storm drainage and sewer facilities must be operational prior to 

construction of new development within the Shoreline Overlay District. 

Storm drainage facilities shall be separated from sewage disposal systems. 

The proposal is to replace the existing sewer line in order to maintain sewer service 

to nearby properties, and is not related to the storm drainage system. 
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ii. Consistency with LUC 20.25E.080.G 

Clearing and Grading Regulations. 

1. All clearing, grading, excavating, and fill in the Shoreline Overlay District 

shall comply with the provisions of Chapter 23.76 BCC, now or as hereafter 

amended. 

The project will require a clearing and grading permit and plans will conform to 

BCC 23.76. 

 

2. No clearing, grading, excavating, or fill shall be allowed within the shoreline 

critical area or shoreline critical area buffer except as permitted by this Part 

20.25E, or in association with activities allowed under Part 20.25H LUC. 

Repair of a utility system is an allowed use in the shoreline and shoreline buffer.  

The project complies with LUC 20.25H.055.C.1 for repair and maintenance. 

 

3. Wherever the City determines that the act or intended act of clearing, 

grading, excavation or fill has become or will constitute a hazard to life or 

limb, or endangers property, or adversely affects the safety, use of, or 

stability of a public way, drainage channel or natural stream corridor, 

including siltation and sedimentation therein, the owner of the property upon 

which the clearing, excavation or fill is located or other person or agent in 

the City shall, within the period specified therein, terminate such clearing, 

grading, excavation, embankment or fill, or eliminate the same from the 

development plan, or modify the plans, as may be required so as to eliminate 

the hazard and be in conformance with the requirements of this Code. 

The proposal is not expected to constitute a hazard to life, limb or endanger 

property or adversely affect the safety, use of, or stability of a public way, drainage 

channel or natural stream corridor.   There will be temporary disturbance in the 

lake and in the area immediately upland as the new sewer line is installed.  

Temporary impacts will be restored and the site stabilized per plans submitted 

under the clearing and grading permit.  See Section XI for related condition of 

approval. 

 

iii. Consistency with LUC 20.25E.080.U 

Utility Regulations 

 

1. Compatible utilities shall be consolidated within a single right-of-way. After 

construction, all areas shall be restored to their pre-project configuration, 

replanted with suitable vegetation, and provided maintenance until newly 

planted vegetation is established. 

The proposal includes restoration and stabilization of the site to await construction 

of the future park.  The plans submitted under the clearing and grading permit will 

show the restoration and stabilization measures.  See Section XI for related 
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condition of approval. 

 

2. Utilities proposed or located in the shoreline critical area and shoreline 

critical area buffer shall comply with the requirements of LUC 20.25H.055. 

The existing sewer line is located in Lake Washington.  This proposal removes the 

portion of the line along the shoreline of Meydenbauer Bay Park and locates it on 

land within the park, with the exception of 400 feet of sewer line that will be 

abandoned in place.  The project results in a reduction of the disturbance of Lake 

Washington and the shoreline environment.   

 

V. Public Notice and Comment 

  

Application Date: June 24, 2016 

Public Notice (500 feet):  June 30, 2016 

Minimum Comment Period:  August 1, 2016 

 

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

bulletin and Seattle Times on June 30, 2016.  It was mailed to property owners within 500 feet 

of the project site.  No comments were received. 

 

VI. Summary of Technical Reviews 

 

A. Clearing and Grading 

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

the proposed site development for compliance with Clearing and Grading codes and 

standards and approved the application. 

 

B. Utilities 

The Utilities Department has reviewed the proposed site development for compliance with 

Utility codes and standards and approved the application. 

 

VII. State Environmental Policy Act (SEPA) 

The environmental review indicates no probability of significant adverse environmental 

impacts occurring as a result of the proposal.  The Environmental Checklist submitted with 

the application adequately discloses expected environmental impacts associated with the 

project. 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 potential environmental impacts. Therefore, issuance of a Determination of Non-

Significance (DNS) is the appropriate threshold determination under the State Environmental 

Policy Act (SEPA) requirements.   

 

A. Earth, Air, and Water 

The work in Lake Washington to remove or abandon the existing pipe as well as construct the 
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new segment will temporarily disturb the lake bed.  Best management practices to contain 

sediment, silt, and limit turbidity in the water will be required as well as erosion and sediment 

controls for all work on land.  Erosion and sediment controls will remain in place until the site 

is stabilized to await construction of the park.  The project requires a clearing and grading 

permit that will ensure conformance with the City’s Clearing and Grading Code BCC 23.76.  

No new impervious surfaces are proposed.  No surface water withdrawals or diversions are 

proposed. 

 

B. Animals 

Lake Washington is known to support Chinook salmon and Sockeye salmon, as well as other 

anadromous fish species.  The primary native fish in Lake Washington are cutthroat trout, 

northern pikeminnow, and prickly sculpin, while non-native fish include rainbow trout, adult 

yellow perch, smallmouth bass, and largemouth bass.  These fish species and their habitat 

will be protected during the project construction through timing of the work to occur in the 

water.  The in-water sewer line will be covered with two-inch minus round river rock in the 

upper six inches of the sewer trench to provide for spawning in the near shore of Lake 

Washington. 

 

C. Plants 

Approximately 24,000 square feet of lawn, trees, and shrubs will be cleared for the trenching 

to install the sewer.  Trees that are to be retained for the future park will be protected.  All 

disturbed areas will be hydroseeded or stabilized to await the future construction of the park. 

See Section XI for a related condition of approval. 

 

D. Noise 

The project is adjacent to primarily commercial properties but is near some residential 

properties whose residents are most sensitive to disturbance from noise during evening, late 

night and weekend hours when they are likely to be at home. Construction noise will be limited 

by the City’s Noise Ordinance (Chapter 9.18 BCC) which regulates construction hours and 

noise levels.  See Section XI for a related condition of approval. 

    

VIII. Changes to Proposal Due to Staff Review 

No changes were proposed by staff. 

 

IX. Decision Criteria 

 

LUC 20.30R.155.B Shoreline Substantial Development Permit – Decision Criteria 

The Director may approve, or approve with modifications if: 

 

1. The applicant has carried the burden of proof and produced evidence sufficient 

to support the conclusion that the application merits approval or approval with 

modifications; 
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The applicant has demonstrated that the proposal is in conformance with required 

performance standards in the Land Use Code for work within the Shoreline Overlay 

District. 

 

2. The applicant has demonstrated that the proposal complies with the applicable 

decision criteria of the Bellevue City Code; 

The proposal complies with all applicable decision criteria found in this section. 

 

3. The applicant has demonstrated that the proposal is consistent with the policies 

and procedures of the Shoreline Management Act and the provisions of Chapter 

173-14 WAC and the Master Program. 

As discussed in Section IV of this report, the proposal complies with the policies of the 

Shoreline Management Act, Chapter 173-14 WAC, and the Shoreline Master Program. 

 

X. Conclusion and Decision 

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

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

of the Development Services Department does hereby approve with conditions the proposal 

to replace a segment of the public sewer line located in Meydenbauer Bay of Lake Washington 

with a new 1,500 foot sewer line and associated infrastructure.  Approval of this Shoreline 

Substantial Development Permit does not constitute a permit for construction.  A 

building permit is required and all plans are subject to review for compliance with 

applicable City of Bellevue codes and standards. 

 

Note- Expiration of Approval:  In accordance with LUC 20.30R.175, the Shoreline 

Substantial Development Permit automatically expires and is void if the applicant fails to file 

for a building permit or other necessary development permit and fails to make substantial 

progress towards completion of the project within two years of the effective date of the 

Shoreline Substantial Development Permit unless the applicant has received an extension for 

the Shoreline Substantial Development Permit pursuant to LUC 20.30R.180. 

 

Permit authorization expires finally, despite substantial progress, five years after the effective 

date of the Shoreline Substantial Development Permit unless the applicant has received an 

extension pursuant to LUC 20.30R.180 

 

XI. Conditions of Approval 

 

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

but not limited to: 

 

Applicable Ordinances Contact Person 

Clearing and Grading Code- BCC 23.76 Janney Gwo, 425-452-6190 

Utilities – BCC Title 24 Mark Dewey, 425-452-6179 



Meydenbauer Bay Park Sewer Line Replacement 

16-136213-WG 

Page 13 of 13 

 

 

 

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

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

 

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

referenced: 

 

1. Clearing and Grading Permit Required: Approval of this Shoreline Substantial 

Development Permit does not constitute an approval of a clearing and grading permit and 

one is required to be approved for the work to be carried out.  Plans submitted as part of 

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

 

Authority: Land Use Code 20.25E.080.B 

Reviewer: Reilly Pittman, Development Services Department 

 

2. State and Federal Permits:  Copies of the required permits from the State shall be 

submitted prior to building permit issuance. 

 

Authority: Land Use Code 20.25E.080.B 

Reviewer: Reilly Pittman, Development Services Department 

 

3. Site Restoration, Stabilization, Tree Replacement, Parks Coordination:  The plans 

submitted with the clearing and grading permit shall show restoration of all temporary 

disturbance to the site.  The grading plans shall also show how the site will be stabilized 

and designed to await construction of the Meydenbauer Bay Park.  The plans must also 

show replacement of two trees as discussed in this report.  These trees and all other 

elements of this plan shall be chosen and designed in consultation with the Park’s 

department to ensure compatibility between the two projects.   

 

Authority: Land Use Code 20.25E.080.B and G 

Reviewer: Reilly Pittman, Development Services Department 

 

4. Noise Control:  Noise related to construction is exempt from the provisions of BCC 9.18 

between the hours of 7 am to 6 pm Monday through Friday and 9 am to 6 pm on Saturdays, 

except for Federal holidays and as further defined by the Bellevue City Code. Noise 

emanating from construction is prohibited on Sundays or legal holidays unless expanded 

hours of operation are specifically authorized in advance.  Requests for construction hour 

extension must be done in advance with submittal of a construction noise expanded 

exempt hours permit. 

 

Authority:  Bellevue City Code 9.18 

Reviewer: Reilly Pittman, Development Services Department 
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Exhibit 9

Meydenbauer Bay Sewer Line Replacement Project - Comparison Summary

Project Description & Features 2012 2015 2016

Total Linear ft. of Sewer Line
Replaced

1,400’ 1,395’ 1,500’

Linear ft. of Pipe On-Shore-shore 1,300’ 835’ 1,405’

New Sewer Line Installed below
Ordinary High Water (Linear Feet)

100’ 560’ 95’

Connection to Lakeline at the dock Yes, w/ fittings Yes, w/ manhole Yes, w/ manhole

Lift/Pump Station in Park Yes No Yes

Improvements /Rehabilitation of
Grange Pump Station

No Yes No

Existing sewer line below Ordinary
High Water (OHW) removed or
abandoned in-place

None is removed,

630’ abandoned
in-place

All in-lake sewer line is
removed (630’)

400’ is removed and

230’ is abandoned in
the lake

Project Impacts:

Impacts to residential duplexes Bore (Tunnel)
under two
duplexes

Long (250’) Bore (Tunnel)
under one duplex, and
adjacent of one duplex

Short (60’) Bore
(Tunnel) under one
duplex, open trench
around one duplex

Anticipated construction duration in
Lake Washington (below OWH)

2-3 weeks 10 weeks 2-3 weeks

Shoreline Impacts

Length & depth of disturbance below
Ordinary High Water (OHW)

100 LF sewer
installed @ 2’ to

3’ depth

560 LF sewer installed @ 2’
to 5’ depth, 630 LF existing
sewer removed @ 2’ depth,

10’Wx15’Lx10’ deep
receiving pit for trenchless

construction

95 LF sewer installed
@ 2’ to 3’ depth,

400 LF existing sewer
removed @ 2’ depth

Rock bulkhead on Shoreline Impacted No Yes No

Cubic Yards of Cut and Fill
disturbance below Ordinary High
Water (OHW)

40 Cubic Yards 500 Cubic Yards 100 Cubic Yards

Wetland Impacts

Class IV wetlands
Yes – 1,130 Sq ft
of disturbance

Yes – 567 Sq ft of
disturbance

None

Class III wetlands
None Yes – 523 Sq ft of

disturbance
None


