
City of 

Bellevue                               MEMORANDUM 
 

 
DATE:  January 25, 2012 
 
TO:  Chair Turner and Members of the Planning Commission 
 
FROM:  Carol Helland, Land Use Director 452-2724 
  Shoreline Update Team 
  Development Services Department 
 
RE:  Deliberations Regarding the Draft Shoreline Master Program Update –  
  Nonresidential Sections of the Public Hearing Draft SMP 
 

 
At the January 11, 2012, meeting the Planning Commission directed a change to the 
Shoreline Master Program update process to separate the review of the residential and 
non-residential sections as a means to facilitate consideration of smaller components 
and identification of those sections that require more in-depth review. 
 
The Commission elected to review the non-residential portions of the draft SMP Update 
at the upcoming meeting with the intent of making determinations as to whether 
sections are generally appropriate as drafted, need minor editing, or need substantive 
rewriting or removal. It is the staff understanding that the intent of the review at this 
stage is not to edit the sections, but to mark sections that need additional review.  In 
order to support the Planning Commission work, an annotated Table of Contents for the 
Public Hearing Draft SMP that highlights the non-residential sections of the draft has 
been prepared.  Refer to Attachment A.  A copy of the SMP Submittal Checklist that 
was developed by the Department of Ecology to assist jurisdictions in complying with 
the SMP approval/amendment procedures has also been included for Planning 
Commission reference.  Refer to Attachment B.   
 
The Shoreline Update Team would like to ask the Planning Commission members to 
bring their copies of the Public Hearing Draft SMP that was released for the May 25, 
2011 public hearing, and the comments document that was assembled after the 
hearing.  The Public Hearing Draft SMP includes the most recent version of the non-
residential sections of the draft SMP.  At the request of Chair Turner, copies of the 
Shoreline Overlay District (Land Use Code Part 20.25E) in effect prior to the 2006 
Critical Areas Update is attached to these packet materials as well.  Refer to 
Attachment C.  These documents together provide a common starting place for 
discussion regarding how to move non-residential sections of the SMP Update process 
forward to completion.   
 
We look forward to seeing you on January 25th. 
 
 



 
 
Attachment A: Annotated SMP Table of Contents – Nonresidential Sections 

Highlighted 
Attachment B: Department of Ecology Submittal Checklist 
Attachment C: Pre-Critical Areas Update Shoreline Overlay District (Part 20.25E) 
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Shoreline Element of the Comprehensive Plan   
Public Hearing Draft Policies  

 

Shoreline District Overlay – Part 20.25E.LUC 

I. AUTHORITY  
20.25E.010 General  

 A. Authority 

 B. Shoreline Master Program Elements 

 C. Scope 

 D. Environment Designations (Shoreline Use Districts) 

E. Shoreline Environment Designation Map 

F. Shorelines of Statewide Significance 

   

II. USES  

20.25E.020 Shoreline Uses  

 A. Shoreline Use Preferences  

 B. Applicability of the Use Charts 

 C. Use Chart Interpretation 

 D. Prohibited Uses in Shoreline Jurisdiction 

  

20.25E.030 Shoreline Use Charts  

 

20.25E.040  Nonconforming Shoreline Conditions  

 A. Purpose 

B. Types of Nonconforming Shoreline Conditions 

C. Applicability 

D. Documentation 

E. Regulations and Thresholds Applicable to All Existing Conditions 

F. Regulations Applicable to Nonconforming Shoreline Uses 

G. Regulations Applicable to Nonconforming Shoreline Development 

  

III.   DEVELOPMENT REGULATIONS 

20.25E.050  Dimensional Requirements 

 A. General (includes chart) 

 B. Shoreline Setbacks – General 

 C. Shoreline Impervious Surfaces 

 D. Maximum Building Height in the Shoreline 

 

 

Comment [ch1]: Policies address both 
nonresidential and residential uses and 
development.   

Comment [ch2]: This section addresses both 
nonresidential and residential uses and 
development, but is intended to orient a code 
user to the statutory authority and organization 
of the SMP.  As a result, the Planning 
Commission may wish to include this section in 
its review of nonresidential provisions.   

Comment [ch3]: The “Shoreline Residential” 
and “Shoreline Residential Canal” sections of 
this code are specific to residential uses and 
development and the Planning Commission 
may wish to defer its review of the residential 
specific paragraphs. 

Comment [ch4]: This section addresses both 
nonresidential and residential uses and 
development.   

Comment [ch5]: This section addresses both 
nonresidential and residential uses and 
describes the associated permit/approval 
process.   

Comment [ch6]: This section applies 
exclusively to nonresidential development.  
Refer to Draft Section 20.25E.040.C.1.  

Comment [ch7]: This section addresses both 
nonresidential and residential uses and 
development.   
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20.25E.060 General Requirements Applicable to All Shoreline Development and Uses 

A. Applicability 

B. No Net Loss of Ecological Function 

C. Technical Feasibility Analysis 

D. Mitigation Sequencing 

E. Requirements Applicable to Development and Uses in the Shoreline Jurisdiction 

F. Archaeological and Historic Resources 

G. Critical Areas in Shoreline Jurisdiction (reference to CAO) 

H. Accessory Parking, Loading Space and Maintenance Access 

I. Public Access 

J. Signage in the Shoreline 

K. Vegetation Conservation 

L. Water Quality, Stormwater, and Nonpoint Pollution 

 

20.25E.065 Residential Shoreline Regulations  

A. Purpose 

B. General Requirements Applicable to all Residential Development 

C. Shoreline Dimensional Requirements for SR and SRC Environments 

D. Residential Impervious Surfaces 

E. Residential Structure Setback 

F. Landscape Development 

G. Vegetation Conservation 

H. Shoreline Stabilization 

I. Residential Moorage 

J. Nonconforming Single Family Development 

 

20.25E. 070 Specific Use Regulations  

 A. Purpose  

 B. Aquaculture 

 C. Recreation 

 D. Transportation  

 E. Utilities  

 

20.25E.080 Shoreline Modifications   

 A. Applicability 

 B. Breakwaters, Jetties, and Groins  

 C. Clearing, Grading and Fill 

 D. Dredging and Disposal  

 E. Non-Residential Moorage Facilities, Boat Ramps and Launches 

 F. Shoreline Stabilization  

Comment [ch8]: This section addresses both 
nonresidential and residential uses and 
development.  The Planning Commission 
reviewed this section of the draft and provided 
direction to staff on September 14

th
 and 28

th
, 

2011.  Staff will include this direction when a 
revised draft is prepared at the culmination of 
Planning Commission review of the entire Draft 
SMP. 

Comment [ch9]: This section was prepared to 
address only residential uses and development. 

Comment [ch10]: This section addresses the 
listed nonresidential uses.   

Comment [ch11]: This section addresses 
shoreline development that may be undertaken 
by residential property owners.   
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IV. PROCEDURES  

 

20.25E.100 Review and Appeal Procedures 

 A. Purpose and Scope 

 B. Framework for Decisions 

C.  General Provisions Applicable to all Shoreline Project Decisions 

 D. Notice Procedures Applicable to Shoreline Project Decisions 

 

20.25E.110 Shoreline Process I – Quasi Judicial Decisions 

 A. Process Described 

 B. Public Meetings 

 C. Director’s Recommendation on a Process I Application 

 D. Notice of Recommendation, SEPA Determination, and Hearing Examiner Hearing 

 E. Hearing Examiner Public Hearing 

F. Hearing Examiner Decisions on Process I Applications 

G. Appeal of Hearing Examiner Shoreline Process I Decision to City Council 

 

20.25E.120 Shoreline Process II – Administrative Decisions 

 A. Process Described 

 B. Public Meetings 

 C. Special Timing Requirement for Issuance of Certain SSDPs 

 D. Director’s Shoreline Process II Decision 

 E. Notice of Shoreline Process II Decision 

 F. Appeal of Director’s Shoreline Process II Decision 

 

20.25E.130 Shoreline Process III – Ministerial Decisions 

 A. Process Described 

 B. Appeal of Director’s Shoreline Process III Decision 

 

20.25E.140 Legislative Non-Project Actions 

 A. Process  

 B. Appeal of the City Council Decision 

  

V. PERMITS AND DECISIONS  

 

20.25E.150 Shoreline Project Permits 

 A. Scope  

 B. Applicability 

 C. Review Criteria for all Shoreline Applications 

Comment [ch12]: This part of the draft SMP 
regulations address process.  It is applicable to 
both nonresidential and residential decisions.  
The intent of this section was to meet the SMP 
process mandates in a manner that is fully 
integrated into the code.  The result is a longer 
document, but code users are not forced to 
reference out to the state statutes and 
guidelines for process information.  This section 
is modeled after the procedural sections found 
under Land Use Code Chapter 20.35.   

Comment [ch13]: This part of the draft SMP 
regulations addresses both nonresidential and 
residential permits and approvals.  The intent of 
this section was to provide clarity regarding the 
permit process types that are required by the 
Land Use Charts.  The result is a longer 
document, but code users are not forced to 
reference out to general sections of the Land 
Use Code and translate to the shoreline  
context.  This section is modeled after the 
permits and decisions sections found under 
Land Use Code Chapter 20.30. 
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 D. Filing Permit with Ecology/Attorney General – Content Required 

 E. Revisions to Issued Shoreline Process I and II Permits and Approvals 

 

20.25E.160 Shoreline Substantial Development Permits 

 A. Substantial Development Permit Required 

 B. Applicability 

 C. Purpose 

 D. Decision Criteria 

 E. Special Shoreline Report 

 F. Effective Date 

 G. Commencement of Activity 

 

20.25E.170 Exemptions from Shoreline Substantial Development Permits 

 A. Purpose  

B. Letter of Exemption Required 

 C. Letter of Exemption from the SSDP Requirements – Projects and Activities Described 

 D. Application and Interpretation of Exemptions 

 E. Effective Date 

 F. Commencement of Activity 

 

20.25E.180 Shoreline Conditional Use Permit 

 A. Scope 

B. Applicability 

 C. Purpose 

 D. Limitation on Filing 

 E. Decision Criteria 

F. Effective Date 

G. Appeals of Department of Ecology Final Decisions 

H. Commencement of Activity 

I. Revisions to an Approved Shoreline Conditional Use Permit 

J. Merger with Binding Site Plan 

K. Periodic Review 

L. Modification/Revocation 

 

20.25E.190 Shoreline Variance 

 A. Scope 

 B. Applicability 

 C. Purpose 

 D. Limitation on Filing 

 E. Decision Criteria 
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 F. Effective Date 

 G. Appeals of Department of Ecology Final Decisions 

 H. Commencement of Activity 

 

20.25E.200 Amendments to the Text of the Shoreline Master Program 

 A. Scope  

B. Applicability 

 C. Purpose 

 D. Who May Initiate 

E. Applicable Procedure 

F. Decision Criteria 

G. Effective Date 

 

VI. ADMINISTRATION AND ENFORCEMENT  

 

20.25E.250 Administration 

 A. Purpose 

B. Applicability 

 C. Administrative Provisions Specific to the Shoreline Master Program 

 

20.25E.260 Enforcement 

  

20.25E.270  Interpretation 

 A. Rules of Statutory Construction 

 B. Requests for Written Interpretation 

 

20.25E.280 Definitions Specific to the Shorelines Overlay 

 

Comment [ch14]: This part of the draft SMP 
regulations addresses both nonresidential and 
residential permits and approvals.  The intent of 
this section was to provide clarity regarding 
code administrative and enforcement.  The 
result is a longer document, but code users are 
not forced to reference out to general sections 
of the Land Use Code and translate to the 
shoreline  context.  This section is modeled 
after the administrative and enforcement 
sections found under Land Use Code Chapter 
20.40 and definitions section that is included in 
Land Use Code Chapter 20.50 
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