




 
 City of Bellevue 
 Development Services Department 
  P.O. Box 90012, Bellevue, WA 98009-9012 
 (425) 452-6800   Fax (425) 452-5225 

Shoreline Management Act of 1971 
Permit for Shoreline Management Substantial 

Development  
Conditional Use and/or Variance 

 
Application No. 09-114293-WG  Date Received June 3, 2009 
 
 X Approved / Date July 30, 2009 
  Denied / Date  
Type of Action: 
 
X  Substantial Development Permit 
  Conditional Use Permit 
  Variance Permit 
 
Pursuant to Chapter 90.58 RCW, a permit is hereby granted to: James Mackey 
 
To install a boat lift next to an existing pier 

 
 
 
upon the following property:  1408 West Lake Sammamish Parkway 
 
within Lake Sammamish 
and/or its associated wetlands.  The project will   be located  within Shorelines of Statewide 
Significance (RCW 90.58.030).  The project will be located within a Shoreline Overlay District  
designation.  The following master program provisions are applicable to this development: 
 
• Land Use Code(LUC) Section 20.25E.080(B)General Regulations Applicable to all Land Use Districts & Activities: 
• LUC Section 20.25E.080 (N) Moorage Regulations;  
• LUC Section 20.30R.155 Shoreline Substantial Development Permit; and 
• Bellevue Comprehensive Plan, Shoreline Management Program Element, Policy SH-13 and SH-50 
 
 
Development pursuant to this permit shall be undertaken in accordance with the following  terms and conditions: 

 
 

Conditions of Approval (Land Use Division) 
 

The following conditions are imposed under the Bellevue City Code or SEPA authority referenced: 
 
1. Mitigation Planting for Installation of Permanent Boat Lift:  Shoreline mitigation planting on at 
1408 West Lake Sammamish Parkway SE shall be undertaken within the 25 foot shoreline critical area buffer 
to mitigate for the impacts associated with the installation of the boat lift.  The mitigation planting shall, at a 
minimum contain the following plants and quantities:  
 
1) Shore Pine (Pinus Contorta)  Quantity: 1 Size: 4-6’ tall 
 
Authority:  Land Use Code 20.25E.080.N.1.b.vi(3) 
Reviewer:  Kevin LeClair, Land Use 
 
2. In-Water Work Window:  To mitigate adverse impacts to the fisheries resources, in-water 
construction shall occur during the period of July 16th through September 30th, unless otherwise determined 
by the Hydraulics Project Approval issued by the Washington State Department of Fish and Wildlife. 
 
Authority:   Land Use Code 20.25H.160, Comprehensive Plan Policy EN-26 and Shoreline Master 
Program Policies SH-13 
Reviewer: Kevin LeClair, Land Use 
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I. Proposal Description  

The applicant requests a Shoreline Substantial Development Permit for the installation 
of a boat lift next to an existing pier on Lake Sammamish. 
 
Land Use Code (LUC) 20.25E.040 requires a Shoreline Substantial Development 
Permit for all development within the Shoreline Overlay District that is not exempt from 
permits as noted in LUC 20.25E.050.  Since the proposed boatlift is valued at 
approximately $7,600, it exceeds the $5,718 maximum threshold for development that 
is exempt from a Shoreline Substantial Development Permit.   
 
The standards of the Shoreline Overlay District allow for the installation of a single 
boatlift per residential property provided that the applicant demonstrates compliance 
with the development standards contained in LUC 20.25E.080 and the decision criteria 
for a Shoreline Substantial Development Permit contained in LUC 20.30R.  No critical 
areas report is required.   
 
 

II. Site Description, Zoning, Land Use and Critical Areas 
 
A. Site Description 

The property is a flag-shaped lot located at 1408 West Lake Sammamish Parkway.  
The property contains a single-family residence with water access via an 
approximately 20 foot wide narrow finger of property that slopes down to the water’s 
edge.  The property contains and existing pier that is 75 feet long and 4 feet wide, with 
the exception of the eastern 20 feet, which is 6 feet wide.  The proposed boat lift is 
planned to go on the north side of the 6 foot wide portion. 
 
 

 

B. Zoning 
The property is zoned R-3.5.  The property is also in the Shoreline Overlay District and 
the Critical Areas Overlay District.  The proposed use is permitted with a Shoreline 
Substantial Development Permit. 
 

C. Land Use Context 
The property is in a single-family residential use surrounding by similar single-family 
residential uses.  The neighborhood context is that of a lakeside neighborhood with 
residential docks at essentially every waterfront property.  Water access, recreation 
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and views are valued highly by the property owners. 
 

D. Critical Areas Functions and Values  
 
i. Shorelines 
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 of coupled aquatic and riparian habitats.  Hence, 
it is important to have an ecosystem approach which incorporates an 
understanding of shoreline functions and values.   
 
 

III. Consistency with Land Use Code Requirements: 
 

A. Zoning District Dimensional Requirements: 
The site is located in the R-3.5 land use zoning district.  The proposal is for the 
installation of a boat lift on the north side of the existing pier.  Therefore, the general 
dimensional standards contained in LUC 20.20.010 do not apply.  Instead, the 
development standards pertaining to development in the Shoreline Overlay District 
contained in LUC 20.25E are applicable.  The discussion below describes how the 
proposal complies with the applicable standards.   

 
B. Consistency with Land Use Code Critical Areas Performance Standards: 

 
Shoreline Performance Standards LUC 20.25E.080 
The following section includes a discussion of how the proposed development 
complies with the applicable shoreline performance standards. 
 
The Bellevue Shoreline Master Program places a priority on residential use and water-
dependent recreation.  The installation of a boat lift for use by a single-family 
residential property is consistent with the goals and policies of the Shoreline Master 
Program. 
 
In order to mitigate the impacts of the expanded moorage facilities, the applicant shall 
plant a mixture of emergent vegetation and a buffer of vegetation a minimum of 10 feet 
wide along the entire length of the lot immediately landward of ordinary high water 
mark.  Planting shall consist of native shrubs and trees and, when possible, emergent 
vegetation. The planting plan shall included at least one native willow species. The 
planting shall be monitored for a period of five years consistent with a monitoring plan 
approved pursuant to LUC 20.25H.210.  This requirement is not intended to prevent 
reasonable access through the shoreline critical area buffer to the shoreline, or to 
prevent beach use of the shoreline critical area.  See conditions of approval in Section 
X for further details.  
 
No private moorage or other structure waterward of the ordinary high water mark, 
including structures attached thereto, shall be closer than 12 feet to any adjacent 
property line except when a mutual agreement of adjoining property owners is 
recorded with the King County Records and Elections Division and the Bellevue City 
Clerk.  The exception to this requirement is a boat lift or portion of a boat lift which 
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does not exceed 30 inches in height measured from ordinary high water mark.  The 
proposed boat lift is specified not to exceed 30 inches above the ordinary high water 
mark. 
 
The installation of one ground-based or floating watercraft lift without a canopy, per 
adjacent upland property and the placement of no more than two cubic yards of fill to 
anchor the lift is permitted by the standards.  The following conditions shall apply to the 
fill required to anchor the boat lift. 

i. The fill must be clean. 
ii. The fill must consist of rock or pre-cast concrete blocks. 
iii. The fill must only be used to anchor the watercraft lift. 
iv. The minimum amount of fill must be utilized to anchor the watercraft lift. 

See conditions of approval in Section X. 
 
 

IV. Public Notice and Comment 
 
Application Date: June 3, 2009 
Public Notice (500 feet):  June 25, 2009 
Minimum Comment Period: July 27, 2009 
 
The Notice of Application for this project was published in the City of Bellevue weekly 
permit bulletin on June 25, 2009. It was mailed to property owners within 500 feet of 
the project site.  No comments have been received from the public as of the writing of 
this staff report.  
 
 

V. Summary of Technical Reviews 
 
Clearing and Grading: 
The Clearing and Grading Division of the Development Services Department has 
reviewed the proposed development for compliance with Clearing and Grading codes 
and standards.  The Clearing and Grading staff found no issues with the proposed 
development. 
 
Utilities 
The Utilities Department’s Development Review Division has reviewed the proposed 
development for compliance with Bellevue Utilities’ codes and standards.  The Utilities 
Development Review staff found no issues with the proposed development. 
 
 

VI. 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.  
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A. Earth and Water 

The proposed project is to occur on land entirely covered by the water of Lake 
Sammamish.  The installation of a boat lift is expected to cause very little temporary 
disturbance of the lake bed sediments.  These sediments are expected to settle back 
to the bottom within a very short time following the installation of the boat lift.  The 
applicant will disturb some surface soil associated with the installation of native 
plantings both above and below the ordinary high water mark.  The applicant is 
required adhere to City of Bellevue Environmental Best Management Practices 
regarding the use of pesticides, insecticides, and fertilizers to avoid impacts to water 
resources.  See Section X for a related condition of approval. 
 

B. Animals 
The project site is on lands wholly covered by the water of Lake Sammamish.  The 
lake is known habitat for numerous fish species, including Chinook (Oncorhynchus 
tshawytscha) and Coho (O. kisutch) salmon. 
 
Boat lifts and moored boats may provide cover, shade, and focal points for exotic 
predators of juvenile chinook and Coho salmon such as smallmouth bass (Micropterus 
dolomieui) and largemouth bass (M. salmoides).  Shading from moored boats may 
reduce the abundance of prey organisms available to juvenile chinook and coho 
salmon, and to forage fish of bull trout (Salvelinus confluentus) by reducing aquatic 
vegetation and phytoplankton abundance. Any reduction in aquatic vegetation may 
also reduce complex refuge habitat.  The temporary turbidity associated with 
construction may reduce water quality to the detriment of chinook and coho salmon, 
bull trout, and forage fish of bull trout. 
 

C. Plants 
The proposed project is not expected to remove or modify any vegetation.  The 
applicant is required to mitigate for the installation of the boat lift by planting native 
plant species to the beach area. See Section X for related conditions of approval. 
 

D. Noise 
The proposed project is not expected to generate any noise disturbance.  The site is 
adjacent to single-family residences 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 X for a related 
condition of approval. 
 
 

VII. Changes to proposal as a result of City review 
There changes to the proposal as a result of City review include the addition of 
conditions of approval associated with the shoreline plantings and specification of fill 
material required to anchor the boatlift to the lake bed. 
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VIII. Decision Criteria 
 

A. Shoreline Substantial Development Permit - General Criteria LUC 20.30R.155 
The Director of Planning and Community Development 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; and 
 
Finding:  The attached site plan along with the modifications enumerated in the 
conditions of approval demonstrate that the applicant has complied with the applicable 
performance standards required to merit approval with modifications of the Shoreline 
Substantial Development Permit. 
 
2. The applicant has demonstrated that the proposal complies with the 
applicable decision criteria of the Bellevue City Code; and 
 
Finding:  The attached site plan, along with the modifications enumerated in the 
conditions of approval, demonstrate that the applicant has complied with the applicable 
decision criteria of the Shoreline Substantial Development Permit. 
 
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. 
 
Finding:  The applicant has demonstrated that the proposal is consistent with the 
policies and procedures of the Shoreline Management Act and Bellevue’s Shoreline 
Master Program.  The installation of a boat lift for residential use is consistent with the 
priority placed on residential development and water dependent uses contained in the 
Act and the Master Program.  
 
 

IX. Conclusion and Decision 
After conducting the various administrative reviews associated with this proposal, 
including Land Use Code consistency, SEPA, City Code and Standard compliance 
reviews, the Director of Planning and Community Development does hereby approve 
with conditions the proposal to install a boat lift adjacent to an existing pier in Lake 
Sammamish at 1408 West Lake Sammamish Parkway SE. 
 
Note- Expiration of Approval: In accordance with LUC 20.30R.150 a Shoreline 
Substantial Development Permit automatically expires and is void if the applicant fails 
to file for a Building Permit or other necessary development permits within two years of 
the effective date of the approval.   
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X. Conditions of Approval 

 
The applicant shall comply with all applicable Bellevue City Codes and 
Ordinances including but not limited to: 
 
Applicable Ordinances Contact Person 
Land Use Code- BCC 20.25H Kevin LeClair, 425-452-2928 
Noise Control- BCC 9.18 Kevin LeClair, 425-452-2928 

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

 
1. Mitigation Planting for Installation of Permanent Boat Lift:  Shoreline mitigation 
planting on at 1408 West Lake Sammamish Parkway SE shall be undertaken within 
the 25 foot shoreline critical area buffer to mitigate for the impacts associated with the 
installation of the boat lift.  The mitigation planting shall, at a minimum contain the 
following plants and quantities:  
 

1) Shore Pine (Pinus Contorta)  Quantity: 1 Size: 4-6’ tall 
 

Authority:  Land Use Code 20.25E.080.N.1.b.vi(3) 
Reviewer:  Kevin LeClair, Land Use 
 
2. In-Water Work Window:  To mitigate adverse impacts to the fisheries resources, 
in-water construction shall occur during the period of July 16th through September 
30th, unless otherwise determined by the Hydraulics Project Approval issued by the 
Washington State Department of Fish and Wildlife. 
 
Authority:   Land Use Code 20.25H.160, Comprehensive Plan Policy EN-26 and 

Shoreline Master Program Policies SH-13 
Reviewer: Kevin LeClair, Land Use 
 
3. Pesticides, Insecticides, and Fertilizers: Any use of pesticides, insecticides, and 
fertilizers shall be in accordance with the City of Bellevue’s “Environmental Best 
Management Practices”. 
 
Authority: Land Use Code 20.25H.220.H 
Reviewer: Kevin LeClair, Land Use 
 
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: Kevin LeClair, Land Use 
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5. Obtain All Other Applicable State and/or Federal Permits:  Before work can be 
allowed to proceed, all required federal and state permits and approvals must be 
received by the applicant prior to the commencement of any work. A copy of the 
approved Section 10 permit issued by the Army Corps of Engineer and the approved 
Hydraulic Project Approval (HPA) issued by the Washington State Department of Fish 
and Wildlife shall be submitted to the City of Bellevue, prior to construction. 
 
Authority:   Land Use Code 20.25E.080.B.1 
Reviewer:  Kevin LeClair, Land Use 
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DEPARTMENT OF PLANNING AND COMMUNITY DEVELOPMENT 
ENVIRONMENTAL COORDINATOR 
450 110th Ave NE., P.O. BOX 90012 
BELLEVUE, WA 98009-9012 
 
 

 
 OPTIONAL DETERMINATION OF NON-SIGNIFICANCE (DNS) NOTICE MATERIALS 
 
 
The attached materials are being sent to you pursuant to the requirements for the Optional DNS 

Process (WAC 197-11-355).  A DNS on the attached proposal is likely.  This may be the only 

opportunity to comment on environmental impacts of the proposal.  Mitigation measures from 

standard codes will apply.  Project review may require mitigation regardless of whether an EIS is 

prepared.   A copy of the subsequent threshold determination for this proposal may be obtained upon 

request. 

 

File No.     09-114293-WG 
 
Project Name/Address:  Mackey Boat Lift 
     1408 West Lake Sammamish Parkway SE 
 
Planner:    Kevin LeClair 
   
Phone Number:    425-452-2928 
 
 
Minimum Comment Period:  July 27, 2009 
 
 
Materials included in this Notice: 
 

 Blue Bulletin 
 Checklist 
 Vicinity Map 
 Plans 
 Other:   
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