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I. Description of Proposal  
 

This application is for reissuance of previously approved preliminary short plat (PSP) 05-
103719-LN, which expired 11/3/06.  The current proposal is duplicative of the original 
under 05-103719-LN: to subdivide an existing 44,291 acre lot into five single family lots.  
The house and shed on site when the original PSP application was approved have been 
removed, and site work under construction permits related to the original PSP has been 
substantially completed.  The property is located within an R-5 zoning district, where the 
minimum lot size is 7,200 square feet (SF).  Following is a list of the lots and their sizes: 
 
Lot 1  7,994 SF  Lot 4 7,336 SF  Access Road    6,424 SF 
Lot 2 7,227 SF  Lot 5 7,681 SF 
Lot 3 7,629 SF 
 

II.   Site Description and Context 
 

The existing residential lot is located along 130th Avenue SE in Factoria.   This 
neighborhood consists of medium density single-family residences, and the site is 
surrounded on all sides by existing single-family development.  The proposed short plat 
will be serviced via the utilities and infrastructure currently serving this block off of 130th 
Avenue SE. 
 

III. Community Input on the Proposal 

 
No written public comments had been received regarding this proposal when it was 
originally approved in 2005.  For this current PSP application, public notice was 
distributed October 1, 2009.  At the time of this staff report, no written public comments 
were received regarding this proposal. 
 

IV. Technical Review 

 

Land Use Review 

 
Early in review of the original PSP application, the Land Use Division requested that the 
required retained vegetative area (RVA) be depicted on the plan set.  The final plan set 
now includes this information on sheet 1 of 1, Tree Retention/Slope Categories plan.  
This non-disturbance area is consolidated along the north property line within lots 3,4 
and 5, and complies with the requirements of Land Use Code section 20.25H.110.D for 
Protected Area/Sensitive Earth Conditions. 
 
During review of the original PSP, the Land Use Division had also recommended 
retention of Trees #7, 8, 15 & 16.  According to the updated Tree Retention/Slope 
Categories plan submitted with this new application 09-122284-LN, the applicant was 
able to retain trees #3, 4, 6, 7, 8, and 12.  Refer to Significant Tree calculations on this 
plan sheet.  As also depicted on this plan, of the 388 diameter inches of existing trees 
inventoried on the project site, a minimum of 58 inches (15%) are required to be 
preserved.  This application proposes preservation of 92 diameter inches. 
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The Land Use Division had conditioned its approval of the original PSP to assure that a 
minimum 10 foot setback would be provided where Lots #1 and #5 face the private 
access road.  This setback is now shown on Sheet 1 of 2, Clearing Grading & Road 
Plan.   
 
Finally, the minimum lot dimensions are required to be a width of 60 feet and a length of 
80 feet, with a minimum 30 feet provided as street frontage.  All of the lots meet the 
minimum dimensional requirements.  Lot 3 is the only lot that just barely meets the 
minimum required 30 foot street frontage, coinciding with its driveway entrance.  All of the 
other lots significantly exceed this frontage requirement. 
 

Utilities Review 
  

The Utilities Department approval of this application is based on the Conceptual site plan 
design only.  This conceptual review of the proposal has no implied approvals of the 
utility engineering design and specifications. The submittal of utility engineering plans 
should be with the Storm Developer Extension Agreement Submittal, submitted prior to 
the construction permits. 
 
Refer to related Conditions of Approval in section VII of this report. 

 

Fire Review 

 
The Fire Department review has no discussion items, but is requiring Conditions of 
Approval in section VII of this report. 
 

Clear & Grade Review 

 
The Clear & Grade Division has no comments or conditions of approval for this application.  
 

Transportation Review 

 

Easements 
The applicant shall provide a 25-foot wide private access easement to serve the 
proposed five lots.  A public utility easement must be provided for any street lighting 
apparatus that will be located outside of the public right of way. 
 

Street Frontage Improvements 
In order to provide safe pedestrian and vehicular access in the vicinity of the site, and to 
provide infrastructure improvements with a consistent and attractive appearance, the 
construction of street frontage improvements is required as a condition of development 
approval. The design of the improvements must conform to the requirements of the 
Americans with Disabilities Act and the Transportation Development Code (BCC 14.60), 
and the provisions of the Transportation Department Design Manual.  Bellevue City Code 
section 14.60.110A states that installation of street frontage improvements is required 
prior to final approval of short subdivisions.  BCC section 14.60.110B states “Complete 
street frontage improvements shall be installed along the entire street frontage of the 
property at the sole cost of the permittee as directed by the Review Engineer.  Street 



Chen Short Plat 
Page 4 of 9 
November 19, 2009 

 

 

                           

frontage improvements may include curb, gutter, sidewalk, storm drainage, street 
lighting, traffic signal equipment, utility installation or relocation, landscaping strip, street 
trees and landscaping irrigation, street widening, and channelization.” 
 
Underlying these code sections are numerous policies and goals adopted by the City 
Council, including the comprehensive plan.  Bellevue policy is to not allow new 
developments unless consistent with the goal to create a balanced transportation system 
having a wide range of travel choices and consistent with the vision of Bellevue as the 
“City in a Park.”  This is carried out by placing conditions on the approval of development 
permits to assure that developers provide frontage improvements as appropriate to meet 
the City’s goals regarding alternative travel choices, appropriate traffic volumes, safety, 
aesthetics, and environmental enhancements.  City policy leads to the creation of a 
higher quality community, thus benefiting developers, who can market developments in 
Bellevue for higher prices. 
 
Under City policy, each site bears the cost of its own frontage improvements.  These 
costs are passed on to the occupants through higher land prices.  Due to being within a 
higher quality community, each site also receives benefits from all the other sites that 
have improved frontages.  If a development were not required to bear the full cost of 
frontage improvements, then completion of those frontage improvements would have to 
be paid for by the City’s taxpayers.  However, the taxpayers already bear the cost of 
frontage improvements where they live and work, so the taxpayers would be double 
charged, while the new developer gets off cheaply in comparison.  Thus, it is equitable 
and roughly proportional for each new developer to bear the full cost of frontage 
improvements for each site.   
 
An examination of frontage improvements and average daily trip generation for some 
other recent residential developments in Bellevue shows that those developments 
provided an average of 11.6 linear feet of half-street improvements per average daily trip. 
 The calculation of daily trips is the net increase in trips based on a seven-day average 
rate from national sources.  The Chen Short Plat is expected to generate a net increase 
of 38.28 average daily trips based on a net increase of four dwelling unit.  The Chen 
short plat is financially responsible for the construction of approximately 165 total linear 
feet of half-street improvements.  On 130th SE, this results in 4.3 linear feet of half street 
improvements per trip.  This is a difference of approximately 62.9% from the 11.6 factor, 
which falls within a reasonable definition of “rough proportionality.”  Therefore, the 
requirement for 165 feet of frontage improvements along 130th SE is appropriate. 
 
The applicant has provided street frontage improvements on 130th SE at the developer’s 
expense (BCC 14.60.110.  Specific improvement requirements included: Type “A” curb 
and gutter, storm drainage, pavement widening and six feet of concrete sidewalk on 
130th SE with asphalt ramps at each end.  
 

Site Access 
Access to the site has been provided via a 20-foot wide paved private road and a 25-foot 
wide private access easement will be provided as part of final short plat process. 
 
Refer to related Conditions of Approval in section VII of this report. 
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V. State Environmental Policy Act 

 
 The environmental review indicates no probability of significant adverse environmental 

impacts occurring as a result of the proposal.  The Environmental Checklist (see project 
file, City Hall Records Office) 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 adequately mitigate expected environmental impacts. Therefore, 
issuance of a Determination of Non-Significance (DNS) is the appropriate threshold 
determination under the State Environmental Policy Act requirements.  

 
 Following is Transportation Department discussion of traffic impacts: 
 

1. Long Term Impacts 
The long-term impacts of development projected to occur in the City by 2020 have been 
addressed in the City’s Transportation Facilities Plan EIS. The impacts of growth which are 
projected to occur within the City by 2020 are evaluated on the roadway network assuming 
that all the transportation improvement projects proposed in the City’s current 
Transportation Facilities Plan are in place. The Transportation Facilities Plan EIS divides 
the City into Transportation Analysis Zones for analysis purposes. The Chen Short Plat lies 
within MMA 13, which has a 2020 total growth projection of 11 single family dwelling units. 
This development proposes five single family dwelling units. Therefore, the volume of 
proposed development is within the assumptions of the Transportation Facilities Plan EIS. 
  
Traffic impact fees are used by the City to fund street improvement projects to alleviate 
traffic congestion caused by the cumulative impacts of development throughout the City. 
Payment of the transportation impact fee, as required by BCC 22.16, contributes to the 
financing of transportation improvement projects in the current adopted Transportation 
Facilities Plan.  Fee payment is required at the time of building permit issuance for 
individual lots.   
 

2. Mid-Range Impacts 
Project impacts anticipated to occur in the next six years are assessed through a 
concurrency analysis. The Traffic Standards Code (BCC 14.10) requires that 
development proposals generating 30 or more p.m. peak hour trips must undergo a 
traffic impact analysis to determine if the concurrency requirements of the State Growth 
Management Act are maintained. For the purpose of the concurrency analysis, the City 
has been divided into 14 Mobility Management Areas. 
 
This development will generate approximately 4 new p.m. peak hour trips, less than the 
30 trips triggering the required concurrency analysis; therefore, a concurrency analysis is 
not required.  
 

3. Short Term Operational Impacts 
City staff analyzed the short term operational impacts of this proposal in order to 
recommend mitigation if necessary.  These impacts included traffic operations conditions 
during the a.m. and p.m. peak hours.  We do not anticipate any adverse operational 
impacts due to the proposed development. 
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VI. Decision Criteria: 
 

Decision Criteria for a Preliminary Short Plat  (LUC 20.45B.130B) 

 

The Director may approve or approve with modifications an application for a 

Preliminary Short Plat if: 
 

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

  

 Finding:  Necessary utilities and access are provided for as indicated on the plat 
map.  The five lots will be served by a new private access road from 130th Avenue 
SE.  Additionally, utilities required to serve the short plat are proposed as part of this 
application.    

 
2. The public interest is served by the short subdivision. 

  

 Finding: The public interest is served by providing housing opportunities while 
ensuring compliance with City Codes. 

 
3. The preliminary short plat appropriately considers the physical characteristics of the 

proposed short subdivision site. 

  

 Finding: The preliminary short plat considers the physical characteristic of the site, 
which includes a retained vegetative area that is restricted from development by the 
Land Use Code.  This area is labeled “Proposed RVA 3,920 SF” on sheet 1 of 1, 
Tree Retention/Slope Categories plan. 

 
4. The proposal complies with all applicable provisions of the Land Use Code (BCC Title 

20), the Utility Code (BCC Title 24), and the City of Bellevue Development Standards. 

 

 Finding:  The proposal complies with applicable Land Use Code requirements, the 
Utility Code and the Bellevue Development Standards, including the following: 

  
 A. Dimensional Requirements: The site is currently zoned single family R-5 which 

has a minimum lot size requirement of 7,200 square feet.  The dimensional 
requirements for R-5 zoning include: 

 
 1. 20' front yard setback 
 2. 20' rear yard setback 
 3. 5' side yard setback with combined side yard setback of 15' 
 4. 30' maximum building height 
 5. 40% lot coverage by structures 
 

All of the lots meet the City of Bellevue Land Use Code requirements, including the 
R-5 dimensional requirements.   
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B. Tree Preservation: The tree preservation requirements under LUC Section 
20.20.520 to save at least 15 percent of significant trees on the site will be met as 
depicted on the attached plan set.   

 
5. The proposal is in accord with the Comprehensive Plan. 
 

 Finding: The site is located within the Factoria Subarea of the Comprehensive Plan, 
which speaks to ensuring that the development of remaining vacant land is 
compatible with surrounding uses (Policy S-FA-4). 

 
6. Each lot in the proposal can reasonably be developed in conformance with current 

Land Use Code requirements without requiring a variance. 
 

 Finding:  The proposed lots exceed the minimum standards for lot width, depth and 
lot area for the zoning district.  Additionally, no environmental factors inhibit 
development of the property. 

 
7. All necessary utilities, streets or access, drainage and improvements are planned to 

accommodate the potential use of the entire property. 
 

 Finding:  The short plat will be served by connecting to existing utilities accessed 
from 130th Avenue SE.   

 

VI. Conclusion and Decision: 
 

After conducting the various administrative reviews associated with this proposal, 
including applicable Land Use consistency, SEPA, City Code, and standard compliance 

reviews, the Director of Development Services does hereby approve the subject 

Preliminary Short Plat with conditions.   
 

This approval automatically expires and is void if the applicant fails to file for approval of 
the final short plat within one year of the effective date of approval unless the applicant 
files for an extension at least 30 days prior to the expiration and the extension is granted 
pursuant to LUC 20.45B.150 and .160. 

 

VII. Conditions of Approval: 

 

A. The following conditions must be complied with prior to approval of the Final 

Short Plat: 
  

1. Home Size: The size of the home built without automatic fire sprinklers will depend on 
the available fire flow in the street water main. 

 Authority: International Fire Code, Appendix B 
 Reviewer: Adrian Jones, Fire Department 
 
2.   Access Road: The 20 foot wide, access road must be paved and be capable of 

supporting fire apparatus with a gross weight of 64,000 lbs. (rear axle=48,000 lbs and  
front axle=19,000 lbs). Detention vaults and pipes in the roadway shall support the 
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weight of the ladder truck outrigger which is 45,000 lbs over an 18 inch square. 
 Authority: Development Services Information sheet B-1– Structural Slab Design Loading 

 Reviewer: Adrian Jones, Fire Department 
 

 3.   Demolition: Demolition shall conform to the requirements of International Fire Code Ch 14. 
 Authority: International Fire Code, Chapter 14 

 Reviewer: Adrian Jones, Fire Department 
 
4. Developer Extension Agreement: A Storm Drainage Developer Extension Agreement 

is required for the engineering review and inspection of the storm drainage 
improvements including the private and public runoff control and treatment systems 
per Utility Storm Code 24.06.120 C. 

 Authority: Storm Drainage Utility Code 24.06.130 Engineering and design requirements 
 Reviewer: Mark Dewey, Utilities 
 
5. Water Quality: Runoff control and water quality treatment for conventional pollutants 

and nutrient loading shall be implemented as required by Sections 24.06.130(A) and 
24.06.130(G) of the Storm and Surface Water Utility Code.  

 Authority: Storm Drainage Utility Code 24.06.130  
 Reviewer: Mark Dewey, Utilities 
 
6. Joint Use Sewer: The developed lots shall sewer via a private, joint use side sewer, 

whether 6” or 8”.  The Side Sewer Joint Use Easement and Maintenance 
Agreements will be reviewed by the Utility, and recorded on the Final Plat document. 

 Authority: Storm Drainage Utility Code 24.06.160 
 Reviewer: Mark Dewey, Utilities 
 
7. Street Frontage Improvement: The applicant has completed the required frontage 

improvements on 130th SE.  These improvements include: Type “A” curb and gutter, 
storm drainage, pavement widening and six feet of concrete sidewalk on 130 th SE with 
asphalt ramps at each end.  The remaining item is To establish mailbox locations the 
applicant will coordinate with the Station Master or Postmaster at the nearest post office. 
 Mailbox locations approved by the US Postal Service should be shown on the approved 
set of drawings.  See Section 17 of the Development manual for exact specifications 
concerning mailboxes.  In addition, cite detail DEV-11 for the mailbox stand. 

 Authority: Bellevue City Code14.60.100, 110, 130, 150, 170, 190, 210, 240, 241; 
Transportation Department Design Manual Sections 3, 4, 5, 7, 11, 14, 19. 
Reviewer: Abdy Farid, Transportation Department 

 
8. Pavement Restoration: Pavement restoration associated with street frontage 

improvements or to repair damaged street surfaces shall be provided as follows: 
 

 a) 130th SE:  This street was recently overlaid and a five-year no-street cut 
moratorium is currently in effect. Should street cuts prove unavoidable or if the street 
surface is damaged in the construction process, a half-street or full-street (depending 
on the extent of street cuts or damage) grind and overlay will be required. 

 Authority:  BCC 14.60. 250; Design Manual Design Standard #21 
 Reviewer: Jon Regalia, Transportation Department 
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VIII. List of Attachments: 

 
Aerial Map 
Close-up Aerial View 
Zoning Map 
Project Plan Set 



Aerial Map 
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Project Site 



Close-Up Aerial View 
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