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I. Proposal Description  

The applicant is requesting a Critical Areas Land Use Permit for the removal and 

restoration of steep slope critical area buffer where a row of non-native, evergreen 

shrubs were installed without permission.  Restoration is required to bring this area 

back to preexisting condition.  If any planting is done to enhance the area, it shall be 

with native species. 

 

The Land Use Code (LUC) prescribes a 50-foot critical area buffer from the top a 40% 

slope with a rise of 10 feet or more and a contiguous land area of 1000 square feet or 

more.   

 

 

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

 

A. Site Description 

The undeveloped, site is located at 907 Shoreland Drive SE (King County Parcel 

#5627300095).  The property is irregulary shaped and constrained with two areas of 

steep slope critical area.  One slope is on the northeastern edge of the property and 

the other is on the western third of the property.  Both slopes are in excess of 40% 

slope and have the requisite elevation change and area to be considered critical area 

steep slopes.  The property also abuts Lake Washington on the western edge.  

 

Access to the property is obtained via ingress/egress easement from the neighboring 

property to the south, 905 Shoreland Drive SE.   

 
Figure 1: Property Map 
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B. Zoning 

The property is zoned R-2.5.  The property is also within the Critical Areas Overlay 

District (LUC 20.25H) and the Shoreline Overlay District (LUC 20.25E). 

  

C. Land Use Context 

The surrounding development pattern is that of low density, single-family residential 

development configured to take advantage of private recreational access to Lake 

Washington and southwesterly views.     

 

D. Critical Areas Functions and Values  

 

i. Geologic Hazard Areas 

Geologic hazards pose a threat to the health and safety of citizens when 

commercial, residential, or industrial development is inappropriately sited in areas 

of significant hazard.  Some geologic hazards can be reduced or mitigated by 

engineering, design, or modified construction practices.  When technology cannot 

reduce risks to acceptable levels, building in geologically hazardous areas is best 

avoided (WAC 365-190). 

 

Steep slopes may serve several other functions and possess other values for the 

City and its residents. Several of Bellevue’s remaining large blocks of forest are 

located in steep slope areas, providing habitat for a variety of wildlife species and 

important linkages between habitat areas in the City.  These steep slope areas 

also act as conduits for groundwater, which drains from hillsides to provide a water 

source for the City’s wetlands and stream systems.  Vegetated steep slopes also 

provide a visual amenity in the City, providing a “green” backdrop for urbanized 

areas enhancing property values and buffering urban development. 

 

 

III. Consistency with Land Use Code Requirements: 

 

A. Zoning District Dimensional Requirements: 

The site is located in the R-2.5 zoning district.  No construction or development of the 

property is proposed, so the dimensional standards associated with zoning district are 

not applicable to the proposal. 

 

B. Critical Areas Requirements LUC 20.25H: 

 
Performance Standards for Vegetation Management LUC 20.25H.055 
The applicant has prepared a vegetation management plan that is consistent with the 
standards contained in LUC 20.25H.055.C.3.i.vi.  In the applicant’s plan, contained in 
two submitted documents, Critical Area Report & Narrative Description and Mitigation, 
Restoration, or Enhancement Plan, the applicant describes the existing condition on 
the property and explains the site history leading up to the proposal to manage the 
vegetation on the property.    
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The applicant describes how a single-family residence was constructed on the 
property to south.  As part of this construction, an outdoor patio was constructed that is 
extremely closed to the property line.  The applicant then installed a non-native, 
evergreen hedge along the property line for screening purposes.  Since this non-native 
hedgerow was installed without permission within a critical area buffer, the applicant 
was required to prepare a restoration plan that calls for the removal of hedge and 
restoration of the disturbed area. 
 
The applicant’s short and long-term management objective of the property is to 
maintain it in its current condition and provide separation between the properties.  The 
applicant’s plan is to remove the non-native shrubs, reseed the area with grass ground 
cover, and install to 2 native cedar trees just above the top of the slope on the 
property. 

 

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

 

Performance standards for landslide hazards and steep slopes LUC 20.25H.125 

The applicant desires to construct an 8-foot tall cedar board fence along the property 

line in the critical area buffer.  The land use code does not regulate the construction of 

fences within a steep slope critical area buffer, as long as the fence does not add to 

the risk associated with the stability of the existing slope and does not substantially 

interfere with wildlife access across the site. The applicant has provided a letter of 

analysis from a geotechnical engineer evaluating the proposed fence perpendicular to 

the top of slope and found it to be of no risk to the slope. 

 

 

IV. Public Notice and Comment 

 

Application Date: April 27, 2010 

Public Notice (500 feet):  May 6, 2010 

Minimum Comment Period: May 20, 2010 

 

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

permit bulletin on May 6, 2010. 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. 
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VI. State Environmental Policy Act (SEPA) 

 

The proposal is located outside of the critical area and does not result in the 

movement of more than 500 cubic yards of cut and/or fill.  Therefore, the project is 

categorically exempt from SEPA environmental review per WAC 197-11-800. 

 

 

VII. Changes to proposal as a result of City review 

 

No changes were made to the proposal as a result of City review. 

 

 

VIII. Decision Criteria 

 

A. Critical Areas Land Use Permit Decision Criteria 20.30P.140 

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

areas land use permit if: 

 

1. The proposal obtains all other permits required by the Land Use Code;  

 

Finding:  The proposal is required to obtain a clearing and grading permit due to the 

disturbance of ground within a critical area buffer.  The applicant has applied for 

clearing and grading permit (10-111661 GH).  The conditions of approval associated 

with this land use approval will be applied to the clearing and grading permit. 

 

2. The proposal utilizes to the maximum extent possible the best available 

construction, design and development techniques which result in the least 

impact on the critical area and critical area buffer; 

 

Finding:  The applicant has retained the services of a geotechnical engineer to advise 

them on appropriate measures to ensure the stability of the steep slope critical area is 

maintained.  The recommendations of the applicant’s geotechnical engineer should be 

followed and inspected under the clearing and grading permit. 

 

3. The proposal incorporates the performance standards of Part 20.25H to the 

maximum extent applicable, and ; 

 

Finding:  The performance standards applicable to the proposed use of vegetation 

management have been addressed and are review in section III above. 

 

4. The proposal will be served by adequate public facilities including street, fire 

protection, and utilities; and; 

 

Finding:  The site is currently served by adequate public facilities.  Nothing in the 

proposal will change the need for public facilities. 
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5. The proposal includes a mitigation or restoration plan consistent with the 

requirements of LUC Section 20.25H.210; and  

 

Finding:  The proposal is essentially for the restoration of the area where a row of 

non-native, evergreen shrubs were installed within a steep slope critical area buffer. 

The applicant prepared and submitted a restoration plan consistent with the 

requirements of LUC 20.25H.210.  

 

6. The proposal complies with other applicable requirements of this code. 

 

Finding:  As discussed in Section III of this report, the proposal complies with all other 

applicable requirements of the Land Use Code.  

 

 

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 Development Services Director does hereby approve with conditions 

the proposal to remove and restore an area currently planted with non-native, 

evergreen shrubs within the 50-foot top-of-slope critical area buffer at 907 Shoreland 

Drive SE.  

 

Note- Expiration of Approval: In accordance with LUC 20.30P.150 a Critical Areas 

Land Use Permit automatically expires and is void if the applicant fails to file for a 

Clearing and Grading Permit or other necessary development permits within one year 

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 

Clearing and Grading Code- BCC 23.76 Savina Uzunow, 425-452-7860 

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. Restoration for Areas of Temporary Disturbance:  A restoration plan for all 

areas of temporary disturbance is required to be submitted for review and approval by 

the City of Bellevue prior to the issuance of the Clearing and Grading Permit. The plan 

shall include documentation of existing site conditions and shall identify the restoration 

measures to return the site to its existing conditions per LUC 20.25H.220.H. 

 

Authority:  Land Use Code 20.25H.220.H 

Reviewer:  Kevin LeClair, Land Use 

 

 

2. Rainy Season restrictions: Due to the proximity to steep slope critical area, no 

clearing and grading activity may occur during the rainy season, which is defined as 

November 1 through April 30 without written authorization of the Development 

Services Department.  Should approval be granted for work during the rainy season, 

increased erosion and sedimentation measures, representing the best available 

technology must be implemented prior to beginning or resuming site work. 

 

Authority:  Bellevue City Code 23.76.093.A,  

Reviewer: Savina Uzunow, Clearing and Grading 

 

3. 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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“Vegetation Management Plan” consisting of Critical Area Report and Narrative 

Description; Mitigation, Restoration, or Enhancement Plan and Site Plan B/Site Sketch  
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Geotechnical Engineering Assessment of Proposed Wood Fence  

by Batterman Geotechnical Consulting PLLC 












