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I. REQUEST and REVIEW PROCESS

A. Request

Puget Sound Energy (PSE) requests Administrative Conditional Use Permit approval to

collocate a second 115k volt transmission line in an existing transmission corridor along

NE 24th and Bel-Red Road between 156th Avenue NE and the Ardmore Substation. The

second transmission line is meant to improve PSE system reliability, flexibility, and

capacity by looping transmission to the new Ardmore substation serving the surrounding

area. Three existing 65-foot tall wooden poles are proposed to be replaced with three

steel poles that range from 85 feet to 100 feet tall. A fourth existing wooden pole

(identified on Figure 1 as the number 2 and located north of NE 24th Street) will be

removed and not replaced. This approval adopts by reference a SEPA Determination of

Non-Significance issued under City of Redmond file L100422 for the Ardmore Substation

and associated improvements, including this action, per WAC 197-11-630. This SEPA

reviewed the impacts from the proposed transmission line and new poles proposed in

this application. See Figure 1 for pole locations.

Figure 1

B. Review Process

Administrative Conditional Use Permits are a Process II decision by the Director.

Appeals of a Process II decision are heard and decided by the Hearing Examiner.

II. SITE CONTEXT and DESCRIPTION

A. Site Context

The site is within the Bel-Red subarea on the east side of Bel-Red Rd. The west side of

the street is within City of Redmond jurisdiction and is part of the Overlake Village zoning

district. The Ardmore substation which is related to this transmission line project is west

of Bel-Red Road and within Redmond. The project corridor begins within the City of

Bellevue at Bel-Red Road and runs along NE 24th Street and ends at 156th Avenue NE.
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B. Site Description

The transmission pole replacement will take place primarily on the property at 2261 156th

Avenue NE which is currently under construction to create a Walgreens tenant in the

building. One pole is being replaced on the south east corner of 156th Avenue NE and

NE 24th Street which is property owned by Unigard (QBE). The site is zoned Bel-Red

Residential/Commercial Node 3 and Office. The existing transmission poles are located

at the edge of the existing right of way which is planned for future widening. As a result

of the wider proposed right of way the replacement poles are located further onto the

private property. See Figure 2 for a site aerial view.

Figure 2

III. CONSISTENCY WITH LAND USE CODE/ ZONING REQUIREMENTS

A. General Provisions of the Land Use Code

1. Proposed Use(s)

Electrical Utility Facilities are permitted in the Bel-Red RC-3 zone through the

Administrative Conditional Use process as described in LUC 20.20.255. The project

location is not a sensitive site as found on the Utilities Element of the Comprehensive

Plan (Figure UT.5a) and is required to obtain approval of an Administrative Conditional

Use Permit.

2. Conformance with LUC 20.20.255.F – Height Limitations

For all electrical utility facility shall comply components, including

transmission lines, the City may approve a requested to exceed the height limit
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for the underlying land use district if the applicant demonstrates the following.

a. The requested increase is the minimum necessary for the effective

functioning of the electrical utility facility; and

The requested increase is the minimum necessary. The requested additional

height is necessary based on the clearance and safety requirements in the

National Electrical Safety Code, the need to limit the easement area on private

property, and accommodate future widening of NE 24th Street planned by the City

of Bellevue. In addition, the proposed new transmission line is collocated with an

existing line on the same poles. The proposed poles are 100 feet but are able to

carry more than one transmission line resulting in the need to have fewer poles.

The taller poles also allow a smaller easement area on the ground as the lines

are stacked vertically on the pole. The location of the poles means that the

future road widening will not require removal and replacement of the proposed

poles to allow for road construction. A shorter structure would not be able to

meet all of the design requirements. See Figure 3 for an elevation view of the

poles.

Figure 3

b. Impacts associated with the

electrical utility facility have

been mitigated to the

greatest extent technically

feasible.

The applicant selected the

pole design and placement to

limit impacts to the underlying

private property and the

adjacent right of way. The

proposed line is collocated on

one set of poles. The lines are

stacked vertically to meet the

required separation between

the transmission lines on the

pole. The collocation and

stacking limits the need for

additional poles and easement

area below the transmission

corridor. Taller poles will also

lift the transmission lines

higher from the ground which

will limit the likelihood of

damage from trees. Taller

poles will also allow for

potentially more mature
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vegetation below them as there would be low risk of damage, provided the

installed plants are an appropriate species to be located under overhead

transmission lines. The taller poles also allow for removal of an existing pole and

guy wires north of NE 24th Street at 156th Avenue NE and allow removal of a

transmission line segment that crosses Bel-Red Rd. The proposed pole height

mitigates the impacts to the extent technically feasible.

IV. PUBLIC NOTICE AND COMMENT

Application Date: August 28, 2012

Notice of Application: September 27, 2012

Public Notice Sign: September 27, 2012

Minimum Comment Period: October 11, 2012

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

bulletin on September 27, 2012. Notice was also mailed to property owners within 500 feet

of the project site. No comments were received.

V. TECHNICAL REVIEW

A. Clearing & Grading, Utilities, Transportation Review

Clearing and Grading, Utilities, and Transportation staff reviewed the project and

approved the application.

VI. STATE ENVIRONMENTAL POLICY ACT (SEPA)

Per WAC 197-11-630, the Determination of Non-Significance issued by the City of Redmond

on December 27, 2010 under file L100422 is adopted by reference. The DNS was issued

by the City of Redmond for the Ardmore Substation and associated transmission lines of

which the proposed line extension is a part; the impacts of the station and the associated

transmission lines are discussed in the environmental checklist associated with the

Redmond SEPA threshold determination. Impacts resulting from this proposal are primarily

due to the height of the proposed replacement poles which increase height from 65 feet

existing to 100 feet. This height increase is addressed by the City of Bellevue Land Use

Code and is discussed in section III of this report. Other impacts such as EMF are

addressed by the City of Bellevue in the Utilities Element of the Comprehensive Plan. The

project was changed to include a third replacement pole which was not included in the

original checklist but which does not change the impacts expected and reviewed in the

existing checklist. The existing checklist and DNS that were issued adequately address the

impacts from the project portion located in the City of Bellevue.

VII. CHANGES TO PROPOSAL DUE TO CITY REVIEW

A. Site Design

The existing transmission poles are located at 15585 NE 24th Street which is a property
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owned by the Walgreen Company that is currently constructing a store and remodeling

other retail spaces in an existing structure on the property. The proposed transmission

poles are replacing the existing ones; however, due to proposed widening of the City

right of way, the location of the current poles must be changed to avoid having to

relocate the poles in the future. The existing transmission corridor is located within an

easement that crosses the property owned by Walgreens; PSE is responsible for

revising their easement to contain the new transmission corridor. The proposal has the

following impacts to City-approved projects that must be addressed through coordination

with Walgreens, who is the property owner.

1. Parking Lot Reconfiguration

The proposed transmission pole locations will impact the approved parking lot layout

for the Walgreens property. Any revision to the parking lot to locate the transmission

poles shall require approval under a clearing and grading permit or other

development permit. The required 196 parking stalls for the Walgreens and other

retail uses on the site shall not be diminished. See Conditions of approval in

section X of this report.

2. Landscaping

Any existing or proposed landscaping displaced by the proposed poles shall be

replaced or relocated to maintain approved spacing and density. Changes to

landscaping shall require approval under a clearing and grading permit or other

development permit. See Conditions of approval in section X of this report.

3. PSE Easement and Right of Entry

A copy of the easement for the transmission corridor shall be provided to the City to

demonstrate that PSE has permission to work on the impacted private property and

carry out the changes proposed. A document which grants PSE right of entry onto

private property to carry out construction of the project can also be submitted in lieu

of an easement. The easement or proof of right of entry is required prior to issuance

of any development permit to construct this proposal. See Conditions of approval

in section X of this report.

VIII. DECISION CRITERIA

A. 20.20.255.E Electrical Utility Facilities – Decision Criteria

All Proposals to locate or expand electrical utility facilities shall comply with the

following:

1. The proposal is consistent with Puget Sound Energy’s System Plan;

Finding: This project is consistent with PSE’s Energy System Plan which provides

for transmission improvements and a new substation in the Ardmore area.
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2. The design, use, and operation of the electrical utility facility complies with

applicable guidelines, rules, regulations or statutes adopted by state law, or

any agency or jurisdiction with authority;

Finding: The proposal complies with the City of Bellevue codes as well as the

National Electrical Safety Code and PSE design and construction standards.

3. The applicant shall demonstrate that an operational need exists that requires

the location or expansion at the proposed site;

Finding: Demand in the Bellevue North, Bel-Red, and Redmond Overlake areas is

approaching capacity. Both the City of Bellevue and Redmond are planning for

significant long-term growth in their Bel-Red and Overlake Subarea plans. This

proposed transmission line improvement was anticipated in the City of Bellevue

Electrical Reliability Study Phase 2 Report.

4. The applicant shall demonstrate that the proposed electrical utility facility

improves reliability to the customers served and reliability of the system as a

whole, as certified by the applicant’s licensed engineer;

Finding: The purpose of the additional transmission line is to increase service

reliability to existing businesses and residences while accommodating expected

growth in the area. Based on PSE modeling, the proposal is an important part of the

Ardmore substation that will allow additional switching and sectioning of the

transmission system to limit the number and impacts of outages.

5. For proposals located on sensitive sites as referenced in Figure UT.5a of the

Utility Element of the Comprehensive Plan, the applicant shall demonstrate:

a. Compliance with the alternative siting analysis requirements of subsection

D of this section;

b. Where feasible, the preferred site alternative identified in subsection D.2.d

of this section is located within the land use district requiring additional

service and residential land use districts are avoided when the proposed

new or expanded electrical utility facility serves a nonresidential land use

district;

Finding: The proposal is not located on a sensitive site as referenced in Figure

UT.5a of the Utility Element of the Comprehensive Plan. The section of transmission

corridor along NE 24th Street is between the Keniworth and Northup facilities shown

on figure UT.5a in the comprehensive plan. This is stated to be an “Existing

Electrical Facility with the potential to expand” which is listed as “not sensitive” per

UT.5a.
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6. The proposal shall provide mitigation sufficient to eliminate or minimize long-

term impacts to properties located near an electrical utility facility.

Finding: The new transmission line is collocated on an existing transmission

corridor. The proposed poles allow a stacked configuration of the lines which limits

the need for additional poles. A redundant section that crosses NE 24th Street will be

removed as a result of the project. Use of the existing transmission corridor is not

expanding impacts to an area that does not currently have a transmission line. The

proposed poles are located outside of the area that will become future City right of

way when the NE 24th Street is widened. Relocation of the proposed poles will not

be needed for the future road expansion proposed.

B. 20.30E.140 Administrative Conditional Use Permit - Decision Criteria

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

Administrative Conditional Use Permit.

1. The administrative conditional use is consistent with the Comprehensive

Plan.

Finding: The project is consistent with the Comprehensive plan policies as documented

in the submitted application material and described here. PSE has coordinated with the

City of Bellevue over the last few years regarding this project (UT-33). The proposed

transmission line is placed within an existing corridor which avoids creating new impacts

from a new line installation (UT-40). The proposed poles result in collocation of two sets

of the transmission lines on a single set of poles and remove the need for additional

poles (UT-43). PSE has communicated with the surrounding community regarding this

project which is associated with the Ardmore Substation (UT-51). The proposed

transmission poles replace existing poles and do not impact the existing land use pattern

or designation; additional transmission capacity will support further growth of the area as

envisioned in the Comprehensive Plan (UT-72). The proposal increases available

capacity and reliability of electrical services to the area and supports the future growth

anticipated by the City of Bellevue (UT-75).

2. The design is compatible with and responds to the existed or intended

character, appearance, quality of development and physical characteristics of the

subject property and immediate vicinity.

Finding: The design is compatible with the existing character as the proposed line is

located within an existing corridor. The proposed poles are taller but are able to

collocate two transmission lines without the need for additional poles and disturbance of

the ground.

3. The administrative conditional use will be served by adequate public facilities

including streets, fire protection and utilities.
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Finding: The proposed project increases capacity of electrical utility power in the area

which serves the public. The poles do not increase demand on roads or fire protection.

4. The administrative conditional use will not be materially detrimental to uses or

property in the immediate vicinity of the subject property

Finding: As described previously, PSE must obtain an easement from the property

owners impacted by the poles due to the future widening of NE 24th Street. PSE must

also work with the impacted owners to coordinate on mitigating construction impacts. As

allowed by State law, PSE may obtain easements across private property if necessary

which is the responsibility of PSE. Approval of this ACUP does not grant a use that does

not already exist, rather this ACUP is granted by the City to allow additional height of the

proposed replacement poles. The additional height allows two transmission lines to be

located on one set of poles and removes the need for additional poles on the ground that

would impact the private property owners. The additional transmission capacity also

provides additional electricity and reliability to the commercial property owners impacted

by the poles.

5. The administrative conditional use complies with the applicable requirements of

this code.

Finding: As conditioned, the proposal complies with applicable requirements of the

Land Use Code. Refer to section III of this report for further information on Land Use

Code consistency.

IX. DECISION

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

applicable Land Use consistency, SEPA review for adoption of previously issued Redmond DNS,

and City Code & Standard compliance reviews, the Director does hereby APPROVE WITH

CONDITIONS the subject proposal.

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
Utilities – BCC Title 24 Mark Frazier, 425-452-2022
Land Use Code- BCC Title 20 Reilly Pittman, 425-452-4350
Noise Control- BCC 9.18 Reilly Pittman, 425-452-4350
Transportation Code – BCC 14.60 Carl Wilson, 425-452-4228
Right of Way Use Permit – BCC 14.30 Tim Stever, 425-452-4294
Fire Code – BCC 23.11 Adrian Jones, 425-452-6032
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The following conditions are imposed on the applicant under the authority referenced:

1. Parking and Landscaping

Any changes to approved parking or landscaping shall be approved under the

submitted clearing and grading permit (12-123723-GD). The parking on the

Walgreens property must maintain 196 parking stalls or that required based on the

current proposed uses. Any landscaping displaced shall be relocated.

Authority: LUC 20.30E
Reviewer: Reilly Pittman, Development Services Department

2. Easement or Right of Entry

A copy of the easement agreement and/or document granting PSE right of entry onto

the Walgreens property and other properties impacted by this transmission

replacement project shall be submitted prior to issuance of the submitted clearing

and grading permit.

Authority: LUC 20.30E
Reviewer: Reilly Pittman, Development Services Department

3. Right Of Way Use Permit

The applicant is required to apply for a Right of Way Use Permit before the issuance

of any development permit. In some cases, more than one Right of Way Use Permit

may be required, such as one for hauling and one for construction work within the

right of way. A Right of Way Use Permit regulates activity within the city right of way,

including but not limited to the following:

a. Designated truck hauling routes.

b. Truck loading and unloading activities.

c. Hours of construction and hauling.

d. Continuity of pedestrian facilities.

e. Temporary traffic control and pedestrian detour routing for construction activities.

f. Street sweeping and maintenance during excavation and construction.

g. Location of construction fences.

h. Parking for construction workers.

i. Construction vehicles, equipment, and materials in the right of way.

j. All other construction activities as they affect the public street system.

Access shall be provided at all times during the construction process. General

materials storage and contractor convenience are not reasons for preventing access.

Authority: Bellevue City Code 14.30

Reviewer: Tim Stever, Transportation Department (425) 452-4294
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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 activities 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








