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I.         Request/Project Description     

 
Applicant requests approval of a Shoreline Substantial Development Permit to construct a 
new 416 square foot fixed pile pier within the waters of Lake Sammamish.  The pier walkway 
will be 4 feet wide and 70 feet in length.  The pier platform is 6 feet by 26 feet oriented in a 
north south direction.  The entire pier is proposed to be flow thru grating.  Project also 
includes installation of shoreline vegetation along the length of the lot lake frontage.    
 
Private moorage and freestanding boatlifts are allowed waterward of the ordinary high water 
mark within Lake Sammamish when in compliance with the City of Bellevue Land Use Code 
(LUC) section 20.25E.080.N.  

 

II.        Site Description and Context 

 
The site is in the R-2.5 Land Use District. It is designated Single Family-Medium Density in 
the Northeast Bellevue Subarea of the Comprehensive Plan. The proposed pier is a typical 
ancillary development to single-family residences along Lake Sammamish. The property is 
approximately 15,480 square feet in size and contains a home.  An application for demolition 
and reconstruction of a new single family home is being reviewed under a separate 
application 13-119634-LO. The area between the home and lake consists of lawn, 
landscape area and wood timber logs along the edge of the water.   
 

 
 

 

III. Consistency with Land Use Code/Zoning Requirements 

 
The project site is in the Shoreline Overlay District and is subject to the regulations regarding 
moorage (Land Use Code (LUC) Section 20.25E.080.N).   
 
 

Development Standards Proposal 

The only structures permitted in the first 30 feet 
waterward of the ordinary high watermark are 
piers and ramps. All floats and ells must be at 
least 30 feet waterward of the OHWM. 

Ell is located > 30’ of OWHM 

No skirting is allowed on any structure. No skirting is proposed. 

Surface coverage shall not exceed 480 square 
feet. 

Coverage is 416 square feet. 
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Piers shall not exceed four feet wide and shall 
be fully grated. 

Pier width is 4 feet or less and fully 
grated. 

Ells may be up to six feet wide by 26 feet long 
with grating over the entire ell. 

Ell dimension is 6 by 26 and fully 
grated.  

Total Facility Length. In no case may any 
moorage facility extend more than 150 feet 
waterward of the ordinary high water mark. 

Total length 70 feet. 

Structural Piling Specifications. The first (nearest 
shore) piling shall be steel, four-inch piling and at 
least 18 feet waterward of the ordinary high 
water mark. Piling sets beyond the first are not 
required to be steel, shall be spaced at least 18 
feet apart and shall not be greater than 12 
inches in diameter. Piles shall not be treated with 
pentachlorophenol, creosote, CCA or 
comparably toxic compounds. If ACZA pilings 
are proposed, the applicant will meet all of the 
Best Management Practices, including a post-
treatment procedure, as outlined in the amended 
Best Management Practices of the Western 
Wood Preservers. Steel piles will be installed 
using approved sound attenuation measures. 
 

All proposed piling are 4-inch steel 
piling and the first set of piling are 
18 feet from OHWM. 

Shoreline Critical Area and Critical Area Buffer 
Functions. In order to mitigate the impacts of 
new or expanded moorage facilities, the 
applicant shall plant emergent vegetation (if site-
appropriate) 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. 
 

Applicant has provided a planting 
plan meeting this requirement.  

Setback. No private moorage or other structure 
waterward of the ordinary high watermark, 
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. Excepted from the 
requirements of this section are boat lifts or 
portions of boatlifts which do not exceed 30 
inches in height measured from ordinary high 
watermark. 

The proposed pier is 12 feet or 
more from the adjacent property 
line. 

       
The proposed development conforms to the applicable Land Use Code regulations.   
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IV.      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 has conditioned the project to require the installation of a silt 

curtain during the demolition and installation of the proposed project. See Section IX for 

conditions of approval. 

 

Utilities: 

The Utilities Department’s Development Review Division has reviewed the proposed 

development for compliance with Bellevue Utilities’ codes and standards.  The sewer must 

be field located on the site.  The located sewer is then to be shown on the site plan 

submitted with the building permit with the note “Sewer main as located by City of Bellevue 

on xx date."  The proposed development may not be built on or within 5' of the sewer main 

line. See Section IX for conditions of approval.  

 

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 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.  

 

A. Earth and Water 

Erosion and sediment control best management practices include the installation of a silt 
barrier around the work area to prevent migration of suspended sediment to the surrounding 
water column.  The applicant will also be required perform turbidity monitoring during 
construction to ensure suspended sediment is contained to the work area.  The applicant is 
also required to adhere to the City Environmental Best Management Practices related to the 
use of pesticides, insecticides, and fertilizers to avoid impacts to water resources.  See 
Section IX for a related condition of approval. 
 

B. Animals 

The project area is within Lake Sammamish.  Lake Sammamish is known contain migrating 
adult and juvenile Chinook salmon (listed as Threatened under the Federal Endangered 
Species Act).  Lake Sammamish also contains Coho salmon (listed as Species of Concern 
under the Federal Endangered Species Act).  The Lake is also potential habitat for bull trout, 
a salmonid listed as Threatened under the Federal Endangered Species Act. 
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The City of Bellevue commissioned a report entitled, “A Summary of the Effects of 
Bulkheads, Piers and other Artificial Structures and Shorezone Development on ESA-listed 
Salmonids in Lakes”, to analyze the effects of bulkheads, piers and other artificial structures, 
and shoreline development on salmonids and other species listed as threatened, 
endangered, or as candidate species under the Endangered Species Act (ESA).   
 
The report found that compliance with conditions imposed by the City of Bellevue, the state 
and other federal agencies can adequately mitigate for adverse impacts to the fish and other 
aquatic organisms in the lake can be partially mitigated by. 
 
Hydraulics Project Approval is required from the State Department of Fish and Wildlife, 
which will limit the times of construction to periods which will be less impacting to the 
fisheries resources.  
 
To prevent the suspension of sediments by construction activities, a protective silt fence will 
be required in the water. The silt fence will remain in place during the duration of 
construction activities and for a period after construction when turbidity has returned to 
acceptable levels. 
 
Work on the project will occur during the prescribed work windows established by federal 
and state wildlife management agencies.   
 
See Section IX for related conditions of approval. 
 

C. Plants 

No trees or other vegetation will be removed as part of the project.  All proposed mitigation 

plantings will be of native species.  

 

D. Noise 

A sound and vibration attenuating device will be used on the pile driver in the proposed 
project.  This type of driver results in less sediment transfer and disturbance to the 
immediate environment than an impact driver.  Because of the short duration of pile driving 
activities, this impact will be limited. Impacts are adequately mitigated by the City’s Noise 
Ordinance (Chapter 9.18 BCC) which limits construction hours. 

 
Short-term increases in noise will be limited to the construction period ( less than 1 month) 
and are expected to attenuate to ambient levels.   
 
Construction noise will be concentrated between 7 am to 5 pm, Monday through Friday. 
 
See Section IX for related conditions of approval. 

  

VI.  Public Comments and Response 

         
        Public noticing began on July 3, 2013.  No comments were received regarding the proposed 

application. 
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VII. Applicable Decision Criteria 
 

The proposal as submitted by the applicant and discussed in this report, meets the 
applicable Shoreline Substantial Development Permit regulations listed in Land Use Code 
Section 20.30R.155. 

 
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 applicant has applied for the appropriate permits with Local, 
State, and Federal Agencies and has provided the City with documentation 
demonstrating that the proposed pier is in compliance with the City’s Codes 
and Standards. 

 
2. The applicant has demonstrated that the proposal complies with the 

applicable decision criteria of the Bellevue City Code; and 
 

Finding: As identified in Section III of this report the applicant has submitted 
project plans that demonstrate the proposal’s compliance with the applicable 
City of Bellevue Codes and Standards found in LUC Section 20.25E.080.N 
for the development of new residential moorage facilities within the Shoreline 
Overlay District.   
 

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 proposed residential pier to be located along the shoreline of 
this site is a typical ancillary development to the single-family residences 
along Lake Sammamish that support the recreational use of the shoreline. 
The proposal is consistent with the goals and policies of the City of Bellevue 
Shoreline Master Program and promotes the preservation of the natural 
aquatic environment while allowing for the continued recreational enjoyment 
of the shoreline.  

 

VIII. 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 Shoreline 

Substantial Development Permit to construct a 416-square foot dock in Lake Sammamish. 

 

Note- Expiration of Approval: In accordance with LUC 20.30R.175 a Shoreline Substantial 
Development Permit expires and is void if the applicant fails to file for the necessary 
development permit within two years of the effective date of this approval.   

 

IX. Conditions of Approval 
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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 Janney Gwo, 425-452-6190 

Land Use Code- BCC 20.25H Heidi M. Bedwell, 425-452-4862 

Noise Control- BCC 9.18 Heidi M. Bedwell, 425-452-4862 

Utilities- Engineering standards Arturo Chi, 425-452-4119 

 

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

referenced: 

 

1. 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: Heidi M. Bedwell, Land Use Division 

 

2. Land Use Inspection:  To ensure planting plan has been installed in accordance with 
approved plans (see File) the applicant must call for and obtain an inspection from a Land 
Use Planner from the City of Bellevue, following installation of vegetation.  This inspection is 
listed as a #600 land use inspection on the approved building permit. 
 
Authority:  Land Use Code 20.25E.080.B 
Reviewer:  Heidi M. Bedwell, Land Use Division 
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3. In-water work window: To mitigate adverse impacts to the fisheries resources, in-water 
construction shall occur during the period of July 16th through August 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 Policy SH-13 
Reviewer: Heidi M. Bedwell, Land Use Division 

 

4. Silt curtain:  To ensure suspended sediment in the water column generated from the 
installation of the proposed piles does not migrate out of the work area, the applicant must 
install a silt containment boom. 
 
Authority: Land Use Code 20.25E.080.B 
Reviewer: Janney Gwo, Clearing and Grading Division 
 

5. Site Locate Utility: The sewer must be field located on the site.  The located sewer shall 
then be shown on the site plan submitted with the building permit with the note “Sewer main 
as located by City of Bellevue on xx date." 
 
Authority: Sanitary Sewer Engineering Standards 
Reviewer: Arturo Chi, Utilities Department 

 

X. Attachments 

 
1. Environmental Checklist 
2. Project Plans (see file) 
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