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I. Proposal Description  

The applicant is proposing to subdivide a 0.24 acre (11,200 square feet) parcel into 

two, single-family residential parcels.  The property achieves 1.54 units of base density 

after calculation under the County’s R-6 zoning designation.  Chapter 21A.070D KCC 

indicates that the number of permitted dwelling units may be rounded-up in the Urban 

zone classifications, including the R-6 zone.  The application is vested to King County 

regulations in effect on April 17, 2012 under King County file # L12S0006 in 

accordance with Chapter  58.17 RCW and the Interlocal Agreement Between the City 

of Bellevue and King County Relating to the South Bellevue Annexation, Effective 

June 1, 2012, Bellevue Clerk’s Receiving No. 48794 (“ILA”) .    

 

II. Consistency with Interlocal Annexation Agreement (Clerk’s Receiving No. 

48794): 

At the time the application was filed with King County on April 17, 2012, the property 

was located in unincorporated King County. On June 1, 2012, the property was 

annexed into the City of Bellevue.   

 

In accordance with the ILA, land use permits filed with King County prior to the 

annexation effective date shall be reviewed by King County up to the point that King 

County is ready to make a final decision.  King County shall then forward their 

recommendation to the City of Bellevue.  King County forwarded their recommendation 

on the proposed subdivision on November 7, 2013.  

 

The City of Bellevue has reviewed King County’s attached recommendation and is 

issuing the final decision.  Any subsequent appeals on this decision will be processed 

by the City of Bellevue Hearing Examiner.  

 

III. Public Notice and Comment 

Application Date:  April 17, 2012 with King County 

Completeness Date:   May 31 by King County 

Public Notice (500 feet):  June 28, 2012 by King County 

 

The Notice of Application for this project was publicly noticed by King County on May 

30, 2012 in the Seattle Times and the Bellevue Reporter.  A Land Use Notification sign 

was also erected at the site. 

 

One email containing three comments was received from the public as of the writing of 

this report. The email is included in the project file that was forwarded to the City by 

King County.  The commenter is included as a “party of record” and will receive notice 

of the final decision.  

 

The comments received and city responses are listed below. 
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A. Allowance of Lots Under 6000 Square Feet 

Comment Summary:  Commenter states that allowing lots under 6000 square feet will 

violate the dimensional requirements found in chapter 21A.12.030 KCC. 

 

Response:  King County and City of Bellevue staff have determined that the project 

meets all of the following dimensional requirements of Chapter 21A.12.030: 

 

Base Density:  1.54; Rounded to 2 (21A.070D KCC) 

Lot Area: No minimum required 

Lot Width: Proposed lot widths exceed 30-foot requirement 

 

B. Property value is reduced 

Comment Summary:  The proposed short plat will reduce our property value because 

it will change the existing character and aesthetic of the neighborhood. 

 

Response:  The King County code does not have design standards or decision criteria 

which requires the short plat and future houses to have any particular architecture or 

reflect the existing character of the neighborhood.  There is no code requirement 

applicable to this short plat that discusses property value.  The only standards the 

short plat is required to meet are the zoning and subdivision requirements.  King 

County staff found the project meets the county codes and have recommended 

approval of the short plat to the City. 

 

IV. Summary of City of Bellevue Review 

 

A. Clearing and Grading: 

The Clearing and Grading Division of the Development Services Department has 

reviewed the proposed subdivision.  The Clearing and Grading staff found no issues 

with the proposed subdivision. 

 

B. Utilities 

The Utilities Department Development Review Division has reviewed King County’s 

recommendations, conditions of approval, and the associated technical information 

relative to the project’s compliance with King County’s Codes and Standards.  The City 

of Bellevue Utility staff approves the preliminary short plat and will review any future 

engineering plans per the applicable King County code requirements.  The applicant 

will be required to apply to the City for permits to construct any infrastructure including 

utilities.  

 

C. Transportation 

The Transportation Department has reviewed the plans submitted for the preliminary 

short plat and recommends approval.  The final engineering plans must show all 

transportation-related improvements and must be consistent with the Transportation 

Development Code (BCC 14.60) and the Transportation Department Design Manual 

prior to approval of the plat infrastructure permit.  Prior to final short plat approval, the 
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developer must provide all transportation improvements at the developer’s expense 

(BCC 14.60.110) or provide an acceptable financial assurance device equivalent to 

150% of the cost of unfinished improvements. 

 

Under BCC 22.16, payment of the transportation impact fee for each new home prior 

to building permit issuance will adequately mitigate off-site transportation impacts.  The 

fee amount is subject to periodic revision by the City Council.  Builders will pay the fee 

in effect at the time of building permit issuance. 

 

This short plat was originally approved by King County per the “Report & Decision 

Short Subdivision File No. L12S0006” document published on April 17, 2012.  The 

project site was annexed in into the City of Bellevue on June 1st, 2012.  All 

transportation related approval conditions required by King County have been 

transferred to the approval conditions documented in this report. 

 

1. Site Access and Street Frontage Improvements 

Access to Lot 1 will be from the existing driveway off of 146th Avenue SE and 

access to Lot 2 will be from a new driveway connection off of 146th Avenue SE 

contained within a 10 foot wide access easement along the South property line as 

shown on the approved plans.  No other access connection to city right-of-way is 

authorized. The existing driveway which serves the existing house on Lot 1 will 

remain to provide two parking spaces for Lot 1. 

 

 A vehicle turnaround area shall be provided with the building permit of a new 

single family house on Lot 2 so that passenger vehicles will drive forward to exit 

the driveway.  A note shall be placed on the front of the final short plat that states 

“The driveway for lot 2 shall provide a location for passenger vehicles to turn 

around on the lot and drive forward to 146th Avenue SE”.  

 

Street frontage improvements matching adjacent improvements must be provided 

at the location of the new driveway. The new driveway width for Lot 2 shall be a 

minimum paved width of ten feet within a ten foot wide easement.  The driveway 

must be built per the City’s Transportation Department Design Manual Standard 

Drawing DEV-7C (Driveway Approach Where Curb-Gutter Exists No Sidewalk). 

 

As noted in the King County conditions of approval, the developer of the Ongtenco 

Short Plat must restore and repair all existing curb and gutter on 146th Avenue SE 

adjacent to the property site per TE-10 (Cement Concrete Curb) as determined by 

the Transportation Department Inspector.  

 

Relocation of the existing power pole at the connection of the new driveway for Lot 

2 access is required to provide safe ingress and egress movements. Field 

verification that this condition has been satisfied prior to final short plat approval is 

required. The King County conditions specify that the power pole needs to be 

relocated to provide a ten foot minimum separation distance from the edge of 
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travelled way to the face of pole (KCRDCS Section 5.10). In addition, the City’s 

Transportation Department Design Manual (Section 15.D.) specifies that fixed 

objects shall not be located closer than ten feet to the edge of a driveway. The 

King County separation requirement must be met as a condition of approval and 

the City’s ten foot separation from a driveway edge should be met to the extent 

possible. Prior to final short plat approval, the developer must provide the noted 

street frontage improvements on 146th Avenue SE at the developer’s expense 

(BCC 14.60.110) or provide an acceptable financial assurance device equivalent to 

150% of the cost of unfinished frontage improvements 

 

Site addresses have been determined by the City’s Parcel and Address 

Coordinator.  Lot 1 has been addressed as 4008 146th Avenue SE.  Lot 2 has 

been addressed as 4016 146th Avenue SE. 

 

2. Use of the Right of Way 

Applicants often request use of the right of way and of pedestrian easements for 

materials storage, construction trailers, hauling routes, fencing, barricades, loading 

and unloading, and other temporary uses as well as for construction of utilities and 

street improvements. A Right of Way Use Permit for such activities must be 

acquired prior to issuance of any construction permit including demolition permit. 

 

3. Pavement Restoration 

The City of Bellevue has established the Trench Restoration Program to provide 

developers with guidance as to the extent of resurfacing required when a street 

has been damaged by trenching or other activities. Under the Trench Restoration 

Program, every public street in the City of Bellevue has been examined and placed 

in one of three categories based on the street’s condition and the period of time 

since it was last resurfaced. These three categories are No Street Cuts Permitted, 

Overlay Required, and Standard Trench Restoration. Each category has different 

trench restoration requirements associated with it. Near the development site, 

146th Avenue SE is classified as Standard Trench Restoration.  146th Avenue SE 

is listed as a pavement overlay candidate in 2016.   A five year moratorium on 

pavement trenching is effective upon pavement overlay of an existing street at 

which time 146th Avenue SE would be classified as a “No Street Cuts Permitted” 

street. The “No Street Cuts Permitted” type of classification would require a waiver 

from the City’s Right of Way Manager.  Exact pavement restoration requirements 

will be specified in the right of way permit approval conditions to be issued with the 

building permit for this short plat.   

 

4. Sight Distance 

The access design shall meet the sight distance requirements of BCC 14.60.240. 

Vegetation shall be trimmed as needed within the sight triangle. 

 

5. Transportation Impacts and Mitigation 

City staff has analyzed the potential short term operational impacts of this proposal 
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in order to recommend mitigation if necessary.  These impacts included traffic 

operations conditions during the a.m. and p.m. peak hours. Due to the minimal 

amount of new trips generated by this short plat (one new p.m. peak hour trip and 

10 new daily trips) and adequate capacity of SE 44th Street traffic impacts will be 

negligible.   

 

V. State Environmental Policy Act (SEPA) 

The proposed short subdivision is exempt per WAC 197-11-800 from review under the 

State Environmental Policy Act (SEPA), Chapter 43.21C RCW. 

 

VI. Decision Criteria 

The proposed two lot short plat is vested to the King County Code that was in 

place on April 17, 2012. 

 

VII. Conclusion and Decision 

After conducting the various administrative reviews associated with this proposal, 

including consistency with King County Code, Interlocal Annexation Agreement 

between King County and City of Bellevue, City Code and Standard compliance 

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

with conditions the proposal to subdivide KC Parcel # 2204500010 at 4010 146th 

Ave SE into two single-family parcels.  

 

Note- Expiration of Approval: In accordance with King County Land Segregation 

Code Title 19A.12.040, the approved preliminary short plat is valid for a period of 84-

months.  If the final short plat is not filed before such time, the preliminary approval 

shall expire and be void. 

 

VIII. Conditions of Approval 

 

This approval adopts by reference all of the conditions of approval contained 

within the attached preliminary short plat recommendation prepared by King 

County.  

 

In addition to those in the attached recommendation, the following conditions of 

approval are imposed under the Bellevue City Code referenced.   

 

A. GENERAL CONDITIONS: 

 

1. Obtain Permits 
Permits are required to construct or demolish infrastructure, utilities, buildings and 

other improvements.  No construction may commence until the appropriate permit 

is issued. 

 

AUTHORITY: Land Use Code 20.45B.130 

REVIEWER: David Wong, Development Services Department 
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2. 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: David Wong, Land Use 

 

B. CONDITIONS PRIOR TO ISSUANCE OF ANY DEVELOPMENT PERMIT 

 

1. Right Of Way Use Permit 

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

issuance of any clearing and grading, building, foundation, or demolition 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. 

  

AUTHORITY: Bellevue City Code 14.30 

REVIEWER: Tim Stever, Transportation Department  

 

2. Off-Street Parking 
The applicant must secure sufficient off-street parking for construction workers, 

equipment, and materials storage before the issuance of a clearing and grading, 

building, foundation, or demolition permit. 

 

AUTHORITY:  Bellevue City Code 14.30 

REVIEWER: Tim Stever, Transportation Department  
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3. Engineering Plans 
A site (civil engineering) plan produced by a qualified engineer must be approved 

by the City prior to clear and grading permit approval.  The design of all street 

frontage improvements must be in conformance with the requirements of the 

Americans with Disabilities Act, the Transportation Development Code, and the 

provisions of the Transportation Department Design Manual. The engineering 

plans must correctly show all transportation-related engineering details, including 

but not limited to, the design of the new driveway for Lot 2, the connection to 146th 

Avenue SE via DEV-7C, standard trench pavement restoration in 146th Avenue SE 

(prior to 2016), mailbox location, and sight distance.  Appropriate standard 

drawings from the Transportation Department Design Manual must be included in 

the engineering plans.   

 

 Specific requirements are detailed below: 

 

a) Site Specific Items: 

i) Restore and replace curb and gutter along 146th Avenue SE adjacent to 

the project site as determined by the Transportation Department Inspector.  

ii) Install a driveway apron per DEV-7C at the connection of the new 

driveway for Lot 2 access.  

iii) Relocate the existing power pole to create a ten foot clear distance from 

the edge of travelled way to the face of pole, and also, to the extent 

possible, provide separation from the edge of the driveway with ten feet 

being the desired minimum. Field verification that this condition has been 

satisfied prior to final short plat approval is required. 

iv) A vehicle turnaround area shall be provided with the building permit of a 

new single family house on Lot 2 so that passenger vehicles will drive 

forward to exit the driveway.  A note shall be placed on the front of the final 

short plat that will state "The driveway for lot 2 shall provide a location for 

passenger vehicles to turn around on the lot and drive forward to 146th 

Avenue SE". 

 

AUTHORITY: Bellevue City Code 14.60; Transportation Department Design 

Manual 

REVIEWER: Vanessa Humphreys, Transportation Department  

 

4. Sight Distance 
If necessary to meet the sight distance requirements of BCC 14.60.240 and 

standard drawing TE-1, existing vegetation near the access point on SE 44th Street 

must be trimmed. Ground vegetation within the sight triangle must be trimmed to 

no more than 2.5 feet above a line drawn from pavement level to pavement 

level.  Trees within the sight triangle must be limbed up to a height of 7.5 feet 

above a line drawn from pavement level to pavement level.  A description of any 
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required vegetation trimming must be shown on a sheet of the clearing and grading 

plan set.   

 

AUTHORITY:   Bellevue City Code 14.60.240 

REVIEWER: Vanessa Humphreys, Transportation Department  

 

5. Pavement Restoration 
The city’s pavement manager has determined that the portion of SE 44th Street 

adjacent to the project site will require a full grind and overlay trench restoration for 

any utility connections or other digging in the street surface.  Trench restoration 

must meet the requirements of Section 21 of the Design Manual and standard 

drawings ROW-1 through ROW-5.  Exact pavement restoration limits must be 

shown on the building permit for lot B of the Jimmy Sy Short Plat.   

 

AUTHORITY:  Bellevue City Code 14.60.250 & Design Manual Design Standard # 

23 

REVIEWER:  Tim Stever, Transportation Department  

 

C. PRIOR TO APPROVAL OF FINAL SHORT PLAT: 

 

1. Infrastructure Improvements 
All street frontage and infrastructure improvements shown in the final engineering 

plans or required by city codes and standards must be either completed prior to 

approval of the final short plat or provided for with a financial assurance device. 

Completion of the top lift and all other transportation infrastructure items prior to 

completion of the homes associated with the development is allowed.  

 

Land Use Code Section 20.40.490 allows a developer to obtain final short plat 

approval prior to finishing improvements with provision of an acceptable financial 

assurance device equivalent to 150% of the cost of unfinished infrastructure 

improvements.  Provision of such an assurance device requires completion of the 

improvements by the developer within two years of final short plat approval. 

Installation of improvements that would negatively affect safety if left unfinished 

may not be delayed through use of a financial assurance device. Partial reductions 

of the financial assurance device will not be approved except in special 

circumstances, determined in advance, such as phased projects. 

 

Improvements must be approved by the Transportation Department inspector 

before they are deemed complete. At completion of all transportation infrastructure 

items, the developer must provide a one year maintenance assurance device 

equivalent to 20% of the value of the transportation infrastructure improvements, 

dating from the acceptance of the improvements. 

 

AUTHORITY: Bellevue City Code 14.60.100, 110, 130, 150, 170, 190, 210, 

240, 241; LUC 20.40.490; Transportation Department Design Manual Sections 3, 
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4, 5, 7, 11, 14, 19 

REVIEWER: Vanessa Humphreys, Transportation Department 

 

2. Access Design And Maintenance  
The final Subdivision map must include a note that specifies the responsible party 

or parties for maintenance and repair of the driveway serving Lot 2. Also, the final 

Subdivision map must include a note that specifies that the driveway for Lot 2 will 

remain open at all times for emergency and public service vehicles and shall not be 

gated or obstructed. 

 

AUTHORITY: BCC 14.60.130 

REVIEWER: Vanessa Humphreys, Transportation Department 

 

 






















