
INVENT WORKSHOP 
Architects that Build  
114 Alaskan Way S, Suite 200 
Seattle, WA 98104 
206.497.9603 
info@deonllc.com 
 

 
 

March 10, 2015 
 
Attention:  City of Bellevue Planning Dept. 
 
Project: 5455 Pleasure Point Ln SE,  

Bellevue, Wa 98006 
Parcel # ​682870­0035 

 
 

PROJECT NARRATIVE   
   

 
Michael and Amanda Chan propose a new private residence for parcel 682870­0035, on 5455 Pleasure 
Point Ln SE in Bellevue, Washington. The site is within the designated Shoreline of the State and is 
regulated under the shoreline code for the City of Bellevue.  The structure will be type 5 construction, with 3 
story massing. They propose a 1,230 sf daylight basement facing the lake with a finish floor elevation similar 
to the highwater mark of the lake bulkhead on the property.  The second story will abut the private road 
leading to the property and will have a final floor elevation similar to that street.  This level is comprised of 
2,229sf conditioned living space and a 926 sf garage / utility space­ unconditioned. The third story will be 
comprised of an 1,604sf master suite and childrens bedrooms.   
 
The project proposal includes the total demolition of the existing home on the property currently, which is 
non conforming to the waterfront structural setback. The impacts and proposed mitigation to critical areas 
are illustrated below.   
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The 15’­0” continuous native planting band along the bulkhead: 
● As illustrated in the first image below, we propose a continuous band of native plants, resulting in 

1,851sf of surface area; which is slightly an improvement over a generically applied 15’ wide 
continuous band along the bulkhead as the code intends. See illustrations below.  In addition to 
merely providing the same net area we also propose to maintain 10’ width over 20% of the length of 
the band and greater than 16’ wide for the remaining southern portion.   
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Offsetting the encroachment of the new house footprint: 
● 1,273 sf surface area of this project is proposed within the combine front yard setback, and 25’­0” 

waterfront structural setback.  See illustration below. 

 
● 1st proposed betterment:  899 sf of the existing house is noncompliant, being built inside the 25’­0” 

structural setback and side yard setback. See illustration below.  We propose the total demolition of 
the existing house and that the areas which are not in compliance be converted to a non structural 
use such as a deck and landscape paving. 
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Introduction 

The Chan Family is planning on demolishing their existing home and constructing a new home on their 
waterfront property on Lake Washington.  The site is within the designated Shoreline of the State and is 
regulated under the shoreline code for the City of Bellevue.  The project is located at 5455 Pleasure Point Ln 
SE in Bellevue, Washington. 

Critical Areas Regulations 
The project is a residential re-development on an existing lot with an existing house and other improvements.  
The proposed project does not fit specifically to what is approved by the City of Bellevue (COB) Shoreline 
Code (20.25E.080N) and requires a variance.  In order to have the project approved by the City of Bellevue 
variance process, a critical areas report must be submitted as part of an application for a specific development 
proposal. This report was prepared to meet the requirements of the COB Code (20.25H.250). 
 
The City of Bellevue has established a 25-foot critical areas buffer from the shoreline of Lake Washington for 
structures and an additional 25 foot building setback from the 25-foot critical areas buffer. 

Project Proposal 

The Chan residence replacement will demolish the existing 2,800 square foot home and associated decks.  A 
new 5,000 square foot home with a 926 square foot attached garage will be constructed in a new footprint.  
The new footprint will be constructed as close to Pleasure Point Lane as possible to place the house as far from 
the shore of Lake Washington as possible.  The existing dock, bulkhead, and concrete pad along the bulkhead 
will remain unchanged.   

Habitat Assessment 

The property and adjacent properties are single-family homes.  Vegetation consists of lawns and a few shrubs 
including Himalayan blackberry.  Photos of the site are shown in Appendix A – Photos. 

Existing Environmentally Critical Areas 

The proposed project is on an approximately 12,000 square foot lot on the shore of Lake Washington.  No 
wetlands or streams are present on the subject or adjacent properties.  Steep slopes are present on the east side 
of Pleasure Point Lane and will not be encroached on.  Lake Washington is a water of the United States and is 
designated as a Shoreline of the State. 

Priority Species Use 

Salmon species are present within Lake Washington, including species listed under the federal Endangered 
Species Act (ESA).  Listed species include Puget Sound Chinook (threatened), Puget Sound steelhead 
(threatened), and bull trout (threatened).  Other species of important local significance include kokanee, 
cutthroat trout, Coho salmon, and sockeye.   

Impacts 

The project will not directly impact Lake Washington.  The project will increase impervious surfaces on the lot 
and will build a new house within 45 feet of Lake Washington in the 25- foot structural setback.   
 
Dire c t  Impact s  
The proposed project will demolish an existing home on the lot and construct a new larger home on the parcel 
in a reconfigured footprint.  The existing home footprint has 631 square feet within the existing 25-foot 
structural setback from Lake Washington.  The proposed footprint will have 739 square feet increasing the 
non-conforming footprint within the 25-foot Lake Washington “no build” zone by 108 square feet. 
 
Ind ir e c t  Impact s  
Indirect impacts include the potential for water quality impacts from runoff from the increase in impervious 
surfaces on the lot.  The new house and other impervious surfaces will increase from 3,169 square feet to  
5,640 square feet increasing the impervious surface on the 12,209 square feet lot by  2,471 square feet.  The 
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impervious surface of the lot will meet the 50% development limit rule by 4% at 46%.  An additional walkway 
will be constructed from the street to the front using pervious pavers.  This walkway will be 156 square feet and 
is not included in the impervious surface calculations.   
 
Impact  to  bu f f e r  func t ions  and va lues  
Impacts to the shoreline buffer will be temporary during construction as a result of disturbance of 8,000 square 
feet within and adjacent to the 25-foot buffer from demolition of the existing house and excavation of the new 
house foundation and other amenities proposed.  Long term, the project will increase the amount of 
impervious surface in the buffer increasing the amount of water quantity coming from the site.  The increase in 
pollution generating surface will be limited to 240 square feet from construction of a new driveway.  The 
increased building footprint on the lot also removes the potential for critical areas buffer screening and habitat 
functions; however, the existing conditions are lawn that provides minimal habitat functions and no screening.   
 
Overall impacts to functions and values of the existing shoreline buffer will be minimal, with the exception of 
the increase in impervious surface and 108 square feet of structure footprint within the buffer.  Lake 
Washington is an exempt water body for water quantity input, so the impacts to the lake from the increase in 
runoff will be negligible. The proposed mitigation discussed below will enhance the buffer functions and values 
and will help improve water quality functions of the critical areas buffer.  

Mitigation Strategy 

Avoidance and Minimization 

The parcel is a 12,209 square-foot parcel.  Moving the house out of the shoreline zone is not feasible because 
the parcel is entirely within the 200-foot shoreline zone and is restricted to the east by Pleasure Point Lane 
making avoidance of critical areas buffers impossible.  The proposed house replacement will minimize impacts 
by moving the house to the east side of the lot as much as practicable.  

During construction, BMPs will be used to prevent turbid runoff from entering Lake Washington.  All 
construction debris will be removed from the site and exposed soils will be stabilized. 

Mitigation Approach 

The City of Bellevue requires a minimum 10-foot strip of native plantings be planted along the shoreline.  The 
property layout will not allow a 10-foot strip due to an existing 418 square foot concrete pad along the top of 
the bulkhead on the southwest corner of the property.  This concrete pad is to remain along the waters edge.   

To compensate for the concrete pad, additional building square foot area, and 108 square feet of building 
footprint in the 25-foot building setback, the Chan’s project proposes a native planting area that is equivalent in 
square footage to a 15-foot native planting strip with a 16-foot strip along the existing concrete pad along the 
top of the bulkhead.  The area of planting for this strip will be approximately 1,850 square feet.  This is an 
increase of more than 50% over the minimal amount required of native plantings at this site. 

The additional 626 square feet of planting area will offset the increase of structure footprint (108 square feet) 
and existing concrete pad (418 square feet) in the critical area buffer. 

Shoreline Function and Values Improvements 

The existing buffer along the shoreline of Lake Washington is bulkhead, concrete patio, and lawn.  The existing 
house infringes within the 25-foot building setback by 631 square feet.  The proposed project will plant an 
equivalent area of slightly more than a 15.5-foot setback from the bulkhead with native trees, shrubs, and 
groundcovers.   
 
The larger planting area will increase the screening distance from the water, increase the area of the planted 
buffer allowing more time for surface water to filter and infiltrate before reaching Lake Washington increasing 
the water quality functions of the buffer.  
 
These improvements will increase the buffer functions and values by creating a native buffer between the 
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house and Lake Washington that will increase screening, filtering of runoff, vertical natural structure along the 
lake edge and will provide some food sources for songbirds and other native fauna that use the Lake 
Washington shoreline. 

Proposed Mitigation 

Mitigation goals 

Mitigation goals will include the following: 
• Restore 1,850 square feet of Critical Area Buffer. 
• Control yellow flag iris and other invasive plant species on the parcel.  

Performance standards 

Buffer plantings shall maintain a 100% survival for the first year and achieve 80% survival in years 2 and 3.  For 
proper functioning, species diversity will be maintained.  The planting areas will maintain a minimum of 2 tree 
species, 5 shrub species, and 5 ground cover species for the 3-year monitoring period. 

Planting plan 

Trees and shrubs will be containerized or bare root.  The planting layouts, details, and quantities are shown in 
Appendix B – Planting plan 

Schedule and Maintenance 

Plantings shall be installed concurrently during demolition and construction of the new house or during late fall 
or winter months as long as the site preparation for the planting areas is completed concurrently with 
construction.  Watering will be required for at least the first year after planting during the summer months.  

Monitoring and Contingency 

To ensure that the performance standards are met, plantings will be counted in August or September for 
survival for the first year.  All dead plantings will be replaced so that 100% survival is reached for the first year.  
A sub sample can be completed to assure that the 100% survival is reached.  In years 2 and 3 all shrub 
plantings will maintain an 80% survival rate for three years and tree plantings will maintain a 100% survival rate 
for a period of three years.   
 
Yellow flag iris will be completely removed from the property by hand pulling in the spring before blooming 
for a period of 3 years.  Himalayan blackberry, purple loosestrife, and English ivy will also be removed from 
property.  No herbicides will be used within 15 feet of the waters edge to control invasive species. 

Reporting 

Monitoring reports shall be prepared and submitted to City of Bellevue annually on years 1-3  
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PLANTING PLAN

5455 PLEASURE PT LN BELLEVUE, WA 98006Northwest
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PLANT LIST AND DETAILS
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Photos 
 
 
 



Photo 1 - Existing house and buffer.

Photo 2 - Shoreline conditions at the site.
















































