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Ismond Single-Family Residence  August 2019 

Narrative Description: 

The Project Site address is 14841 SE 54th Street NE in Bellevue, Washington.  The Site consists of one King 
County parcel (Parcel ID 337790-0130), totaling approximately 1-acre in size.  The Site is located adjacent to 
other residential homes in the Hilltop Community neighborhood.  The east 1/3 of the property is designated 
as a steep slope.  No wetlands, streams, or other critical areas, including extended buffers, are located on the 
Site.  An existing home is located on site with a small detached garage.  A 104 SF shed is also located away 
from the home, near the top of slope.  The Hilltop Community has a sight-line ordinance to protect views of 
the Cascade Mountain Range and Mount Rainier, however, many significant trees are located throughout the 
Site.  The site plan has gone through several iterations and has been adjusted to preserve as many significant 
trees as possible while still allowing for a viable project.  The footprint of the proposed residence is a similar 
size as the existing home.  The location of the proposed development is further away from the steep slope 
buffer than the existing residence and associated garage.  The location and size of the drain field was 
determined by a qualified professional and deemed appropriate for a single-family residence of that size.   

The steep slope area on the Site constitutes approximately 32.8% of the total area.  The remaining buildable 
area is limited to 17,035 square feet after the 50-foot steep slope buffer and property line setback is applied.  
It is necessary for the septic drainfield to be located down gradient from the proposed residence to the 
south, limiting possible configurations of the residence and associated garage.  Access to the site is also 
necessary on the west end of the property, away from the steep slope.  After many iterations of the 
proposed site plan it was determined the current configuration is the best possible approach.  The design 
considers preservation of significant trees and natural vegetation while still maintaining a viable project.  The 
proposed site plan is a more ideal configuration than what is currently in place and is pulled further away 
from the steep slope.  It was determined this is the most feasible approach while still minimizing impacts to 
the steep slope buffer. 

The proposed project will use and follow all best available construction, design, and development techniques 
to minimize impacts to the steep slope buffer.  Performance standards outlined in BLUC 20.25H.125 
Performance Standards – Landslide Hazards and Steep Slopes will be adhered to.  The proposed site plan will 
be served by adequate public facilities including streets, fire protection, and utilities that are currently 
utilized by the existing residence. 

The project proposes to modify the standard 50-foot buffer width associated with steep slopes.  The existing 
structures on the site already encroach into the steep slope buffer.  The proposed design will increase the 
buffer width slightly from the current condition to construct a new single-family home of similar size.  Based 
on the geotechnical study also provided in this application, it was determined that reducing the buffer to 25-
feet is considered safe and stable for the Site while still resulting in no adverse impacts.  The proposed design 
of the residence will preserve as many significant trees and as much native vegetation as possible.  The area 
will then be voluntarily replanted with native vegetation where the existing footprints of structures were 
located.  Impervious surfaces will be reduced from the current condition and will be minimized where 
possible. 

The Critical Areas Report provided in this application determined that no critical areas aside from the steep 
slope are located on or in the vicinity of the Site.  No adverse effect will occur on the Site as a result of the 
proposed project and a net increase in overall function will be achieved through voluntary mitigation.  
Significant trees and native vegetation will be preserved to the maximum extent practicable across the entire 
site.  Critical area buffer will be restored where current structures exist, further enhancing the ecological 
functions. 
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