
 AM No. 11-089 
 

 

MEMO TO: City Council 

FROM: John Marchione, Mayor  QUASI-JUDICIAL 
 

DATE: April 19, 2011 

 

SUBJECT: ORDINANCE: CONDITIONAL USE PERMIT FOR THE PSE 

ARDMORE SUBSTATION, L100421 

 

I. RECOMMENDED ACTION 

Adopt the ordinance approving the Conditional Use Permit, subject to the conditions 

outlined in the Hearing Examiner’s report dated March 15, 2011, for the Ardmore 

Substation proposal. 

 

II. DEPARTMENT CONTACT PERSONS 
Rob Odle, Director, Planning and Community Development, 425-556-2417 

Judd Black, Planning Manager, 425-556-2426 

Steven Fischer, Principal Planner, 425-556-2432 

 

III. DESCRIPTION/BACKGROUND 

Puget Sound Energy has proposed to construct the Ardmore Substation, to be located at 

2245 Bellevue-Redmond Road, which will be a combined distribution and transmission 

switching substation, with associated transmission and distribution lines. The new 

substation will consolidate the existing Interlaken Substation on the new larger Ardmore 

site. This will provide greater reliability of the electrical service while allowing for 

removal of the existing Interlaken substation and its associated transmission lines.   

 

Conditional Use Permits are a mechanism by which the City may require special 

conditions on development or on the use of land in order to ensure that designated uses or 

activities are compatible with other uses in the same land use district or in the vicinity of 

the subject property.  The code requires that Puget Sound Energy obtain a Conditional 

Use Permit for the construction of a new substation and, due to their height, for the 

installation of the transmission poles.   

 

The Hearing Examiner held the public hearing for this project on February 14, 2011, and 

there were two individuals who offered public comment and spoke in opposition to the 

project. The Findings of Fact, Conclusions, and Recommendations of the Hearing 

Examiner for this application were provided to City Council.  The reconsideration period 

expired on March 29, 2011, and one request was filed with the Examiner. 

 

The City Council will be holding a closed record public meeting, as provided for in the 

Redmond Community Development Guide, Section 20F.30.45-110(3), since the open 
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record public hearing was held by the Hearing Examiner.  At this meeting, Council shall 

allow each side (proponents and opponents) to speak for a maximum of ten minutes each.  

No new evidence may be presented by either speaker, and testimony shall be limited to 

argument based upon the Hearing Examiner’s record. 

 

IV. IMPACT 

Service Delivery:  Staff does not anticipate any significant impact in service delivery 

needs or fiscal impact as a result of the approval of this project.  

 

V. ALTERNATIVES 

A. Approve the Hearing Examiner’s recommendation.  The Hearing Examiner has 

recommended approval with certain conditions of the Conditional Use Permit for the 

Ardmore Substation proposal.  Approval of this recommendation will allow this 

project to move forward as designed.  

 

B. Approve the Hearing Examiner’s recommendation with modifications.   
The City Council may choose to approve the Hearing Examiner’s recommendation 

with modifications, based on Council findings that alternate conditions would better 

implement adopted regulations.  This action would likely result in a redesign of the 

project. 

 

C. Not approve the Hearing Examiner’s recommendation.  The City Council may 

choose not to approve the Conditional Use Permit for the Ardmore Substation 

proposal, based on findings that the project, as designed, is inconsistent with adopted 

regulations or policies.  This action would result in a redesign of the project and a 

significant delay in project schedule. 

 

D. Remand the application to the Hearing Examiner for additional review limited 

to specific issues identified by the Council.   The City Council may identify specific 

issues that must be addressed before a decision can be issued.  These issues may be 

remanded to the Hearing Examiner and the applicant for further review.  Upon 

resolving the issues, the application could be brought back before the City Council for 

consideration.  This action would likely result in a significant delay in the project 

schedule. 

 

VI. TIME CONSTRAINTS 

 There are no specific time constraints regarding the approval of this project; however, 

state law requires timely processing of development applications. 
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VII. LIST OF ATTACHMENTS 
Attachment A: Ordinance 

Attachment B: Vicinity Map 

Attachment C: Site Plan 

Attachment D: Detailed Project Description 

Attachment E: Hearing Examiner’s Findings, Conclusion, Decision and 

Recommendation 

 

 

   /s/  4/6/11  

 Robert G. Odle, Planning Director  Date 

 

 

 Approved for Council Agenda:   /s/  4/12/11  

    John Marchione, Mayor  Date 
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CITY OF REDMOND 

ORDINANCE NO. __________ 

 

AN ORDINANCE OF THE CITY OF REDMOND, 

WASHINGTON, ADOPTING THE HEARING EXAMINER’S 

MARCH 15, 2011, RECOMMENDATION TO APPROVE WITH 

CONDITIONS THE ARDMORE SUBSTATION CONDITIONAL 

USE PERMIT (FILE L100421), AND ESTABLISHING AN 

EFFECTIVE DATE  

 

 

WHEREAS, Puget Sound Energy herein referred to as 

applicant, submitted a conditional use permit application to 

allow construction of a new electrical substation with 

associated transmission and distribution lines at 2245 NE Bel-

Red Road; and  

WHEREAS, a conditional use permit is a Type IV permit 

decision; and  

WHEREAS, the Redmond Community Development Guide authorizes 

the Hearing Examiner to conduct an open record hearing for the 

conditional use permit and make a recommendation with findings 

of fact, conclusions of law, and conditions of approval for the 

conditional use permit to the City Council for consideration; 

and 

WHEREAS, on February 14, 2011, the Hearing Examiner 

conducted an open record hearing to receive and review the 

application record and to hear verbal testimony relative to the 

Conditional Use Permit for the Ardmore Substation proposal (File 

L100421); and  
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WHEREAS, on March 15, 2011, the Hearing Examiner 

recommended approval of the Ardmore Substation Conditional Use 

Permit (File L100421) subject to conditions. 

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF REDMOND, 

WASHINGTON, DO ORDAIN AS FOLLOWS: 

Section 1.  Findings, Conclusions, and Conditions of 

Approval.  After carefully reviewing the record and considering 

the evidence and arguments in the record and in the Hearing 

Examiner’s recommendation, the City Council hereby adopts the 

findings, analysis, and conclusions in the Hearing Examiner’s 

recommendation for the Ardmore Substation proposal dated March 

15, 2011. 

Section 2.   Approval.  The City Council hereby approves 

the Ardmore Substation proposal, subject to the conditions of 

approval identified in the Hearing Examiner’s recommendation 

dated March 15, 2011.  

Section 3.   Severability.  If any section, sentence, 

clause or phrase of this ordinance should be held to be invalid or 

unconstitutional by a court of competent jurisdiction, such 

invalidity or unconstitutionality shall not affect the validity or 

constitutionality of any other section, sentence, clause or phrase 

of this ordinance. 

 



 

Page 3 of 3               Ordinance No. _____ 

               AM No. _____ 

 

Section 4. Effective Date.   This ordinance shall take 

effect five (5) days after passage and publication of an approved 

summary thereof consisting of the title, or as otherwise provided 

by law. 

ADOPTED by the Redmond City Council this ______ day of 

________________, 2011.   

    

        CITY OF REDMOND 

 

 

 

             

        JOHN MARCHIONE, MAYOR 

 

ATTEST: 

 

 

 

____________________________________ 

MICHELLE M. MCGEHEE, CMC, CITY CLERK   (SEAL) 

 

 

APPROVED AS TO FORM: 

OFFICE OF THE CITY ATTORNEY: 

 

 

 

       

JAMES HANEY, CITY ATTORNEY 

 

FILED WITH THE CITY CLERK:  

PASSED BY THE CITY COUNCIL:  

SIGNED BY THE MAYOR:   

PUBLISHED:     

EFFECTIVE DATE:    

ORDINANCE NO. 

 







ATTACHMENT D:  Detailed Project Description 

 

 

 

Puget Sound Energy has proposed to construct the Ardmore Substation, to be located at 2245 

Bellevue-Redmond Road, which will be a combined distribution and transmission switching 

substation, with associated transmission and distribution lines, to ensure continued reliable 

electric service to the growing Redmond and Bellevue areas.  The new substation will 

consolidate the existing Interlaken Substation on the new larger Ardmore site.  This will provide 

greater reliability while allowing for removal of the existing Interlaken substation and its 

associated transmission lines.   

 

The substation equipment will be located within a secured enclosure approximately 160 feet by 

200 feet, setback approximately 110-feet from NE 24
th

 Street and 60-feet from Bel-Red Road.  

Initially two transformer banks will be installed and three transmission lines will be connected at 

the station.  The station will be designed to accommodate two additional transformer banks and a 

fourth transmission line when the need arises. 

 

The project site has a slight east to west slope across the parking lot and additional slope beyond 

the parking lot.  Site work for the project includes grading and filling to create a level yard for 

the substation.  A Mechanically Stabilized Earth (MSE) wall varying in height from 

approximately one to 18-feet in height will be constructed around the western half of the station.  

This wall will be designed to be a “green wall” that incorporates vegetation into the surface of 

the retaining wall.  A ten-foot high architectural security/screening wall will screen equipment on 

the north, south, and east sides of the substation.  The western side of the station will be screened 

by a 10-foot high decorative welded wire fence at the top of the MSE wall. 

 

The site will be landscaped with a combination of low-growing trees and a dense mix of native 

and ornamental shrubs.  The site plan calls for a small passive pedestrian space to be created 

along Bel-Red Road and a second similar space along NE 24
th

 Street.  The NE 24
th

 Street space 

will utilize decomposed granite and crushed limestone walking surface for ease of maintenance.  

The Bel-Red Road space utilizes a combination of hardscape pavement and decomposed granite 

to define the area. The Overlake Neighborhood Plan calls for an urban pathway running 

north/south through this block that will connect NE 24
th

 Street to a new planned east/west street.  

This future pathway is proposed to run along the western portion of the substation site.  As part 

of this application, Puget Sound Energy will provide an easement for the future trail and grade 

the western edge of their property to accommodate the future trail.  The landscape plan calls for 

this graded bench to be planted with shrubs that can be removed when adjoining properties 

develop and the trail can be implemented. 

 

The substation will be connected to the electrical grid by extending the existing Lakeside-

Kenilworth 115kV overhead transmission line that runs along NE 24
th

 Street into the new 

substation.  A new transmission pole will be installed at the southeast corner of the intersection 

of NE 24
th

 Street and Bel-Red Road (located in Bellevue) and two transmission lines will extend 

southwesterly approximately 730 feet across Bel-Red Road to a new pole and then into the 

substation.  A third transmission line will extend from a new pole located along NE 24
th

 Street 



adjacent to the substation driveway approximately 185 feet into the substation.  The height of 

these proposed new transmission poles will be between 75 and 105 feet.  Additionally, the 

project will include the installation of eleven underground vaults. 

 

Finally, the project proposes to remove and re-route a 350-foot section of existing transmission 

line along NE 24
th

 Street (west of Bel-Red Road) and an additional 850-foot section located in 

152
nd

 Avenue NE can also be removed once the Ardmore Substation is operational. 
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