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I. REQUEST/PROPOSAL DESCRIPTION & REVIEW PROCESS 
 

A. Request 
The applicant requests a Threshold Determination under the State Environmental Policy 
Act (SEPA) and Master Development Plan (MDP) approval for a three building, mixed 
use development.  The project limit for the MDP includes the existing ten-story Bellevue 
Corporate Plaza (BCP) building that occupies the eastern half of the property.  The new 
development component will be comprised of two towers over a retail podium, including 
an approximately 794,000 gross square feet (gsf), 450 foot tall commercial office 
building and an approximately 491,000 gsf, 435 foot tall business hotel.  For the 
purposes of this report, the eastern office tower will be referred to as Tower 1 and the 
western hotel tower will be referred to as Tower 2. Both towers will rest on a 40 foot tall 
podium that will include an above ground parking garage, retail uses, and building 
lobbies along the entirety of the street frontages facing 110th Avenue NE and NE 6th 
Street/Transit Center.  The above ground parking garage will have approximately 370 
parking spaces and an additional 1,590 parking spaces will be placed in below-grade 
parking under the podium. This parking will serve not only the new development but also 
the existing BCP office building.  
 
While the existing BCP building will remain, the developer may choose to phase the 
construction of the newer buildings as shown in the two scenarios illustrated in this 
report; building one or both towers as a completed development.  Refer to Section III.A 
of this report for additional phasing information.  The developer may also choose to 
downsize either tower in response to market conditions and reduce the parking 
component accordingly.  Note that any revisions to this MDP, including changes to the 
phasing scenarios, will require administrative review prior to application for any Design 
Review.  Changes will be reviewed as either a new MDP or as a Land Use Exemption to 
the MDP.  If changes require a new MDP, the applicant would be vested to the Land Use 
Code in effect at the time of the new MDP application submittal.  In addition, project 
specific review of any development proposed in this MDP will be required via the Design 
Review process before the issuance of any construction permits. Refer to Condition of 
Approval regarding modification to an approved master development plan and 
design review in Section X of this report. 

 
B. Process 

The applicant has requested a review of an MDP application.  The MDP is the City’s 
mechanism to ensure the following elements are consistent with the Downtown Subarea 
policies and regulations: 

 Site development, including structure placement 

 Vehicular and pedestrian mobility 

 Required amenities 

 Phasing to conform to the terms of the Land Use Code (LUC) 
 

The MDP application also may include a request to extend vesting to the Land Use 
Code.  The applicant is requesting vesting for the 600 Bellevue proposal for 10 years to 
the Land Use Code in effect at the time of this approval, as allowed subject to the 
approval of a MDP pursuant to LUC 20.30V.190. Note that the MDP does not vest the 
applicant to any other construction codes, including but not limited to the Building Code 
and Stormwater Code. Refer to Conditions of Approval regarding the vested status 
of an MDP and recording of the MDP in Section X of this report. 
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The MDP approval is a Process II Administrative Decision, pursuant to LUC 20.35.200.  
The Environmental Coordinator issues the SEPA Threshold Determination and the 
Director of Development Services issues the MDP decision.  An appeal of any Process II 
decision is heard and decided upon by the City of Bellevue Hearing Examiner. 
 

II. SITE CONTEXT AND ZONING 
 
A. Context and Description: 

The proposed site takes up one-half of a super block within the Downtown Core.  The 
western and eastern sides of the site are on 108th Avenue NE and 110th Avenue NE 
respectively.  108th Avenue NE and 110th Avenue NE are minor arterial streets that run in 
a north-south direction through the Downtown.   
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The southern property line runs along NE 6th Street. Because NE 6th Street is also the 
Bellevue Transit Center, the roadway is closed to vehicular traffic and is open for bus 
transit only.  There is also a Metro Transit Commuter Services building mid-block that 
will be relocated to accommodate this proposal. 
 
The northern property line is shared with multiple parcels making up one development 
site that is under a single ownership.  Proposed development for construction of two 
residential towers, referred to as the ELEV8 project, is under review by the City. 
Currently, an existing mid-block pedestrian sidewalk runs along the shared property line 
between these two potential projects; connecting 110th Avenue NE and 108th Avenue 
NE. 

 
The project site is currently developed with the BCP office building on the western half of 
the site, an existing two-story parking garage on the eastern half of the site, and a small 
Sound Transit Commuter Services building facing the Transit Center.  Parking for the 
BCP office building is currently accommodated within the parking garage and in a small 
surface lot in front of the building. Currently, the Sound Transit Commuter Services 
building is on a separate parcel.  Per existing agreement, this parcel will be turned back 
to the property owners and the facility use will be relocated. A boundary line adjustment 
will be required to memorialize this action and create one project limit.  The BCP building 
will remain but the parking garage and Sound Transit Commuter Services buildings will 
be demolished with this proposal.  Refer to Condition of Approval regarding a 
boundary line adjustment in Section X of this report. 

 
Other prominent building developments within a two block radius of the proposal site 
include the Symetra Building on 108th Avenue NE to the west, The Bravern and 
Meydenbauer Center to the east, and City Center I, City Center II, and Bellevue City Hall 
to the south.  In the near future, the new light rail station will be built in front of City Hall, 
directly diagonal to this site on the southeast corner of the NE 6th Street and 110th 
Avenue NE intersection.  

 
A. Zoning   

 
The proposal site lies in the northeast quadrant of the Downtown Core Design District in 
the DNTN-O-1 (Downtown Office 1) land use district. This site, along with all of 
Downtown, was rezoned in 1981 through Ordinance No. 3013 to implement the 1979 
Downtown Subarea Plan Map. The proposed uses of office, residential, and retail are 
permitted outright. The Core allows higher, more intensively developed buildings than in 
any other part of the Downtown.   

 
Adjacent properties are as follows: 
East:   DNTN-O2 - Across 110th Avenue NE is The Bravern, which includes two 

office towers, two residential towers and a retail podium.  
West:   DNTN-01 – Key Bank Center; an office building with a retail podium. 
South:   DNTN-01 – Bellevue Transit Center and City Center II office building. 
North:  DNTN-O2 – Proposed ELEV8 project which will eventually include 4 

towers and retail podium.  Currently the site is occupied by a surface 
parking lot, small office building, and buildings that formerly housed the 
Bellevue First Congregational Church and are now being used as offices. 
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ZONING MAP 
 
 
 

 
 

   
 
III. SITE AND BUILDING DESIGN  
 

A. Phasing 
 
The applicant has requested approval of a phased MDP in order to respond to ever-
changing economic and market conditions.  Most likely, only one tower will be built at a 
time.  In all cases, the entire podium would be built out, along with all required 
streetscape, open space, and circulation improvements for the entire site.   
 
The applicant has proposed two scenarios to illustrate this phasing plan.  The only 
significant difference between the two is that in Scenario A, the office tower - Tower 2, 
would be built first and the hotel tower -Tower 1, would be built at a later date.  In 
Scenario B, the hotel tower - Tower 1, would be built first with the office - Tower 1, built 
second.  Each phase will be required to receive its own separate Design Review 
approval. Refer to Conditions of Approval regarding phasing and phasing plan for 
building permits in Section X of this report. 
 
The two scenarios and what is included in each are illustrated below. 
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Scenario A (Office and Podium constructed first): 
 
Phase 1 

 
Phase 1:   

 All underground parking, providing parking for a full build-out of the site 

 Complete podium, including retail spaces and above-ground parking 

 All street frontage and open space improvements, including upgrades to the 
Transit Center frontage, minor publicly accessible open space, and pedestrian 
connections 

 Provision of the Major Public Open Space (MPOS) at the intersection of NE 6th 
Street and 110th Avenue NE 

 Construction of the office tower – Tower 1 – above the podium 
 

Phase 2: 

 Construction of the hotel tower – Tower 2 – above the existing podium 
 
 

Phase 2 

TOWER 1 

TOWER 1 

TOWER 2 

PODIUM 
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Scenario B (Hotel and Podium constructed first): 
 

Phase 1 

 

 
 
Phase 1:   

 All underground parking, providing parking for a full build-out of the site 

 Complete podium, including retail spaces and above-ground parking 

 All street frontage and open space improvements, including upgrades to the 
Transit Center frontage, minor publicly accessible open space, and pedestrian 
connections 

 Provision of the Major Public Open Space (MPOS) at the intersection of NE 6th 
Street and 110th Avenue NE 

 Construction of the hotel tower – Tower 2 – above the podium 
 

Phase 2: 

 Construction of the residential office tower – Tower 1 – above the existing 
podium 

Phase 2 

TOWER 1 

TOWER 2 

TOWER 2 

PODIUM 
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B. Site Design 

 
1. Site Plan: 

The project site lies along NE 6th Street, between 110th Avenue NE and 108th Avenue 
NE.  Full build-out of the proposed development will include a 40 foot tall podium 
structure with two new towers in the eastern half of the proposal site and the existing 
BCP office building in the western half of the site.  The site itself is approximately 
3.65 acres.   Both phasing scenarios will require full development of the project site, 
including but not limited to provision of required open space including the Major 
Public Open Space, minor public open space, and all pedestrian and vehicular 
circulation as described below. 

 
 

   Plan for Full Project Building-Out 
            Building Footprints & Amenities 
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2. Vehicular Access:   
The above-ground and below-ground parking for all three buildings on the site will be 
contained within the footprint of the podium for Towers 1 and 2.  Vehicular access to 
all of the parking will be off the new Vehicular Mid-Block Connector that runs along 
the northern property line of the site and will connect 108th and 110th Avenues NE. 
The northern property line will effectively be the centerline of the new Connector 
roadway profile and the northern half of the roadway will be on the property to the 
north – the ELEV8 site - per a signed agreement between the owner of this proposal 
site, CW Nom LLC and the owner of the property to the north, 10833 NE Eight Street 
Associated LLC.  Refer to Attachment C to this report.  In the event that the Elev8 
project is not constructed, 600 Bellevue will be required to build the full width of the 
Vehicular Mid-Block Connector from 108th Avenue NE to 110th Avenue NE to provide 
full access to the proposed buildings.  In addition to parking access, a new at-grade 
drop-off and turn-around for Tower 2 will be accessed off this Vehicular Mid-Block 
Connector.  Refer to Condition of Approval regarding the Vehicular Mid-Block 
Connector in Section X of this report. 
 
The main pedestrian entry to Tower 1 will be facing 110th Avenue NE.  Because the 
entrance to Tower 1 faces 110th Avenue NE where there are no viable drop-off 
locations close to the ‘front door’, the applicant will required to provide a pull-out/ 
loading zone along the 110th Avenue NE frontage to facilitate these drop-off/pick-up 
functions for Tower 1.  This pull out will also benefit the retail uses on the both street 
frontages, particularly those on  NE 6th Street because they are facing a roadway 
that is restricted to bus use only.  Where a pull out is provided, a full sidewalk will 
need to be provided and the building must be set back from the back of curb at least 
11 feet. Refer to Condition of Approval regarding the 110th Avenue loading 
zone pull-out in Section X of this report. 

 
3. Pedestrian Access:   

a. 110th Avenue NE:   
Pedestrian walkways/sidewalks will be provided around all four sides of the 
proposal site.  The street frontages on 110th Avenue NE will be required to 
provide a minimum 5-foot wide planter strip and 11-foot wide sidewalk, as 
measured from back of curb.  

 
The streetscape on 110th Avenue NE will also be required to meet the 
Building/Sidewalk Relationships Design Guidelines for a Type D streetscape 
However, during Design Review the applicant will be urged to design a 
streetscape that conforms as closely as possible to a Type B street due to the 
heightened pedestrian activity anticipated along this frontage due to the 
construction of the light rail station, the ELEV8 project to the north, and this 
proposal.   
 

b. Through-Block Pedestrian Connection:   
The applicant will also be required to construct an ADA-compliant Through-Block 
Pedestrian Connection walkway along the southern side of the new Vehicular 
Mid-Block Connector.  This walkway shall be designed to accommodate 
pedestrians and bicyclists and will be a minimum of 8’-6” wide to match the  
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Pedestrian Connections and Open Space 

 

 
 

 Through-Block Pedestrian connection required on the parcel to the north (ELEV8 
site).  It will connect 110th Avenue NE with 108th Avenue NE.  Refer to 
Transportation Department Comments in Section V of this report for additional 
information regarding this pedestrian connection. 

 
c. Mid-Block Pedestrian Connection between BCP and Proposed New Towers:   

The applicant will be required to provide an accessible north-south pedestrian 
connection between the BCP building and the proposed new development as 
depicted in the diagram above.  This walkway must also connect up with the 
Through-Block Pedestrian Connection on the proposal site and the applicant will 
be required to create a direct connection across the Vehicular Mid-Block 
Connector to the adjacent property to the north – either at grade or via a bridge. 
Refer to Condition of Approval regarding the pedestrian amenities in 
Section X of this report. 

 
d. NE 6th Street (Bellevue Transit Center) Frontage:   

At the time of this writing, the City has prepared a 30% design for the City-owned 
right-of-way along the northern side of NE 6th Street. It is unclear when or if this 
project will be funded and go forward.  In addition, this section of NE 6th Street is 
also an important segment of the Grand Connection; a city initiative to provide a 
pedestrian connection between the Wilburton Subarea and Meydenbauer Park.  
During Design Review, the applicant shall coordinate the NE 6th Street 
streetscape and building façade design with any pending City improvements to 
ensure a unified and pedestrian-oriented streetscape design that also meets the 
goals of any City CIP projects and the Grand Connection. Refer to Condition of 
Approval regarding the NE 6th Street streetscape, building façade, and the 
Grand Connection in Section X of this report. 
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4. Public Open Space:  
Public open space will be provided in multiple locations and all of the required open 
space described below must be provided with the first phase of development.   
 
a. Major Public Open Space: 

A Major Public Open Space (MPOS) is required on the southeast corner of the 
site, diagonal to the new light rail station in front of City Hall.  A conceptual 
design for the MPOS has been provided on the submitted site plan and a 
rendering of the design is below.  However, due to its location on the Major 
Pedestrian Corridor and Grand Connection, the design submitted is a 
placeholder and the actual design of the space will need to be refined and 
enhanced during Design Review. Refer to Conditions of Approval regarding 
the NE 6th Street frontage, building façade, and the Grand Connection, and 
public open space in Section X of this report. 
 

 
 
 
 
 
 
 
 
 
 
Major Public Open Space – 
conceptual design 
Corner of NE 6th Street and 
110th Avenue NE 

 
b. Minor Publicly Accessible Space/Mid-Block Public Open Space: 

In addition, the proposal will create a required minor publicly accessible open 
space where the Transit Center street frontage and the southern end of the mid-
block pedestrian connection between the BCP building and the proposed 
development intersect.  This space will provide a point of interest for pedestrians 
as well as a gathering space for pedestrians traveling along NE 6th Street and 
through the Bellevue Transit Center.  Refer to Condition of Approval 
regarding public open space in Section X of this report. 
 

 
 

 
 
 
 
 
 
 
 
 

Conceptual Minor Publicly 
Accessible Open Space 
Design - mid-block on NE 6th 
Street 
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c. Internal Open Space: 
The proposal will also be required to provide additional public open space on the 
interior of the site, concentrated around the vehicular drop off and the mid-block 
pedestrian connection linking NE 6th Street with the ELEV8 proposal to the north. 

 
 

C. Building Design 
The proposed project includes a two-building mixed-use development that will work in 
concert with the existing ten-story BCP building on site and replace an existing above-
ground parking garage.  Review of the specific design of each of the new building units 
(towers and podium) will occur during the Design Review for each phase of the project.  
Review under this MDP is for the conceptual design and massing only.   
 
The two towers are envisioned as narrow, modern, urban residential and office 
structures that reflect the scale, materials and character of this vibrant Downtown 
context.  The upper levels of the tower most likely will be composed of full-height glass 
curtain walls and metal panels.   

 
Conceptual Building Elevations to Demonstrate Massing/Height 

 

 
 

South Elevation (NE 6th St.)                      East Elevation (110th Ave. NE)      West Elevation  
facing Transit Center -                              Office Building facing      Hotel Building Entry  
Tower 1 (left) & Tower 2                     The Bravern                                            facing the BCP Building 
 

 
 
As shown, each of the two towers will be built to the maximum height of 450 feet.  No 
part of the building, including mechanical equipment, may extend above this 450 foot 
level and all mechanical equipment shall be fully screened.  The building may, if needed, 
be reduced in height due to market conditions.  Review of building design, including 
height, will occur during formal Design Review.  
 

450 Ft. 
Height 
may not 
be 
exceeded 
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Retail shops and building entrances are required along the entirety of both street 
frontages (110th Avenue NE and NE 6th Street).  On the ground level, these retail spaces 
will ‘screen’ the above-ground parking garage behind.  The upper levels of the parking 
garage will be screened with architectural materials and detailing to provide visual 
interest and reduce the visual impact of a parking garage.  Refinement of this design of 
the parking garage screening will occur during Design Review. 
  

 

 
 
 
Conceptual signage was not addressed in this submittal.  However, prior to any Design 
Review approval for any phase of this project, the applicant will need to a sign master 
plan for City review and approval.  This sign master plan shall be submitted as a revision 
submittal document in the each Design Review submittal package for this site.  Refer to 
Condition of Approval regarding the sign master plan in Section X of this report.  

 
 
IV. CONSISTENCY WITH LAND USE CODE/ ZONING REQUIREMENTS 
 

A. General Provisions of the Land Use Code 
 

1. Use 
Uses are regulated by Land Use Code (LUC) Section 20.10.400 (Use Charts), LUC 
20.25A (Downtown Office-1 land use district) and LUC 20.25A.100 (Downtown Core).  
The office, residential (hotel) and retail uses proposed for this project are permitted with 
MDP approval.  
  
2. Dimensional Requirements   
As conditioned, all applicable dimensional requirements for an MDP of the Land 
Use Code must be met and compliance will be reviewed under formal Design 
Review. This MDP will be vested to the Land Use Code in place at the date of 
the MDP approval.  The conceptual design has been reviewed for general 
compliance with the code requirements.  The major code requirements are listed 
below as reference and to aid in development of the proposal prior to any Design 
Review submittal.  
 

Innovative building 
materials and 

detailing to screen 
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High-ceiling retail 
storefronts 
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TABLE 1: DIMENSIONAL REQUIREMENTS 

 
 

Item Permitted/ 
Required 

Comments/Conditions 

Project Limit No minimum 159,129 SF ( includes the Sound Transit 
Building parcel) 

Lot Coverage 100% LUC 20.25A.020.A.2 

Building Height 450 FT maximum for 
residential. 
 
300 FT Maximum non-
residential* 
   
*Additional 150 FT may 
be allowed through the 
transfer of FAR bonus 
floor area resulting from 
the construction of the 
Major Pedestrian 
Corridor or Major Public 
Open Spaces. 
 
LUC 20.25A.030.E and 
LUC 20.25A.100.E.4.d.vi 
 
 

Both Towers are proposed to be 450 FT.  No 
portion of the building, including mechanical 
equipment, may exceed 450 FT 
 
Documentation regarding the points to be 
used from construction of the Pedestrian 
Corridor and/or Major Public Open Space 
must be provided in the Design Review 
submittal. Refer to Condition of Approval 
regarding documentation of FAR points 
transferred from construction of the 
Pedestrian Corridor in Section X of this 
report. 
 
LUC 20.25A.020 & 030.E 
 “Heights in Core Design District” map 
 
LUC 20.25A.030.E and LUC 
20.25A.100.E.4.d.vi 
 

Floor Area Ratio 
(FAR) - 
Residential 

Residential:  
5 BASIC/Unlimited Max. 
 
Non-Residential:  
5.0 BASIC/8.0 Max. 
 

Refer to discussion in Section IV.B 
 
LUC 20.25A.020 and Footnote (14) 
 

Setbacks/ 
Front(s) 
Side & Rear 
 

Front: 0’ 
Side:  0’/20’ 20’ for floors 

above 40’ 
Rear:  0’/20’ for floors 

above 40’ 

As proposed:  
Front:  0 FT/Back of required sidewalk 
Side: Approx. 75 FT above 40’ podium 
Rear: Approx. 28 FT above 40’ podium 

 
LUC 20.25A.020 including Footnote (25) 
 

Floor Area per 
Floor Above 40 
Feet  

Non-Residential 
24,000 GSF* 
 
*Note that for the 
purposes of floor area 
per floor, hotels are 
considered non-
residential. - LUC 
20.25A.020 Footnote 
(18) 

Tower 1 (office):  24,000 GSF  
Tower 2 (hotel/res):  Approx. 12,000 GSF  
 
Per LUC 20.25A.020, the floorplate sizes on 
Tower 2 may be increased by 1) averaging 
floorplates; or 2) using diminishing floorplates.  
Neither technique has been demonstrated but 
can be incorporated in the building design 
during Design Review.   
 
 
LUC 20.25A.020 Footnotes (5), (18), and (24) 
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Item Permitted/ 
Required 

Comments/Conditions 

Floor Area per 
Floor Above 80 
Feet  
 

Towers 1 and 2: 24,000 
GSF 
Non-Residential* 
 
*Note that for the 
purposes of floor area, 
hotels are considered 
non-residential. 
 
LUC 20.25A.020 
Footnote (18) 

Tower 1 (office):  24,000 GSF  
Tower 2 (hotel/res):  Approx. 12,000 GSF  
 
 
Per LUC 20.25A.020, the floorplate sizes on 
Tower 2 may be increased by 1) averaging 
floorplates; or 2) using diminishing floorplates.  
Neither technique has been demonstrated 
and will need to be incorporated in the 
building design during Design Review.   
 
LUC 20.25A.020 Footnotes (5), (18), and (24) 
 
 

Sidewalk Width NE 6th Street: 
Min. 12’ of sidewalk 
measured from the edge 
of the right of way that 
lies within the sidewalk 
on north side of Transit 
Center 
 
110th Avenue NE:  16’-6” 
(11 FT sidewalk + 5 FT 
planting strip +  6” curb  
 
  

During Design Review, the applicant will be 
required to coordinate design with the City’s 
Transportation Department and Department of 
Planning and Community Development 
regarding Transportation upgrades to the 
sidewalk in the right of way and requirements 
resulting from the Grand Connection Initiative 
respectively.   
Refer to Condition of Approval regarding 
future coordination of the NE 6th Street 
streetscape, building façade, and the 
Grand Connection in Section X of this 
report. 
 
LUC 20.25A.060.A 
 

Through-Block 
Pedestrian 
Connections 

Provide pedestrian 
connection in each 
superblock.  
 

A continuous Through-Block Pedestrian 
Connection running east-west as shown on 
approved plans. Minimum width is 8’-6”. 
Connection is ADA accessible and may be 
used by bicycles. 
 
LUC 20.25A.060.C 
 
Refer to Condition of Approval regarding 
pedestrian amenities, the pedestrian and 
utilities easements, and ADA requirements 
for Through-Block Pedestrian Connection 
in Section X of this report. 
 
 

Overhead 
Weather 
Protection 

NE 6h Street:  75% of 
the street frontage 
(minimum)  
 
110th Avenue NE:  50% 
of the street frontage 
(minimum)  
 

 
LUC 20.25A.060.B 
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Item Permitted/ 
Required 

Comments/Conditions 

Parking 
 
 

Retail in Mixed Use 
(22,000 nsf): 
Min.: 0 stalls 
Max.: 3.3/1,000 nsf                                                                    
 
Office (672,553 nsf): 
Min.: 2.0/1000 nsf  =  
1345 stalls 
Max.: 2.7/1000 nsf  = 
1816 stalls 
 
Hotel  
500 rooms 
Unspecified Use** 
 
 
 
 
 
 

Proposed: 
 
Total of 1,959 stalls  

 1,588 in underground parking 

 371 in above-grade parking within 
podium 

Based on the conceptual square footage 
numbers provided under this MDP, the 
proposal will be able to meet the City’s 
parking requirements. 
 
** Because the applicant has yet to determine 
exactly how many rooms will be in the hotel, 
the exact parking amounts and adherence to 
all parking requirements in the LUC in place at 
the time of this decision will be reviewed for 
compliance under the Design Review.   
A parking study will be required for this ‘non-
specified use’ to determine the exact number 
of stalls required for the hotel. 
 
LUC 20.25A.050 
LUC 20.25A.050.F 
 
Refer to Condition of Approval regarding 
parking and interim parking for BCP 
during construction of any 
development/phase in Section X of this 
report. 

Recycling & Solid 
Waste 

There shall be at least 
one solid waste 
collection area per 
development and 
recycling collection area 
shall be at least: 
 
Residential: 1 ½ SF per 
residential unit  
Retail: 5 SF per 1,000 
GSF  
Office:  2 SF per 1,000 
GSF 

Compliance will be verified as part of the 
Design Review for any phase of the 
development. 
 
LUC 20.20.725 
 
Refer to Condition of Approval regarding 
recycling and solid waste collection in 
Section X of this report. 
 
 

 
 

B.  Special District Requirements  
 

1. FAR Amenity System Requirements  
a. Basic FAR: 
  Subject to LUC 20.25A.020.C.2, the amount of bonus floor area in square feet 

generated by the amenities provided to meet the Basic Floor Area Ratio (FAR) 
requirement must at a minimum be equal to 20% of the Project Limit area times 
the Basic FAR permitted for a non-residential building in the land use district. For 
this site, the FAR will be based on the sum of the gross floor area for all buildings 
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– including any new building(s) AND the existing BCP office building. 
Additionally, each phase will be required to meet the FAR at the time of Design 
Review and one phase cannot rely of FAR points to be earned in subsequent 
phases. 

 
   The Basic FAR required in square feet is calculated by multiplying 0.20 x the 

Project Limit area x the Basic Non-Residential FAR (0.20 X 159,129 SF X 5.0) 
and for this project equals 159,129 square feet.  The amount of “Basic” FAR 
Amenity to earn is 159,129 square feet.  The applicant has demonstrated during 
this MDP application that they will be able to provide enough BASIC FAR 
amenities to meet this requirement. The identification and actual FAR points for 
each of the specific amenities provided with be reviewed and approved under 
Design Review.   

 
b. Non-BASIC FAR 
 The applicant has demonstrated that the Basic and Non-BASIC FAR can be met 

on this site.  A summary of the proposed FAR is below: 
 
 

FAR Summary 

 
Lot Area = 159,129 SF  Total Max. FAR Proposed for Each 

Use (Office and Hotel/Residential) 

Office:  Basic FAR = 5.0                                               
Max. FAR = 8.0 

  795,645 
1,273,032 

893,637 GFA = 5.6 FAR 

Residential: Basic FAR = 5.0 
                    Max. FAR = Unlimited 

  795,645 
Unlimited 

420,957 GFA = 2.6 FAR 

   
Total Max. FAR (assumes total build-out) for Office and Hotel = 8.2 FAR 

 
 
 
 
SCENARIO A – Office Tower to be Built First 

 
 Existing:   

BCP Office 
Building 

Phase 1: 
Podium & Office 
Tower 

Phase 2: 
Hotel Tower only 

Full Build-Out 

     

Allowed per LUC  
Max. Office FAR: 
8.0 

Max. Residential 
FAR:   Unlimited 

 

     

New Office Tower  677,637 GFA   677,637 GFA 

New Hotel Tower   412,920 GFA 412,920 GFA 

Existing BCP Building 216,000 GFA 216,000 GFA  412,920 GFA 

GFA for FAR 216,000 GFA 893,637 GFA  

 
677,637 GFA + 
216,000 GFA 

412,920 GFA 1,306,557 GFA  

 
893,637 GFA + 
412,920 GFA 

Cumulative FAR 1.4 FAR 5.6 FAR 2.6 8.2 
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SCENARIO B – Hotel to be Built First 

 
 Existing:   

BCP Office 
Building 

Phase 1: 
Podium & Hotel 
Tower 

Phase 2: 
Office Tower only 

Full Build-Out 

     

Allowed per LUC 
 Max. Residential 

FAR:   Unlimited 
Max. Office FAR: 
8.0 

 

     

New Office Tower    677,637 GFA 

New Hotel Tower  420,957 GFA 669,600 GFA 412,920 GFA 

Existing BCP Building 216,000 GFA 216,000 GFA  412,920 GFA 

GFA for FAR 216,000 GFA 636,957 GFA 

 
420,957 GFA + 
216,000 GFA 

669,600 GFA  

 
 

1,306,557 GFA  

 
669,600 GFA + 
420,957 GFA 

Cumulative FAR 1.4 
2.6 (Residential) 
1.4 (Office) 

4.2  8.2 

     

 
 
 

c. Bonus Amenities 
  The specific amenities shown in this MDP application demonstrate that this 

development would be able to meet the FAR requirements for the full building out 
of this site as shown; two new 450 foot tall towers, a 40 foot tall podium and the 
existing BCP office building.   

 
The specific FAR bonus amenities and the amount of each amenity to be 
provided will be determined during Design Review.  Changes to the amenities 
provided in this MDP will be allowed as long as the project still meets the FAR 
requirements for this site.  Significant changes will required either a Land Use 
Exemption to this MDP approval or a new MDP approval. Refer to Conditions 
of Approval regarding modification to the Master Development Plan (MDP) 
in Section X of this report. 
 
Per the conceptual master plan, amenities that are most likely used to fulfill the 
FAR requirements include the following: 

 

 Pedestrian-Oriented Frontage (BASIC Amenity) 

 Marquees (BASIC Amenity) 

 Water Feature (BASIC Amenity) 

 Sculpture (BASIC Amenity) 

 Residential Uses 

 Underground Parking 

 Landscape Areas 
 

In addition, the proposal will receive FAR amenity points for provision of the 
required Major Public Open Space (MPOS) at the corner of the intersection of 
NE 6th Street and 110th Avenue NE.   
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2. DNTN Core Design District 
 The applicable guidelines for this site within the Downtown Core Design District are 

found in LUC 20.25A.100.E.3 – Pedestrian Connections.  Under these guidelines, 
the Through-Block Pedestrian Connection shall be provided and designed to 
respond to the Design Guidelines in LUC 20.25A.060.C.3.  The Through-Block 
Pedestrian Connection will provide a continuous, fully accessible route of travel for 
pedestrians and bicycles.  It will run in the east-west direction from 110th Avenue NE 
to 108th Avenue NE along the northern edge of the site.  The final design of the 
Through-Block Pedestrian Connection on the proposal site must incorporate weather 
protection in multiple locations along its length, and it shall be further delineated with 
points of interest, including but not limited to special paving, art, and landscaping.  
Refer to Condition of Approval regarding pedestrian amenities in Section X of 
this report. 

 
C.  Design Review Criteria and Design Guidelines 

Subject to LUC 20.25A, including but not limited to LUC 20.25A.110 (Downtown Core 
Design District), 20.25A.110 (Design Review Criteria) and 20.25A.115  (Downtown 
Design Guidelines), all requirements of the Downtown section of the LUC must be 
reviewed and met during Design Review for any development outlined in this MDP.   
Refer to Condition of Approval regarding compliance with the Design Review 
guidelines, standards, and dimensional requirements of LUC 20.25A and MDP 
Conditions of Approval in Section X of this report.  

 

 
V. PUBLIC NOTICE AND COMMENT 
 

Application Date: January 19, 2016 
Completeness Date:  February 11, 2016 
Notice of Application: February 25, 2016 
Public Notice Sign: February 25, 2016 
Minimum Comment Period:  March 10, 2016 
Public Meeting:  March 10, 2016 at City Hall  
 
Although the minimum required public comment period ended on March 10, 2016, 
comments were accepted up to the date of this decision.  One written comment was 
received that requested that in our review, the City consider minimizing parking, creating 
improvements to NE 6th Street/Pedestrian Corridor environment, and creating synergy with 
the ELEV8 site.  These issues have been discussed in detail in Sections II and III of this 
report. In addition, a Public Meeting was held at City Hall on March 10, 2016 at 5:00 PM at 
City Hall.  There were five attendees at the public meeting. 

 
VI. TECHNICAL REVIEW 

 
A. Utilities 

 
The Utilities Department has looked at the proposal on a conceptual basis only.  It has 
been determined that the water and sanitary sewer systems have adequate capacity for 
the proposed use. Refer to Section VI.C below for a discussion of storm water and 
Condition of Approval regarding standards and the Utility Developer Extension 
Agreement  in Section X of this report. 
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B.  Clearing & Grading  

 
A Clearing and Grading Permit is not required for a Master Development Plan.  
However, a Clearing and Grading Permit will be required as an ancillary permit to any 
Design Review for any phase of this project. Refer to Condition of Approval regarding 
the Clearing and Grading Permit in Section X of this report. 

 
 

C. Transportation Department 
 

Site Access 
The primary vehicular access to the proposed development will occur at 110th Avenue 
NE via a 26-foot wide two-way private road (Vehicular Mid-Block Connector) running 
along the site’s north property line.  It is anticipated that the Vehicular Mid-Block 
Connector will also reach 108th Avenue NE as part of ELEV8 (the adjacent development 
proposal to the north). Full vehicular access will be provided at the 108th Avenue NE 
access point.  Inbound and outbound vehicular left turn movements will be prohibited at 
the 110th Avenue NE access point.  Larger trucks will also use the Vehicular Mid-Block 
Connector to reach the internal loading area and drop-off area within the site.  Note that 
the backing of trucks within any street right of way or across any public sidewalk 
easement is prohibited.  Refer to Condition of Approval regarding vehicular access 
restrictions in Section X of this report. 

 
Loading Zone Pullout 
A parallel parking pullout for vehicles adjacent to the City’s 110th Avenue NE right-of-way 
(the length to be determined) shall be provided.  The applicant will be responsible for its 
operation and maintenance.  This 10-foot wide dark colored concrete pullout will be used 
for short term loading activity. Refer to Condition of Approval regarding the 110th 
Avenue NE loading zone pullout and the 110th Avenue NE loading zone pullout 
agreement in Section X of this report. 
 
Street Frontage Improvements 

In order to provide safe pedestrian and vehicular access in the vicinity of the site, and to 
provide infrastructure improvements with a consistent and attractive appearance, the 
construction of street frontage improvements including street widening along 110th 
Avenue NE is required as a condition of development approval.  The design of the 
improvements must conform to the requirements of the Americans with Disabilities Act 
(ADA) and the Transportation Development Code (BCC 14.60), and the provisions of the 
Transportation Department Design Manual. Refer to Condition of Approval regarding 
street frontage improvements in Section X of this report. 
 
The City’s adopted 2016-2027 Transportation Facilities Plan (TFP) includes project TFP-
110, which calls for widening 110th Avenue NE between NE 6th Street and NE 8th Street 
to five-lane roadway section with sidewalks (project implementation will be coordinated 
with approved and potential future private development in the immediate vicinity).  
Hence, this will require street widening on the applicant’s entire frontage.  Frontage 
improvements will be required along 110th Avenue NE and shall include: pavement 
widening on 110th Avenue NE, traffic signal installation and modification, curb return 
radius installation to 25 feet at the intersection of NE 6th Street/ 110th Avenue NE, storm 
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drainage, Type “A” curb and gutter 16-foot wide sidewalks with planter strips for street 
trees, and street lighting. 
 
At the intersection of NE 6th Street and 110th Avenue NE, revision of the curb alignment 
or ADA ramps will require revision of the traffic signal and pedestrian push button 
systems.  A detailed plan and specifications for any such revisions must be prepared by 
an engineer familiar with City standards, and approved by the city with approval of the 
clearing and grading permit.  It is advisable for any traffic signal design work to be done 
by the same firm that will do the streetlight design. 
 

Street light and traffic signal modifications must be completed at developer expense 
prior to temporary certificate of occupancy. 

 
1. New street lights on street frontage must be provided and a combined street tree 

and street light plan is required for review and approval prior to completion of 
engineering and landscape plans for their installation.  The goal is to provide the 
optimum number of street trees while not compromising the light and safety 
provided by streetlights.  Street trees and streetlights must be shown on the 
same plan sheet with the proper separation (generally 25 feet apart) and the 
proper spacing from driveways (ten feet from Point A in standard drawing DT-
100-1).  The final engineering plans must include a streetlight plan and 
specifications prepared by a qualified engineer familiar with street lighting and 
with Bellevue’s streetlight requirements.  All necessary engineering details, 
including standard drawings, for any new or relocated streetlight and associated 
equipment must be included in the final civil engineering plans for the Clearing 
and Grading Permit. 

 
2. ADA requires that sidewalk cross slopes not exceed two percent.  The sidewalk 

cross slope may be less than two percent only if the sidewalk has a longitudinal 
slope sufficient to provide adequate drainage.  Bellevue’s standard for curb 
height is six inches, except where curb ramps are needed.  The engineering 
plans must comply with these requirements, and must show adequate details, 
including spot elevations, to confirm compliance.  New curb and sidewalk shall 
be constructed in compliance with these requirements.  Building elevations shall 
be consistent with the required curb and sidewalk elevations.  Spot elevations 
must be included in the building plans in a manner that proves that building 
elevations are designed to correspond to the sidewalk elevations shown in the 
engineering plans, especially at entrances and other key points. Curb and 
sidewalk elevations will not be revised to fit the building, and city inspectors may 
require spot surveys during construction in order to confirm the required 
elevations.  

 
ADA also requires provision of a consistent travel path for visually handicapped 
pedestrians. Potential tripping hazards are not allowed in the main pathway. Any 
planter boxes installed in the sidewalk to improve pedestrian sight distance at 
driveways must be designed to reduce the tripping potential and must not extend 
more than two feet into the public sidewalk. Traffic signal controller boxes and 
streetlight contactor cabinets must be located so as not to interfere with the main 
pedestrian path. Buildings shall be designed so that doors do not swing out into 
the pedestrian path.  ADA-compliant curb ramps shall be installed where needed, 
consistent with standard drawings SW-200-1 through SW-260-1. 
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3. The curb, gutter, and sidewalk on 110th Avenue NE fronting the site shall be 

completely removed and reconstructed with a sidewalk width of at least 16 feet 
on 110th Avenue NE, not including the curb.  The planter strips are included in the 
16-foot adjacent to the curb.  At any location where the sidewalk extends over a 
basement or parking garage, a construction method that will prevent differential 
settling shall be used.  Such method must be acceptable to the Transportation 
Department. 

 
4. To meet the requirement of the Through-Block Pedestrian Connection along the 

north edge of the property, the applicant will provide at least 8.5 feet wide 
sidewalk with public pedestrian access easement along the south side of the 
Vehicular Mid-Block Connector that starts from 110th Avenue NE and continues 
west to 108th Avenue NE. 

 
5. The overall design and appearance of the sidewalk and landscaping on 110th 

Avenue NE shall comply with the standards and drawings in the Transportation 
Department Design Manual, including standard drawings SW-110-1 and DT-100-
1.  The sidewalk shall be constructed of standard concrete with a broom finish 
and a two-foot by two-foot score pattern, unless both the Transportation 
Department and the Development Services Department agree to accept any non-
standard pattern, color, or other features.  Alternative paving samples must be 
submitted for review.  If approved, any non-standard patterns, colors, or other 
features may be installed only if an agreement is recorded against the property to 
hold the landowners responsible for maintenance and replacement of all such 
non-standard sidewalk features. 

 
 The applicant may install pavers and different materials with different score 

pattern between the back of the curb and the building façade along the 110th 
Avenue NE Street frontage.  The exact location and installation details of these 
enhancements must be provided on the appropriate civil, architectural and 
landscaping plans.  The applicant is required to provide an indemnity agreement 
to the Transportation Department Right of Way Section as relates to the 
installation and maintenance of these pavers and any other materials. 

 
 Any non-standard features or vegetation shall not create a sight obstruction 

within any required sight triangle, shall not create a tripping or slipping hazard in 
the sidewalk, and shall not create a raised fixed object in the street’s clear zone.  
The materials and installation methods must meet typical construction 
requirements.   

 
 Future work within the alternative material area by City, franchise, or other 

workers as a result of either emergency, normal maintenance, or new installation 
may result in replacement of the surface by standard materials.  In such a 
circumstance, should the property owner wish to replace or repair the surface 
with the alternative material, a Right of Way Use Permit may be required.  
Adequate storage of non-standard materials must be provided on site.  Refer to 
Condition of Approval regarding alternative paving materials in Section X 
of this report. 
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6. Landscaping within the planting strip on either adjacent city street shall be 
irrigated with a private metered water source.  Electrical connections for lighting 
in planter strips may be allowed, if installed in compliance with the electrical code 
and subjected to an electrical inspection.  Irrigation devices and electrical 
components shall not create a tripping hazard in the sidewalk. 

 
7. The applicant will be responsible for installing all street channelization and 

signage that is necessitated by their street frontage improvements on 110th 
Avenue NE.  The installation of two enhanced crosswalks (14-foot wide) across 
110th Avenue NE/ NE 6th Street intersection will be required.  Ramps and 
pedestrian pushbuttons shall be ADA compliant.  A channelization and signage 
plan must be included as part of clear and grading construction plans. 

 
8. The Vehicular Mid-Block Connector two-way travel section (face of curb to face 

of curb) along the entire northern property line and to be constructed with the first 
phase frontage of the development will be 26 feet wide with curb return radiuses 
of 25 feet at 110th Avenue NE.  The applicant will be responsible for installing all 
pavement markings and signage. 

 
9. No new building structure or garage shall be constructed under a street right of 

way or existing public sidewalk/utility easement.  In some conditions (to be 
finalized during engineering and building plan review), new structure may be 
allowed under a new sidewalk/utility easement with at least 8 feet minimum 
clearance below the sidewalk.  No soil nailing is allowed under a street right of 
way or sidewalk/utility easement without an indemnification agreement that 
protects the city.  Refer to Condition of Approval regarding soil nailing and 
shoring in Section IX of this report. 

 
10. No new utility vaults that serve only one development will be allowed within a 

public sidewalk.  Vaults serving a broader public purpose may be located within a 
public sidewalk. 

 
11. All existing above-grade utility lines and cabinets on any city street fronting the 

site must be undergrounded.  No new above grade lines will be permitted along 
or across any street or sidewalk easement.    

 
12. Any awning, marquee, balcony, etc. over a public sidewalk or utility easement 

must be at least 16 feet above the sidewalk, or be removable (with an agreement 
regarding removal and replacement) and must have at least three feet horizontal 
clearance from any streetlight or traffic signal pole.  No supports for such 
features shall be installed in the public sidewalk.  No structure will be allowed 
above a city right of way without a long-term lease of airspace. 

 
13. No fixed objects, including fire hydrants, trees, and streetlight poles, are allowed 

within ten feet of a driveway edge, defined as Point A in standard drawing DT-
100-1. Fixed objects are defined as anything with breakaway characteristics 
stronger than a 4-inch by 4-inch wooden post. 

 
14. Fire standpipes and similar equipment must be outside the public sidewalk, if 

feasible.  If the sidewalk cannot be avoided, then such equipment must meet the 
requirements for fixed objects and must not be within the pedestrian travel zone. 
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15. Street furnishings not required by the Transportation Department, such as 

benches or raised planters, will be allowed with an indemnification agreement 
making the adjacent property owner responsible for such furnishings.  The 
appearance, style, and location of such features must be acceptable to both the 
Transportation and Development Services Departments. 

 
16. Per IBC section 3201.4, drains from the building or roof shall not discharge onto 

a public sidewalk.  In addition, treatment of storm water from the site flowing to 
any city street or public sidewalk shall meet the standards of the Utilities 
Department. 

 
17. Doors shall not swing out into the public sidewalk area. 

 
18. Vehicle and pedestrian sight triangles shall be achieved per BCC 14.60.240 and 

14.60.241, and Design Standards RL-100-1 and RL-120-1 including 
consideration of all fixed objects and mature landscape vegetation. Vertical as 
well as horizontal line of sight must be considered when checking for sight 
distance. 

 
19. As much as feasible, any new manhole lids and other metal covers shall be 

located outside the tire paths of through lanes on any city street. 
 

Refer to Condition of Approval regarding civil engineering plans for 
Transportation and building and site plans for transportation in Section IX of 
this report. 

 
Easements 
The applicant shall provide sidewalk and utility easements to the City as needed to 
encompass the full required width of any sidewalks located outside the city right of way 
fronting this site.  There are utility easements contained on this site which are affected 
by this development.  Any negative impact that this development has on those 
easements must be mitigated or easements relinquished. 
 
The applicant shall provide public ingress and egress on and over the Vehicular Mid-
Block Connector as (public access easement).  
 
The applicant shall provide easements to the City for location of signal and street light 
facilities consisting of above-grade boxes and/or below-grade vaults between the 
building and sidewalk within the landscape area on the 110th Avenue NE, Vehicular Mid-
Block Connector frontage and the Pedestrian Corridor/ Bellevue Transit Center.  
Transformers and utility vaults to serve the building shall be placed inside the building or 
below grade, to the extent feasible. Refer to Conditions of Approval regarding 
existing easements, easements for the traffic signal, street light boxes and vaults, 
pedestrian and utilities easements, and public vehicular access easement in 
Section X of this report. 

 

Right of Way Dedication 
To incorporate street improvements which are reasonably necessary to mitigate the 
direct results of the development, the developer is required to dedicate property such 
that street surface to back of curb is accommodated within the public right of way.  This 
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requirement applies to 110th Avenue NE and NE 6th Street and the ultimate curb return at 
110th Avenue NE/ NE 6th Street intersection due to street widening on 110th Avenue NE.  
 
Refer to Condition of Approval regarding dedication of the right-of-way in Section 
X of this report. 

 

Holiday Construction & Traffic Restrictions 
From November 15th to January 5th, construction activities such as hauling and lane 
closures will be allowed only between the hours of 10:00 p.m. and 6:00 a.m. due to 
holiday traffic.  The dates and times of these restrictions are subject to change.  The 
applicant shall contact the Transportation Department Right-of-Way Section to confirm 
the specifics of this restriction prior to applying for a Right-of-Way Use Permit, which is 
issued directly by the Transportation Department. Refer to Condition of Approval 
regarding holiday construction and traffic restrictions in Section IX of this report. 

 
Use of the Right of Way during Construction 
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. Sidewalks may not be 
closed except as specifically allowed by a Right of Way Use Permit. Refer to Condition 
of Approval regarding right-of-way use permit in Section X of this report. 

 

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 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 has last been 
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.  Damage to the street can be mitigated by placing an 
asphalt overlay well beyond the limits of the trench walls to produce a more durable 
surface without the unsightly piecemeal look that often comes with small strip patching. 
Near this project, 110th Avenue NE is classified as “Standard Trench Restoration” street.    
Details of any trench restoration must be shown on the engineering plans.  Refer to 
Condition of Approval regarding pavement restoration in Section X of this report. 
 
Transportation Management Program 
In order to reduce single occupant vehicle trips and provide enhanced options to 
employees and infrastructure users, the City has adopted code provisions for a 
transportation management program. The owner of this development shall, prior to any 
initial occupancy of the building structure, sign and record an agreement approved by 
the City of Bellevue to establish a transportation management program to the extent 
required by BCC14.60.070. and 14.60.080.  Refer to Conditions of Approval 
regarding the transportation management program and implementation of the 
transportation management program in Section X of this report. 
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D. Fire Department 
 

The Fire Department has reviewed this MDP application.  The proposal generally 
conforms to the Fire Code requirements for site circulation and access.  Final review and 
approval will occur through any required Design Review of the proposal and subsequent 
associated building permits. 

 
 

VII. STATE ENVIRONMENTAL POLICY ACT   

 
The environmental review indicates no probability of significant adverse environmental 
impacts occurring as a result of the proposal (see annotated Environmental Checklist 
attached to this staff report).  Therefore, issuance of a Determination of Non-Significance 
(DNS) is the appropriate threshold determination under the State Environmental Policy 
Act (SEPA) requirements with the incorporation by reference of the 2016-2027 
Transportation Facilities Plan Environmental Impact Statement (TFP EIS) Addendum.  
Specifically regarding the 2016-2027 TFP, it was determined that a new Addendum to 
the 2013-2024 TFP EIS would adequately address the required review under 
SEPA.  The Addendum for the 2016-2027 TFP Update was published on October 8, 
2015. These documents analyze the transportation and air quality impacts of the City’s 
Transportation Commission recommendations to meet the Comprehensive Plan, 
Transportation Element, and Mobility Management goals.  The Transportation Facilities 
Plan was subsequently adopted December 7, 2015 via Resolution 9032.  All referenced 
documents above are available in the Records Office at City Hall. 
 
This section of the staff report is an addendum to the adopted EIS referenced above and 
the environmental checklist - Attachment B to this report. Adverse impacts which are 
less than significant are usually subject to City Code or Standards which are intended to 
mitigate those impacts.  Where such impacts and regulatory items correspond, further 
documentation is not necessary. For other adverse impacts which are less than 
significant, Bellevue City Code Section 22.02.140 provides substantive authority to 
mitigate impacts disclosed through the environmental review process.   
 
A discussion of the impacts is noted below together with specific conditions of approval.  
These impacts will be mitigated through exercise of Code authority as well as through 
project-specific conditions of approval, contained in Section X of this report.  Note that 
this is a non-project SEPA review for the MDP.  Detailed SEPA review will occur for 
each phase of development will be performed concurrently with any formal Design 
Review. Refer to Condition of Approval regarding project level environmental 
(SEPA) review in Section X of this report. 

 
A. Earth 

There are no Critical Areas on the site and no environmental issues associated with 
this Downtown site. An issuance of a DNS for this non-project MDP is the appropriate 
threshold determination under the SEPA requirements. 

 
B. Surface Water 

 
Water: 
The site appears to drain to the Sturtevant Creek Drainage Basin however, a survey 
and onsite inspection is required and site will need to be evaluated to determine 
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which portions of the site drain to their respective drainage basins, either Sturtevant 
Creek Drainage Basin or Meydenbauer Creek and can be completed with the Design 
Review application.      
 
The existing storm runoff control system will need to be replaced with the same 
release rates. The existing storage volume is 9,500 cubic feet.  The release rates will 
need to be determined by the developer’s civil engineer.  
 
Water quality treatment is required if the pollution generating surface is ≥ 5,000 sq. ft.   

 
The Storm and Surface Water Engineering Standards provide adequate mitigation 
for this development.   

 
 C. Transportation 
  

Long Term Impacts and Mitigation 
The long-term impacts of development projected to occur in the City by 2027 have 
been addressed in the City’s Transportation Facilities Plan EIS.  The impacts of 
growth which are projected to occur within the City by 2027 are evaluated on the 
roadway network assuming that all the transportation improvement projects 
proposed in the City’s current Transportation Facilities Plan are in place.  The 
Transportation Facilities Plan EIS divides the City into several Mobility Management 
Areas (MMAs) for analysis purposes. 600 Bellevue master plan site lies within MMA 
# 3, which has a 2027 total growth projection of 4,086,043 Gross Square Feet (GSF) 
of office, 1,595,183 GSF of retail and 696,200 GSF of uses that includes institutional, 
industrial and hotel uses.  This development proposes approximately 794,000 gsf of 
office, 15,000 GSF of retail and a 500-room hotel.  Therefore, the volume of 
proposed development is within the assumptions of the Transportation Facilities Plan 
EIS. 
  
Traffic impact fees are used by the City to fund street improvement projects to alleviate 
traffic congestion caused by the cumulative impacts of development throughout the 
City. Payment of the transportation impact fee, as required by BCC 22.16, contributes 
to the financing of transportation improvement projects in the current adopted 
Transportation Facilities Plan, and is considered to be adequate mitigation of long-
term traffic impacts. Fee payment is required at the time of building permit issuance.  
Refer to Condition of Approval regarding the transportation impact fee in 
Section X of this report. 
 
Mid-Range Impacts and Mitigation 
Project impacts anticipated to occur in the next six years are assessed through a 
concurrency analysis.  The Traffic Standards Code (BCC 14.10) requires that 
development proposals generating 30 or more new p.m. peak hour trips undergo a 
traffic impact analysis to determine if the concurrency requirements of the State 
Growth Management Act are maintained.  
 
This development will generate approximately 1,004 new p.m. peak hour trips.  City 
staff distributed and then assigned project-generated trips to the street network using 
the City’s EMME-2 travel forecasting model with the current Capital Investment 
Program network.  By adding the expected project-generated trips to the traffic 
volumes in the model, the area average levels of service were determined. To create 
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a baseline condition for comparison, the levels of service were also determined using 
traffic volumes without the project-generated trips.  In this project analysis, 37 system 
intersections received 20 or more p.m. peak hour trips.  
 
Neither the maximum area-average levels of service nor the congestion allowances 
would be exceeded as a result of traffic generated from this proposal. Therefore, the 
proposed development passes the concurrency test.  The concurrency test results 
are included in the Transportation Department file for this development.  A 
concurrency determination is issued on the date of issuance of the land use decision.  
This project complies with the Traffic Standards Code and is receiving a Certificate of 
Concurrency.  See Attachment D for this certificate.  
 
The rules of concurrency reservation are outlined in the Traffic Standards Code 
Director’s Rules, updated July 21, 2011.  The concurrency determination is reserved 
to this project at the land use decision date. The concurrency reservation expires one 
year from the master development plan land use decision date (BCC 14.10.040.F).  
Each phase of the development will require its own concurrency test at the time of 
Design Review.  
 
Short Term Operational Impacts and Mitigation 
City staff directed the applicant’s traffic consultant, Transportation Engineering 
Northwest (TENW), to analyze the short term operational impacts of this proposal in 
order to recommend mitigation if necessary.  These impacts included traffic 
operations conditions during the a.m. and p.m. peak hours.  Issues that were 
analyzed in the Traffic Impact Analysis, dated September 9, 2016, included Level-of-
Service (LOS) analysis at nearby intersections, LOS and vehicle queues at the site 
driveways, site vehicular and pedestrian circulation, delivery truck circulation/ 
operations, transit availability, and accident history analysis for the past three years.  
An updated traffic study will also be required with the application for design review to 
this proposal. 
 
The 600 Bellevue traffic impact analysis shows that under the current development 
application, the proposal will increase demand on the westbound left-turns at 110th 
Avenue NE/ NE 8th Street intersection.  This is primarily due to the relatively limited 
access options available for traffic coming from the east, with the primary entrance 
being a private road (mid-block connector) which can only be accessed via 
southbound 110th Avenue NE.   Although the proposal will increase the westbound 
left-turn queues at 110th Ave NE/NE 8th Street intersection, these conditions are 
anticipated to improve when ELEV8 development completes certain transportation 
facilities improvements. 
   
With phase two of ELEV8 development (timing currently unknown), the Vehicular 
Mid-Block Connector will be completed as a two-way facility for its entire length 
between 110th Avenue NE and 108th Avenue NE, with a full access driveway on 108th 
Avenue NE.  This will provide additional point of entry into the entire 600 Bellevue 
site, and therefore, allow traffic from the east to use 108th Avenue NE to enter the 
site (i.e., westbound to southbound left-turn at 108th Avenue NE/NE 8th Street 
intersection).   The ELEV8 development will also provide a westbound to eastbound 
U-turn to be allowed at 108th Avenue NE/NE 8th Street intersection.   
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Should the ELEV8 proposal (Phases 1 and 2) not proceed, full build out of the 
Vehicular Mid-Block Connector shall be approved and constructed to provide access 
for the development from 110th Avenue NE to 108th Avenue NE.  Refer to Condition 
of Approval regarding the Vehicular Mid-Block Connector in Section X of this 
report. 

 
 
VIII. MASTER DEVELOPMENT PLAN DECISION CRITERIA 

The Director may approve, or approve with modifications, an application for A 
Master Development Plan if: 
 
1. The Master Development Plan is consistent with the Comprehensive Plan. 

A list of Comprehensive Plan policies that are applicable to, and provide support for, 
this project are the following: 

 
Urban Design & the Arts Policies 

 
UD-1. Enhance the appearance, image and design character to make Bellevue an 
inspiring place to be. 
 

Finding:  Through application of the Land Use Code and Design Guidelines, the 
proposed buildings will create an attractive, high-quality project.  Review of the 
specific design of the site and towers against all codes and guidelines will take 
place during the required Design Review for this site. 

 
UD-4. Create a safe, engaging and attractive pedestrian environment throughout the 
city using appropriate urban design features.  
UD-12. Enhance and support a safe, active, connected and functional pedestrian 
environment for all ages and abilities.  
UD-21. Explore opportunities to enhance pedestrian and other mobility connections 
between buildings and developments.  
UD-27. Integrate high quality and inviting public and semi-public open spaces into 
major development.  
UD-35. Include clearly visible and accessible walkways from street sidewalks and 
parking areas to building entrances and within and between developments as a part 
of site design.  
 

Finding:  The site design will provide numerous pedestrian connections through 
the site and the streetscapes along the public streets will be enhanced to 
promote pedestrian activity.  Pedestrian routes will also connect public open 
spaces that will provide gathering and resting spaces. 

 
UD-31. Encourage public and private development to incorporate access to sunlight. 
UD-34. Provide both weather protection and access to sunlight in pedestrian areas 
using architectural elements.  
UD-31. Ensure public places give access to sunlight, a sense of security, seating, 
landscaping, accessibility and connections to surrounding uses and activities.  
 

Finding:  The two towers have been located to allow as much natural sunlight as 
possible into the interior of the site and into the adjacent property to the north.  
Weather protection will be provided along the street frontages. Public open 
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spaces, including a Major Public Open Space at the southeast corner of the site 
and the minor publicly accessible open space located mid-block on NE 6th Street,  
will be created in conjunction with multiple pedestrian connections to all 
surrounding street frontages and throughout the site. 

 
UD-74. Design enhanced streetscapes at designated intersections and key entry 
points into the city and into smaller districts. (See Map UD-1). 
 

Finding:  The corner treatment at the intersection at NE 6th Street and 110th 
Avenue NE will be enhanced with a required Major Public Open Space (MPOS). 

 
 

Downtown Subarea Policies: 
 
Policy S-DT-1: Emphasis shall be placed on Downtown livability, with provisions 
made for the needs, activities, and interests of Downtown residents, employees, 
shoppers, and visitors.  
 

Finding:  The retail spaces, Major Public Open Space (MPOS), enhanced 
streetscape, and pedestrian connections will provide additional activities for area 
residents, workers, shoppers, and visitors. 

 
Policy S-DT-5:  Organize Downtown to provide complementary functional 
relationships between various land uses. 
 

Finding:  This proposal will complement the surrounding office, residential and 
retail developments in the Downtown Core and will provide pedestrian 
connection through the superblock. 

 
Policy S-DT-40:  Enhance the appearance of all types of streets and adjoining 
sidewalks with street trees, landscaping, water features, pedestrian-scaled lighting, 
street furniture, paving treatments, medians, or other softening treatments as 
appropriate. 
 

Finding:  This project will be required to provide a variety of streetscape 
enhancements per the Building/Sidewalk Relationship Design Guidelines and 
Downtown Core Design District Guidelines.  Detailed design of these spaces will 
be reviewed as part of the required Design Review for any development on this 
site. 

 
Policy S-DT-57:  Create pedestrian linkages within and between the Downtown 
Districts as well as to surrounding residential areas outside Downtown. 

Finding:  The project will provide an accessible Through-Block Pedestrian 
Connection between 110th Avenue NE and 108th Avenue NE along the northern 
edge of the site and additional pedestrian connections through the site in multiple 
directions, providing access for pedestrians from both NE 6th Street, 108th 
Avenue NE, 110th Avenue NE, and the Through-Block Pedestrian Connection. 

 
Policy S-DT-70:  Encourage uses that will bring additional pedestrian activity to the 
area. 

Finding:  The provision of retail, commercial, and residential uses within the 
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buildings and the creation of public pedestrian-oriented open spaces and 
pedestrian connections around and through the site will provide a variety of 
opportunities for pedestrian activity. 

 
Policy S-DT-103:  Encourage developers to provide open space amenities 
accessible to the public.  Such amenities must be clearly identified and maintained 
for public use. 
 

Finding:  The proposal will be required to provide a Major Public Open Space 
(MPOS) at the corner of NE 6th Street and 110th Avenue NE.  This open space 
will be important due to its proximity to the future light rail station in front of City 
Hall and the Transit Center.  Smaller open spaces, including a required minor 
publicly accessible open space, will be provided in the interior of the site and 
along the NE 6th Street frontage.  
 

Policy S-DT-144:  Provide mid-block access corridors within a Downtown 
superblock which accommodates vehicle access to parking areas, loading/delivery 
access, and pedestrian circulation.  Develop specific design concepts and implement 
than as development occurs in each superblock. 
 

Finding:  This proposal will provide a portion of the east-west Vehicular Mid-
Block Connector that also will provide access to the parking and service entries 
below the building podium. Additionally, an accessible Through-Block Pedestrian 
Connection will be placed at grade along the southern side of the Vehicular 
Connector to provide pedestrian connectivity between 110th Avenue NE and 
108th Avenue NE. 

 
Policy S-DT-162:  Provide pedestrian linkages through superblocks that help create 
a finer-grained pedestrian network. 
 

Finding:  The proposal will provide a Through-Block Pedestrian Connection 
along the northern property line and an enhanced NE 6th Street streetscape that 
will create pedestrian linkages between 110th Avenue NE and 108th Avenue NE. 
There will be additional pedestrian connections through the site and along the 
public streets to provide pedestrians with a direct connection between the Transit 
Center and the adjacent property to the north. 

 
2. The Master Development Plan complies with the applicable requirements the 

Bellevue City Code; and  

 
Finding:  As conditioned, the applicant has demonstrated that the proposal will 
be able to address and comply with all applicable requirements of the Land Use 
Code. Refer to Section IV.A of this report for how the general provisions of the 
Land Use Code have been met.  Refinement of the proposal and compliance 
with the requirements of the code will be reviewed in detail during Design Review 
and the subsequent review of all necessary construction permits. 

  
3. The Master Development Plan addresses all applicable standards, guidelines or 

criteria of this Code in a manner which fulfills their purpose and intent; and 
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Finding:  As conditioned, the applicant has demonstrated that the proposal will 
be able to address and comply with all applicable design guidelines, standards, 
and criteria of this Code.  Refer to Section IV of this report for discussion relating 
to how the applicable standards, criteria, and guidelines have been met. 

 
4. The Master Development Plan depicts features of and relationships and 

connectivity between required site features for the underlying Land Use 
District.  

 
Finding:  The project will take advantage of its urban site by placing the 
proposed podium such that it will front on both NE 6th Street and 110th Avenue 
NE. By pulling the towers closer to NE 6th Street to the south and 110th Street to 
the east, the proposal will provide as much light and air as possible between the 
proposed new buildings and the existing BCP building – and also to the ELEV8 
site to the north.  The upgraded streetscapes and development along the public 
right-of-way and intersection corner at NE 6th Street and 110th Avenue NE with 
the development of the MPOS will reinforce the importance of this location with 
its proximity to the Transit Center, Meydenbauer Center, City Hall, and the new 
light rail station.  The enhancement of the public ground level realm in 
conjunction with the required retail uses will also help to energize the pedestrian 
experience on NE 6th Street and 110th Avenue NE. 

 
The towers will reach approximately the allowed height of 450 feet.  Although 
taller than some of the surrounding development, they will fit contextually due to 
their location, massing, and site design. Detailed review of the architectural 
design of the towers will occur during Design Review.  
 
Enhanced streetscapes and numerous pedestrian and vehicular connections, 
including but not limited to the Vehicular Mid-Block Connector and the Through-
Block Pedestrian Connection, will be provided to add additional connectivity 
throughout the superblock and with the surrounding development and public 
transit facilities. 

 
 

IX. DECISION  
After conducting the various administrative reviews associated with the proposal, 
including applicable Land Use consistency, SEPA and City Code & Standard compliance 
reviews, the Director does hereby APPROVE WITH CONDITIONS the subject 600 
Bellevue MDP proposal. 
 
 

X. CONDITIONS OF APPROVAL: 
 

COMPLIANCE WITH BELLEVUE CITY CODES AND ORDINANCES 
 
The applicant shall comply with all applicable Bellevue City Codes, Standards, and 
Ordinances including, but not limited to: 

 
A. GENERAL CONDITIONS: The following conditions apply to all phases of 

development. 
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Applicable Codes, Standards and Ordinances 
 

   Contact Person 
 

Clearing & Grading Code – BCC 23.76 Savina Uzunow, 425-452-7860 
Construction Codes – BCC Title 23 Bldg. Division, 425-452-6864 
Fire Code – BCC 23.11 Travis Ripley, 425-452-6042 
Land Use Code – BCC Title 20 Sally Nichols, 425-452-2727 
Environmental Procedures Code – BCC Title 22.02 Sally Nichols, 425-452-2727 
Noise Control – BCC 9.18 Sally Nichols, 425-452-2727 
Sign Code – BCC Title 22 Sally Nichols, 425-452-2727 
Transportation Code – BCC 14.60 Abdy Farid, 425-452-7698  
Transportation R.O.W. – BCC 11.70, 14.30, 14.60 Tim Stever, 425-452-4294  
Utility Code – BCC Title 24 Don Rust, 425-452-4856 

 

1. Holiday Construction & Traffic Restrictions 
Construction activities such as hauling and lane closures between November 
15th and January 5th will be allowed only between the hours of 10:00 pm and 6:00 
am due to holiday traffic.  The Transportation Department will be monitoring 
traffic and may modify this restriction accordingly. 
 
AUTHORITY: BCC 14.30.060 
REVIEWER:   Tim Stever, Right-of-Way/Transportation 
 

2. Vested Status of Master Development Plan (MDP) 
 The vested status of this MDP approval shall be for a period of 10 years from 

the date of this final decision, as defined in LUC 20.25.045. Development as 
outlined in this MDP will be vested to the Land Use Code in effect at the time of 
issuance of this approval and report. Within this 10 year period, the applicant 
must either: 

 
a) Receive a Design Review approval for development; or 
b) Submit a complete Design Review application and submit a complete 

building permit application. Note that in the case of both a Design Review 
application and a Building Permit application, the City has 28 days to 
deem each application complete. Determination of completeness must 
occur with the 10 year vesting period. 

 
While the MDP is vested to the Land Use Code regulations for a period of up to 
10 years from the date of issuance of this decision, the vested status of other 
required reviews, including but not limited to SEPA, Traffic Standards Code, 
Transportation Development Code, and building or other technical code review, 
is not controlled by extended MDP vesting.  

 
 AUTHORITY: LUC 20.30V.190, 20.40.500 
 REVIEWER:  Sally Nichols, Land Use 

 
3. Recording of Master Development Plan 

The MDP is binding on and runs with the land.  The applicant shall record the 
plans and conditions of the approved MDP with the King County Recorder’s 
Office. 

 
 AUTHORITY: LUC 20.25.045 
 REVIEWER:  Sally Nichols, Land Use 
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4. Modification to the Master Development Plan (MDP) 
 Any modification to this approval shall be documented either as a Land Use 

Exemption to the Master Development Plan in this approval OR as a new 
MDP.   

 
 For a Land Use Exemption approval, the applicant shall demonstrate 

compliance with the Land Use Code in effect at the time of issuance of this 
report if the modification occurs within 10 years from the date of this approval.  
Any modification of the MDP must be reviewed for consistency with the 
conceptual site and building design as stated in this report. Conditions of 
Approval run for the life of the project.  Any subsequent modifications, once 
approved by either of the processes stated above, shall be recorded with the 
King County Recorder’s Office or its successor agency. 

 
 If a new MDP is required, the review will be based on the Land Use Code in 

effect at the time of that MDP permit submittal and the vested status of this 
MDP approval will no longer be in effect. 

 
 AUTHORITY: LUC 20.30V.160, 180 and 190 
 REVIEWER:  Sally Nichols, Land Use 

 
5. Project Level Environmental (SEPA) Review 
 Project level environmental review will be required as part of the Design 

Review for any development on this site. 
 
 AUTHORITY: LUC 20.25A.010 
 REVIEWER:  Sally Nichols, Land Use  

 
6. Phasing  

The phasing of the proposal shall be as provided in the MDP Phasing Plan via 
Scenario A, B or a full build-out in one phase. Modifications to this phasing may 
occur as a modification to the MDP; either through a new MDP or as a Land 
Use Exemption. 
 
In either Scenario, the entire podium must be built out. 
 
No phase of the development shall rely on the provision of improvements 
and/or amenities in subsequent phases as a means of meeting all City 
guidelines, standards, and requirements.  
 
AUTHORITY: LUC 20.25A, 20.20.010, 20.30F, 20.30.V.160 
REVIEWER:  Sally Nichols, Land Use 

 
B. PRIOR TO DESIGN REVIEW APPROVAL FOR A BUILDING OR PHASE 

 
7. Design Review 

Any phase of development on the site, including proposals for new buildings or 
site work, will require Design Review approval.  The Design Review process 
will also require a Preapplication Conference prior to Design Review submittal.  
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Each Design Review will review the submitted proposal as part of the entire 
site and will include the existing BCP building.  If Design Review approval 
occurs within 10 years of the date of this MDP approval, the proposal shall be 
designed to the Land Use Code in place at the date of this MDP approval.  

 
  AUTHORITY: LUC 20.30.F 
  REVIEWER:  Sally Nichols, Land Use 
 
8. Compliance with the Design Review Guidelines, Standards and 

Dimensional Requirements of 20.25A & MDP Conditions of Approval 
 Each phase of development shall demonstrate full compliance with the Land 

Use Code in effect at the date of this MDP approval, including but not limited to 
the Design Review Guidelines, requirements and standards in LUC 20.25A – 
Downtown and all conditions approval as noted in this MDP approval. 

 
  AUTHORITY: LUC 20.25A and 20.30V 
 REVIEWER:  Sally Nichols, Land Use 

 
9. Parking 

Any Design Review application that includes a hotel will require a Parking 
Study performed by a licensed Transportation engineer to determine how much 
parking shall be provided for this use. 
 
All parking requirements of the LUC must be met in any phase and no phase 
may depend on a subsequent phase to provide the required parking.  
 
During construction of any Phase, the applicant will be required to provide 
parking at the rate of 2.0 stalls per nsf (net square feet) of office in the existing 
BCP building (minimum of 432 spaces).  
 
AUTHORITY: LUC 20.25A.050 
REVIEWER:  Sally Nichols, Land Use 
 

10.  Interim Parking for Bellevue Corporate Plaza (BCP) during Construction 
of Any Development/Phase 

 Prior to issuance of any Design Review approval for any phase or development 
that results in the elimination of the existing parking garage, the applicant shall 
demonstrate how parking shall be provided for the existing BCP office building 
during construction.  

 
 Any off-site parking agreements shall be executed prior to Clearing and 

Grading Permit approval and recorded with the King County Recorder’s Office 
or its successor. 

 
 AUTHORITY: LUC 20.25A.040 
 REVIEWER:  Sally Nichols, Land Use 

 
11. NE 6th Street Streetscape, Building Façade, and Grand Connection 
  Through the Design Review process, the applicant shall work with the City to 

coordinate the design of the NE 6th Street streetscape and building façade to 
ensure compliance with the City’s requirements, guidelines for the Pedestrian 
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Corridor, building/sidewalk relationships design guidelines, and any City-
initiated planning efforts.  

 
The applicant shall work with the City to design a streetscape that addresses 
not only the needs of the development site but the function and design of the 
Transit Center.  The applicant shall also coordinate with the City’s 
Transportation Department regarding any CIP projects proposed for this 
location in the City right-of-way. 
 

  The entire NE 6th Street development must also be aligned with and help 
promote the City’s vision for Grand Connection; a section of which includes the 
entire NE 6th Street frontage. 

 
AUTHORITY: LUC 20.25A.115, Pedestrian Corridor & Major Public Open 

Space Design Guidelines 
   REVIEWER:  Sally Nichols, Land Use 
 

12. Public Open Space  
a) Major Public Open Space (MPOS): 

Review of the design of the MPOS at the corner of NE 6th Street and 110th 
Avenue NE shall be conducted under Design Review approval, with input 
by the City of Bellevue into the design of this MPOS.  The MPOS design 
shall conform to the Design Guidelines in the Land Use Code in effect at 
the time of issuance of this report. 
 

b) Minor Publicly Accessible Space/Mid-Block Public Open Space 
The applicant will be required to create a minor publicly accessible open 
space on the NE 6th Street frontage at the southern end of the required 
mid-block pedestrian connection that will run between the BCP building 
and proposed new building development.  The design shall conform all 
applicable requirements, standards, and guidelines in the Land Use Code 
and shall also promote the City’s vision for the Grand Connection. 

 
AUTHORITY: LUC 20.25A.100, LUC 20.25A.110.E.4 and E.5, LUC 

20.25A.115, Pedestrian Corridor & Major Public Open 
Space Design Guidelines 

 REVIEWER:  Sally Nichols, Land Use 
 

13. Pedestrian Amenities 
The application for Design Review approval for any phase or building shall 
provide a detailed pedestrian circulation.  All pedestrian amenities must be 
provided with the first phase of any development.   
 
a) Through-Block Pedestrian Connection:   
  A Through-Block Pedestrian Connection shall be constructed along the 

entire northern property line to provide an ADA accessible route of travel for 
pedestrians and bicyclist from 110th Avenue NE to 108th Avenue NE.  The 
walkway shall be a minimum of 8’-6” wide and provide numerous points of 
interest and weather protection along the building facades. If the proposal is 
to be phased, the Through-Block Pedestrian Connection shall be provided 
with the first phase of development. 
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The proposed Through-Block Pedestrian Connection must be designed 
such that the connection is barrier free and meets construction code 
handicapped requirements. 

 
b) Mid-Block Pedestrian Walkway: 
  An ADA accessible mid-block pedestrian walkway between the existing 

BCP building and the podium for the two proposed towers shall be provided 
to connect the NE 6th Street (Transit Center) streetscape with the Through-
Block Pedestrian Connection.  Additionally, the applicant shall provide a 
designated, direct connection across the Vehicular Mid-Block Connector to 
the adjacent property to the north – either at grade or via a pedestrian 
bridge. The Through-Block Pedestrian Connection shall be provided with 
the first phase of development. 

     
 AUTHORITY: LUC 20.25A.060 
 REVIEWER:  Sally Nichols, Land Use 

 
14. Documentation of FAR Points Transferred from Construction of the 

Pedestrian Corridor 
 Prior to Design Review approval, the applicant will be required to provide 

documentation regarding the transfer of approximately 192,000 FAR bonus 
points from the construction of the Pedestrian Corridor by another 
development.  These points will be necessary for any non-residential building 
to increase the height over 300 feet. 

   
 AUTHORITY: LUC 20.25A.030.E 
 REVIEWER:  Sally Nichols, Land Use 

 
15. Sign Master Plan 
 The applicant shall submit a sign master plan for each Design Review 

application required for development on this site.  Proposed signs for individual 
buildings, uses, and/or retail spaces will require separate sign permits and the 
design of all signage will be reviewed for consistency with the approved sign 
master plan. 

 
The sign master plan design package shall include the conceptual design of all 
building signage, including directional and informational signage.  The signs 
shall be consistent with the Bellevue Sign Code and their designs shall be an 
integral part of the overall architectural design. Signs at or near the street shall 
be scaled to the pedestrian environment.  
 

 AUTHORITY: LUC 20.25A.110.B.7, Bellevue Sign Code 22B.10 
 REVIEWER:  Sally Nichols, Land Use 
 
16. Recycling and Solid Waste Collection 
 With each Design Review application, the applicant shall document how 

recycling and solid waste will be collected.  The applicant shall also provide a 
written document demonstrating that Republic Services, or any successor in 
interest to the Bellevue Waste Hauling franchise, has been contacted and has 
approved the proposed sizing of and access to the  recycling  and  solid  waste  
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collection  area(s)  for  this  building  using  current standards.  In addition, all 
rights of way and public easement shall not be occupied by trash receptacles, 
dumpsters, recycling bins or other such items. 

 
 
 AUTHORITY: LUC 20.20.725 
 REVIEWER:  Sally Nichols, Land Use 
 
17. Vehicular Mid-Block Connector 

Vehicular access to the proposed underground and above-grade parking 
garages, and to the vehicular drop-off for Tower 2 (hotel) shall be from the 
Vehicular Mid-Block Connector, per agreements signed between this property 
owner, CW Nom LLC, and the owner of the property to the north, 10833 NE 
Eight Street Associated LLC.  Should the property owner to the north be unable 
to develop their property before development on the 600 Bellevue Site, 600 
Bellevue will be required to complete the Vehicular Mid-Block Connector (full 
width, two directions) to construct the proposed buildings as represented in this 
MDP.  Review would include a revision to the MDP and approval under the 
Design Review. 

 
AUTHORITY: LUC 20.25A.050, BCC 14.60.060 

 REVIEWER:  Sally Nichols, Land Use 
     Abdy Farid, Transportation 

 
18. Vehicular Access Restrictions 

Inbound and outbound vehicular left turn movements at the proposed Vehicular 
Mid-Block Connector access point (110th Avenue NE) will be restricted.  The 
City may restrict future left turns at 108th Avenue NE driveway if maneuvers are 
found by the city to be hazardous. 

 
AUTHORITY: BCC 14.60.150 
REVIEWER:   Abdy Farid, Transportation  

 
19. Provisions for Loading 

The property owner shall provide an off-street loading space which can access 
a public street.  The number and size of loading spaces must be equal to the 
maximum number and size of vehicles which would be simultaneously loaded or 
unloaded in connection with this proposal.  No on-street garbage pickup will be 
allowed.  The backing of trucks in any street or across any public sidewalk in 
order to access this site is prohibited. 

 
AUTHORITY:  LUC 20.20.590.K.4, BCC 14.60.150 
REVIEWER:  Abdy Farid, Transportation 

 
20. Standards and the Utility Extension Agreement 

The water, sanitary sewer and storm drainage systems shall be designed per 
the Utility codes BCC 24.02, 24.04 and 24.06, and the Utility Engineering 
Standards.  The water, sewer and storm drainage system engineering review, 
approvals, and inspection shall occur through the Utility Developer Extension 
process. 
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AUTHORITY: BCC 24.02, 04, and 06 
REVIEWER:  Don Rust, Utilities 

 
21. 110th Avenue Loading Zone Pullout  

The applicant shall provide a loading zone pullout along the front entry to 
Tower 1 on 110th Avenue NE.  Detailed review of the pullout design, including 
the exact location, width, and materials, will occur during the Design Review.   
 
AUTHORITY:  BCC 14.60.100 
REVIEWER:  Abdy Farid, Transportation 
 

22. Boundary Line Adjustment 
Prior to the issuance of any construction permits, the applicant will be required 
to apply for and receive approval of a Boundary Line Adjustment to eliminate 
the property line on the existing Sound Transit parcel to create one project site 
and project limit as shown in this MDP. 
 
AUTHORITY: LUC 20.45B.260 
REVIEWER:  Sally Nichols, Land Use 

 
 

C. PRIOR TO ISSUANCE OF ANY CLEARING AND GRADING PERMIT 
 

23. Clearing and Grading Permit 
 A Clearing and Grading Permit is required for each phase of the development 

per BCC 23. 76.035. Permit applications must be in accordance with the 
Clearing and Grading Code, as outlined in the submittal requirements and the 
Clearing and Grading Development Standards, which are available on the City 
of Bellevue website at: 

 http://www.bellevuewa.gov/clearing-grading-standards.htm 
 
 AUTHORITY: BCC 23,76 
 REVIEWER:  Savina Uzunow, Clearing and Grading 

 
24. Right-of-Way Use Permit  

Prior to issuance of any construction or clearing and grading permit, the applicant 
shall secure applicable right-of-way use permits from the City’s Transportation 
Department, which may include: 

a) Designated truck hauling routes. 

b) Truck loading/unloading activities. 

c) Location of construction fences. 

d) Hours of construction and hauling. 

e) Requirements for leasing of right of way or pedestrian easements. 

f) Provisions for street sweeping, excavation and construction. 

g) Location of construction signing and pedestrian detour routes. 

h) All other construction activities as they affect the public street system. 
 
In addition, the applicant shall submit for review and approval a plan for providing 
pedestrian access during construction of this project.  Access shall be provided 
at all times during the construction process, except when specific construction 

http://www.bellevuewa.gov/clearing-grading-standards.htm
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activities such as shoring, foundation work, and construction of frontage 
improvements prevents access.  General materials storage and contractor 
convenience are not reasons for preventing access.  The applicant shall secure 
sufficient off-street parking for construction workers before the issuance of a 
clearing and grading, building, a foundation or demolition permit. 

 
AUTHORITY: BCC 11.70 & 14.30 
REVIEWER:   Tim Stever, Transportation/Right-of-Way 

 
25. Civil Engineering Plans – Transportation    

Civil engineering plans produced by a qualified engineer must be approved by 
the Transportation Department prior to issuance of the clearing and grading 
permit. The design of all street frontage improvements and driveway accesses 
must be in conformance with the requirements of ADA, the Transportation 
Development Code, the provisions of the Transportation Department Design 
Manual, and specific requirements stated elsewhere in this document.  All 
relevant standard drawings from the Transportation Department Design Manual 
shall be copied exactly into the final engineering plans.  Requirements for the 
engineering plans include, but are not limited to: 

 
a) Traffic signs, markings, c-curb, and other features required to control traffic 

movements.   
b) Curb, gutter, sidewalk, and driveway approach design.  (The engineering 

plans shall be the controlling document on the design of these features; 
architectural and landscape plans must conform to the engineering plans as 
needed.) 

c) All engineering details for ADA ramps, crosswalk revisions, and crosswalk 
equipment such as pushbuttons. 

d) All engineering details for installation or relocation of streetlights and related 
equipment, as well as the location of street trees. 

e) Sight distance.  (Show the required sight triangles and include any sight 
obstructions, including those off-site.) 

f) Location of fixed objects in the sidewalk or near the driveway approach. 
 

g) Trench restoration within any right of way or access easement. 
h) Transformers and utility vaults to serve the development shall be placed 

inside the building or below grade, and not in the main walking path of 
sidewalks to the extent feasible. 

i) Any damage to the site’s frontage during the construction must be repaired 
or replaced as directed by the Transportation Department Construction 
Inspector. 

j) The private road (Vehicular Mid-Block Connector) will be 26-foot wide and 
built to public street standards with 25 feet radius curb returns on 110th 
Avenue NE. 

k) Landings on sloping approaches are not to exceed a 10% slope for a 
distance of 30 feet approaching the back edge of sidewalks. Private road 
grades must be designed to prevent vehicles from bottoming out due to 
abrupt changes in grade.  

l) Vehicle and pedestrian sight distance must be provided per BCC 14.60.240 
and 14.60.241. Sight distance triangles must be shown at all driveway 
locations and must consider all fixed objects and mature landscape 



600 Bellevue Master Development Plan  
16-122461-LP 
Page 42 of 46 
 

     

vegetation. Vertical as well as horizontal line of sight must be considered 
when checking for sight distance. 
 

Specific requirements are detailed below. 
 

a) In conjunction with frontage improvements on 110th Avenue NE that includes 
pavement widening and a curb return of 25 feet at 110th NE/ NE 6th Street, 
final engineering plans such as a road plan with detailed roadway cross-
sections, street lighting and street channelization markings and signage are 
required. 

b) A final traffic signal plan and specifications must be included as part of the 
clear and grading plan. 

c) In conjunction with frontage improvements along Bellevue Transit Center/ 
Pedestrian Corridor, modification of the existing conditions is required.  
Appropriate civil engineering, architectural and landscaping plans, details 
and specifications are needed. 

d) ADA curb ramp landings at the 110th Avenue NE / NE 6th Street intersection 
must comply with city standards.  In addition, the crosswalk width for 110th 
Avenue NE must be 14-foot wide. 

e) ADA curb ramp landings for the Vehicular Mid-Block Connector curb returns 
and mid-block pedestrian crosswalk must comply with city standards.  

f) Transformers and utility vaults to serve the building shall be placed inside the 
building or below grade, to the extent feasible. 
 

 AUTHORITY: BCC 14.60; Transportation Department Design Manual  
 REVIEWER:  Abdy Farid, Transportation  

 
26. ADA Requirements for Through-Block Pedestrian Connection 

The proposed Through-Block Pedestrian Connection along the entire southern 
side of the podium buildings along the northern edge of the site must be 
designed such that the connection is barrier free and meets construction code 
handicapped requirements.  Some amount of weather protection and points of 
interest shall be provided along the Connection. 
 
AUTHORITY: LUC 20.25A.060.C 
REVIEWER:  Sally Nichols, Land Use 

 
 

D. PRIOR TO BUILDING PERMIT: The following conditions are required by City 
Code.  Unless specified otherwise below, these conditions must be complied 
with on plans submitted with the Building Permit application: 

 
27. Transportation Impact Fee 

Payment of the traffic impact fee will be required at the time of building permit 
issuance.  This fee is subject to change and the fee schedule in effect at the time 
of building permit issuance for the above ground building permit will apply.  The 
applicant is entitled to receive credit against the assessed impact fee, up to the 
amount of the fee related to the cost of frontage improvement construction and 
the fair market value of the dedication of land as related to the street widening 
along 110th Avenue NE and at the intersection of 110th Avenue NE/ NE 6th Street, 
where TFP-110 is on the city’s traffic impact fee project list. 
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AUTHORITY: BCC 22.16     
REVIEWER:  Abdy Farid, Transportation  

 
28. Building and Site Plans – Transportation  
 For each phase, building grade and elevations shall be consistent with the curb 

and sidewalk grade shown in the approved civil engineering plans.  During 
construction, city inspectors may require additional survey work at any time in 
order to confirm proper elevations.  Building plans, landscaping plans, and 
architectural site plans must accommodate traffic signs, markings, hardware, 
sidewalk design, and driveway approach design as specified in the civil 
engineering plans.  Building plans, landscaping plans, and architectural site 
plans must comply with vehicle and pedestrian sight distance requirements, as 
required by city code and as shown on the engineering plans. 

 
 AUTHORITY: BCC 14.60.060, 110, 120, 150, 180, 181, 190, 240, 241  
  REVIEWER:  Abdy Farid, Transportation  
 
29. Existing Easements 
  There are utility easements contained on this site which are affected by this 

development.  Any negative impact that this development has on those 
easements must be mitigated or easements relinquished. 

 
  AUTHORITY:    BCC 14.60.100 
  REVIEWER:  Abdy Farid, Transportation  
 
30. Easements for Traffic Signal, Street Light Boxes and Vaults 
 The applicant shall provide easements to the City for location of traffic signal and 

street light facilities such as above-grade boxes and below-grade vaults between 
the building and sidewalk within the landscape area. 

 
 AUTHORITY: BCC 14.60.100 
  REVIEWER:  Abdy Farid, Transportation  

 
31. Pedestrian and Utilities Easements 

The applicant shall provide sidewalk and utility easements to the City as 
needed to encompass the required width of any public sidewalks located 
outside the city rights of way fronting this site (including the Through-Block 
Pedestrian Connection adjacent to/south of the Vehicular Mid-Block 
Connector).  Documents granting such easements shall be signed by the 
property owner. 
 
AUTHORITY:  BCC 14.60.100, LUC 20.25A.060.C 
REVIEWER:  Abdy Farid, Transportation  

     Sally Nichols, Land Use 
 
32. Public Vehicular Access Easement 
 The applicant shall provide public access easement to the City as relates to the 

required private road (Vehicular Mid-Block Connector) as needed to 
encompass the required width of 26-foot road cross-section located along the 
site’s south property and including the neighboring property to the south.  
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Documents granting such easement shall be signed by both property owners. 
 

 AUTHORITY:  BCC 14.60.100 
  REVIEWER:  Abdy Farid, Transportation  
 
33. Dedication of Right of Way 
 The applicant shall dedicate right of way to the City along the property frontage 

such that street improvements to and including the back of curb are located 
within the public right of way.  This may include the curb return area at 110th 
Avenue NE/ NE 8th Street intersection. 

 
 AUTHORITY:  BCC 14.60.090 
  REVIEWER:  Abdy Farid, Transportation  
 
34. Soil Nailing and Shoring 
 Soil nailing will be allowed under a street right of way, sidewalk/utility 

easement, or vehicular easement only if an indemnification agreement that 
protects the city is completed prior to issuance of the shoring permit.  
Temporary shoring walls will be allowed under a sidewalk easement (but not 
under right of way) if the shoring wall and pilings will not interfere with existing 
or planned utilities, and if pilings under the sidewalk are cut off at least eight 
feet below grade. 

 
  AUTHORITY:   BCC 14.30 
 REVIEWER: Tim Stever, Transportation/Right-of-Way  
 
35. 110th Avenue NE Loading Zone Pullout Agreement 
 The applicant will be required to sign and record an agreement acknowledging 

that the applicant is responsible for operation and maintenance of the dark 
colored concrete pullout on 110th Avenue NE.  In addition, the agreement will 
provide for utilities easements under the area of the pullout. 

 
 AUTHORITY:  BCC 14.60.100 
  REVIEWER:  Abdy Farid, Transportation 
 
36. Alternative Paving Materials 
 The applicant shall sign and record an indemnification agreement that 

acknowledge that the applicant is fully responsible for all future maintenance 
and replacement of the alternative paving materials along the site’s frontage. 

 
 AUTHORITY:  BCC 14.60.110 
  REVIEWER:  Tim Stever, Transportation/Right-of-Way 
 
37. Transportation Management Program 
 The owner of the property being developed shall sign and record with the King 

County Recorder’s Office or its successor an agreement to establish a 
Transportation Management Program to the extent required by Sections 
14.60.070 and 14.60.080.   

 
  AUTHORITY:   BCC 14.60.070, 14.60.080 
  REVIEWER:  Abdy Farid, Transportation  
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38. Phasing Plan for Building Permits 
 No phase of the development shall rely on improvements or the future 

construction of amenities occurring in subsequent phases as a means for not 
providing a compliant built development.   

 
 Prior to building permit issuance, the applicant must submit a Construction 

Phasing Plan which identifies how the submitted phase of construction will be 
compliant with all City guidelines, standards, and requirements.  

 
 AUTHORITY: LUC 20.25A, 20.20.010, 20.30F 
 REVIEWER:  Sally Nichols, Land Use 
 
 

E. PRIOR TO ANY CERTIFICATE OF OCCUMPANCY: The following conditions 
are required by City Code and supported by City Policy.  The conditions shall 
be complied with prior to issuance of the Temporary Certificate of Occupancy 
(TCO): 
 
39. Street Frontage Improvements  

  All street frontage improvements and other required transportation elements, 
including street light and traffic signal revisions, must be constructed by the 
applicant and accepted by the Transportation Department Inspector.  All 
existing street light and traffic signal apparatus affected by this development, 
including traffic controllers, pedestrian signal poles, traffic signal poles, and 
power sources, must be relocated as necessary. Transformers and utility vaults 
to serve the building shall be placed inside the building or below grade, to the 
extent feasible.  Bonding or other types of assurance devices will not be 
accepted in lieu of construction, unless the city requires a delay. Specific 
requirements include but are not limited to the following:  

 
a) Driveway and roadway widths and approaches must be constructed in 

accordance with the approved civil engineering plans. 
 
b) Landings on sloping approaches are not to exceed a grade of 10% for a 

distance of 30 feet approaching the back edge of sidewalks. Driveway 
grades must be designed to prevent vehicles from bottoming out due to 
abrupt changes in grade.  

 
c) Streetlights shall be located per the approved streetlight plan and street 

trees shall have the required spacing from the streetlights in order to 
achieve the required on-street lighting levels. 

 

d) Traffic signal poles, signs and equipment shall be located per the approved 
traffic signal plan. 

 
e) Fixed objects shall be at least ten feet from any driveway edge, as defined 

by Point A in standard drawing DT-100-1, and at least three feet behind the 
face of curb, unless the Transportation Department approves less space. 

 
f) Public sidewalks, ramps, crosswalks and pedestrian pushbuttons shall be 

ADA compliant.   
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g) Street and sidewalk improvements shall have an acceptable cross slope 

and shall have adequate provisions for drainage. 
 
h) Any awning, marquee, balcony, etc. over a sidewalk or utility easement 

must be at least 16 feet above the sidewalk, or be removable (with an 
agreement regarding removal and replacement); and must have at least 
three feet horizontal clearance from any streetlight or traffic signal pole. 

 
i) Required traffic signs, markings, c-curb and other traffic controls shall be 

installed. 
 
j) Vehicle and pedestrian sight distance shall be provided per BCC 14.60.240 

and 14.60.241.  Vertical as well as horizontal line of sight and all fixed 
objects, structures, and mature landscaping must be considered when 
checking for sight distance. 

 
  AUTHORITY: BCC 14.60.090, 110, 120, 150, 181, 190, 200, 210, 240, 

241; Transportation Department Design Manual; and 
Transportation Department Design Manual Standard 
Drawings. 

  REVIEWER:  Abdy Farid, Transportation  
 
40. Pavement Restoration 

  Pavement restoration associated with street frontage improvements, utility 
installation, or to repair damaged street surfaces shall be provided as follows.  
On 110th Avenue NE any trenching or construction-related street damage may 
require half street or full street grind and overlay.  The exact extent of the 
pavement restoration will be determined in the Right of Way Use Permit for the 
development. 

 
 AUTHORITY:   BCC 14.60. 250; Design Manual Design Standard #23 
  REVIEWER:   Tim Stever, Transportation/Right-of-Way 
 
41. Implement the Transportation Management Program 
  A Transportation Management Program to the extent required by Sections 

14.60.070 and 14.60.080 and specified in the required TMP agreement (see 
Condition of Approval above) must be implemented and accepted by the 
Transportation Department. 

 
  AUTHORITY:   BCC 14.60.070, 14.60.080 
 REVIEWER:  Abdy Farid, Transportation  
 

 
 
Attachments: 
 
A. Design Review Submittal Drawings 
B. SEPA Checklist 
C. Vehicular Through-Block Connector Agreement  
D. Certificate of Concurrency  
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PLANT LIST
TREES

SYMBOL QUA. SCIENTIFIC NAME COMMON NAME SIZE AND SPACING NOTES

ACER PALMATUM JAPANESE MAPLE 3" CAL., B&B MULTISTEM GREEN LEAF CULTIVAR

BETULA JACQUEMONTII WHITE BIRCH 2" CAL. B&B

STYRAX JAPONICA SNOWBELL TREE 2" CAL. B&B

9 ZELKOVA SERRATTA 'GREEN VASE' GREEN VASE ZELKOVA 2" CAL. B&B, BRANCH AT 5' HT.

13 TILIA CORDATA 'CHANCOLE' CHANCOLE LINDEN
2" CAL., B&B

EXISTING TREE TO REMAIN

SHRUBS
SYMBOL SCIENTIFIC NAME COMMON NAME SIZE AND SPACING NOTES

52 CORNUS STOLONIFERA 'KELSEYII' DWARF RED TWIG 2 GAL. POT, 36" O.C.
32 MYRICA CALIFORNICA CALIFORNIA BAYBERRY 5 GAL. POT, 5' O.C.

110 PRUNUS LAUROCERASUS 'MOUNT VERNON' MOUNT VERNON LAUREL 2 GAL. POT, 36" O.C.
65 SPIREAEA J. 'LITTLE PRINCESS' DWARF SPIRAEA 2 GAL. POT, 30" O.C.
11 TAXUS B. 'REPENDENS' SPREADING ENGLISH YEW 5 GAL. POT 5' O.C.

PERENNIALS AND GROUNDCOVERS
SYMBOL SCIENTIFIC NAME COMMON NAME SIZE AND SPACING NOTES

800 LIRIOPE MUSCARI 'BIG BLUE' LILYTURF 1 GAL. POT, 18" O.C.
9 MAHONIA X MEDIA 'CHARITY' JAPANESE MAHONIA 5 GAL. POT 4' O.C.

PLANT MIXES
45 POLYSTICJUM MUNITUM WESTERN SWORDFERN 1 GAL. POT, 3' O.C.

180 ASTILBE 'BRIDAL VEIL" WHITE ASTILBE 1 GAL. POT, 18" O.C.

110 ANEMONE X 'HONORINE JOBERT' JAPANESE ANEMONE 2 GAL. POT, 30" O.C.
310 LIRIOPE MUSCARI 'BIG BLUE' LILYTURF 1 GAL. POT, 18" O.C.

LILYTURF MIX, TYP.
ZELKOVA, TYP.

JAPANESE MAPLE, TYP.

SNOWBELL, TYP.

SWORDFERN MIX, TYP.

BAYBERRY, TYP.

YEW, TYP.

OREGON GRAPE, TYP.

DWARF REDTWIG DOGWOOD, TYP.
MT. VERNON LAUREL, TYP.

SPIRAEA, TYP.

EXISTING LINDENS TO BE PROTECTED

ZELKOVA, TYP.
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PLANT LIST

TREES

SYMBOL QUA. SCIENTIFIC NAME COMMON NAME SIZE AND SPACING NOTES

ACER CIRCINATUM VINE MAPLE 1.5" CAL., B&B MULTISTEM

SHRUBS

SYMBOL SCIENTIFIC NAME COMMON NAME SIZE AND SPACING NOTES
LONICERA PILEATA BOXLEAF HONEYSUCKLE 2 GAL. POT, 3' O.C.

PERENNIALS AND GROUNDCOVERS

SYMBOL SCIENTIFIC NAME COMMON NAME SIZE AND SPACING NOTES

PENNISETUM A 'HAMELN'#^ DWARF FOUNTAIN GRASS 2 GAL. 30" O.C.
LIRIOPE MUSCARI 'BIG BLUE' * LILYTURF 1 GAL. POT, 18" O.C.

BOXWOOD HONEYSUCKLE, TYP.

VINE MAPLE, TYP.

LILYTURF, TYP.

HAMELN GRASS, TYP.
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A'

A

MARQUIS AT LOBBY ENTRANCE

STONE VENEERED WATER
FEATURE WITH LOW JETS
AND INTERNAL LIGHTS

STONE VENEERED
SEATING, TYP.

1'X2' COLORED CONCRETE PAVERS WITH COLORED
BANDS ON STRUCTURE CONTINUOUS ACROSS PLAZA
WITH SEPARATE COLORS FOR PEDESTRIAN AND CAR
AREAS

LIGHT BOLLARD, TYP.

PEDESTRIAN POLE LIGHT

ON STRUCTURE PLANTERS WITH LOW CONCRETE WALLS18'-7"

5'-6"5'-6" 16'

B'

B

BELLEVUE TRANSIT CENTER

EX. HERITAGE LIGHT TO REMAIN, TYP.

EX STREET TREES TILIA CORDATA
'GREENSPIRE' TO REMAIN RED BRICK PAVERS IN BASKET WEAVE PATTERN ON

4" CONCRETE SLAB TO MATCH EXISTING

STONE VENEERED WATER FEATURE BASINS AND
RUNNELS FOLLOWING THE STAIR CLIMB LEVELS

+185.0'

EXISTING PLANTER AND TREES ON SOUTH SIDE
OF BELLEVUE CORPORATE PLAZA TO REMAIN

BELLEVUE CORPORATE PLAZA
600 108TH AVE N.E.

+179.0'

STONE FOUNTAIN

C'

C

EX. HERITAGE LIGHT TO REMAIN, TYP.

CONTINUOUS
MARQUIS ALONG
SIDEWALK

STONE VENEER SEATING, TYP.

25'-11"

RED BRICK PAVERS IN BASKET WEAVE PATTERN ON
4" CONCRETE SLAB TO MATCH EXISTING

EX. HERITAGE LIGHT
TO REMAIN, TYP.

BELLEVUE TRANSIT CENTER

EX STREET TREES TILIA CORDATA
'GREENSPIRE' TO REMAIN

D D'

CONTINUOUS
MARQUIS ALONG

SIDEWALK

63'-4"

RED BRICK PAVERS IN BASKET WEAVE PATTERN
ON 4" CONCRETE SLAB TO MATCH EXISTING

EX. HERITAGE LIGHT TO REMAIN, TYP.

BELLEVUE TRANSIT CENTER

EX STREET TREES TILIA CORDATA
'GREENSPIRE' TO REMAIN

SCULPTURE

E'E

1'X2' COLORED CONCRETE
PAVERS WITH COLORED BANDS

CITY OF BELLEVUE STREETLIGHT

CONTINUOUS MARQUIS
ALONG SIDEWALK

5'-0" 22'-5"

NEW ZELKOVA STREET TREE
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10-STORY
STRUCTURAL STEEL

OFFICE BUILDING

FOOTPRINT AREA: 24,362 SQ. FT.

CONCRETE PARKING GARAGE

FOOTPRINT AREA: 65,515 SQ. FT.

618 REGULAR PARKING STALLS
11 HANDICAPPED PARKING STALLS
4 MOTORCYCLE PARKING STALLS  

CONCRETE  BUILDING
FOOTPRINT AREA: 2,772 SQ. FT.

PARCEL NO. 3225059076
OWNER: PLUS INVESTMENTS USA INC.

700 108TH AVE NE
BELLEVUE, WA 98004

PARCEL NO. 3225059080
OWNER:

10833 NE 8TH STREET PROPERTY
ASSOCIATES, LLC

10833-10843 NE 8TH STREET
BELLEVUE, WA 98004

PARCEL NO. 068599-0010

OWNER: CBRE, INC.
600 108TH AVE NE

BELLEVUE, WA 98004

AREA: 155.906 SQ. FT. OR
3.5791 AC.

PARCEL  A

CITY OF BELLEVUE
BUILDING BINDING SITE PLAN

REC. NO.20050114000332
VOL. 226 / PG. 25-29

"PARCEL B"
SOUND TRANSIT
GROUND LEASE

AREA: 3,223 SQ. FT.
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