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LOCATION OF PROPOSAL: 600 108th Avenue NE

DESCRIPTION OF PROPOSAL.:

Approval of a Master Development Plan (MDP) that will include an existing 10-story office building and two
(2) new towers over a 40-foot tall retail podium. One tower will be an office building and the other will be a
hotel. The project may be phased or built-out as one project. The existing parking garage and transit
building will be demolished. The project is vested to the current Land Use Code for a period of 10 years.

FILE NUMBERS: 16-122461-LP

The Environmental Coordinator of the City of Bellevue has determined that this proposal does not have a
probable significant adverse impact upon the environment. An Environmental Impact Statement (EIS) is not
required under RCW 43.21C.030(2)(C). This decision was made after the Bellevue Environmental Coordinator
reviewed the completed environmental checklist and information filed with the Land Use Division of the
Development Services Department. This information is available to the public on request.

D There is no comment period for this DNS. There is a 14-day appeal period. Only persons who
submitted written comments before the DNS was issued may appeal the decision. A written appeal
must be filed in the City Clerk's office by 5:00 p.m. on

E This DNS is issued after using the optional DNS process in WAC 197-11-355. There is no further
comment period on the DNS. There is a 14-day appeal period. Only persons who submitted written
comments before the DNS was issued may appeal the decision. A written appeal must be filed in the
City Clerk’s Office by 5 p.m. on April 20, 2017.

L] This DNSis issued under WAC 197-1 1-340(2) and is subject to a 14-day comment period from the date

below. Comments must be submitted by 5 p.m. on . This DNS is also subject
to appeal. A written appeal must be filed in the City Clerk's Office by 5 p.m.
on . |

This DNS may be withdrawn at any time if the proposal is modified so that it is likely to have significant
adverse environmental impacts; if there is significant new information indicating, or on, a proposals
probable significant adverse environmental impacts (unless a non-exempt license has been issued if the
proposal is a private project): or if the DNS was procured by misrepresentation or lack of material
disclosure.
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Proposal Description: Approval of a Master Development Plan (MDP) that will
include an existing 10-story office building and two (2) new
towers over a 40-foot tall retail podium. One tower will be
an office building and the other will be a hotel. The project
may be phased or built-out as one project. The existing
parking garage and transit building will be demolished.
The project is vested to the current Land Use Code for a
period of 10 years.

File Number: 16-122461-LP
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on State Environmental Policy Act (SEPA) Determinations can be made with or without appealing the proposal within the noted
comment period for a SEPA Determination. Appeal of the Decision must be received in the City Clerk’s Office by 5 PM on the date
noted for appeal of the decision.
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. 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 110" Avenue NE and NE 6™
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 Ill.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:
e Site development, including structure placement
¢ Vehicular and pedestrian mobility
¢ Required amenities
e 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 Il 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 Il
decision is heard and decided upon by the City of Bellevue Hearing Examiner.

[I. 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 108" Avenue NE and 110" Avenue NE
respectively. 108" Avenue NE and 110" 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 6" Street. Because NE 6" 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 ELEVS8 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 110" Avenue NE and 108" 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 108™ Avenue NE to the west, The Bravern and
Meydenbauer Center to the east, and City Center |, City Center Il, 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 6" Street and 110™
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 110" 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 Il 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.



600 Bellevue Master Development Plan
16-122461-LP
Page 6 of 46

ZONING MAP
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[ll. 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 Desigh 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):
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Phase 1:

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

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

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

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

e Construction of the office tower — Tower 1 — above the podium

Phase 2:
e Construction of the hotel tower — Tower 2 — above the existing podium
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Scenario B (Hotel and Podium constructed first):
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Phase 1:

i}

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

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

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

connections

e Provision of the Major Public Open Space (MPOS) at the intersection of NE 6"
Street and 110" Avenue NE
e Construction of the hotel tower — Tower 2 — above the podium

Phase 2:

e Construction of the residential office tower — Tower 1 — above the existing

podium
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B. Site Design

1. Site Plan:
The project site lies along NE 6™ Street, between 110" Avenue NE and 108" 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

Vehicular Mid-

Vehicular Turn- Block Connector

Around

108t Avenue NE
110 Avenue NE

AMENITIES DIAGRAM LEGEND

[ exterior pLaza
Existing BCP %ﬁi:: WATER FEATURE Minor Publicly Accessible Major Public Open
Surface Parking [ Mstor PusLic opEN sPace Space — including Mid- Space (MPOS)
"R FOR UGHING HEY Block Public Open Space
& Pedestrian Connection
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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 108" and 110" 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 ELEVS 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 108™ Avenue NE to 110" 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 110" Avenue NE. Because the
entrance to Tower 1 faces 110" 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 110" 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 6" 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 110" Avenue loading
zone pull-out in Section X of this report.

3. Pedestrian Access:
a. 110" Avenue NE:
Pedestrian walkways/sidewalks will be provided around all four sides of the
proposal site. The street frontages on 110" 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 110" 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
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Through-Block Pedestrian connection required on the parcel to the north (ELEV8
site). It will connect 110" Avenue NE with 108" 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 6" 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 6™ 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 6™ Street
streetscape and building fagade 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 6" Street streetscape, building facade, 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 6" Street frontage, building facade, and the Grand Connection, and
public open space in Section X of this report.

b.

Major Public Open Space —
conceptual design

Corner of NE 6" Street and
110" Avenue NE

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 6™ 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 6t
Street



600 Bellevue Master Development Plan
16-122461-LP
Page 13 of 46

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 6" Street with the ELEVS8 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

450 Ft.
Height

may not
be
exceeded

South Elevation (NE 6% St.) East Elevation (110" 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.
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Retail shops and building entrances are required along the entirety of both street
frontages (110" Avenue NE and NE 6™ 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.

Innovative building
materials and
detailing to screen
parking garage behind

High-ceiling retail
storefronts

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.

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.
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TABLE 1: DIMENSIONAL REQUIREMENTS

Item Permitted/ Comments/Conditions
Required
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

Residential:

Refer to discussion in Section IV.B

(FAR) - 5 BASIC/Unlimited Max.
Residential LUC 20.25A.020 and Footnote (14)
Non-Residential:
5.0 BASIC/8.0 Max.
Setbacks/ Front: O’ As proposed:
Front(s) Side: 0°/20’ 20’ for floors | Front: 0 FT/Back of required sidewalk
Side & Rear above 40’ Side: Approx. 75 FT above 40’ podium

Rear: 0’/20’ for floors
above 40’

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/ Comments/Conditions
Required
Floor Area per Towers 1 and 2: 24,000 | Tower 1 (office): 24,000 GSF
Floor Above 80 GSF Tower 2 (hotel/res): Approx. 12,000 GSF

Feet

Non-Residential*

*Note that for the
purposes of floor area,
hotels are considered
non-residential.

LUC 20.25A.020
Footnote (18)

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

110™ 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 6" Street
streetscape, building facade, 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 reguirements
for Through-Block Pedestrian Connection
in Section X of this report.

Overhead
Weather
Protection

NE 6" Street: 75% of
the street frontage
(minimum)

110" Avenue NE: 50%
of the street frontage
(minimum)

LUC 20.25A.060.B
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Max.: 3.3/1,000 nsf

Office (672,553 nsf):
Min.: 2.0/1000 nsf =

ltem Permitted/ Comments/Conditions
Required

Parking Retail in Mixed Use Proposed:
(22,000 nsf):
Min.: O stalls Total of 1,959 stalls

e 1,588 in underground parking
e 371 in above-grade parking within
podium
Based on the conceptual square footage

1345 stalls numbers provided under this MDP, the

Max.: 2.7/1000 nsf = proposal will be able to meet the City’s

1816 stalls parking requirements.

Hotel ** Because the applicant has yet to determine
500 rooms exactly how many rooms will be in the hotel,

Unspecified Use**

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 ¥2 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.

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 =5.0 795,645 893,637 GFA = 5.6 FAR
Max. FAR = 8.0 1,273,032

Residential: Basic FAR =5.0 795,645 420,957 GFA = 2.6 FAR
Max. FAR = Unlimited Unlimited

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

SCENARIO A — Office Tower to be Built First

Existing: Phase 1: Phase 2: Full Build-Out
BCP Office Podium & Office Hotel Tower only
Building Tower
Max. Office FAR: Max. Residential
Allowed per LUC 8.0 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 412,920 GFA 1,306,557 GFA
677,637 GFA + 893,637 GFA +
216,000 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: Phase 1: Phase 2: Full Build-Out
BCP Office Podium & Hotel Office Tower only
Building Tower
Max. Residential Max. Office FAR:
Allowed per LUC FAR: Unlimited 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 669,600 GFA 1,306,557 GFA
420,957 GFA + 669,600 GFA +
216,000 GFA 420,957 GFA
. 2.6 (Residential)
Cumulative FAR 1.4 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)
e Marquees (BASIC Amenity)

o Water Feature (BASIC Amenity)

e Sculpture (BASIC Amenity)

¢ Residential Uses

e Underground Parking

e 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 6™ Street and 110" 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 110" Avenue NE
to 108" 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 6" Street/Pedestrian Corridor environment, and creating synergy with
the ELEVS site. These issues have been discussed in detail in Sections Il and 111 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 110" 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 108" Avenue NE as part of ELEVS8 (the adjacent development
proposal to the north). Full vehicular access will be provided at the 108" Avenue NE
access point. Inbound and outbound vehicular left turn movements will be prohibited at
the 110" 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 110" 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 110"
Avenue NE loading zone pullout and the 110" 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 110™
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 110" Avenue NE between NE 6" Street and NE 8" 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 110" Avenue NE and shall include: pavement
widening on 110" Avenue NE, traffic signal installation and modification, curb return
radius installation to 25 feet at the intersection of NE 6™ Street/ 110" 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 6" Street and 110" 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

1.

temporary certificate of occupancy.

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.

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 110" Avenue NE fronting the site shall be
completely removed and reconstructed with a sidewalk width of at least 16 feet
on 110" 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.

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 110" Avenue NE and continues
west to 108" Avenue NE.

The overall design and appearance of the sidewalk and landscaping on 110™
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 facade along the 110"
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.

10.

11.

12.

13.

14.

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.

The applicant will be responsible for installing all street channelization and
signage that is necessitated by their street frontage improvements on 110%"
Avenue NE. The installation of two enhanced crosswalks (14-foot wide) across
110" Avenue NE/ NE 6" 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.

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.

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.

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.

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.

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.

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.

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 110" 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 110" Avenue NE and NE 6" Street and the ultimate curb return at
110" Avenue NE/ NE 6™ Street intersection due to street widening on 110" 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 15" to January 5", 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, 110" 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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VII.

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.

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 110"
Avenue NE/ NE 8" 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 110™ Avenue NE. Although the proposal will increase the westbound
left-turn queues at 110" Ave NE/NE 8" 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 110" Avenue NE and 108" Avenue NE, with a full access driveway on 108™
Avenue NE. This will provide additional point of entry into the entire 600 Bellevue
site, and therefore, allow traffic from the east to use 108" Avenue NE to enter the
site (i.e., westbound to southbound left-turn at 108" Avenue NE/NE 8" Street
intersection). The ELEV8 development will also provide a westbound to eastbound
U-turn to be allowed at 108" Avenue NE/NE 8" Street intersection.
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VIII.

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 110" Avenue NE to 108" Avenue NE. Refer to Condition
of Approval regarding the Vehicular Mid-Block Connector in Section X of this

report.

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 6™ 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 6" Street and 110"
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 110" Avenue NE and 108" 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 6™ Street, 108"
Avenue NE, 110" 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 6™ Street and 110" 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 6™ 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 110" Avenue NE and
108™ 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 6" Street streetscape that
will create pedestrian linkages between 110" Avenue NE and 108" 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 6" Street and 110" Avenue
NE. By pulling the towers closer to NE 6" Street to the south and 110™ 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 6" Street and 110" 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 6" Street and 110" 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.

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.

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
15" and January 5™ 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

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

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

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
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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10.

11.

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

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
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

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

NE 6" Street Streetscape, Building Facade, and Grand Connection

Through the Design Review process, the applicant shall work with the City to
coordinate the design of the NE 6" Street streetscape and building facade to
ensure compliance with the City’s requirements, guidelines for the Pedestrian
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12.

13.

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 6™ 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 6™ Street frontage.

AUTHORITY: LUC 20.25A.115, Pedestrian Corridor & Major Public Open
Space Design Guidelines
REVIEWER: Sally Nichols, Land Use

Public Open Space

a) Major Public Open Space (MPOS):
Review of the design of the MPOS at the corner of NE 6™ Street and 110"
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 6" 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

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 110" Avenue NE to 108" 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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14.

15.

16.

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 6" 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

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

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

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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17.

18.

19.

20.

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

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

Vehicular Access Restrictions

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

AUTHORITY: BCC 14.60.150
REVIEWER: Abdy Farid, Transportation

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

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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21.

22.

AUTHORITY: BCC 24.02, 04, and 06
REVIEWER: Don Rust, Utilities

110" Avenue Loading Zone Pullout

The applicant shall provide a loading zone pullout along the front entry to
Tower 1 on 110" 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

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.

24.

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

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
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25.

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
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 110"
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.

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

Specific requirements are detailed below.

a)

b)

f)

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

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

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.

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

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

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 110" Avenue NE and at the intersection of 110" Avenue NE/ NE 6™ Street,
where TFP-110 is on the city’s traffic impact fee project list.
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28.

29.

30.

31.

32.

AUTHORITY: BCC 22.16
REVIEWER: Abdy Farid, Transportation
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
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
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
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

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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33.

34.

35.

36.

37.

Documents granting such easement shall be signed by both property owners.

AUTHORITY: BCC 14.60.100
REVIEWER: Abdy Farid, Transportation

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 110™
Avenue NE/ NE 8™ Street intersection.

AUTHORITY: BCC 14.60.090
REVIEWER: Abdy Farid, Transportation

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

110" 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 110" 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

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

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.

}) 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 110" 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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E D B
Wall luminaires with directed light Small scale floodlights Horizontal louver ballards with 180° and 5° light distribution
EQC paiiid
Commonwealth
Housing: One pisce dis-cast aluminum for direct attachment to wall Type: Housing: One piece die-cast alumingm with integral cooling fins, Diel castings Type; P(I)st consltn.lctilon: One piet?e extruded alulminu m, Fae” wlal\ thickneas Type: EVI::O NortTLF{é\(/)%r(')Séde Plaza’ SUIte 600
over 31" or 4" octagonal wiring box. Die castings are marine grade, BEGA Pigdiict: are marine grade, copper free (= 0.3% copper content) A360.0 alurminum alloy. BCECA Product: wh OnNe piece dIB-(I:aSt El|Lf minum top housmg and base, internally welded BEGA Product: |cago,
copper free (< 0.3% copper content) A360.0 aluminum alloy. LICL: Enclosure: Lamp enclosure/optical system consists of a die-cast aluminurm Praicct: into an assembly, Die Icastlngs are marine grade, copper free (= 0.3% copper e
Enclosure: O plece die-cast aluminum guard, secured by two Project: clamping ring, clear tempered glass, Fully gasketed for weather tight operation VO|tJEl e: content) AZE0.0 aluminum alloy, Project:
(2) captive socket head, stairless steel screws threaded into Voltage: inany mounting orientation using a molded silicone rubber gasket, g Lampoencllosure: Heavy wall, die-cast aluminum cap with 180° louver/guard and Voltage:
stainless steel inserts. Tempered stched glass with matte finish. Colar: Mounting: Provided with two plece die-cast elurminum canopy, Die-cast QO|OI’. rear 5 \.felrtlcal slgt aperture Isecured by one (1) sockethead stalrlwless stelel acrEwW Color: °
Pure anodized aluminum reflector. Fully gasketed for weather tight ) aluminum awivel, 7805 i not intended to mount over a wiring box, It is Opt|on8; threaded into stainless steel inserts. Handblown three-ply opal diffuser with screw Ot .
operation using a malded sllicone rubber O-ring gasket. Options: intended for low voltage, Class 2 wire connection only, Modified - neck. Glass is sealed using a high termperature silicone rubber O-ring gasket. P !QHS'
Electrical: 12W LED luminaire, 14.3 total system watts, -20°C start Modified: Electrical: 35W halogen luminaires: BYE.25 porcelain disk, bi-pin larmpholder, Electrical: Larnpholder; Type G249-1 is rated 75W, 250V (13W). Ballasts are Madified:
termperature. Integral 120V through 277V electronic LED driver, 354V, (3Y6.35 base lamp supplied. 7505 is 12V supply only. & remote 12 electronic, universal voltage 120V through 277\,
010V dmming. The LED module and driver are mounted on a Clasz 2 zafety ransformer is required (by others). Anchor base: Heawy cast aluminum, slotted for precise alignment. Provided with
removable inher assemp\y for sasy rep\aoe‘ment.‘ Standard LED color Finish: All BEGA standard finishes are polyester powder coat with minimum three expansion anchor bolts provided for installation on an existing conerete pad 223 YALE AVENUE NORTH
temperature is 3000K with an B5 CRI. Available in 4000K (88 CRI); 3 mil thickness, These luminaires are available in five standard BEGA colors; (Kit F). Bollards are securad to the postwith one (1) socket head stainless steel
add suffix K4 1o order. Rlack (BLK): White (WHT): Bronize (BR2); Sitver (SLV); Eurocoat™ (URQ), To screw, SEATTLE, WASHINGTON 98109
Finish: Al BEGA standard finishes are polyester powder coat with SDECW add appropriate suffix to catalog nurmber, Custorn colors supplied on Finish: Al BEGA standard finishes are polyester poveder coat with minimum 3 mil PHONE 206 223 5555
minimurn 3 mil thickness. Available in four standard BEGA colors: special order, thickness. Avallable in five standard BEGA colors; Black (BLK); White (WWHT); Bronze
Black (BLK); White (WHT); Bronze (BRZ); Silver (SLV). To specify, add U.L. listed for US and Canadian Standards, suitable for wet locations, BRZ); Sitver (3L4); Eurocoat™ (URD). To specify, add appropriate suffix to catalog FAX 206 223 5000
appropriate suflix to catalog numizer. Custom colors supplied on Protection class: IP 65, number, Custom colars supplied on special order,
special order. U.L. listed for US and Canadian Standards, suitable forwet locations,
UL listed for US and Canadian Standards, suitable for wet locations. Frotaction class: IP 65,
Frotection class: P64
Luminaire Lumens: 465
Tested in accordance with LhM-78-08.
- |

1D

+ B0

Lamp A B o
2380LED I 12W LED N 4% 3%

BEGA-US 1000 BEGA Way, Carpinteria, CA 93013 (805)684-0533 FAX (805)566-9474 www.bega-us.com
Scopyright BEGA-US 2014 Updated 05/14

@ WALL LIGHT

Drive-cver in-grade luminaires to illuminate ground surfaces

Housing: Constructed of 128" thick machined stainless steel Type:
vyeldgd foa Stainle§s stesl bottom mounting plate. Trim/Glamping BEGA Product:
ring is heavy, machined branze. Proi

Enclosure: Top sriclosure is constructed of copper free dis-cast roject:
aluminum alloy secured by two (2) captive socket head stainless Vol‘[age:
stesl screws. Glear, borosilicats focusing lens with molded one Color:
pisce, high temperature silicons rubber gaskst. Symmetrical . ‘
reflector and internal lamp shield are included. Options:
Electrical: 1.1W LED luminaire on a 24V DG circut, 2 total Modified:

system watts. Remote 24V DC driver required. Standard LED
color temperature is 3000K with a =80 CRI. Available in 4000K
(=80 CRI); add suffix K4 to arder. Inner housing pre-wired with
ter [10) Test of 12 AWGE wire and waterprool cabls gland sntry
inta housing. A separate weatherpraof single gang wiring bax for
power supply must be proved (by contractor).

Note: Due to the dynamic nature of LED technclogy, LED
luminaire data in this catalog Is subject to change at the
discretion of BEGA-US. For the mast current technical data,
please refer 1o www.lbega-us.com.

Finish: Standard finish Is an sight step process conslisting of two
coats of graphite gray high solids, UV stahilized palyurethane,
one with light texture over a phosphate base. Custom colors are
not available.

UL listed for US and Canadian Standards, suitable far wet
lacations and vehicle drive over. Protection class: IPE7.

Note: A foundation and proper drainage must be supplied by
the contractor. These luminaires are designed to bear pressure
loads up to 2,2001bs. from vehicles with pneumatic tires. The
luminaires must not be used for traffic lanes where they are
subject to horizontal pressure from vehicles braking, accelerating
and changing direction.

Weight: 3.0 [bs.

Luminaire Lumens: 4
Tested in accordance with L-75-08

m Single 60° port

Lamp A B 9} [}
8671LED 1.1W LED 24V DC 4% 3Ve 3% 1Ve
Remote driver required

BEGA-US 1000 BEGA Way, Carpinteria, CA 93013 (805)684-0533 FAX (805)566-9474 www . bega-us.com
©copyright BEGA-US 2014 Updated 05/14

@ DRIVE-OVER LIGHT

-
i
9i%
= 1
e [ —a

Floodlights with mounting canopy @ . @ ® D_

Lamp B Lumen A B G 8]
7505 1 IWT4EYE.35, 12V 35° 600 2% 5% 3% 2% 246 115 116 117 200 213

7 « O —_—
180° glare shield Color effect fiters Exchangeable lenzes Wide beam e Flat beam p =Bearm anale

BEGA-US 1000 BEGA Way, Carpinteria, ©A 93013 (B05)884-0533 FAX (B05) 566-9474 www.bega-Us. com
@00 pyright BEGA-US 2014 Updated 056/14

@ SIGN LIGHT

LED pole top luminaires with symmetrical light distribution

Housing: Die-cast aluminum housing and slip fitter. Slip fits 3¢ O.0. Type:
pole tap, secures to pale with three stainless steel set screws. Die .
castings are marine grade, copper free (< 0.3% copper content) BEGA PrOd.UCt
A360.0 alurminum allcy. Project:
Enclosure: Faceplate is constructed of die-cast aluminum and Voltage:
iz secured fo housing with mechanically captive stainless stesl Color:

fasteners. Tempered clear class. Reflector of pure anodized y
aluminum. Fully shielded to comply with LEED zones 1 and higher. OptlonS:
Fully gasketed for weather tight operation using molded silicona Modified:
rubber ,U-channel® gasket.

Electrical: 21.8\W LED luminaire, 26 tatal systermn watts, -30°C

start temperature. Integral 120% through 277V electronic LED

driver, 0-10V dimming. LED module(s) are available from factory

for sasy replacement. Standard LED color temperature is 3000K

with an 85 CRI. Avallable in 4000K (85 CRI); add suffix K4 fo order.

Note: L EDs supplied with luminaire. Due to the dynamic nature

of LED technclogy, LED luminaire data on this sheet is subject

to change at the discretion of BEGA-US. For the most current

technical data, please refer o wwew.bega-us.com.

Finish: Al BEEGA standard finishes are polyester powder coal with

minimurm 3 mil thickness. Available in four standard BEGA colors:

Black [BLK); White (\WHT); Bronze (BRZ); Silver (SLY). To specify,

add appropriate suffix to catalog number. Custom colors supplied

on special ardear.

CSA certified to .S, and Canadian standards, suitable for wet

locations. Protection class PG5

Weight: 2.5 Ibs.
EPA: 0.3

Luminaire Lumens: 1571
Tested in accardance with LM-79-08

Symmetrical
Lamp A E [
9401LED 21.8W LED Mm% 3% 18

BEGA-US 1000 BEGA Way, Carpinteria, CA 93013 (805)684-0533 FAX (805)566-9474 www. bega-us.com
©eapyright BEGA-US 2014 Updated 08/14

@ POLE LIGHT

Larnp Lurnen A B Anchorage
8137 P 1 13W CF guad-4p 900 8% 2% Kit F

BEGA-US 1000 BEGA Way, Carpinteria, CA 93013 [(B05) 684-0533 FAX (B05) 566-9474  www. bega-us. com

oo pyright BEGA-US 2015 Updated 03/15

@ BOLLARD LIGHT

& ¥

Adjus;—;Lume' MR 6;;\ogen ‘ D | | | !! f
(BKSSL®)

“| love this fixture because..it gives me maximum flexibility! | can dim to get to the
exact light balance on a project (sometimes | want a brighter background, other
times | want a dimmer background). The ability to dim allows me to compose the
scene like a painting, from on the ground instead of up in a tree. The interchangeable
optics are another great feature, in case | get caught out, or when the plant material
grows and | need a more open beam!

Linda Lees, Lightstudio Inc, BKU Fall 2012

21/4"
(57mm)

7
(178 mm)

Shown with‘A’Cap
in Black Wrinkle (BLW) finish

©

’A/D-’Cap ’B/E-’Ca P

*Defta Star with MR 16 Halogen source is only avallable in aluminum and brass. See page 303 for Catalog ordering information,

@ TREE UPLIGHTS
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I"r- B-K LIGHTING

Quality to Last a Lifetime™
www.bklighting.com
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MARQUIS AT LOBBY ENTRANCE

18

e 11
\

—— PEDESTRIAN POLE LIGHT

- —— ON STRUCTURE PLANTERS WITH LOW CONCRETE WALLS

EX. HERITAGE LIGHT

HOTEL PLAZA SECTION
1/8"=1'-0"

\\
\

B

CONTINUOUS
MARQUIS ALONG B

SIDEWALK V

J A

\ 63-4'

Dl

LIGHT BOLLARD, TYP.

/ BELLEVUE TRANSIT CENTER

o

1°X2' COLORED CONCRETE PAVERS WITH COLORED I
BANDS ON STRUCTURE CONTINUOUS ACROSS PLAZA
WITH SEPARATE COLORS FOR PEDESTRIAN AND CAR
REAS
STONE VENEERED WATER
FEATURE WITH LOW JETS
AND INTERNAL LIGHTS
W | I
, 56 16 S A
L
STONE VENEERED
SEATING, TYP.

— EX STREET TREES TILIA CORDATA

'GREENSPIRE' TO REMAIN

EX. HERITAGE LIGHT TO REMAIN, TYP.

BELLEVUE TRANSIT CENTER

GATEWAY PLAZA SECTION

1/8"=1"-0"

\L BELLEVUE CORPORATE PLAZA

600 108TH AVE N.E.

o —— EXISTING PLANTER AND TREES ON SOUTH SIDE

EX STREET TREES TILIA CORDATA

(B) STAIR WATER FEATURE SECTION
1/8"=1"-0"

OF BELLEVUE CORPORATE PLAZA TO REMAIN

il +185.0'
5

STONE FOUNTAIN

RED BRICK PAVERS IN BASKET WEAVE PATTERN ON

STONE VENEERED WATER FEATURE BASINS AND

RUNNELS FOLLOWING THE STAIR CLIMB LEVELS ]

TN
B
'GREENSPIRE' TO REMAIN

4" CONCRETE SLAB TO MATCH EXISTING
EX. HERITAGE LIGHT TO REMAIN, TYP.

T0 REMAIN, TYP.

EX STREET TREES TILIA CORDATA
'GREENSPIRE' TO REMAIN

|

a I

~—— CONTINUOUS
MARQUIS ALONG
SIDEWALK

I

C

BELLEVUE TRANSIT CENTER

6TH AVE SIDEWALK SECTION
1/8"=1"-0"

‘ \ 25-11° \

Cl

\~ RED BRICK PAVERS IN BASKET WEAVE PATTERN ON — o 4 2

s .
h&m

P "

™ o ;

4" CONCRETE SLAB TO MATCH EXISTING
STONE VENEER SEATING, TYP.

- -

L e
5

STONE SEATING CHARACTER IMAGE

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

50"

LANDMARK SCULPTURE CHARACTER IMAGE

CITY OF BELLEVUE STREETLIGHT
NEW ZELKOVA STREET TREE

i CONTINUOUS MARQUIS
ALONG SIDEWALK

220"

:

110TH SIDEWALK SECTION
1/8"=1'-0"

\— 1'X2" COLORED CONCRETE
PAVERS WITH COLORED BANDS

-

Sl

ol

Equity
Commonwealth

EQC

Two North Riverside Plaza, Suite 600
Chicago, IL 60606

nbb/

223 YALE AVENUE NORTH
SEATTLE, WASHINGTON 98109
PHONE 206 223 5555

FAX 206 223 5000
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DATED JANUARY 19, 2016. THE EASEMENTS SHOWN OR NOTED HEREON RELATE TO : : . OF OFFICIAL RECORDS PROVIDES THAT THE INTEREST OF THE EASEMENT HOLDER
GB GRADE BREAK ZONING: THIS COMMITMENT. RECORDING INFORMATION: OCTOBER 10, 1969 UNDER RECORDING NO. 6575408 WAS TRANSFERRED TO CITY OF BELLEVUE, A MUNICIPAL CORPORATION OF THE — L]
G GAS MAIN AR N FAVOR OF: PGy SOUND. POWER. & LUGHT CONPANY. A Aseron  (18) EASEMENT, INCLUDING TERMS AND PROVISIONS CONTAINED THEREIN: (22) EASEMENT, INCLUDING TERMS AND PROVISIONS CONTAINED THEREIN: STATE OF WASHINGTON. ’ = O > >
GM GAS METER NOTE: EASEMENTS CREATED OR RESCINDED AFTER THIS DATE ARE NOT SHOWN OR CORPORATION F — < &
o GAS VALVE ZONING AGENCY: NOTED HEREON. FOR: AN UNDERGROUND ELECTRIC DISTRIBUTION SYSTEM RECORDING INFORMATION: OCTOBER 14, 1992 UNDER RECORDING NO. 9210141406 RECORDING INFORMATION: DECEMBER 14, 2001 UNDER RECORDING NO. EASEMENT, INCLUDING TERMS AND PROVISIONS CONTAINED THEREIN: Z
GV GAS VAULT OITY OF BELLEWUE | iy DEVELOPMENT TTLE REPORT SCHEDULE B EXCEPTIONS: AFFECTS: AS DESCRIBED THEREIN. IN FAVOR OF: CITY OF BELLEVUE 20011214003153 N O T 8
—o——o0—— HANDRAIL g FOR: PUBLIC SIDEWALK AND PEDESTRIAN PURPOSES, FOR THE IN FAVOR OF: CENTRAL PUGET SOUND REGIONAL TRANSIT AUTHORITY RECORDING INFORMATION: APRIL 10, 2008 UNDER RECORDING NO. 20080410001325
O ICB  IRRIGATION CONTROL BOX 450 110TH AVENUE NE ITEMS CIRCLED ARE SHOWN ON MAP. (10)) EASEMENT, INCLUDING TERMS AND PROVISIONS CONTAINED THEREIN: PURPOSE OF CONSTRUCTING, INSTALLING, RECONSTRUCTING, FOR: SIDEWALK, STREET LIGHTING, LANDSCAPING, AND FOR THE IN FAVOR OF: CENTRAL PUGET SOUND REGIONAL TRANSIT AUTHORITY Z T E ©
M IV IRRIGATION VALVE PO BOX 90012 @ EASEMENT, INCLUDING TERMS AND PROVISIONS CONTAINED THEREIN: ’ ’ REPLACING, REPAIRING, MAINTAINING AND OPERATING CONSTRUCTION, OPERATION, MAINTENANCE, REPAIR, AND FOR: SIDEWALK AND PUBLIC ACCESS. UTILITIES. LIGHTING < 0 O
IE INVERT ELEVATION BELLEVUE, WA 98009-9012 UTILITIES AND LIGHTING AND ALL NECESSARY CONNECTIONS REPLACEMENT OF A TRANSIT SHELTER, UTILITY AND ' LANDSCAPING, DRAINAGE AND FOOTINGS, AR RIGHTS FOR O Z
(425) 452-6800 RECORDING INFORMATION: OCTOBER 10, 1969 UNDER RECORDING NO. 6575409 AND APPURTENANCES THERETO, AND FOR PURPOSES OF ) 3 1 O <
O——o0  LIGHT POLE (WOOD) RECORDING INFORMATION: JUNE 9, 1964 UNDER RECORDING NO. 5746131 IN FAVOR OF: PUGET SOUND POWER & LIGHT COMPANY, A WASHINGTON INSTALLING, MAINTAINING AND REPLACING STREET e Eaarn Therm D APPURTENANCES THERETO AWNINGS OR ROOF OVERHANGS, PLACEMENT, CONSTRUCTION, 3 X
LIGHT POLE (DECORATIVE) SETBACKS: IN FAVOR OF: PACIFIC NORTHWEST BELL TELEPHONE COMPANY ) CORPORATION ' LANDSCAPING AFFECTS: AS DESCRIBED THEREIN. ?852?&%"3,,,%‘"!,&" ‘,‘a“,'gf,} %EP':"C?&E@;D REPLACEMENT, E T
LSCAPE/PA  LANDSCAPE /PLANTER CURRENT SETBACK REQUIREMENTS SUBJECT TO SITE PLAN REVIEW. CURRENT FOR: TO CONSTRUCT, RECONSTRUCT, OPERATE, INSPECT, . . . O
/P / R s T £ D e NN OF T T, RECONSTRUCT, QPERATE, INSPEX FOR: AN UNDERGROUND ELECTRIC DISTRIBUTION SYSTEM AFFECTS AS DESCRIBED THEREIN @ EASEMENT, INCLUDING TERMS AND PROVISIONS CONTAINED THEREIN: AFFECTS: AS DESCRIBED THEREIN.. ) O
(0) ©)  MANHOLE AFFECTS: AS DESCRIBED THEREIN.
IR, EXISTING IMPROVEMENTS. TELEGRAPH, OR OTHER SIGNAL OR COMMUNICATION @EASEMENT INCLUDING TERMS AND PROVISIONS CONTAINED THEREIN: O o
O MW MONITOR WELL CIRCUITS, CONSISTING OF SUCH UNDERGROUND CONDUITS, ’ ’ RECORDING INFORMATION: DECEMBER 14, 2001 UNDER RECORDING NO. SAID EASEMENT SUPERSEDES AND REPLACES EASEMENT RECORDED MARCH 28, ©
OHP /OHT ~ OVERHEAD POWER/TELEPHONE THE ISSUANCE OF A CERTIFICATE OF OCCUPANCY BY THE GOVERNING JURISDICTION CABLES, MANHOLES, AND OTHER MARKERS, FIXTURES AND EASEMENT, INCLUDING TERMS AND PROVISIONS CONTAINED THEREIN: . 20011214003154 2005 UNDER RECORDING NO. 20050328002634. g
OHG/OHB  OVERHEAD GUYWIRE/BUS (TROLLEY) INDICATES THAT STRUCTURES ON THIS PROPERTY COMPLIED WITH MINIMUM SETBACK APPURTENANCES RECORDING INFORMATION: OCTOBER 14, 1992 UNDER RECORDING NO. 9210141407 IN FAVOR OF: CENTRAL PUGET SOUND REGIONAL TRANSIT AUTHORITY
pS PARKING SPACE(S) AND HEIGHT REQUIREMENTS FOLLOWING CONSTRUCTION. AFFECTS: AS DESCRIBED THEREIN. RECORDING INFORMATION: JANUARY 18, 1979 UNDER RECORDING NO. 7901180964 IN FAVOR OF: CITY OF BELLEVUE FOR: THE CONSTRUGTION, OPERATION. MAINTENANCE, REPAR, <
(Fﬂ) PROPERTY LINE (PL) FLOOD ZONE: (6) EASEMENT, INCLUDING TERMS AND PROVISIONS CONTAINED THEREIN: FOR: TO PLACE, CONSTRUCT, OPERATE AND MAINTAIN, INSPECT, AFFECTS: AS DESCRIBED THEREIN LINES, AND APPURTENANCES THERETO OF OFFICIAL RECORDS PROVIDES THAT THE INTEREST OF THE EASEMENT HOLDER 1
P PAINTED UTILITY LOCATION ; : : ' ’ ' : : d WAS TRANSFERRED TO CITY OF BELLEVUE, A MUNICIPAL CORPORATION OF THE
THIS SITE APPEARS ON NATIONAL FLOOD INSURANCE RATE MAP, DATED MAY 16, 1995, 3 ) ' .
PPS PARKING PAY STATION COMMUNITY PANEL NO. 53033C0652F, AND IS SITUATED IN ZONE "X, AREA RECORDING INFORMATION: JUNE 9, 1964 UNDER RECORDING NO. 5746132 UNDERGROUNG COMMUNIGATION” LINES, CONDUITS. AND 18. THE TERMS, PROVISIONS AND EASEMENT(S) CONTAINED IN THE DOCUMENT AFFECTS: AS DESCRIBED THEREIN. STATE OF WASHINGTON. <
PS/PSS  COMBINED/SANITARY SEWER DETERMINED TO BE OUTSIDE THE 500-YEAR FLOODPLAIN. IN FAVOR OF: PACIFIC NORTHWEST BELL TELEPHONE COMPANY MANHOLES ¥ e
s STORM DRAIN i ENTITLED "PARKING SERVICE AGREEMENT” RECORDED NOVEMBER 12, 1997 AS 24. THE TERMS, PROVISIONS AND EASEMENT(S) CONTAINED IN THE DOCUMENT .
FOR: TO CONSTRUCT, RECONSTRUCT, OPERATE, INSPECT, AFFECTS: AS DESCRIBED THEREIN. RECORDING NO. 9711120515 OF OFFIGIAL RECORDS : . CERTIFICATION:
£ PRIVATE CATCH BASIN HORIZONTAL DATUM: N TAIN, OR JREMOVE LINES OF g CHONE AND SURVEYORS NOTE:  THIS ITEM IS BLANKET IN NATURE AND NOT PLOTABLE EEQ&E?NGCRSNg%o?:szgg:isssA%RFE%’gE:::TALRggggggg PECEMBER 14, 2001 AS
PEDESTRIAN PUSH BUTTON (PPB) CITY OF BELLEVUE NAD 83/2007 R R NG O U O T DUITS (12) EASEMENT, INCLUDING TERMS AND PROVISIONS CONTAINED THEREIN: ' ' . SURVEY IDENTIFICATION NO.: 2016014.00
(R) RECORD DALE AREA: CABLES, MANHOLES, AND OTHER MARKERS, FIXTURES AND EASEMENT, INCLUDING TERMS AND PROVISIONS CONTAINED THEREIN: SURVEYORS NOTE: ~ THIS ITEM IS NOT SURVEY RELATED
SCL?(E)LHH ESSETLEELE(\:/I%T(IOL'TGHT ANDHOLE SITE AS SHOWN CONTAINS 155,906 SQUARE FEET OR 3.5791 ACRES, MORE OR LESS, APPURTENANCES ' RECORDING INFORMATION: JANUARY 18, 1979 UNDER RECORDING NO. 7901180966 ' ' (26,) RESTRICTIONS, CONDITIONS, DEDICATIONS, NOTES, EASEMENTS AND PROVISIONS, IF REGISTERED LAND SURVEYOR NO.: 37546
5 SERVICE DRAIN (STORM) OF WHICH 3,223 SQ. FT. (0.0740 AC.) IS THE SOUND TRANSIT GROUND LEASE AREA AFFECTS: AS DESCRIBED THEREIN. IN FAVOR OF: PACIFIC NORTHWEST BELL TELEPHONE COMPANY RECORDING INFORMATION: JUNE 26, 2001 UNDER RECORDING NO. 20010626000581 ANY, AS CONTAINED AND/OR DELINEATED ON THE FACE OF THE BELLEVUE ,
(RlDER SERVICE BUlLDlNG), FOR: TO PLACE, CONSTRUCT, OPERATE AND MAINTAIN, INSPECT, IN FAVOR OF: CENTRAL PUGET SOUND REGIONAL TRANSIT AUTHORITY TRANSIT CENTER RIDER SERVICES BUILDING BINDING SITE PLAN RECORDED SURVEYOR'S ADDRESS & COMPANY: BUSH, ROED & HITCHINGS, INC.
NAT A= A (RECORD) PARKING SPACE COUNT: ' UNDERGROUND COMMUNICATION LINES CONDUITS ' THE PUGET SOUND ENERGY UNDERGROUND ELECTRICAL WASHINGTON. SEATILE, WA 98102-3513 5
PARKING SPACES TOTAL 669 INCLUDING 613 REGULAR , 11 HANDICAPPED AND 4 RECORDING INFORMATION: JUNE 9, 1964 UNDER RECORDING NO. 5746133 AFFECTS: AS DESCRIBED THEREIN. VAULT AND ASSOCIATED CONDUIT AND WIRING, AND THE >
O SIGN/STREET NAME SIGN MOTORCYCLE SPACES IN THE GARAGE; AND 29 REGULAR AND 7 HANDICAPPED ) SIGNALIZATION CONDUIT, WIRING, CONTROL CABINET AND @ EASEMENT, INCLUDING TERMS AND PROVISIONS CONTAINED THEREIN: TELEPHONE: (206) 323—4144 0
T IN FAVOR OF: PACIFIC NORTHWEST BELL TELEPHONE COMPANY
TC/SL TRAFFIC CONTROL/STREET LIGHT HANDHOLE SPACES IN THE PARKING LOT. FOR: TO CONSTRUCT, RECONSTRUCT, OPERATE, INSPECT, SAID EASEMENT WAS PARTIALLY RELEASED AS TO THE WEST 5 FEET OF THE EAST ASSOCIATED APPARATUS _|
’ MAINTAIN OR REMOVE LINES OF TELEPHONE AND 400 FEET OF THE SAID PREMISES BY INSTRUMENT RECORDED FEBRUARY 24, 1988 AFFECTS: AS DESCRIBED THEREIN. RECORDING INFORMATION: MARCH 28, 2005 UNDER RECORDING NO. TO HRP NOM, LLC, A WASHINGTON LIMITED LIABILITY COMPANY, SUCCESSOR IN —
=< TRAFFIC CONTROL CABINET (TRSCC) SUBSTRUCTURES: UNDER RECORDING NO. 8802240088. 20050328002632 "HALL I L
o TELEPHONE DUCT BURIED UTILITIES ARE SHOWN AS INDICATED ON RECORDS MAPS FURNISHED BY TELEGRAPH, OR OTHER SIGNAL OR COMMUNICATION IN FAVOR OF CENTRAL PUGET SOUND REGIONAL TRANSIT AUTHORITY m%ggg ;3 uélélévégogognsfs (li'Pa'i-: l:ALEI\)/ISEsqlﬁvVE%TI(.)IglsTER Izﬁlf}hg;:?l?Ns';llleﬁggEESSOR BY 0
CIRCUITS, CONSISTING OF SUCH UNDERGROUND CONDUITS, A DOCUMENT RECORDED FEBRUARY 10, 2010 AS RECORDING NO. 20100210001503 : \
v TELEPHONE VAULT OTHERS AND VERIFIED WHERE POSSIBLE BY FEATURES LOCATED IN THE FIELD. ~WE CABLES, MANHOLES, AND OTHER MARKERS, FIXTURES AND @ EASEMENT, INCLUDING TERMS AND PROVISIONS CONTAINED THEREIN: OF OFFICIAL RECORDS PROVIDES THAT THE INTEREST OF THE EASEMENT HOLDER FOR: THE PLACEMENT, INSTALLATION, CONSTRUCTION, OPERATION, PARTNERSHIP, AND FIRST AMERICAN TITLE INSURANCE COMPANY:
ASSUME NO LIABILITY FOR THE ACCURACY OF THOSE RECORDS. FOR THE FINAL
TMH TELEPHONE MANHOLE LOCATION OF EXISTING UTILITIES IN AREAS CRITICAL TO DESIGN CONTACT THE UTILITY APPURTENANCES WAS TRANSFERRED TO CITY OF BELLEVUE, A MUNICIPAL CORPORATION OF THE MAINTENANCE, REPAIR, AND REPLACEMENT OF EQUIPMENT
TS TELEPHONE SENTRY OWNER /AGENCY. AFFECTS: AS DESCRIBED THEREIN. RECORDING INFORMATION: NOVEMBER 28, 1979 UNDER RECORDING NO. 7911280663 STATE OF WASHINGTON AND PUGET SOUND ENERGY, INC., A WASHINGTON ASSOCIATED WMITH HVAC AND COOLING SYSTEMS, TOGETHER THIS IS TO CERTIFY THAT THIS MAP OR PLAT AND THE SURVEY ON WHICH IT IS
TRAFFIC FLOW DIRECTION IN FAVOR OF: PUGET SOUND POWER & LIGHT COMPANY, A WASHINGTON CORPORATION. WITH THE RIGHT OF ACCESS BASED WERE MADE IN ACCORDANCE WITH THE 2011 MINIMUM STANDARD DETAIL drawn by checked by
DL TRAFFIC DETECTOR LOOP (BURIED) TELECOMMUNICATIONS /FIBER OPTIC DISCLAIMER: EASEMENT, INCLUDING TERMS AND PROVISIONS CONTAINED THEREIN: CORPORATION AFFECTS: AS DESCRIBED THEREIN. REQUIREMENTS FOR ALTA/ACSM LAND TITLE SURVEYS, JOINTLY ESTABLISHED AND
® TRANSFORMER ON POLE FOR: AN UNDERGROUND ELECTRIC DISTRIBUTION SYSTEM EASEMENT, INCLUDING TERMS AND PROVISIONS CONTAINED THEREIN: ADOPTED BY ALTA AND NSPS, AND INCLUDES ITEMS 2, 3, 4, 6B, 7A, 7B1, 7C, 8, 9, HDC DAB
RECORDS OF UNDERGROUND TELECOMMUNICATIONS AND/OR FIBER OPTIC LINES ARE
O UP  UTILITY POLE (WOOD) NOT ALWAYS AVAILABLE TO THE PUBLIC. BRH HAS NOT CONTACTED EACH OF THE RECORDING INFORMATION: FEBRUARY 9, 1965 UNDER RECORDING NO. 5842300 AFFECTS: AS DESCRIBED THEREIN. EASEMENT, INCLUDING TERMS AND PROVISIONS CONTAINED THEREIN: 1A, 13, 14, 16, 17, 18, 19, 20A, 21, 22, AND 230F TABLE A THEREOF. THE FIELD scale date
WV WATER VAULT MANY COMPANIES, IN THE COURSE OF THIS SURVEY, WHICH COULD HAVE IN FAVOR OF: PUGET SOUND POWER & LIGHT COMPANY RECORDING INFORMATION: DECEMBER 14, 2001 UNDER RECORDING NO. WORK WAS COMPLETED ON FEBRUARY 17, 2016.
w WATER MAIN UNDERGROUND LINES WITHIN ADJACENT RIGHTS—OF—WAY. THEREFORE, BRH DOES NOT FOR: TO CONSTRUCT, RECONSTRUCT, OPERATE, INSPECT, EASEMENT, INCLUDING TERMS AND PROVISIONS CONTAINED THEREIN: 20011214003151 RECORDING INFORMATION: MARCH 28, 2005 UNDER RECORDING NO. 1"=20 02/16
WM WATER METER ACCEPT RESPONSIBILITY FOR THE EXISTENCE OF UNDERGROUND MAINTAIN OR REMOVE AN ELECTRIC SYSTEM CONSISTING OF IN FAVOR OF: CENTRAL PUGET SOUND REGIONAL TRANSIT AUTHORITY, A 20050328002633 DATE OF PLAT AP: FEBRUARY 29, 2016
M WATER VALVE TELECOMMUNICATIONS/FIBER OPTIC LINES WHICH ARE NOT MADE PUBLIC RECORD WITH UNDERGROUND CONDUITS, CABLES, MANHOLES, VAULTS AND RECORDING INFORMATION: DECEMBER 10, 1979 UNDER RECORDING NO. 7912100701 REGIONAL TRANSIT AUTHORITY IN FAVOR OF: CENTRAL PUGET SOUND REGIONAL TRANSIT AUTHORITY Job no.
& A ALVE /CHAvER THE LOCAL JURISDICTION.  AS ALWAYS. CALL 1-800-424-5555 BEFORE SEMI-BURIED OR GROUND MOUNTED FAGILITIES SUCH AS IN FAVOR OF: THE OITY OF BELLEVUE FOR: SIDEWALK, STREET LIGHTING, LANDSCAPING, AND FOR THE FOR: PUBLIC ART, SIDEWALK AND PUBLIC ACCESS, LIGHTING, A 2016014.00
v YARD LIGHT . CONCRETE PADS, TRANSFORMERS AND OTHER NECESSARY FOR: FOR STREET LIGHT AND TRAFFIC CONTROL EQUIPMENT AND CONSTRUCTION, OPERATION, MAINTENANCE, REPAIR, AND LANDSCAPING, PLACEMENT, CONSTRUCTION, OPERATION, DAKIN A. BELL, P.LS. NO. 37546 .
OR CONVENIENT FACILITIES AND EQUIPMENT REPLACEMENT OF A TRANSIT SHELTER, UTILITY AND MAINTENANCE, REPAIR, AND REPLACEMENT, TOGETHER WITH
AFFECTS: AS DESCRIBED THEREIN THEIR NECESSARY APPURTENANCES FRANCHISE UTILITY LINES, AND APPURTENANCES THERETO THE RIGHT OF ACCESS
: ‘ AFFECTS: AS DESCRIBED THEREIN. AFFECTS: AS DESCRIBED THEREIN. AFFECTS: AS DESCRIBED THEREIN. 1 1
sheet of
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City of Bellevue Submittal Requirements éMM ‘ 27

A.A
7

ENVIRONMENTAL CHECKLIST 4
10/9/2009

Thank you in advance for your cooperation and adherence to these procedures. If you need assistance in
completing the checklist or have any questions regarding the environmental review process, please visit or
call Development Services (425-452-6800) between 8 a.m. and 4 p.m., Monday through Friday (Wednesday,
10 to 4). Assistance for the hearing impaired: Dial 711 (Telecommunications Relay Service).

INTRODUCTION
Purpose of the Checklist:

The State Environmental Policy Act (SEPA), Chapter 43.21c RCW, requires all governmental agencies to
consider the environmental impacts of a proposal before making decisions. An environmental impact
statement (EIS) must be prepared for all proposals with probable significant adverse impacts on the quality
of the environment. The purpose of this checklist is to provide information to help you and the City of
Bellevue identify impacts from your proposal (and to reduce or avoid impacts from the proposal, if it can be
done) and to help the City decide whether an EIS is required.

Instructions for Applicants:

This environmental checklist asks you to describe some basic information about your proposal. Answer the
questions briefly, with the most precise information known, or give the best description you can. You must
answer each question accurately and carefully, to the best of your knowledge. In most cases, you should be
able to answer the questions from your own observations or project plans without the need to hire experts. If
you really do not know the answer or if a question does not apply to your proposal, write "do not know" or
"does not apply." Giving complete answers to the questions now may avoid unnecessary delays later.

Some questions ask about governmental regulations such as zoning, shoreline, and landmark designations.
Answer these questions if you can. If you have problems, the Planner in the Permit Center can assist you.

The checklist questions apply to all parts of your proposal, even if you plan to do them over a period of time
or on different parcels of land. Attach any additional information that will help describe your proposal or its
environmental effects. Include reference to any reports on studies that you are aware of which are relevant
to the answers you provide. The City may ask you to explain your answers or provide additional information
reasonably related to determining if there may be significant adverse impacts.

Use of a Checklist for Nonproject Proposals: A nonproject proposal includes plans, policies, and
programs where actions are different or broader than a single site-specific proposal.

For nonproject proposals, complete the Environmental Checklist even though you may answer "does not
apply" to most questions. In addition, complete the Supplemental Sheet for Nonproject Actions available
from Permit Processing.

For nonproject actions, the references in the checklist to the words project, applicant, and property or site

should be read as proposal, proposer, and affected geographic area, respectively.

Attach an 8 '2” x 11 vicinity map which accurately locates the proposed site.




¥
/ﬂ" l)w
o e
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BACKGROUND INFORMATION

Property Owner: EQuity Commonwealth '/

Proponent.  Touchstone v/

/

Contact Person: Joe Polito /
(If different from the owner. All questions ay correspondence will be directed to the individual listed.)

2025 First Avenue, Suite 1212
Seattle, WA 98121
Phone:  (206) 357-2306 V

Address:

Proposal Title: 600 Bellevue Master Deviopment Plan /

v

Proposal Location: 600 - 108th Avenue NE, Bellevue, WA
(Street address and nearest cross street or intersection) Provide a legal description if available.

See survey for legal description.
Please attach an 8 %" x 11" vicinity map that accurately locates the proposal site.

Give an accurate, brief description of the proposal’s scope and nature:

Bellevue 600 is a proposed Master Development Plan (MDP) for a two building
mixed-use development conceived to work in concert with the existing ten-story c#7Z& de!

i L BLP) Pl compornte Flaza
2. Acreage of site: 155888 SF #59, /29 ©F .
Line]. Gound Timnatparcel wh) wifl be vascated end canbinsed w1vo sk via BLA .

3. Number of dwelling units/buildings to be demolished: None v

1. General description:

4. Number of dwelling units/buildings to be constructed: None (Mfﬁd/c'/u/?/}fs) /
5. Square footage of buildings to be demolished: three-story parking Mg v

6. Square footage of buildings to be constructed: 1,532,000 SF +

7. Quantity of earth movement (in cubic yards):  To be determined

Office, hotel, and parking

8. Proposed land use:

9. Design features, including building height, number of storieg:and proposed exterior materials:

The new development is comprised of an approximately 800,000 GSF, 34 story, 450’ tall commercial office
hiildinAa and a 401 NNN,RF 41 etary A7 tall and RNN kav hiicinaee hntal  Rnth tmware ara nneitinnad

10. COther * overa o' tall padiom
Fopeot mas be phased.
;‘J‘»ﬁc‘jf pjw:f tot, then fo Xl oF Mgﬂl@f;}y— /0 Ggrs.

7%Vl 7 pedilin I6t Fer

Estimated date of completion of the proposal or timing of phasing:
To be determined \/

Do you have any plans for future additions, expansion, or further activity related to or connected with this proposal? If yes,
explain.

No/



List any environmental information you know about that has been prepared, or will be prepared, directly related to this /

proposal. 7 e /. O s
Traffic study. ﬂz%lgefy 7 MM y‘y/h

Do you know whether applications are pending for governmental approvals of other proposals directly affecting the \/
property covered by your proposal? [f yes, explain. List dates applied for and file numbers, if known.

Not known.

List any government approvals or permits that will be needed for your proposal, if known. If permits have been applied
for, list application date and file numbers, if known.

C Building Permit, Sign Permit, Clearing and Grading Permit, other permits directly related to construction of the building.

arydecel reo Feapplycatron Congerepce. £ DB)wmel
Gslore ancy com ofrction, any S ot @:’wéop Reviec? L.D)

Please provide one or more of the following exhibits, if applicable to your proposal.
(Please check appropriate box(es) for exhibits submitted with your proposal):

|:| Land Use Reclassification (rezone) Map of existing and proposed zoning W ) I}tJJ
|:| Preliminary Plat or Planned Unit Development \Hl‘ﬁb J&U:PPM

Preliminary plat map ?,
|:| Clearing & Grading Permit X MVWL
Plan of existing and proposed grading gb WM/ n f
Development plans PyOP /j‘lfp yDW {/U/v W )
Building Permit (or Design Review) 4’9 ‘W‘(’; ﬂﬁ M MW&;W
1%

Site plan q,lﬁ’ 1094,

Clearing & grading plan

| | oM Ao
[:| gngrsll;n: Management Permit ’\,qu‘rrlﬂ‘/‘:;l;*rfpj)‘

A. ENVIRONMENTAL ELEMENTS 1& /
61 %

1. Earth M S

a. General description of the site: Flat |:] Rolling El Hilly I:] Steep slopes D Mountains DOther

b. What is the steepest slope on the site (approximate percent slope)? 4 percent \/

v/

c. What general types of soil are found on the site (for example, clay, sand, gravel, peat, and muck)? If you know
the classification of agricultural soils, specify them and note any prime farmland.

Pre,
To be determined ¥/ ap&%& Aayﬂ preposal

d. Are there surface indications or history of unstable soils in the immediate vicinity? If so, describe.

Not known ‘/



v
e. Describe the purpose, type, and approximate quantities of any filling or grading proposed. Indicate source
of fill.

Grading as required to match existing street elevations.

v

f. Could erosion occur as a result of clearing, construction, or use? If so, generally describe.

To be managed as part of site construction.

g. About what percent of the site will be covered with impervious surfaces after project construction (for .
example, asphalt or buildings)? lﬂ‘i
Approximately 90 percent. .

4["

h. Proposed measures to reduce or control erosion, or other impacts to the earth, if any: 39'#)_,

Site erosion control during construction per best management practices. Ma {W)I MW

2. AR J

a. What types of emissions to the air would result from the proposal (i.e. dust, automobile odors, and industrial
wood smoke) during construction and when the project is completed? If any, generally describe and glve

approximate quantities if known. 0
Typical construction site emissions, dust, etc. \A

b. Are there any off-site sources of emissions or odor that may affect your proposal? If so, generally descnbe.

None. | - 4 W l‘ﬂ/ﬂ»

c. Proposed measures to reduce or control emissions or other impacts to the air, if any: 001,'

Typical best management practices during construction. I'I/p\ M

3. WATER
a. Surface /

(1) Is there any surface water body on or in the immediate vicinity of the site (including year-round and
seasonal streams, saltwater, lakes, ponds, wetlands)? If yes, describe type and provide names. If
appropriate, state what stream or river it flows into.

None.

J/

(2) Will the project require any work over, in, or adjacent to (within 200 feet) the described waters? If
Yes, please describe and attach available plans.

N/A



v

(3) Estimate the amount of fill and dredge material that would be placed in or removed from surface
water or wetlands and indicate the area of the site that would be affected. Indicate the source of
fill material.

N/A

v

(4) Will the proposal require surface water withdrawals or diversions? Give general description,
purpose, and approximate quantities if known.

N/A

(5) Does the proposal lie within a 100-year floodplain? If so, note location on the site plan.

No. v

(6) Does the proposal involve any discharges of waste materials to surface waters? If so, describe
the type of waste and anticipated volume of discharge.

No.

b. Ground

v

(1) Will ground water be withdrawn, or will water be discharged to ground water? Give general
description.

No.

v

(2) Describe waste material that will be discharged into the ground from septic tanks or other sources,
if any (for example: Domestic sewage; industrial, containing the following chemicals...
agricultural; etc.) Describe the general size of the system, the number of such systems the
number of houses to be served (if applicable), or the number of animals or humans the system(s)
are expected to serve.

N/A

c. Water Runoff (Including storm water)

v

(1) Describe the source of runoff (including storm water) and method of collection and disposal, if any
(include quantities, if known). Where will this water flow? Will this water flow into other waters? If
so, describe.

Stormwater from buildings and parking areas will be discharged to the City stormwater system.

(2) Could waste materials enter ground or surface waters? If so, generally describe.

Uoby/
Mo}y

N/A \,‘Ufb
4
5 it

hw{ M



d. Proposed measures to reduce or control surface, ground, and runoff water impacts, if any:
N/A

4. Plants JM

a. Check or circle types of vegetation found on the site: \/ MM
deciduous tree: alder, maple, aspen, other l/‘/n
evergreen tree: fir, cedar, pine, other I,,))o/{v
shrubs
grass
D pasture

|:| crop or grain a(.n
'

D wet soil plants: cattail, buttercup, bulrush, skunk cabbage, other Q}p

D water plants: water lily, eelgrass, milfoil, other G’Y

9

|:| other types of vegetation ﬂwom
o 0
b. What kind and amount of vegetation will be removed or altered? F.w ?}p \l

Existing on-site streetscape will be removed for construction in the project area, i.e. trees and some planting
beds.

c. List threatened or endangered species known to be on or near the site.

None.

d. Proposed landscaping, use of native plants, or other measures to preserve or enhance vegetation on the
site, if any:

See Landscape plans for proposed new constru;:ww t* JNV\

5. ANIMALS P

a. Check or circle any birds and animals which have been observed on or near the site or are known to be on
or near the site:

D Birds: hawk, heron, eagle, songbirds, other:
|:| Mammals: deer, bear, elk, beaver, other:

|:| Fish: bass, salmon, trout, herring, shellfish, other:

{

v



J

b. List any threatened or endangered species known to be on or near the site.

N/A
c. ls the site part of a migration route? If so, explain. \/

No. /

d. Proposed measures to preserve or enhance wildlife, if any:

N/A
6. Energy and Natural Resources J
a. What kinds of energy (electric, natural gas, oil, wood stove, solar) will be used to meet the completed ,{9/

project's energy need? Describe whether it will be used for heating, manufacturing, etc.

)

Electric, gas.

b. Would your project affect the potential use of solar energy by adjacent properties? | If so, generally describe. ,Jv‘ﬂ" @6
v rﬂ}
Vo

Shadows from proposed construction.

c. What kinds of energy conservation features are included in the plans qf the pro osal'? List other proposed
measures to reduce or control energy impacts, if any: T‘ﬂ

High performance glazing, insulation, and mechanical systems. M {}‘; v
7. Environmental Health ‘i\P j

a. Are there any environmental health hazards, including exposure to toxic chemicals, risk of fire and
explosion, spill, or hazardous waste, that could occur as a result of this proposal? If so, describe.

No.

(1) Describe special emergency services that might be required.

N/A

(2) Proposed measures to reduce or control environmental health hazards, if any.

N/A



b. Noise

v

(1) What types of noise exist in the area which may affect your project (for example, traffic, equipment,
operation, other)?

Typical high density urban environment.

(2) What types and levels of noise would be created by or associated with the project on a short-term or
long-term basis (for example, traffic, construction, operation, other)? Indicate what hours noise
would come from the site.

Noise from typical construction activities during business hours. W ?
Typical office and hotel traffic after construction completion. D
(3) Proposed measures to reduce or control noise impacts, if any: M

N/A

8. Land and Shoreline Use

a. Whatis the current use of the site and adjacent properties? ‘l
Parking garage, commercial office buildings.

b. Has the site been used for agriculture? If so, describe. v/

No.

c. Describe any structures on the site. v

Existing parking garage.

o Jﬁ&f"%&«k— .B/a’
A Wmﬂfu e ta&k?

d. Will any structures be demolished? If so, what?

Parking garage and associated site work will be demolished. and sotenA Wé%

e. What is the current zoning classification of the site?
DNTN-0-1
f. What is the current comprehensive plan designation of the site? 7= O/ é#7 DTN Lore

g. If applicable, what is the current shoreline master program designation of the site” /

N/A

h. Has any part of the site been classified as an “environmentally sensitive” area? If so, specify)./
No.

. Approximately how many people would reside or work in the completed project? v

2,000. N e

j. Approximately how many people would the completed project displace? /

None.



k. Proposed measures to avoid or reduce displacement impacts, if any: \/
N/A

i. Proposed measures to ensure the proposal is compatible with existing and projected tand uses and plans, if
any:

Project will comply with Bellevue Land Use code requirements.

9. Housing

a. Approximately how many units would be provided, if any? Indicate whether high, middle, or low-income

housing. oy s E:céa-u -—/w:‘&é

None proposed.

o v
b. Approximately how many units, if any, would be eliminated? Indicate whether high, middle, or low-income
housing.
N/A

c. Proposed measures to reduce or control housing impacts, if any: ‘(

N/A

10. Aesthetics

a. What s the tallest height of any proposed structure(s), not including antennas; what is the principal exterior
building material(s) proposed?

Height is 450 feet. Principal materials are glass, aluminum, steel. 727 A‘Z/"ﬂzfzu b,/ﬁ? AN
b. What views in the immediate vicinity would be altered or obstructed? s
Local obstruction of views from adjacent properties. ATINE 2/ ,o/pzé’aéd 57 Llc

c. Proposed measures to reduce or control aesthetic impacts,’if any:

Project massing and articulation will comply with City of Bellevue Design Review requirements.
MW-



11. Light and Glare MJ‘

a. What type of light or glare will the proposal produce? What time of day would it mainly occur?
Light / glare from typical office and hotel use, reflections etc. from glazed portions of facades during morning /

P TIPSR EIC

b. Could light or glare from the finished project be a safety hazard or interfere with views? Y
None anticipated.

c. What existing off-site sources of light or glare may affect your proposal?
None anticipated.

d. Proposed measures to reduce or control light or glare impacts, if any: v

Reflective glass/wﬁ*not proposed.

Lt,.Ii O \&gﬁ;

12. Recreation ?

a. What designated and informal recreational opportunities are in the immediate vicinity?
Downtown Bellevue parks and open spaces.

b. Would the proposed project displace any existing recreational uses? If so, describe.
No.

c. Proposed measures to reduce or control impacts on recreation, including recreation opportunities to be ?ﬂ“d/
provided by the project or applicant, if any:
N/A Fw

13. Historic and Cultural Preservation

a. Are there any places or objects listed on, or proposed for, national, state, or local preservation registers
known to be on or next to the site? If so, generally describe.

No.

b. Generally describe any landmarks or evidence of historic, archeological, scientific, or cultural importance ‘/
known to be on or next to the site.

N/A
c. Proposed measures to reduce or control impacts, if any: v
N/A

14. Transportation

a. ldentify public streets and highways serving the site, and describe proposed access to the existing street
system. Show on site plans, if any. (HM BMV@WWM\QA‘NB

Vehicular access to the buﬂdmg will be prlmanly from the mid-block connection between 108th Avenue NE and

1”’I"‘.g\e currenily se‘rlved by‘p-u't-Jh_c-t-ra_n_sn’.; If r_wo‘t.‘what is the approximate distance to the nearest transit stop? /
Yes, Bellevue Transit Center is adjacent to the site.

c. How many parking spaces would be completed project have? How many would the project eliminate?
/5?§stalls are proposed to be constructed, An existing three-story parking garage will be demolished.

[47E - DAo*O
MMM ’"’”:}rh
%l w‘"’



0,7
J ok
d. Will the proposal require any new roads or streets, or improvements to existing roads or streets, not rp? A \\,

including driveways? If so, generally describe (indicate whether public or private). N[ P b}]{\fjgo H&z

Mid-block éonnectioff will be provided between 108th Avenue NE and 110th Avenue NE. '\ﬂ wﬁ‘ E U\dw
\ >
describe. i b (D

e. Will the project use (or occur in the immediate vicinity of) water, rail, or air transportation? If so, generally

No. 0 b}‘}“ P
By -

f. How many vehicular trips per day would be generated by the completed project? If known, indicate when \/
peak volumes would occur.

See traffic study. 'J
g. Proposed measures to reduce or control transportation impacts, if any: 1?)‘3 qr\

See traffic study. \I U% M

15. Public Services

J

a. Would the project result in an increased need for the public services (for example: fire protection, police
protection, health care, schools, other)? If so, generally describe.

No.

b. Proposed measures to reduce or control direct impacts on public services, if any:J
N/A

16. Utilities 4»/
a. Cir ilities currently available at the site@ty, natural gas, water, refuse service, telephone, ]
sanitary sewegsseptic system, other.

All utilities listed above are available at the site. No septic system is on the site.

b. Describe the utilities that are proposed for the project, the utility providing the service, and the general
construction activities on the site or in the immediate vicinity which might be needed.

Utilities listed in (a) above are anticipated to be used for the project. Construction activities will be typical of a
high-rise urban project.

Signature

The above answers are true and complete to the best of my knowledge. | understand that the lead agency is
relying on them to make its decision.

-~ Py
T .

11
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Sally Nichols                    (425) 452-2727                    spnichols@bellevuewa.gov
Text Box
Vicinity Map
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ATTACHMENT C — ACCESS AGREEMENT



August 26,2016

Kevin Corbett

Plus Investment (USA), Inc.

12838 SE 40th Place
Suite 200
Bellevue, WA 98006

Re:  Term Sheet for the use of a 15-fool strip of land (approximalely 9,000 sf)
located on the northernmost portian af 600 108" Avenue NE Bellevue, WA,
to facilitate development of the Purchaser Property and potential future
development of the Seller Property

Purchaser:;
Seller:
Purchaser
Property:
Seller Property:

Mid-Block
Connector:

Rights and
Obligations of
Purchaser:

10833 NE Eight Street Associated LLC
CW Nom LLC
As approximately identified on Exhibit A [Site Plan]

As approximately identified on Exhibit A [Site Plan]

A road bisecting Purchaser Property and Seller Property in the location
approximately identified on Exhibit A, to be constructed by Purchaser at
Purchaser’s cost. Tlalf of the Mid-Block Connector will be constructed
an Seller Property and hall will be constructed on Purchaser Property.
Purchaser will construct any improvements required by the City of
Bellevue (e¢.g., pedestrian pathways) at Purchaser's cost.  Location,
design and specifications for the Mid-Block Connector are subject to
Scller and Purchaser approval.

i~

(O¥ )

Purchaser must build the Mid-Block Conneclor, below-grade
parking with a minimum of six levels, a shoring wall and
foundation and below-grade concrete utility vault(s) below the
portion of the Mid-Block Connector on Seller Property, the
location, design and specifications for which are subject to Seller
approval, Purchaser will, at its sole cost, pay for all construction,
shoring and utility costs of the Mid-Block Connector as well as
the cost to construct the parking beneath it

Purchaser will grant Seller a perpetual easement for the use of
the portion of the Mid-Block Conneclor lying on Purchaser
Property

Purchaser will allow Seller usc of the shoring wall for future
development on Scller Property. Purchaser’s foundation must
allow Seller to build up against it without requiring shoring, as
well as allow one or more “punch throughs” for future parking
circulation, A “punch through™ for future parking is currently
expected to be constructed between the 6" ievel of below-grade



Cuooperation:

Non-Binding:

from Phase 1l construction commencement or (ii) Seller construction
commencement.

In addition to the remedies described above, in the event that the parking
stalls arc not delivered to Seller within a rcasonable time period,
Purchaser agrees to pay a one-time payinent in the aggregate amount of
the prevailing annual market rate of comparable parking stalls multiplied
by the number ol undelivered stalls divided by the lower of (i) 5.0% or
(ii) the prevailing market capilalization rate (or comparable parking
structures. This one-lime payment will apply to both Phase | and Phase
I} parking stalls.

Purchaser and Seller will coordinate the development of any future
construction on Purchaser Property and Seller Property, including
integrating access, egress and use,

Purchaser and Seller recognize that development projects similar to the
projects contemplated by this Terms Letter involve significant due
diligence, coordination and planning. This Terms Letter is intended to
set forth the basic framework reparding development of the Mid-Bloch
Coannector, shoring wall and below-grade parking. All terms and
provisians ol this Terms Letter set forth above are expressly conditioned
upon and subject 10 the parties entering into a definitive development
agreement and are not binding upon Purchaser and Seller in any way.
Any definitive agreement will include customary representations and
warranties, including warranties related to the Foreign Corrupi Practices
Actand OFAC regulations. Purchaser and Seller each acknowledge that
(1) a uansaction of this type involves many csscntial and noncssential
termis and couditions and thal there has nol yet been a definite statement
of all the terms and conditions of the propased transaction, (ii) this
Terms Letter is not intended to constitute an offer or an acceptance of an
offer, and~(ii) this Terms Letter is not intended 1o constitule an
agreement to negotiate or execute a development or any other agrecment
in the future.

[signuture page to Termns Letter]

10833 NE Eighth Street Associates LLC CW Nom LLC
Ve

=

By:

Name: Kevin Corbett

Date:

9/1/16

oy LA Qs —

Name: Davn A Wi
Date: _1)a |1t




Riglits and
Obligations of
Seller:

Purchaser
Completion
Guaranty / Surety
Bond:

Q.

Wy I

4,

parking on the Purchaser’s property and the 7" level of below-
grade parking on the Seller’s property. To the extent that
construction plans change at either Purchaser’s or Seller's
property, Seller will retain the right to “punch through” on at
least one mutually agreed upon level of below-grade parking
Purchaser will work with Seller in good faith to create
pedestrian pathways between the projects at grade as well as on
each below-grade level of parking

Purchaser will build foundation walt to at least the depth of
Seller’s proposed foundation wall, ¢liminaling the need for
Seller to underpin Purchaser’s foundation wall

Future crane-swing easement for future development on Seller
Property

Future tic-back easement for future development on Seller
Property

Other typical construction casements for future development on
Seller Property

Perpetual casement of 205 parking stalls to be developed by
Purchascr. 115 stalls will be available to Scller upon
completion of Phase 1 [the castern approx. 109,032 s of
Purchaser Property, as shown on Exhibit A] ol Purchascr
development and 90 additional stalls will be available to Selier
upon completion of Phase 11 [the western approx. 91,643 square
feet of Purchaser Property, as shown on Exhibit A} ol Purchaser
development. Purchaser will retain the right to use the 205
purking stalls during nighttime hours (7pm-6am)

. Purchaser will reimburse Seller for all costs associated witl this

agreement in excess of $30,000

Scller will grant Purchaser a perpetual easement for the use of
the portion of the Mid-Block Connector lying on Setler
Property, together with a perpetual caseruent [or the to-be-
+onstrucied parking situated below grade on the portion of the
Mid-Block Connector on Seller Property
A crane-swing caseincnt

A tic-back casement

Qther typical construction easements

N

Purchaser will provide completion guaranties and security acceptable to
Seller for the completion of the below-grade parking structurc and Mid-
Block Connector. Purchaser will deliver 115 parking stalls upon the
earlier to occur of (i) 36 months from Phase | construction
commiencement or (ii) Seller construction commencement, If Purchaser
fails to deliver the stalls in this timeframe, Purchaser agrees to pay a
monthly payment in the aggregate amount of the prevailing market rate
of comparable parking stalls for each undelivered stall until such stalls
are delivered to Scller. Purchaser agrees to the same payment if it fails
to deliver 90 parking stalls upon the earlier to occur of (i) 36 months
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ATTACHMENT D — CERTIFICATE OF CONCURRENCY
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