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LOCATION OF PROPOSAL: 919 109™ Avenue NE

DESCRIPTION OF PROPOSAL: 22-story residential tower with 152 new residential units over
underground parking, upgrades to the existing tower's fagade
and parapet and a 3-story podium addition with a rooftop garden,
required as a condition of this decision.

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
Department of Planning & Community Development. This information is available to the public on request.

U 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

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 March 27, 2008.

L ThisDNSis issued under WAC 197-11-340(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This DNS may be withdrawn at any time if the proposal is modified so that it is likely to have significant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.

Carnat /'15 AL A Date:_March 13, 2008

Environmental Coordinator

OTHERS TO RECEIVE THIS DOCUMENT:
State Department of Fish and Wildlife

State Department of Ecology,

Army Corps of Engineers

Attorney General

Muckleshoot indian Tribe
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Proposal Name: Pacific Regent Il

Proposal Address: 919 109" Avenue NE

Proposal Description: 22-story residential tower with 152 new residential units over
underground parking, upgrades to the existing tower's fagade
and parapet and a 3-story podium addition with a rooftop garden,
required as a condition of this decision.

File Number: 06-112898-LD

Applicant: Sunrise Development, Inc.

Decisions Included: Process H, Design Review with SEPA

Pianner: Kenneth A. Thiem, 425-452-2728

State Environmental Policy Act
Threshold Determination: Determination of Non-Significance

Conet, VU AU onde
Carol V. Helland
Environmental Coordinator

Director’s Decision: Approval with Conditions

O amnt, VU Sbedonde fin

Matthew A. Terry, Director
Department of Planning & Community Development

Application Date: 05-12-2006
Completeness Date 06-07-2006
Notice of Application:  06-15-2006
Public Meeting Date: 06-22-2006
Decision: 03-13-2008
Appeal Period Ends: 03-27-2008

For information on how to appeal a proposal, visit the Permit Center at City Hall or call (425) 452-6864. Comments
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

A. Request

The applicant requests Design Review approval to expand a senior housing and congregate care
facility. The existing development is a 17-story tower with 107-units over 99 underground parking
stalls on two levels (tower I). The current proposal includes a 22-story tower (tower two) with 152-
units over 206 under ground parking stalls on three levels. This proposal includes fagade and parapet
improvements to the existing tower, and a 3-story podium addition to the existing tower.

B. Site Description, Zoning and Context

The site is located in the Ashwood neighborhood and zoned DNTN-R. The zoning is not affected by
any concomitant agreement or overlay. Site vicinity and zoning maps are included in Attachment A.
The development immediately east and west of the site is mixed-use residential. The Library is
immediately north of the site, across NE 10" Street. And there are mid-rise office buildings
immediately south of the site. The Building/Sidewalk Design Guidelines designations include “D” for
109™ Avenue NE and “DR” for NE 10" Street. Residential uses are permitted outright in the DNTN-R
zone.

The proposed tower is part of a collection of projects underway in the Ashwood neighborhood along
NE 10" Street, including: 989 Elements, at the intersection of 112" Avenue NE, 1020 and Vue
Hanover towers at the intersection of 108" Avenue NE, and Washington Square towers, between
108" Avenue NE and 106" Avenue NE. These projects are beginning to define NE 10" Street as a
residential corridor, and help contribute to the “wedding cake” development concept envisioned by the
Comprehensive Plan and the Land Use Code for development in Downtown.

C. Existing Site/Development

The existing tower was constructed in 1987 (ADR 85-09) and modified in 1992 (DRCBD-89-5220).
When Phase | was constructed the site was 78,948 SF (1.81 acres). The site area for Phase Il has
increased to 93, 407 SF (2.14 acres) with the addition of two abutting parcels. The site is mostly level
and roughly square, excluding a 7,344 SF area in the northeastern corner of the site. The site
dimensions are approximately 318 feet north-south by 327 feet east-west. The existing development
is accessed off of 109" Avenue NE and NE 10" Street.

PROPOSAL DESCRIPTION

A Site Design

The existing tower is approximately centered on the site’s southern boundary and the proposed tower
is approximately centered on the site’s northern boundary. The proposed access is from a single
location off of 109" Avenue NE. The access includes a circular auto court with a landscape feature at
the center, drop-off parking for seven vehicles and a ramp to the under-ground parking. Pedestrian
connections link each street frontage to the main entrance. Two landscaped courtyards are proposed
between the auto court and the podium. The proposal includes two loading areas; one at the
southeastern corner of the site, with access from 109" Avenue NE, and the other at the northwest
corner of the site, with access from NE 10" Street. The proposal includes retaining the existing east-
west mid-block connection, retaining the garden in the south-west corner of the site, and retaining the
street trees along NE 10™ Street. Street trees are proposed along 109" Avenue NE. The proposed
street trees and the trees along the east-west mid-block connection must be installed per the City's
specifications in Attachment B. See Section X of this report for related conditions of approval. See
attachment C for specific site layout information.

C. Building Design
The proposed building includes a distinctive base, middle, and top. Its footprint is rectangular, with the
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long axis oriented east-west. The scale, pattern and color of the offsets in the north and south
facades will help create a visual connection to the existing tower, and promote compatibility with the
Ashwood neighborhood. Fagade area around the offsets is composed of glazed curtain wall; similar

to other recently developed residential towers in Downtown. A preliminary sign package has been
submitted. The proposed exterior material and color samples are included in the project file.

CONSISTENCY WITH LAND USE CODE/ ZONING REQUIREMENTS

A. General Provisions of the Land Use Code

1. Use

Residential, assisted living and retail uses are permitted outright in the DNTN-R zone.

2. Tables
The following tables compare the LUC requirements for building setback and height, parking and
Floor Area Ratio to the proposed project.

Permitted/

ltem Required Proposed Comments/Conditions
Project Limit No minimum 93,407 SF
" ax2?1(v)/—t§t;nu . LUC 20.25A.020 allows a height
_— ; ) . increase of 20-ft. (+ 15-ft. for roofto
Building Height (plush1 5-t. ?)f 234’ 4 norease of equipsnent) £ for rooftop
mechanica X . 4 .
235.ft. interesting building design.
f;;’\%”"ea Ratio 5.0 4.93 LUC 20.25A.020 allows an FAR of
5.0 for a residential use.
Exempt Retail/ 1.0 FAR 1000 SF (0.008 | LUC 20.25A.020.B.3 and meets the
POF Floor Area Maximum FAR) criteria of 20.25A.115 (Building/
Sidewalk Guidelines)
LUC 20.50.022 excludes park’'g +
g;:ts (SGSSqFl;iger ?ﬁj;? % gig 461,317 GSF | mech. areas from GSF. The pro-
FAR of POF retail) (462,317-1000) | posed number excludes 1000 SF of

exempt retail per LUC
20.25A.020.B.3.a

Flr. area per FIr.

Front

0-FT

O-FT

Above 40 Ft . 20,000 GSF 12,637 GSF Meets requirement.
10% increase aliowed per LUC
Floor Area per )
20.25A.020 B.1a. A 0.53% increase
gg’e(;r Above 80 12,000 GSF 12,637 GSF is requested with a proportionate SF

of FAR ameni

Meets LUC 20.25A.020.A.2

Side

0/20-FT

20-FT

A modification per LUC 20.25A.020
is not requested. The site is located
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outside of the Civic Center District
and the DNTN Perimeter District.
‘ Permitted/ : pp e
tem Required Proposed Comments/Conditions
Rear A modification per LUC 20.25A.020
0/20-FT 20-FT is not requested. The site is located

outside of the Civic Center District
and the DNTN Perimeter District

e o v
Sidewalk Width and 6" curb planting strip
Street Tree/ Z%'“’""‘ \S,e"at.? Zfék""a \S,e"at,? Complies w/ Street Tree Map, LUC
Species, Caliper reen vase, TEeN Vase,” | 20.25A.060.8
p d - 3-inch caliper, 3-inch caliper,
and spacing at 25-feet 0.C. | at 25-feet O.C.
LUC 20.25A.060.C.2 requires a N-S
connection. The proposed N-S
: Maintain E-W N connection links each frontage street
g;d-Blo::_k s link, & provide Proncjg :?ndk'reCt to the E-W connection passing the
nhection a N-S link main entrance, similar to the existing

connection. The proposed
connection meets the applicable
design guidelines.

; ~Min./Max. Min./Max. Proposed ,

Use Park’g Ratios Park’g Stalls | Park’g Stalls Lue 20‘25'\‘050

Residential Use

259 senior units 0.33-1.0/unit 86-259 stalls

52 nurs'q hm. beds | 0.4-0.8/bed 21-42 stalls e L

28 assisted rooms | 0.4-1.0/room 12-28 stalls ’ I

Min., Max. Totals: 119-3 29 stalls 200 stalls

Office ¢
2.5-3./1000 32 stalls 32 stalls

(13,000 SF)

Retail “

(1000 SF) 4-5 stalls/1000 4-5 stalls 4 stalls

Employees 1-stall per *

(without offices) employee 65 stalls 65 stalls

Total required 301-435 stalls

Total proposed 305 stalls “
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B. Special District Requirements
1. FAR Amenity incentive System

The proposal site is located outside the Downtown Core Design District and the Perimeter Design
District. The FAR amenities are defined by LUC 20.25A.020. A summary of the Basic and Non-
basic FAR amenity points earned by the proposed project is provided below.

Project Limit 93,407 SF (2.14 acres)

Project Gross Floor Area (GFA)
Existing Tower 1: 157,317 SF
Proposed Tower 2: 280,929 SF 461,317 SF
Proposed East Wing: 24,071 SF
Minus retail: 1000 SF

TOTAL: 461,317 SF

Basic Permitted Floor Area 186,814 SF

(Basic FAR X Project Limit) (2.0 X 93,407 = 186,814 SF)

Additional Floor Area Requested 275,503 SF

(Project GFA — Basic Permitted Floor Area) (462,317— 186,814 = 275,503 SF)
9,341 SF

Basic FAR requirement 0.20 X site area X Basic Non-res FAR

(0.20 X 93,407 X 0.5) = 9,341 SF

Basic FAR amenity points earned 18,262 SF (See Table 2)

Bonus FAR Amenity Points to Earn

(GFA - Basic Amenity Pts. earned = Bonus 257,241 SF

FAR Amenity Points to Earn) (275,503 — 18,262 = 257,241 SF)
Total FAR Amenity Earned (See Table 2) 397,480 SF

Excess FAR Amenity Earned 121,977 Pts.

(Total FAR Amenity Pts. Earned ~ Basic FAR | (397,480 — 18,262 — 257,241) = 121,977
Amenity Pts. Earned — Bonus FAR Amenity
Pts. to Earn)
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~ Amenity

of

_Amenity Units, of Bonus ‘ ‘B‘o,nuys'Floo,r - Design Criteria
' ‘ Measure ‘Ratio Area Earned + Public Benefit
Marquees . Glass canopies,10-ft.
g (both frontages) 1,743 SF 21 3,486 SF above finish floor elev.
=
c
o . Meets Design Criteria of
Active 6,776 SF 1:1 6,776 SF
5 Recroation Area LUC 20.25A.030.c.
&) . L
@ Residential 1,500 SF 4:1 6000SF | oots Desian titeria of
| Entry Courtyard ) e
Pedestrian- .

: Abuts public sidewalk
oriented 20 LF 100:1 2,000 SF .
frontage and ped. connection.
Basic FAR Pts. 18,262 SF

00

esign Lrikeria

Measure Ratio | AreaEarned + Public Benefit
Landscape Area . Provides open space for
(Existing Garden) 12,000 SF 11 12,000 the residents.
©| Existing Under- . The parking is entirely
@ ground parking 36,852 SF 31 110,556 under ground.
m| Proposed Under- . «
é ground parking 85,554 SF 3:1 256,662
> Sub-Total 379,218 SF
Bonus
Basic +Non-
basic Total 397,480 SF

The proposal generates a total of 397,480 amenity points, which exceeds the required number of
amenity points (275,503) by 121,977. The bonus floor area earned through the FAR Amenity
Incentive System and the total bonus floor area to be utilized for the project must entered into the
public record (LUC 20.25A.030.D). The applicant must record a copy of the approved bonus point
calculations, project drawings and conditions of the Design Review decision with King County and the

Bellevue City Clerk. See Section X for related conditions of approval.

Iv. PUBLIC NOTICE AND COMMENTS

Application Date: May 12, 2006
Natice of Application: June 15, 2006
Public Notice Sign: June 15, 2006
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Minimum Comment Period: June 29, 2006

The required minimum public comment period ended on June 29, 2006. However, comments were
accepted up to the date of this decision. The public comments received on the proposed project are
summarized below, followed by a response from City staff.

A.

Fire Truck/Emergency Vehicle Access

1. Comment: Private vehicles are often parked in the entry drive for loading and drop off
purposes, which can compromise emergency vehicle access. In addition, emergency
vehicles often arrive two at once, often with larger vehicles. The City’s decision should
ensure full and continuous access to the building by emergency vehicles.

Response: The existing development represents Phase one of a two phase project. The
existing drop off was never intended to be the final and best solution. The proposed drop off
design is functionally superior to the existing condition and will accommodate approximately
seven vehicles with sufficient lane width for two vehicles to pass. The new layout for
vehicular access will allow drivers to pull into the parking garage before reaching the
passenger drop off zone.

2. Comment: The volume of PM peak hour traffic on 109" Avenue NE combined with on-
street parking reduces the road width to a single lane, which compromises site access by
emergency vehicles and ingress-egress by the residents. The City's decision should include
traffic control measures and prohibit on-street parking to address these issues.

Response: Aerial photos show approxmately 17 feet of clearance between northbound and
southbound rows of parked cars on 109™ Avenue NE. Thatis very narrow for fwo-way traffic;

however, speeds are low, and even with Pacific Regent Phase 2 and the Euro Tower, traffic
volumes will continue to be low. If congestion on 109™ becomes unacceptable, then the
Transportation Department, possibly with input from the Fire Department, may decide at any
time to remove some or all of the parking to provide better access. Such a decision does not
need to be tied to Pacific Regent's proposed development.

3. Comment: The City’s decision should require adequate equipment access for fire fighting
operations, including access to North Tower’s Fire Control Room.

Response: The proposed project includes the requwed access for fire fighting operations,
including access to the Fire Control Room.

4. Comment: Will the relocation of fire hydrants increase insurance premiums for the
residents of Pacific Regent?

Response: Fire Hydrant locations are determined by the International Fire Code
requirements. Staff cannot predict how the hydrant locations will influence insurance
premiums for the residents.

Service Access to The North Tower

1. Comment: The City’s decision should require adequate sight distance between service
vehicle drivers exiting to NE 10" Street and pedestrians.

Response: Pedestrian sight distance to the west from the service driveway on NE 10"
Street is difficult to achieve due to the corner of the neighboring building. The developer will
be required to install warning signs and pavement markings as needed to guide vehicles
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exiting the driveway in a manner that protects pedestrians. Vehicle sight distance in both
directions and pedestrian sight distance to the east can meet city standards without any
special treatment.

2. Comment: The City's decision should prohibit westbound service vehicles
on NE 10" Street from turning left into the site’s northwest service area.

Response: NE 10" Street has a center turn lane that can accommodate westbound service
vehicles entering the site with minimal disruption to through traffic.

3. Comment: The City's decision should limit service vehicle length to 30-feet, and prohibit
service vehicles from backing into traffic on NE 10" Street.

Response: Because the proposed service driveway on NE 10™ Street will be very
constricted, the City will require the developer to implement a policy to ensure that trucks
longer than 26 feet do not use this driveway. Existing City code (BCC 14.60.150) prohibits
approval of driveways where backing out of commercial vehicles would occur.

4. Comment: The proposal should include adequate parking for vehicles that exceed 30-feet
in length, such as moving vans.

Response: The proposed development has two loading zones, one in the site’s northwest
corner and the other in the site’s southeastern corner. Both areas have been designed to
accommodate vehicles that exceed 30-feet in length. In fact the southeastern drop off
includes a 36-foot diameter turntable designed to rotate fully loaded refuse trucks up to 33-
feet in length. This will minimize turning movements and noise, and eliminate the need for
drivers to back over the public sidewalk.

5. Comment: What are the current and project traffic volumes for both directions on 110"
Avenue NE?

Response: Inthe PM peak hour, 110" Avenue NE presently has approximately 280 vehicles
approaching NE 9" Street from the south, and approximately 260 vehicles approaching NE
9™ Street from the north. With the completion of Pacific Regent Phase 2 and other nearby
projects, those figures are projected to increase to approximately 450 approaching from the
south and 270 approaching from the north. These figures are from a traffic analysis for
Pacific Regent done by The Transpo Group in October 2006.

Service Access to South Tower

1. Comment: Does the City’s decision allow on-street parking along 109" Avenue NE? If
80, is the parking allowed on one side or both sides?

Response: Parking is already allowed on both sides of 109™ Avenue NE, and the

City wants to preserve that parking as much as feasible. However, this development’s
drivgways will cause the removal or relocation of some parking spaces on the west side of
109",

2. Comment: North bound drivers on 110" Avenue NE during the p.m. Peak Hour are
avoiding the signal at NE 10" Street by taking 109" Avenue NE. Consequently, it is often
clogged with cut-through traffic in the afternoon. This decision should include provisions to
better manage the volume of traffic at the intersection of 109" Avenue NE and NE 10" Street
during the p.m. peak hour.
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Response: A C-curb is required to be installed on NE 10™ Street and signage as needed at
the intersection of NE 10" Street and 109™ Avenue NE to prohibit left turns in or out of 109"
Avenue NE. This will prevent traffic from leaving 110" Avenue NE to use 109™ Avenue NE as
a cut-through to the west.

3. Comment: What is the current and projected volume of traffic on 109™ Avenue NE,
including that from the proposed European Tower project, located in the southwestern corner
of 110" Avenue NE and NE 10" Street?

Response: Traffic counts are not available for the north end of 109™ Avenue NE. At the
south end, where 109" Avenue NE curves into NE 9" Street and connects to 110" Avenue
NE, total traffic both ways is presently about 225 in the PM peak hour. With all of the
proposed new developments in the area, including Pacific Regent Il, that figure is expected
to increase to about 260. Much of the existing traffic is associated with the parking garage at
the Plaza Center. Traffic volumes at the north end of 109" Avenue NE would likely be much
lower. Installation of the c-curb in NE 10" Street to prohibit left turns as mentioned above will
likely reduce the volume of through traffic on 109" Avenue NE. Note that the Euro Tower is a
small development with only about seven total PM peak hour trips, and its contribution to total
traffic on 109™ Avenue NE will be minor.

4. Comment: Has the City considered making 109" Avenue NE one-way south bound?

Response: The city does not see that any benefits would be gained by making 109" Avenue
NE one-way southbound. Making a street one-way can cause new problems elsewhere.

5. Comment: Pedestrian-vehicular conflicts increase when the volume of traffic exiting the
garage (immediately south of the proposal site) from NE 9" Street to 109" Avenue NE is at
its peak. Does the City's decision include provisions to increase pedestrian safety during
those periods when garage egress is at its highest?

Response: Existing deficiencies associated with another development are generally outside
the realm of improvements that the city can require from Pacific Regent. However, Pacific
Regent will be required to widen and improve the sidewalk along Pacific Regent’s frontage on
109™ Avenue NE, which will improve pedestrian safety along that segment of the street.

6. Comment: Does the decision require plantings along the north side of the entry walkway
from 109" Avenue NE?

Response: Yes, landscaping is proposed on the north side of the entry walkway from 109"
Avenue NE for part of its length. The landscaping does not exist where the walkway serves a
drop off function.

V. TECHNICAL REVIEW

A Utility Department

Utility review has been on a conceptual basis only; consequently there are no implied approvals of the
engineering specifications for the water, sewer and storm drainage components of the proposal.
Engineering review of the water, sewer and storm drainage infrastructure will be performed under the
Utility Developer Extension Agreement, and will coincide with the clearing and grading permit review.
Final civil engineering may require changes to the site layout to accommodate the utilities. See
Section X of this report for related conditions of approval.

B. Clear and Grade Code
The materials submitted sufficiently meet the requirements of the Clearing & Grading Code for
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approval of the preliminary application as submitted. The Clearing & Grading Reviewer has
conditionally approved the clearing & grading portion of this application only. See Section X of this
report for related conditions of approval.

C. Fire Department

The site development plans for this decision generally conform to the Fire Code requirements.
However, there are a number of conditions that must be met prior to the issuance of building permits.
See Section X of this report for related conditions of approval.

D. Transportation Department

Site Access

Primary access to the proposed project will be provnded by a driveway off 109™ Avenue NE. In
addition, a driveway off NE 10" Street and another off 109" Avenue NE will prowde access for service
vehicles and trucks only. An existing general-purpose driveway off NE 10" Street will be closed.
Loading docks and truck turnaround areas will be provided on-site. On-street loading will not be
allowed.

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 is required as a condition of development approval. The design of the
improvements must conform to the requirements of the Americans with Disabilities Act, the
Transportation Development Code (BCC 14.60), the Transportation Department Design Manual, and
any requirements stated elsewhere in this staff report.

1. No new streetlights are required on either adjacent street. See paragraph #18 below
regarding streetlight relocation.

2. The Americans with Disabilities Act (ADA) requires that sidewalk cross slopes shall 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. In locations where the new building will
be adjacent to the public sidewalk, the 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.

3. Any non-standard patterns or textures in a public sidewalk must generally help guide
handicapped people rather than creating a sense that there may be on obstruction.

4. The curb, gutter, and sidewalk on 109™ Avenue NE shall be completely removed and
reconstructed with a sidewalk width of at least twelve feet, not including the curb. Greater
width, up to approximately fourteen feet, is acceptable. Any planters or tree wells are
included in the width. The sidewalk, and access to at least one on-street parking space if
feasible, must be ADA compliant.

5. On-street parking shall continue to be provided as much as feasible along the site’s frontage
on 109" Avenue NE. The development’s revised driveway locations will take away some on-
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10.

11.

12.

street parking, but should also make some new parking spaces available. One marked
handicapped parking space and ADA compliance access to the sidewalk shall be provided by
the developer if feasible along the site’s frontage on 109" Avenue NE. The exact layout of
parking, as well as appropriate signs and markings, will be determined during the review of
engineering plans.

The sidewalk on NE 10" Street and the planter strip along NE 10" Street shall maintain their
existing width. The existing sidewalk includes several decorative brick bands, which have
settled so that they no longer comply with ADA standards regarding the smoothness of
accessible pedestrian routes. The brick bands, and any other part of the sidewalk that does
not meet ADA standards, must be replaced with concrete in a manner that will achieve and
retain proper sidewalk smoothness and will meet other aspects of ADA compliance. The
concrete replacements must also contribute to a uniform appearance along the site’s NE 10™
Street frontage, including the area of driveway closure stated in paragraph # 7 below. Details
of the design must be included in the final engineering plans.

The existing driveway entrance on NE 10" Street shall be closed with the installation of new
curb, gutter, sidewalk, and planter strip matching the existing facilities on either side.

Install c-curb on NE 10™ Street and signage as needed at the intersection of NE 10" Street
and 109" Avenue NE to prohibit left turns in and out of 109" Avenue NE to or from NE 10"
Street. Details of these installations shall be completed in the final engineering plans.

The design and appearance of the sidewalk and landscaping on both adjacent streets shall
comply with the standards and drawings in the Transportation Department Design Manual,
including standard drawings TE-11 and DEV-3. Sidewalks shall be constructed of standard
concrete with a broom finish and a two-foot by two-foot score pattern, with four-foot by six-
foot tree wells, unless both the Transportation Department and the Department of Planning
and Community Development agree o accept any non-standard pattern, color, or other
features, as described below under Alternative Sidewalk Materials, Planters, and Street
Landscaping.

New tree wells and other new landscaping within the sidewalk on either adjacent city street
shall be irrigated with a metered water source separate from other water meters. Electrical
connections for irrigation devices or lighting in tree wells or planter strips may be allowed, if
installed in compliance with the electrical code and subjected to an electrical inspection.
Irrigation devices, lights, and electrical components shall not create a tripping hazard in the
sidewalk. Electrical and irrigation components within any street right of way must be shown
on the civil engineering plans submitted to the Transportation Department.

The main (northern) driveway on 109" Avenue NE shall have an approach width, as defined
in standard drawing DEV-6, of 28 to 30 feet. Per BCC 14.60.150 J, the northern edge of the
driveway shall be no closer than 20 feet from the near edge of the driveway on the adjacent
property to the north. The design of the driveway apron shall be consistent with standard
drawing DEV-6, which must be included in the final engineering plans.

Service driveway on 109" Avenue NE:

a) This driveway shall be constructed with a driveway apron consistent with standard
drawing DEV-6 and a driveway width of at least 15 feet.

b) The developer has chosen a very constricted driveway width and turnaround area,
which can accommodate a full-sized garbage truck only if a turntable is installed that
is capable of turning around a fully loaded truck within the truck’s own length.
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13.

14.

15.

16.

17.

18.

Transbortation Department approval of this development is conditioned on the
developer installing such a turntable and providing a statement from the garbage
hauler that the turntable design is satisfactory for the hauler's use.

c) The developer must implement a policy to ensure that this driveway will only be used
by trucks able to turn around within the site, using a turntable or otherwise. Backing
of trucks to or from 109" Avenue NE is prohibited. On-street loading or unloading of
any truck unable to access one standard parking space is prohibited. The policy
must include a procedure for private enforcement of truck size and on-site truck
activity. The developer shall provide a copy of the proposed policy to Transportation
Department staff for review and approval. After staff approval, the policy must be
recorded against the property at the King County Recorder’s office, binding all future
owners for the life of the development.

Service driveway on NE 10" Street:

a) This driveway shall be constructed with a driveway apron consistent with a modified
version of standard drawing DEV-7D or DEV-7E and a width of at least 20 feet.

b) In order to achieve safe pedestrian sight distance toward the west, the developer
must install pavement markings in the driveway and signs as needed to ensure that
vehicles exiting the driveway maintain a safe position relative to pedestrians.

c) The developer has chosen a very constricted driveway and turnaround area;

therefore, the developer must implement a policy to ensure that trucks longer than
26 feet do not use this driveway. Backing of trucks to or from NE 10" Street is
prohibited. On-street loading or unloading on NE 10" Street is prohibited. The policy
must include a procedure for private enforcement of truck size and on-site truck
activity. The developer shall provide a copy of the proposed policy to Transportation
Department staff for review and approval. After staff approval, the policy must be
recorded against the property at the King County Recorder’s office, binding all future
owners for the life of the development.

No new building structure or garage shall be constructed under a street right of way or
existing public sidewalk/utility easement. In some situations (to be finalized during
engineering and building plan review), a new structure may be allowed under a new
sidewalk/utility easement. No soil nailing is allowed under a street right of way or
sidewalk/utility easement without an indemnification agreement that protects the city.

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, if there is no
feasible alternative, and if located outside the main pedestrian path.

As much as feasible, no new manhole covers or other metal covers will be located within the
tire tracks in the through lanes on any street.

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 3-feet horizontal clearance from any streetlight or traffic
signal pole.

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 Dev-6. Fixed objects are
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defined as anything with breakaway characteristics stronger than a 4-inch by 4-inch wooden
post. This means that an existing streetlight pole near the new driveway on NE 10" Street
must be relocated to be ten feet east of Point A for that driveway. Details of the pole
foundation, conduits, and junction box (if relocated) must be included in the final engineering
plans. Any street tree less than 20 feet from the new pole location should be removed.

19. No new overhead utility lines will be allowed within or across any street right of way or
sidewalk easement, and existing overhead lines must be relocated underground.

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.

Use of the Right of Way

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. This permit is issued directly by the Transportation Department.

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.

For the Pacific Regent site, all streets affected by utility trenching or other project construction are
presently classified as “Overlay Required”, due to the excellent pavement condition. Any street cuts
will req]uire a pavement overlay at least 50 feet long for the full width of any affected lane. Any cuts in
NE 10" street, which has a concrete surface, will require replacement of entire concrete panels. The
exact extent of pavement restoration will be determined in the field by Transportation Department
inspectors and controlled by the right of way use permit for the project. Trench restoration
requirements may change over time as the pavement condition changes, and the most recent
restoration requirements will apply. Trench restoration shall comply with Section 21 from the Design
Standards and the appropriate standard drawings from among Drawings ROW-1 through ROW-5.
The appropriate drawings must be included in the final engineering plans.

Alternative Sidewalk Materials, Planters, and Street Landscaping

The Transportation Department, in conjunction with other departments as appropriate, will review
proposals for the installation of alternative sidewalk materials or patterns or non-standard street-front
landscaping by private developers. The materials and installation methods must meet typical
construction requirements. If the alternative material or pattern is approved, the property owner must
sign an indemnification agreement which states that all future maintenance and replacement is the
responsibility of the property owner. Work within the alternative material or pattern area by City,
franchise, or other workers as a result of either emergency, normal maintenance or new installation
will result in replacement of the surface by standard materials and patterns. Advance notification of
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such work will not be provided to the property owner. In such a circumstance, should the property
owner wish to replace or repair the surface with the alternative material or pattern, a Right of Way Use
Permit may be required. A subsequent approval of the alternative material or pattern is not
guaranteed. Paving samples must be submitted to the Transportation Department prior to building
permit approval. The City of Bellevue Parks Department will maintain street trees and perennial
plants in approved street planter beds. The property owner must maintain any non-perennial plants
within the street right of way.

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
(TMP). 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 TMP to the extent
required by BCC14.60.070 and 14.60.080. For a residential development of more than 100 units, the
required program is to post approved ridesharing and transit information from Metro or other
approved sources, such as the Bellevue Downtown Association. This development proposes the
equivalent of approximately 196 new multifamily units, so the TMP requirement applies. it would be
most advantageous to establish a TMP that benefits existing residents and employees of Pacific
Regent, as well as benefiting the new development. See Section X of this report for related conditions

of approval.
STATE ENVIRONMENTAL POLICY ACT

The environmental review indicates no probability of significant adverse environmental impacts
occurring as a result of the proposal. Therefore, issuance of a Determination of Non-Significance
(DNS) is the appropriate threshold determination under State Environmental Policy Act (SEPA)
requirements, with incorporation by reference of the 2006-2017 Transportation Facilities Plan Final
Environmental Impact Statement (TFP EIS), dated November 2006. This document is available in
the Department of Planning and Community Development Records Room, Bellevue City Hall, 450
110™ Ave NE.

Adverse impacts which are less than significant are usually subject to City Codes 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 Sec. 22.02.140 provides substantive authority to mitigate impacts disclosed through the
environmental review process.

Transportation

Long Term Impacts and Mitigation

The long-term impagcts of development projected to occur in the City by 2017 have been addressed in
the 2006-2017 Transportation Facilities Plan Final Environmental Impact Statement, dated November
2006. The impacts of growth which are projected to occur within the City by 2017 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. Pacific Regent lies within
MMA # 3, which has a 2017 growth projection of 6,050 new multifamily dwelling units. Of that, 5,795
proposed multifamily dwelling units have approved or pending permits, leaving unallocated growth of
255 multifamily dwelling units, not including Pacific Regent Phase Il. Pacific Regent proposes 152
new senior dwelling units and 28 new nursing care beds, which is roughly equivalent to 196 new
multifamily dwelling units. This is 59 units below the assumed growth for the MMA. Thus, the
proposed development is within the assumptions of the Transportation Faciliies Plan EIS.
Furthermore, senior dwelling and nursing units have lower average trip generation than typical
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multifamily dwelling units, so the transportation impact will be less.

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.

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 p.m. peak hour trips undergo a traffic impact analysis to determine if the concurrency
requirements of the State Growth Management Act are maintained.

Based on 152 new senior dwelling units at 0.11 trips per unit, and 28 new nursing care beds at 0.22
trips per bed, the PM peak hour trip generation will be 21 new vehicle trips. This is below the 30-trip
threshold at which a concurrency test is required. No concurrency test was performed and the city's
Traffic Standards Code does not apply.

Short Term Operational Impacts and Mitigation

City staff and the applicant’s traffic consultant analyzed the short-term operational impacts of this
proposal in order to recommend mitigation if necessary. The traffic impact study went through
several revisions as the scope and layout of the proposed project changed. The most recent traffic
study results are published in a memo from The Transpo Group, dated October 2, 2006. The study is
included in the Transportation Department file for this development.

Issues that were analyzed included:

1 Effects of Closing the Existing Driveway on NE 10™ Street: This closure, proposed by the
applicant, means that all access (other than service vehicles) will be via a single driveway on
109" Avenue NE. Some traffic now accessing the site via NE 10" Street will be redirected. With
both new and existing traffic, the total volume entering and exiting the site on 109" Avenue NE is
predicted to be 48 vehicles in the PM peak hour. That is an average of less than one vehicle per
minute, which is not enough to cause significant operational problems at the access point.

2 Intersection of NE 10" Street and 109" Avenue NE: Closing the site’s driveway on NE 10"
Street would have the effect of pushing more of the site’s traffic to use the intersection of NE 10"
Street and 109™ Avenue NE. That intersection is only 75 feet west of the signalized intersection
of NE 10™ Street and 110™ Avenue NE. Vehicle queues back from the signal at 110™ Street
sometimes block the intersection at 109™ Avenue NE, and that blockage problem would worsen
with the proposed development. Therefore, the Transportation Department determined that the
developer must take steps to prohibit left turns at the intersection of NE 10" Street and 109"
Avenue NE. Such steps will include installation of c-curb within NE 10" Street and installation of
signs as determined during the review of engineering plans.

3 Intersection of NE 9™ Street and 110" Avenue NE: With the combination of new traffic
generated by the proposed development, existing site traffic redirected from the existing drivewa(x
on NE 10" Street, and traffic redirected by prohibiting left turns at the intersection of NE 10
Street and 109™ Avenue NE, the site’s greatest traffic impact is likely to occur at the intersection
of NE 9" Street and 110" Avenue NE. The traffic study by The Transpo Group analyzed level of
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service and queue length at that intersection for both the morning and evening peak hours.
Transpo determined that at the time of the development's opening, level of service at this
intersection will worsen from LOS D to LOS E, but the worsening will not be critical. Queue
lengths at the intersection will worsen only marginally, and will not exceed available storage
space.

4 Pedestrian Access to the Bellevue Regional Library: The library, located on the north side of NE
10" Street at the intersection with 110" Avenue NE, is a popular destination for pedestrians from
the Pacific Regent site. Many of these pedestrians now use a pedestrian route within the Pacific
Regent property to access a mid-block pedestrian crossing of NE 10™ Street. The traffic study
includes a discussion about the possibility of removal of this crossing as a result of new traffic
impacts from this development. The City has concluded that this is not required at this time. If
this crossing becomes unsafe with future traffic volumes on NE 10" Street, then the City will take
appropriate action.

CHANGES TO PROPOSAL DUE TO STAFF REVIEW
1. Site Design

a. Mid-block Connection

The north-south mid-block connection’s alignment was been revised to accommodate the access
layout. The east-west connection is required to be upgraded to include vandal-resistant lighting and
new paving for its entire length. The paving design must be pedestrian-friendly, and the construction
must provide a durable surface in compliance with the state’s barrier-free requirements. Refer to
Section X of this report for a related condition of approval.

b. Refuse and Recycling Area

There is not sufficient maneuvering room in the proposed refusefrecycling area for waste hauling
vehicles to serve the area without backing across the public sidewalk (along 109" P!. NE). This wouild
increase the potential for conflicts between refuse vehicles and pedestrians, as well as other vehicles.
The proposal was revised to include a motor-driven turntable capable of rotating the hauler’s vehicles
(up to 33-feet in length), thus eliminating the need to back across the public sidewalk.

2. Building Exterior

a. Existing Tower

The existing tower was initially to remain unchanged; but the proposal was revised to unify the
parapet and mechanical equipment screen in order to update the overall design of the building,
improve its relationship to the proposed building and its signature on the Downtown skyline. The
exterior color was also revised. The podium design will be redone for consistency with the look of the
new building. Together these changes will help achieve a visually cohesive project.

b. Proposed Tower
The proposed tower’s north and south fagades were revised to create a visual relationship to the
existing tower’s color and material.

a. Roof Garden

As a condition of this decision, the proposal is required to be revised to include a roof garden over the
podium addition. The roof garden must be accessible by the people who live in the extended care
facility. Refer to Section X of this report for a related condition of approval.

DECISION CRITERIA

The Director may approve, or approve with modifications, an application for Design Review if:
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A The proposal is consistent with the Comprehensive Plan.

The site is located in the Ashwood neighborhood per the Downtown Subarea Plan. The proposal is
consistent with the Comprehensive Plan and the Downtown Subarea Plan. The supporting policies
focus on use, the pedestrian environment, design quality and connectivity. The proposal is for the
maximum building height and close to the maximum FAR, which are supported by Pohcy S-DT-24.
The proposal includes a Pedestrian-Oriented Frontage (POF) use with access from 109" Avenue NE,
which is supported by Policy S-DT-70. The proposal includes vision glass and marquees at the lower
level, pedestrian-oriented uses on the first level, a garden in the southwest corner of the site, and
plaza’s near the main entrance, all of which are supported by Policy UD-5. The proposed building’s
rooftop is integrated into the overall design, will provide a distinctive form against the Downtown
skyline and entirely screen the rooftop mechanical equipment. The proposed parapet addition to the
existing building is connected to the existing mechanical equipment screen in order to improve the
skyline view and create a visual connection to the proposed tower. Both of these design
considerations are supported by Policy UD-8 and Policy UD-66. The plazas located at the main
entrance and adjacent to the two main entry walkways are supported by Policy UD-22, which
encourages private open space for visual relief and contrast to the urban landscape. The public
sidewalks and street trees along each frontage are supported by Policies UD-38 and UD-40. Views
of the project from NE 10" Street, 109" Avenue NE and the library will be softened by the street trees,
which is supported by Policy UD-59. The roofline and height of the proposed building will create a
distinctive visual reference in the Downtown skyline, which is supported by Policies UD-68. The
scale/intensity of the proposed project is offset by increased pedestrian amenities, such as the
rooftop garden required over the assisted living element, the mid-block connection and the retail use
abutting the public sidewalk, which are all supported by Polices UD-23 and UD-72.

B. The proposal complies with the applicable requirements of this Code.
As conditioned by this decision, the proposal complies with the applicable requirements of the Land
Use Code, as summarized in Section lll of this report.

C. The proposal addresses all applicable design guidelines or criteria of this Code in a
manner which fulfills their purpose and intent.
As conditioned, the proposed project meets the applicable design guidelines and criteria set forth below.

Design Review Criteria, LUC 20.25A.110 and 20.25A.115

Site Related Criteria
Only those criteria that require explanation or relate to a condition of approval are included below.

1. Vehicular Circulation and Parking

a. Provide efficient vehicular access to parking and service areas which is coordinated on a
Super-block basis.

All required parking is proposed inside the garage. Access to the garage is from one location off of
the residential entry courtyard. Access to service and delivery areas is from two locations, at the NW
and SE corners of the site. Each access must meet the sight distance requirements of the
Transportation Department. In addition, the kitchen’s service access must include a turntable capable
of rotating the refuse hauler’s vehicles so that the drivers can exit the site without backing across the
public sidewalk. See Section X of this report for a related conditions of approval.

b. Coordinate the location of vehicular and pedestrian mid-block connections, considering
opportunities for mid-block crossings.

The proposal maintains the existing east-west mid-block connection along the site’s southerly
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boundary. However, the surface of this connection is uneven due to settlement and the light
standards have been disconnected. The paving system should be replacement with a durable,
barrier-free design, and the light standards should be replaced with a vandal resistant design. See
Section X of this report for a related condition of approval.

The north-south mid-block connection cannot run directly through the site due to the functional
relationships between the existing and proposed uses within the structure. The proposal includes
pedestrian connections from each frontage to the main entrance, which will allow travelers to “cut the
corner” and experience retail frontage and landscaped courtyards.

¢. Maximize the separation of vehicular traffic from pedestrian areas by means of level changes,
space and distance, or landscaping.

The pedestrian connections/spaces are either vertically or horizontally separated from vehicular
areas. Potential conflicts between travel modes must be addressed by paving patterns/textures that
support the pedestrian environment. Where possible, separation between the modes should be
enhanced through landscaping. See Section X of this report for a related condition of approval.

d. Incorporate retail shopping space at ground level into parking structures whenever practical and
appropriate.

The proposal includes a small retail space along 109"™ Place NE, next to the mid-block connection.
The applicant must record an agreement with King County to provide pedestrian-oriented use(s) in
this space. See Section X of this report for a related condition of approval.

2. Pedestrian Circulation and Amenities (see also LUC 20.25A.060)

The existing development includes two mid-block connections; one running east-west along the site’s
southern boundary and one running north-south along the site’s eastern boundary. The east-west
connection is constructed of sand-set brick. This connection needs to be restored due to uneven
settling and a lack of lighting; which was provided with the original development, but the standards
were removed after they were vandalized. The connection should be rebuilt to barrier free standards.
and the lighting replaced with a vandal-resistant design. See Section X of this report for a related
condition of approval.

The existing north-south connection currently aligns with the mid-block across NE 10" Street. This
connection links the sidewalk along NE 10" Street to the project’s main entrance and 109" PI. NE.
Both mid-block connections are required to remain open for public use. The connections should be
marked for public use with the City’s standard design for this use. See Section X of this report for a
related condition of approval. Under the original Design Review approval the applicant granted public
access to both connections.

Pedestrian-vehicular conflicts can increase where service vehicles cross the public sidewalk. Signage
should be required to alert drivers and pedestrians to the potential conflict. See Section X of this
report for a related condition of approval. This decision already requires a turntable design to rotate
service vehicles to allow drivers to enter and exit front-first, and reduce potential conflicts between
vehicles and pedestrians.

3. Wind and Sun

Ensure that the form and placement of buildings consider desirable year-round conditions of sun and
shade in surrounding open spaces and public areas. Design new buildings so that pedestrians are
sheltered from wind, particularly on the ground and in publicly accessible areas. And consider how
new buildings can incorporate calm spaces, particularly in winter, and spaces with suitable breezes in
summer.
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The proposed tower location will ensure sunlight access to the existing garden and to both mid-block
connections. The existing garden is somewhat protected from wind by its perimeter wall. But atleast
one resident expressed concerns about the impacts of excessive wind in the garden, particularly for
people who are frail. Sunlight access to the existing garden will drop during the colder months due to
the low sun angle and the shadows created by the office towers to the south. The podium’s 3-story
roof provides the opportunity for a rooftop garden with good year-around access to sunlight and views
of the downtown. A rooftop garden would provide a good alternative to the at-grade garden,
particularly for residents of the extended care facility, with improved sun access and views of the
downtown. A rooftop garden over the podium is supported by Policy UD-10, Policy -UD-67 and Policy
UD-72. The construction documents should include a rooftop garden over the podium. A garden at
this location would provide the residents, particularly those living in assisted living, with the opportunity
to enjoy a garden that has good access to sunlight throughout the vear. See Section X of this report
for a related condition of approval.

4, Open Space
Design and locate open spaces, such as plazas, squares and large landscaped areas, to work as part
of a comprehensive system of spaces in the downtown.

The existing garden and on-site connections will provide visual relief for the residents and the people
who live/work in the surrounding buildings. In addition, this decision requires a rooftop garden over
the Extended Care Facility. A garden at this location would provide all residents, particularly those in
the extended care facility, with easy access to an outdoor space with good access to sunlight and
views of the downtown.

5. Light and Glare
Consider and mitigate light and glare impacts upon major public facilities, streets and major public
open spaces.

The proposed exterior building materials have low reflectivity. The street frontage glazing and site
landscaping would help reduce and soften the impact of refiected light.

Downtown Patterns and Context
Only those criteria that require explanation or a condition of approval are included below.

1. Natural Setting and Topography

a. Make creative use of any existing topographic variations in site design and the location of
buildings, circulation patterns, parking area design and public spaces to enhance the setting and
provide variety.

The site is relatively flat. The proposed garage access is located to minimize pedestrian-vehicular
conflicts at the base of the structure.

b. Seek high quality of design for all buildings constructed at prominent locations, which may
include ridge crests, hilltops, fronting on public open spaces, those closing a vista and those affording
a silhouette against the sky.

The proposed tower’s north and south facades include exterior wall offsets of a scale, material, and
color that relate to the existing building. The offsets combined with an articulated roofline help
modulate the fagade and visually integrate the two towers. The proposed tower has a distinctive
base, middle and top. These elements combined with variations in the fenestration provide visual
interest and help break up the mass. The proposed tower’s rooftop design fully integrates the
mechanical equipment. The existing tower’s parapet has been revised to integrate the mechanical
equipment screen into the overall design of the roof. As designed the two rooftops will make a subtle
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but positive contribution to the Downtown skyline.

2. Landscape Design

a. Make effective use of significant landscape features to complement and contrast with building
forms. This includes massing the plant material to constitute a recognizable visual unit in contrast with
the building.

The existing garden provides visual relief and passive recreational opportunities for the residents. The
proposed landscaping around the entry courtyard and adjacent to the pedestrian connections will
create inviting spaces, summer shade and seasonal color. It will also help “anchor” the project to the
site.

b. Encourage retention of significant existing vegetation, where it can be incorporated into efficient
site design and maintained in a safe and healthful condition.

This decision requires the existing garden and street trees to be protected.

c. Consider the location or relocation of traffic control boxes, power vaults, utility boxes and similar
features in the design of the pedestrian areas to minimize the impact on the visual and physical
quality of the pedestrian environment.

The proposal does not require the installation of traffic control boxes. Utility boxes are not permitted
in pedestrian areas unless no other options are available. In no event, may they be located in the
pedestrian path.

3. Views

a. Consider the negative impact of a building on views, both from existing buildings and future
developable or re-developable sites.

As the proposed design suggests, all rooftop mechanical equipment must be entirely enclosed within
the building envelope, including from above. And the additional height of the structure must not
exceed 15-feet above the maximum permitted height, including bonus height. See Section X of this
report for a related condition of approval.

b. Consider the availability of public views from public spaces such as streets, street intersections,
parks, plazas and areas of pedestrian concentration. The view from the library site was discussed
previously.

Views from Ashwood Park are primarily of the Downtown skyline. The street frontage views will not
be adversely affected by Tower Il. The proposed tower’s pitched roof will add variation to the
downtown skyline. The proposed parapet addition to the existing building will help improve its skyline
signature and create a visual connection to the proposed tower. The gray-green vision glass of the
proposed tower will promote compatibility between the two towers, and create variations in the
proposed building's appearance with changes in sunlight. Vents from the residential units must
extend to the roof or be visually integrated with the overall design of the facade. See Section X of this
report for a related condition of approval.

4. Building Height and Bulk

a. Buildings near public open spaces should permit visual access and, where feasible, physical
access to the public open space.

The exterior walls include glazing which will allow the project residents to see Ashwood Park and the
library's forecourt. '
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b. Wherever practicable, buildings should be oriented to minimize the shadows they cast on publicly
accessible open spaces.

The proposed building will block sunlight to a portion of Ashwood Park during the coldest months of
the year. This impact of this shade will be minimized by the proposed tower’s 300-feet of separation
from the center of the park.

¢. Encourage slender towers, particularly at upper levels.

The width of the proposed tower varies: the east and west elevations are slender, and the north and
south elevations are not, at approximately 168-feet in length. This orientation was necessary to
achieve adequate separation between the towers. The north and south elevations have increased
modulation in the form of significant fagade offsets in the north and south elevations. The scale,
pattern and color of the offsets are will create a visual reference to the existing tower and help break
down its scale.

d. Discourage buildings of extreme rectangular shape which tend to be out of proportion for their
floor area.

The proposed building’s rectangular footprint is necessary due to the existing development. The
rectangular shape is somewhat offset by the fact that the long axis for each tower runs in the opposite
direction. In any case, the length of the two largest facades is within the expected dimension for a
downtown tower.

e. Encourage spacing between towers to retain the feeling of an open, airy Downtown.

The proposal is for approximately 72-feet of separation between the two towers. This distance is
sufficient to provide the future residents with a sense of privacy and maintain an “open airy” feel within
the Downtown.

f.  For buildings outside the Core Design District, encourage building massing which minimizes visual
impacts to surrounding residential neighborhoods.

The proposed massing includes a number of things to help reduce the visual impact of the project on
the surrounding neighborhood. Offsets in the proposed tower’s north and south fagades include pre-
cast panels matching the proposed color of the existing tower. The shared colors will create a visual
connection between the two towers. The offsets will also modulate the building envelope, and break
down its scale. The rooftop design provides visual interest and fully encloses the rooftop mechanical
equipment. And this decision requires the project to be modified to include an accessible rooftop
garden over the assisted living element. Together, these elements will help reduce the scale of the
project and its visual impact on the surrounding neighborhood.

g. Stepbacks required for diminished floor plate buildings, LUC 20.25A.020.A.2 (22), should be
oriented to the public street or streets adjacent to the building site to maximize the availability of light
and air at the street level and to preserve view corridors. Where the site abuts more than one public
street, preference for the orientation of the stepback should be given to the street intended to have
the highest orientation to pedestrians as provided by LUC 20.25A.115, Design Guidelines:
Building/Sidewalk Relationships.

The proposal is to expand a residential project. The diminishing floor plate provisions are for non-
residential structures.

h.  Encourage rooftop features, appropriate to the overall height and scale of the building, to
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modify an otherwise un-modulated profile.

The design for both rooftops reflects consideration for the project and site context. The existing
tower’s parapet will be revised to integrate it with the rooftop mechanical equipment screen, which will
eliminate the box-on-top-of-the-structure look of the existing screen. The proposed structure’s rooftop
mechanical screen is integral part of overall design for the structure. It extends for the length of the
building and provides a graceful element that forms the top of the structure.

5. Transitions

In transitions between districts in the Downtown and between properties, the lower portions of
buildings should be designed to promote easy circulation, good relationships among open spaces,
visual connection in scale, and maximum penetration of sunlight to the ground level.

Site circulation includes the existing pedestrian connections between the public sidewalks and main
entrance. Most of the open spaces will have access to sunlight, except during the cooler months
when the sun angle is low.

6. Patterns of Activity

a. Maximize opportunities for vital, pedestrian-level activity in all areas of the Downtown. Not all
criteria for Patterns of Activity are cited below; only those that require explanation or relate to a
condition of approval.

The proposal includes a small, pedestrian-oriented retail use next to 109" Place NE, with access from
the mid-block connection. This space must be occupied by a use that will serve pedestrians on a
daily basis. The proposed plazas near the main entrance will help create human-scale-and contribute
to the pedestrian environment. This decision requires all garage exhaust and other vents to be
located and designed such that they do not impact garden areas pedestrian connections. See
Section X of this report for a related condition of approval.

7. Signage
Not ali criteria for Signage are cited below; only those that require explanation or relate to a condition
of approval.

a. Ensure that signage is an integral part of the architectural design, scaled to the pedestrian and
enhances the pedestrian environment. The submittal package includes the proposed sign locations,
but not specific designs for signage. The applicant is required to submit a final sign package for City
review and approval prior to the issuance of any occupancy permits or tenant improvement permits.
See Section X of this report for a related condition of approval.

LUC 20.25A.115 Design Guidelines — Building/Sidewalk Relationships

Both rights-of-ways abutting the site are designated D/R per The Design Guidelines Building/
Sidewalk Relationships. Atleast 50% of the street level edge of the entire project must have service
and commercial activities, landscape features, terraced planters, residential entry courtyards, plazas,
or a combination of these features.

The proposal includes a small retail space is proposed next to the public sidewalk along the 109"
Avenue NE, with access from the mid-block connection, and two courtyards along the connection.
Landscaping is not proposed at the back of the sidewalk along the NE 10™ frontage. However, the
site plan includes a narrow setback between the back of sidewalk and building exterior. This decision

requires an irrigated landscape strip between the sidewalk and this fagade. See Section X of this

report for a related condition of approval.
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The applicant proposes a continuous construction schedule with completion of the various elements
in phases: 1) Detention Vault, 2) Parking garage, 3) Podium and Tower, 4a) Podium for existing tower
(east wing), and 4b) Renovating the existing tower, which includes the first floor and the health care
floors (3 and 4), adding a rooftop mechanical screen and penthouse, and repairing/refinishing the
existing stucco with the new color scheme.

D. The proposal is compatible with and responds to the existing or intended character,
appearance, quality of development and physical characteristics of the subject property and
immediate vicinity.

The proposed project is compatible with the scale and appearance of many existing and recently
approved projects in the Downtown along NE 10" Street including: 989 Elements, 1020 tower and
Vue Hanover towers, and Washington Square. Collectively these projects are defining NE 10" Street
as a residential corridor and contribute to the density and overall development concept envisioned by
the Comprehensive Plan and the Land Use Code for the Ashwood neighborhood and the Downtown.
The future residents of this and the other projects nearby will be served by retail, restaurant and
commercial uses that are being developed in conjunction with these projects, as will as the existing
amenities of this neighborhood, such as the library, park and Doll Museum and 989’s Art Gallery.

E. The proposal will be served by adequate public facilities including streets, fire
protection, and utilities.
The proposal will be served by adequate public facilities including streets, fire protection, and utilities.

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 of Planning
and Community Development does hereby APPROVE WITH CONDITIONS the subject proposal.

CONDITIONS OF APPROVAL
GENERAL
1. CODES & ORDINANCES
The applicant shall comply with all applicable Bellevue City Codes and ordinances including but not limited
to:
Applicable Ordinances Contact Person
Clearing and Grading Code- BCC 23.76 Savina Uzunow, 452-7860
Construction Codes- BCC Title 23 Bldg. Division 425-452-4121
Fire Code- BCC 23.11 Adrian Jones, 425-452-6032
Land Use Code- BCC Title 20 Ken Thiem, 425-452-2728
Noise Control- BCC 9.18 Ken Thiem, 425-452-2728
Sign Code- BCC Title 22B Ken Thiem, 425-452-2728
Transportation Code- BCC 14.60 Carl Wilson, 425-452-4228
Right of Way Use Code- BCC 14.30 Jon Regalia, 425-452-4599
Utility Code- BCC Title 24 Don Rust, 425-452-4856
Parks Department Don McQuilliams, 425-452-7865
2. CONSTRUCTION NOISE CONTROL

Noise related to construction is allowed from 7:00 a.m. to 6:00 p.m. Monday through Friday and
9:00 a.m. to 6:00 p.m. on Saturday. However, construction noise is not permitted on public
holidays. Exceptions to the construction noise hours limitation contained in the Noise Control
Code MAY be granted pursuant to 9.18.020C.1 and 2. Prolonged exposure to noise created by
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extended hour construction activity is likely to have a significant impact on the residents of the
existing building. In order to minimize impacts to the project occupants and the surrounding
neighborhoad, the use of the best available noise abatement technology is required during
construction. Furthermore, City exemptions from the Noise Control Code short term work outside
of normal construction hours shall be limited and will be reviewed on a case by case basis to
verify necessity and ensure appropriate noise mitigation is utilized to protect the residents. If
expanded hours are necessary to accommodate a specific component of construction, a written
request for exemption from the Noise Control Code must be submitted two weeks prior to the
scheduled onset of extended hour construction activity.

Authority: BCC 9.18.020 and 040
Reviewer: Ken Thiem
3. DEVELOPER EXTENSION AGREEMENT

The water, sewer, and storm drainage systems shall be designed per the current City of Bellevue
Utility Codes and Utility Engineering Standards. Utilities Department design review, plan approval,
and field inspection is performed under the Developer Extension Agreement and Utilities Permit
Processes. The Utilities Department approval of the Design Review application is based on the
preliminary utility design. Final civil engineering of the utility design may require changes to the site
layout to accommodate the utilities.

Authority: BCC Title 24.02, 24.04, 24.06
Reviewer: Don Rust
4, 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 moratorium accordingly.
AUTHORITY: BCC 14.30.060

Reviewer: Jon Regalia

5. GENERAL PROVISIONS FOR LOADING AND TRUCK ACCESS

The property owner shall provide off-street loading spaces with access to 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. Truck park-
ing, maneuvering, and loading must be achieved without backing onto the street or sidewalk.
AUTHORITY: LUC 20.20.590.K.4, BCC 14.60.150 A and H

Reviewer: Carl Wilson

6. STREET TREES

Any existing street trees damaged during construction shall be replaced by the applicant with the
same size and type, and planted as specified by Parks Dept tree planting standards. New street
trees as well as the street trees along the E-W mid-block connection shall be planting per the
specifications in Attachment C.

Authority: AUTHORITY: LUC 20.25A.060.B.1-4

Reviewer: Ken Thiem

PRIOR TO ISSUANCE OF ANY CLEAR AND GRADE PERMIT

7. 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.
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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 activities such as shoring, foundation
work, and construction of frontage improvements prevent access. General materials storage and
contractor convenience are not reasons for preventing access. The applicant will 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: Jon Regalia

8. 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 the
Americans with Disabilities Act, 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. 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. Specific requirements for the engineering plans
include, but are not limited to the following:

a) Traffic signs, markmqs and c-curb, lncludlng items needed to prohibit left turns at the
intersection of NE 10" Street and 109™ Avenue NE.

b) Driveway locations, width, and alignment.

c) Curb, gutter, sidewalk, and dnveway approach design.

d) Streetlight relocation on NE 10" Street.

e) Handicapped ramps and ADA compliance.

f) On-street parking on 109™ Avenue NE.

g) Vehicle and pedestrian sight distance. (Show the required sight triangles and include any
sight obstructions, including those off-site.)

h) Landscaping and related fixtures in street rights of way.

i) Location of fixed objects in the sidewalk or near driveway approaches.

j)  Trench restoration within any right of way or access easement.

k) The sidewalk improvements to NE 10" Street must match the existing design.

AUTHORITY: BCC 14.60; Transportation Department Design Manual

Reviewer: Carl Wilson

9. EAST-WEST MID-BLOCK CONNECTION

The east-west mid-block connection shall be upgraded to include vandal-resistant lighting and new
paving for its entire length. The paving design shall result in a durable surface that is pedestrian-
friendly and in compliance with the state’s barrier-free requirements.

AUTHORITY: LUC 20.25A.060.C.3

Reviewer: Ken Thiem

10. PEDESTRIAN SPACES/CONNECTIONS

The on-site pedestrian spaces and connections shall include paving patterns/textures that support the
pedestrian environment and help minimize potential conflicts between pedestrians and vehicles.
Where possible, landscaping should be used to enhance the pedestrian experience, including
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between the public sidewalk and the north fagade of the proposed tower.
AUTHORITY: LUC 20.25A.110.A.1d

Reviewer: Ken Thiem

PRIOR TO ISSUANCE OF ANY BUILDING PERMIT

11. TRANSPORTATION IMPACT FEE

Payment of the traffic impact fee will be required at the time of building permit issuance. The
impact fee is presently $33.23 for each unit classified as a senior citizen dwelling, $51.35 for each
unit classified as congregate care / assisted living, and $66.46 for each nursing home bed. These
fees are subject to change and the fee schedule in effect at the time of permit issuance will apply.
AUTHORITY: BCC 22.16

Reviewer: Carl Wilson

12. BUILDING AND SITE PLANS ~ TRANSPORTATION

The building grade and elevations shall be consistent with the curb and sidewalk grade shown in the

approved civil engineering-plans. City inspectors may require additional survey work at any time

during construction to confirm proper elevations. Building plans, landscaping plans, and architectural

site plans must accommaodate on-site traffic markings and signs and driveway design as specified in
- the engineering plans. Building plans, landscaping plans, and architectural site plans must comply

with vehicle and pedestrian sight distance requirements, as shown on the engineering plans.

13. SERVICE ACCESS

To reduce the potential for refuse vehicles to back across the public sidewalk, the service access to
the kitchen shall include a turntable capable of rotating the refuse hauler’s vehicles so that the drivers
can exit the site without backing across the public sidewalk.

The developer shall provide proof that the turntable is capable of rotating the hauler’s trucks prior
to building permit issuance.

AUTHORITY: BCC 14.60.060, 110, 120, 150, 180, 181, 190, 240, 241

Reviewer: Carl Wilson

14. EXISTING EASEMENTS
If the site contains existing public or private utility easements that will be impacted by this
development, then any negative impact on those easements must be mitigated or easements

relinquished.
AUTHORITY: BCC 14.60.100
Reviewer: Jon Regalia

15. TRANSPORTATION MANAGEMENT PROGRAM

The owner of the property being developed shall sign and record at the King County Recorder’s
Office 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: Carl Wilson

16. ROOFTOP GARDEN

The proposed podium addition to the existing building shall be revised to include a roof garden. The
garden design must provide visual relief, have good access to sunlight and be easy for the people
who reside in the extended care facility to access.

AUTHORITY: LUC 20.25A.110.A.3.c, d, LUC 20.25A.110.B.4.h and LUC 20.25A.110.B.2.a
Reviewer: Ken Thiem

17. ROOFTOP MECHANICAL SCREENING
All rooftop mechanical equipment within the proposed tower must be entirely enciosed within the
building envelope, including from above. And the additional height of the structure shall not
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exceed 15-feet above the maximum permitted height of the structure, including bonus height
AUTHORITY: LUC 20.25A.110.A3.candB.2.a

Reviewer: Ken Thiem

18. UNIT VENTS

All venting from the residential units must extend to the roof or be visually integrated with the
overall design of the fagade.

AUTHORITY: LUC 25A.110.B.6

Reviewer: Ken Thiem

19. GARAGE VENTS

All garage exhaust vents shall be located and designed such that they do not impact garden areas
or pedestrian connections. The applicant shall provide certification by a noise consultant that the
noise from the exhaust fans will not exceed 60 dBA and a determination by the City’'s Mechanical
Plans Examiner that the velocity and direction of airflows from the exhaust system will not
adversely affect pedestrian comfort within the mid-block connection.

AUTHORITY: LUC 25A.110.A.1.c and BCC 9.18.030
Reviewer: Ken Thiem

20. FIRE CODE

The design shall comply with all requirements of the IFC, including but not limited to:

a) Provide automatic fire sprinklers designed per NFPA 13. (International Fire Code (IFC) 903)

b) Provide a fire alarm notification system throughout the building (IFC 907 & Bellevue City Code
(BCC) 5675)

¢) Provide an emergency voice/alarm communication system throughout the building (IFC 907)

d) Provide a smoke control and shaft pressurization systems (IFC 909 & Bellevue Standards)

e) Provide a building radio coverage system. (BCC 5675)

f) Provide standpipes in all required strairways that are interconnected and have isolation
valves. The design of the standpipes shall provide 750 gpm at the roof level at 100 psi and
shall provide 300 gpm at 150 psi. (IFC 905 & BCC 5675)

g) Provide two 4 way fire department connections on separate streets and on opposite sides of
the building with fire hydrants within 50 feet. (IFC 903 & Bellevue Fire Department
Development Standards (BFDDS))

h) Provide two independently driven fire pumps shall be provided with water supplies from a
permanent connection to the City water supply and the second must be from an onsite
dedicated reservoir. Provide information on the capacity of the on-site water supply for the fire
pump. (IFC 903.3.5.2)

i) Provide smoke detectors throughout the building where required. (IFC 907)

j} Provide an approved layout for the enlarged Fire Department Central Control Station. (IFC
510)

k) Provide standby and Emergency power systems and fuel systems. Show the location of the
fueling for the generator fuel tank. (IFC 604)

I) Demolition & construction shall conform to International Fire Code Chapter 14.

m) The fire hydrant and Fire Department Connection for the existing building shall be at an
approved location at lest 50 feet from the building. This shall be a location that is not blocked
by vehicles both during and after construction. (IFC 508)

n) Access to all areas of the existing occupied building shall be unobstructed during demolition
and construction. (IFC503)

0) Provide an unobstructed area, including the parking of vehicles, for a fire aerial apparatus
access no closer than 15 feet from the building and no further than 30 feet from the building.
(BFDDS)

AUTHORITY: International Fire Code (IFC), Bellevue City Code (BCC), Bellevue Fire

Department Development Standards (BFDDS)

Reviewer: Adrian Jones, 425-452-6032
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PRIOR TO ISSUANCE OF ANY CERTIFICATE OF OCCUPANCY

21. STREET FRONTAGE IMPROVEMENTS

All street frontage improvements and other required transportation elements must be constructed
by the applicant and accepted by the Transportation Department Inspector prior to the Temporary
Certificate of Occupancy. All existing streetlight apparatus affected by this development must be
relocated as necessary. Transformers and utility vaults for 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. Other specific requirements include the following:

a) Provide traﬁ" ic signs, markmgs and c-curb as needed to prohibit left turns at the intersection
of NE 10" Street and 109" Avenue NE.

b) Provide signs and markings as needed for on-street parking on 109" Avenue NE.

c) Driveway location, width, and alignment must be constructed per the approved engineering
plans. The northern edge of the main driveway shall be no closer than 20 feet from the near
edge of the driveway on the adjacent property to the north.

d) Curb, gutter, sidewalk, and driveway approach revisions must be constructed per the
approved engineering plans.

e) Streetlight relocation near the new driveway on NE 10" Street must meet Transportation
Department standards.

f) Handicapped ramps and sidewalks in or approaching the adjacent street rights of way must
be ADA compliant.

g) Achieve vehicle and pedestrian sight dlstance per BCC 14.60.240 and 241 at all driveways.

h) Overhead wires along the frontage on 109" Avenue NE must be undergrounded.

i} Landscaping, irrigation, and related fixtures in street rights of way must meet city standards.
Irrigation devices, lights, and electrical components shall not create a tripping hazard in the
sidewalk

i) No fixed objects in the sidewalk or adjacent to driveway approaches shall be installed or
allowed to remain within 10 feet of a point corresponding to Point A in standard drawing DEV-
6.

k) The sidewalk improvements to NE 10" Street must match the existing design.

AUTHORITY: BCC 14.60.110, 120, 150, 181, 190, 210, 240, 241; Trans Dept. Design Manual.

Reviewer: Carl Wilson (425) 452-4228

22. PAVEMENT RESTORATION

For this site, all streets affected by utility trenching or other project construction are presently
classified as “Overlay Required.” Any street cuts or pavement damage in NE 10" Street, 109"
Avenue NE, or 110" Avenue NE will require a pavement overlay at least 50 feet long for the full
width of any affected lane. Any cuts in NE 10" Street, which has a concrete surface, will require
replacement of entire concrete panels. The exact extent of pavement restoration will be
determined in the field by Transportation Department inspectors and controlled by the right of way
use permit for the project. Trench restoration requirements may change over time as the
pavement condition changes, and the most recent restoration requirements will apply. Trench
restoration shall comply with Section 21 from the Design Standards and the appropriate standard
drawings from among Drawings ROW-1 through ROW-5. The appropriate drawings must be
included in the final engineering plans.

AUTHORITY: BCC 14.60. 250; Design Manual Design Standard #21

Reviewer: Jon Regalia

23. IMPLEMENT THE TRANSPORTATION MANAGEMENT PROGRAM
The Transportation Management Program required by Sections 14.60.070 and 14.60.080 per a
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condition of approval above must be functional prior to the Temporary Certificate of Occupancy.
AUTHORITY: BCC 14.60.070, 14.60.080
Reviewer: Carl Wilson

24, PROCEDURES REGARDING TRUCK SIZE AND TRUCK ACTIVITIES IN DRIVEWAYS
The developer must implement procedures to ensure that the service driveway on 109" Avenue
will only be used by trucks able to turn around within the site, using a turntable or otherwise, and
that trucks longer than 26 feet will not use the driveway off NE 10" Street. Backing of trucks to or
from either street is prohibited. On-street loading or unloading of any truck is prohibited, except
for trucks able to access one standard parking space on 109". These procedures must include
private enforcement of truck size and on-site truck activity. The developer shall provide a copy of
the proposed policies to Transportation Department staff for review and approval. After staff
approval and prior to the Temporary Certificate of Occupancy, the procedures must be recorded
against the property at the King County Recorder’s office, binding all future owners for the life of
the development.

AUTHORITY: LUC 20.20.590.K.4, BCC 14.60.150 A and H

Reviewer: Carl Wilson

25. RECORDING

The applicant shall record a copy of the approved FAR bonus point calculations, project drawings and
conditions of the Design Review decision with King County.

AUTHORITY: LUC 20.25A.030.D, BCC 14.60.150 A and H

Reviewer: Ken Thiem

26. AGREEMENT TO PROVIDE PEDESTRIAN ORIENTED FRONTAGE USE(S)

The applicant shall record an agreement with the King County Office of Records and Elections to
provide pedestrian-oriented frontage uses in the tenant space adjacent to109th Avenue NE, for
which the pedestrian-oriented frontage amenity bonus is requested.

AUTHORITY: LUC 20.25A.030.C.1, LUC 20.25A.115.A -C

Reviewer: Ken Thiem

27. SIGN PERMIT PACKAGE
The applicant shall submit a complete sign package and all sign permit applications for City review
and approval. All signs shall be an integral part of the architectural design and scaled to the

pedestrian.
Authority: LUC 20.25A.115.B.7.a-c, BCC Title 22, Sign Code
Reviewer: Ken Thiem

28. LANDSCAPE INSTALLATION ASSURANCE DEVICE

All site landscaping shall be 100% complete per the City-approved plan. Alternatively, the
applicant may submit: 1) a red-marked plan identifying which landscape areas are incomplete; 2)
an estimate for the total cost to complete these areas; and 3) a notarized Assignment of Savings
dedicated to the City for 150% of the estimated cost to complete these areas per the approved
Plan. The performance device will be replaced with a maintenance device after the installation is
inspected and approved.

AUTHORITY: LUC 20.40.490

Reviewer: Ken Thiem

29, LANDSCAPE MAINTENANCE ASSURANCE DEVICE

The applicant shall file with the Planning & Community Development Department, a landscape
maintenance assurance device in the form of a bond or assignment of savings for 20% of the cost
of labor and materials for all required landscaping.

AUTHORITY: LUC 20.40.490

Reviewer: Ken Thiem



ATTACHMENT A

icinity

Site V

N L~ |

N

) S0%-t

N BAV HLZLL

JI55

3N AV HLL
5
T

NE 12TH ST

NE T1TH 8T
NE 10T

N

fic Regent Site

Paci

N 3AY HLOLL

7

JAV HLLLL

Pacific Regent

3N 3AY H1904

1 Ashwood Park

NE 8TH ST

-

Site Zonin

1]

ENRELRE




ATTACHMENT B
Street Tree Planting Specifications

Root Control Barriers. The following specifications shall apply to all new street trees and along both
mid-block connections. The installation shall include 18-inch Linear Barrier LB18-2 root control barrier.
Unless specified otherwise, a 10-foot length shall be placed on center with the tree and on the sidewalk
side only.

' 3.40 PLANTING SITE PREPARATION

A. Soil Preparation and Conditioning
. All debris, wood chips, pavement, concrete and rocks over 2-inches in diameter shall be removed from
the planting pit to a minimum of 24-inch depth, unless specified.

B. Planter Pit

. Trees in a confined planter pit or sidewalk area: The planting hole shall be excavated to a minimum of 36-
inches deep x the width and length of the exposed area. Scarify the sides of the pit. Soil beneath the
rootball shall be compacted to prevent settling.

C. Drainage

1. Poor drainage. A percolation test is required to ensure there is adequate drainage for planting new
trees. Each planting pit shall be reviewed by the contractor and the City's Project Manager and/or his/her
designee prior to plant installation. One or more of the following mitigations are required for locations with
poor drainage.

2. Mitigation for locations with poor drainage; Install french drain. The trench shall radiate away from the
tree and be a minimum of 18-inches in depth filled with drain rock. The

grade shall fall away from the tree trunk Install drain tiles or perforated pipe directing water away from the
tree.. Install a drain chimney at the bottom of the planting pit, a minimum of 4-inches in diameter and filled
with medium sand or pea gravel to ensure percolation of all water from the filled planter pit. Auger bore
drain holes to penetrate hard pan or clay layer a minimum

of 12-inches into undisturbed pervious soil. Angle the boring as close to vertical as possible.

3. Planting Percolation Test. Test each planting pit, as per #1, is required. Fill planting hole with water,
provide drainage that is greater than 2-inches per hour. If percolation is less, one or more of the following
mitigation measures must be implemented for tree planting (see Soil Improvement, Section 5.50).

D. Aeration tubes for trees

. Street trees planted in the City right-of-way, sidewalk planter pits, planting strip, medians or designated
frees when specifically required in development plans, shall use 4-inch diameter perforated aeration
piping (rigid or flexible), circling the bottom of the planter connected to a ‘T’ fitting to two riser tubes with
grated caps and wrapped with filter fabric, per Public Works Planting Detail #503 for tree wells or #504 for
planter strip planting (see Appendix H). This detail shall be shown on the approved landscape plans.. All
other trees (see Aeration Tube Table, 3-2) shall be planted with 4-inch diameter perforated aeration tubes
with grated plastic caps placed at the edge of the root ball to the bottom of the pit per Table 3-2, Aeration
Tubes. Irrigation heads shall not be installed inside the aeration pipes. Required Practices Any of the
above holes, pipes, grates or fixtures shall include the installation of Filter Fabric wrap over the side
openings and secured as recommended by manufacturer when connected to an approved aeration
system.

3.45 PLANTING THE TREE

A. Perform percolation test
If the soil is dry, add a few inches of water in the hole. Let it drain before planting the tree (see Percolation
Test, Section 3.40 C).

B. Depth
To check the proper depth of the rootball, place the tree in the hole and lay a pole or shovel across the
original grade - the top of the root ball should be 1 to 2-inches higher (see notes on depth, Section 3.40



B).

C. Container and Roots

Remove tree from the container and trim the root ball in the following way; Thick circling roots: straighten
and/or cut cleanly Thin roots: make three to four vertical cuts 1/2-inch deep around

root ball, spread the bottom out if necessary

D. Placing the Tree
Locate the tree in the hole, and rotate the tree to direct the main branches away from the street side, if
possible.

E. Filling the Hole

Place the aeration tubes, fill the hole halfway up with original soil (amended soil only when approved),
and gently tamp out air pockets with a pole or shovel handle. Add about 1-inch of water, and let drain. Fill
the rest of the hole to grade, water the fill soil, and let drain.

F. Staking .

Place the stakes at the edge of the root ball (drive them 2-feet into undisturbed ground), and avoid contact
with the branches. If in a windy area, set the stakes in a plane at right angles to the wind. Remove the
nursery stake. Loosely place two ties in a figure eight around the trunk, as low as needed to hold the tree
upright and nail to the stake. Stakes shall be trimmed so that the branches clear the top of the stake. Do not
install a cross-brace.

AERATION TUBE TABLE
TABLE 3-2

Aeration Tubes

TREE SIZE

15 gallon trees

24' box trees

36' box trees

48’ box trees or larger
NUMBER OF TUBES
one tube

two tubes

two tubes

four tubes or as needed
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ENVIRONMENTAL CHECKLIST
AHBI5

If you need assislance in completing the &?ﬁezﬁ;m or Have any guestivng g’a@amwg the environmental review
pr@affegg please visit or call the Permit Cantar (425-452.6864) betwesn 8'a . and 4 pm., Monday through
Friday (Wednesday, 1010 4). Our TTY m%mf is 425-452.4638,

BACKGROUND INFORMATION
Propérty Oviner! Sunrise Development Inc. MAY 1 2 2006

Proponent; Mithun Inc. PERMIT PROCESSING

Contact Person:  Stewart Chung AIA/ Dan Zemanek )
{%? differert from the ownet. All Guastions znd éorrespondense will be diredtad to the individual listed. ¥

Address: 1201 Alaskan Way, Seattle, WA 98101
Phone- 206 623-3344

Propasal Title:  Pacific Regent Phase Il

Proposgal Location: 909 109th Avenue NE, Bellevue
(Street address and nearest cross stréet orinterséction) Pravide a légal desoription if availabla

Pleass attach an 8§ 14" % 11" vicinity map that accurately locates thée nropozal site

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

1. General description: 22 story residential tower + 3 story health center add-on to an existing structure

2. Acreage of site: 2.145 acres

3. Mumber of dwelling units/buildings to be demolished: One (1) Single family house

4. Number of dwelling units/buildings to be constructed: (new) 152 dwel\ling units; 2 buildings

5. Squarefootage of buildings to be demolished: About 2,000 SF

8. Square footage of buildings to be constructed: 332,125 SF

7. Quantity of earth movement (in cubic vardsy: About 36,000 cu yard

2. Proposed land use: Multi-family residential

8. Design features, including building height, number of stories and propossd exterior materials

Building height: 235'; 22 stories; Exterior material: curtain wall (glass) & pre-cast concrete panels

10. Other  Vastimprovement on amenities, including but not limited to: expanded kitchen and dining rooms; enlarged
living room and library; health spa; theater; game room; community room; expanded underground parking;
retail space; updated decor inside and out.




ostirated date of completion of ¢ raposal ortin
Estimate date of completion is July 2009

Dionjol shwity relstad o or
cxly =l

There is no future addition or expansion planned for this project after this proposal

List ary ervironmeéntal Irfofmation ya
pibposal

AnEIS was done in the late 1980s yvhen Phase One was built.

Doy YO Ko whether applic i
propefly covered by your prop

None beyond this proposal

{ lenewain

List ary governy nt approvals or 'g;wmzw thiatwill Be needed for vour proposal, it known I germils have been appled for,
E. apphication ifaii{f“ and Tile numpers, if known.

Design review approval and approval for construction/building plans will be needed for this project

; ;m YOour ';:%fz;g}”wf
ur proposaly

a'one o morg of the }‘5 E% w1
sckapproprisle bovles) fo

"!%

spased zoring

Lo Prelimirary Plat or Planped Unif Devel optrent”
Preliminary plat map

X Clear f*zg % Grading Permit
Phan %sf aunist ﬁg and proposed grading
Disvalds o 5

w

s%f:}zﬁg; Farrait (or Design Review)

A ENVIRONMENTAL ELEMENTS

B Whit is e stedpest slope on Lhe site
Site is flat.

i3



e. Describe the purpose, type, and approximate quantities of ary-filling o' grading proposed. Indicate source
-of fill.
There is a need to excavate for a 3 level subterrean garage. There will be soils removal but no fill is

imported nor needed.

f. “Could erosion secur as a result of clearing, construction, of Uge?” If so, génerally desernbe:
Erosion could occur as a result of clearing and construction. During this time it is possible for
exposed soils to be eroded onto adjacent public or private properties during storm events or
transported as dust. ltis also possible for sediment laden runoff from the exposed site to enter
the public storm drain system. Once the site is stabilized at the end of construction, general use
will not result in soil erosion.

g. Abbut what percent of the sitewill be covered with | tmperwous surfaces after project corstrustion (for

example, asphalt or buildings)?
Approximately 85% of the site will be covered with impervious surfaces after project construction.

b Propused measures toreduce or control erosion; or ether impacts to the earth, if any:
An erosion and sedimentation control plan will be implemented to minimize erosion of soils from
the site. The plan will include provisions for establishing clearing limits, cover measures,
perimeter protection, traffic area stabilization, sediment retention, surface water control, and dust
control. Erosion control measures that will be implemented include filter fabric fence, seeding
and mulching, stabilized rock construction entrance, interceptor dikes and swales, and installation
of a sediment trap prior to discharge to public storm drain system. Also, a dust control plan will
be implemented throughout the project.

Nothmg beyond emission from machmery in the normal course of construction.

B Are there any off-sife sources of emissiong or odor that may affect your proposal? 1f s
Nothing beyond emission from machinery in the normal course of construction.

o Proposed measures to reduce or cortrol emissions or other impasis 1o the air if any

Nothing beyond emission from machinery in the normal course of constructlon.

3 WATER

ter body on of |
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s

G Waler Runoft

{iroluddeq
50, descriie

Sources of runoff from the site include roof drainage, and runoff from sidewalks, driveways, and
landscaped areas. The runoff will be collected in roof drains and catchbasins and routed through
an on-site detention facility and discharged to the city's piped storm drainage conveyance
system.

12} Could waste rmatenale erief ground

'No

or surfass wat

o Proposed measures to reduce or control surface: ground, argd nunoff water impects, i ary

Runoff will be routed through an on-site detention facility to control runoff rates. Pollution generating
surfaces will be routed through water quality facilities prior to discharge to the detention facility.

4. Plaris

or circle types of veget

deciduous tree. alder, raaple, aspen other

gvercgresn tree fr

g
RECE b

T

cenar, ping, oihaer

4p

>

X

shrubs

L. pasiure
Locrap ar

ke brulrusht sludk cablisne other

et aiber

Boe reinoved or alterect?

e What kind andamaunt of

See Landscape Plén

{j, e iy

ik PRy (S
P PR

P BiE Sy

See Lahdscape Plan
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143 fCRN 10 BB ot of PR The site
o xokEin

No

d  Propoged essuresto Plekerve or erhinee wildife. f any.

Not applicable
& Engrgy and Natural Reseurces

2, What kinds of eriefgy (electric, Ratural gas. ofl
projact Serergy heed? Describe whather %:wzi
Electric, natural gas and solar

b Would your project affest the polential use o

No

What kinds of energy consen &rzm fe @mmf

rhgasures to reduce orcontral energy impac V.

Passive solar measures by shadmg and proper bu&ldmg orientation; high-E glazing; solar assisted water heating;

geoexchange system; etc.
7. Environmergal Health

OF

2@«&

Sour as 3 re

{1y Descrbe special emergency services hat mighl be required.
Not applicable
&5 Proposed measurn d arry

Not applicable




123 Vihat types and
gy f_ﬁ&%: (for «
weindled corre from
Short term: Normal construction related noise generated by construction equipment and machineries.
Hours: Construction hours as permitted by City ordinance.

Propesed mesgures to reduce & control noiss iriipacts, f ary:
All reasonable measures to minimize noise impact are expected of the construction crew.

ey

8. Land and Shorelie Use
& ?J%E i e GLET 2@?‘”{ Eﬁ”‘ﬁ e

Mu!tt-family

. Has the site been Userd for agriculture Fso, describe:

No

o, Desoribe any struchires'on the sile,
Existing 17 story multi-family buxldmg and a single family house currently used as a marketing office.

struotures De demolshed? fso

. Wil ars
() ingle family structure

=) aﬁ#’mt the current zoning classification of the site?
f Vhat isthe surrent comprah

DNTN-R

o [Fapplidable what s the currentshionline master orogram designation of the sile

Not shoreline
b Hds any paitof the site been dlassiied as ary "environmentally sensitive” areg’

No

£, g R P v o
c vesidd feside orwerkin'the domplated troee

eyl the oo




i Proposed measures o ensure the propesal is compalible with exis

Proposed use is the intended and designated use for the zone.

4. Housing

4 e priwldEd, T ary? Indicgie whethiEr high, nidiie: of iwdncore

152 new units of independent living units for seniors, a majority of them will be retirees.

b Approxmately how roany units, ety would be'al zi’?”z;fw?st%i 7 indinaie wh
sy,

No housing unit will be eliminated, currently the space is a parking lot.

¥

Propused measures to reducs or contral Aolisin

Proposed project is a "community” offering a variety of a enmes to the residents.

10.. Aesthetics

A W wi é;y} %’m?
build

Tailest part of buﬂdmg (mechantcal penthouse) will be no more than 235" above adjacent grade.

b, A it VWS I gm mw&:ﬁww wvicinity witlkd be- altered o obstruciesd™

The new tower will somewhat obstruct the northwest view of the exisiting tower 1, but obstruction to
other/adjacent propertles is minimal.
c. Propused measuresto reduce of control aesthetic impacts, itany

Existing Phase 1 tower is a dated 80’s design.
The new tower will update and improve the aesthetic of the entire project.

y prepossd structuredst not includ

11, Light and Glare

a ‘what type of light ar glare will the proposal produce? What time of day would iU rai

The glazmg proposed for this prOJect will NOT be mirror g!ass so reflective glare will be mnmmal.

ight or glare from the finished project be 3 sa




pon Bln o b s g g gt g s P
Wit swshng off-gile sourmes of i

3

tor glare may

iahn R { ect your proposal?
None except street lighting and lights from the park to the north.
o Froposed fhisasures 1o reduse or contiol light of glare impacts. fany:

Site lighting will be defined so glare impact is minimal. Landscaping will also help to confine
unwanted leakage.

12 Recrestion

a. What designated ahd infotriel recreational Soboiunities dre In the imhadate visinity?
Ashwood Park and Bellevue library are to the north.
b, Would the prebosed pidjest digplace any exigling récreglinng! Uses? I go, desinbe
No.
o oaed mpesures to reduce or contral émgsmégi o eati i, ehucing reoréation spooduniies o be

pravided By the project orapplicant fany:

Proposed project will add these amenities: health club; theater; community meeting room; arts and craft
room; game room.

43, Historic and Cultursl Preservation

e fitets mf“vmﬁ%m far. Aational slate
sty generally “* desoribs

@ Mg there ary places or objects héled
Krown 1o be on orrext to e site? I

No.

b Generally descibe dny landmarks o evidente of hestane, arc
ripwrto e on g ' i

None.

¥

Propused measures to reduce ‘or control impacts, ifany:

14, Transportation

g. [derilify public streel gﬁﬁ*ﬁi;,”é‘*ﬁ%»fa@"”» ving the site. a) ‘ sased acg
S*«m%“@"? il & ;:sf‘gg
NE 10th Street to h north ofthe site, but vehicular access to the project will be off 109th Ave NE

_ (seeSite Plan)
o beste currerilly served by pubi

f”%fe"?‘ﬁie 1> h wﬁis , z

NE 10th is served by Metro and Sound Transit bus services.

arking spaoes wou iy would the pre

i

5 £ c ot e LB e -
cxirmate distance o the nearest ransit stop



ary vehio trins.per day
gﬂw wu%iﬂ 8BS mu%:ﬁ S

See traffic study by Transpo Group.

{1;
:’TA
QJ

g Froposed messbres loidedics of conlibl s

See traffic study by Transpo Group.

15, Public Services

wairiohd: fire Dok

Ther wul be an addmonal 168 new residential units (for seniors). There will be a nominal increased
need for fire and police services.

b Proposet mieasres 16 reduce or contral direct impacts on publh
Increased need will be nominal.

16 Utilities .

m%g?% ble:al the site

£ 53 sribe the util
e :JS"’EZ{’}Y a,;;é&{{;e% an ?h» $i a‘s :;r &w ”’%“;%jﬁ%ﬁ
Electricity: Puget Sound Energy
Natural gas: Puget Sound Energy
Water: City of Bellevue
Refuse: Rabanco
Telephone: Verizon

Sewer: City of Bellevue

sl complete lo th
SIS

¥

”i

Yy o
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Design Review Plans
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Street Trees Tobe -»|

Removed
(Zelkova & Yoshino

Loadin
Zone

NE 10th Street

Existing Street Trees

(Zelkova & Yoshino Cherry Mix)

Proposed Street Trees

kova & Yoshino Cherry Mix)

R

S —

Curb, 2o

CIP Concrete

Existing

e

Street Trees

.. w/ Sandblast Texture

Porous Concrete
Loading Zone

% ow g ©

o

& R B B

109th Ave NE

MITHUN

Architecis+Desigrers+ Plarners

Piee 16
sz Naskan Way
Sue 200
Seattie, WA 8101
0 206 6333344
#ax 20 53, 3008

SUNRISE

PROJECT:
SUNRISE BELLEVUE
PACIFIC REGENT

Locanon:

909 109TH AVE NE
BELLEVUE, WA
PREPARED FOR:
SUNRISE
DEVELOPMENT
INC.

FOR PERMIT
ONLY




Proposed
3 story

Health Center
24,071 SF

Existing
Above ground

Existing
Below ground

Proposed / new
Above ground

Building Area Analysis (calc based on COB LUC 20.50

Proposed

Proposed - Tower 2 (North Tower)

Level 1 16,731 sf
Level 2 11,994 sf
Level 3 12,637 sf
Level 4 12,637 sf
Level 5 12,637 sf
Level 6 12,637 sf
Level 7 12,637 sf
Level 8 12,637 sf
Level 9 12,637 sf
Level 10 12,637 sf
Level 11 12,637 sf
Level 12 12,637 sf
Level 13 12,637 sf
Level 14 12,637 sf
Level 15 12,637 sf
Level 16 12,637 sf
Level 17 12,637 sf
Level 18 12,637 sf
Level 19 12,503 sf
Level 20 12,503 sf
Level 21 12,503 sf
Level 22 12,503 sf

Subtotal: 280,929 sf

U_‘.O.wmo.ﬂ o<m—..<mmé 10/10/2006  Sheet# ()@

22 story .
Residential tower — = -
280.929 SF :r Existing 17 story
e <« structure
(incl. Ground Level) 157 317 SE
Proposed
3 story
Health Center
building
[/ e
5
@,WW Existing
e Proposed 1 level Basement
fw@ 3 levels underground 11,554 SF
= parking garage Existing
g wm%mmﬂmm_um 2 level underground
paces parking garage
_ 36,852 SF
View from NE View from SW 99 car spaces
.020) Parking Analysis (calc based on COB LUC 20.20.590 F)
Proposed - East Wing Bellevue code requirement Min Max
Level 1 7,343 sf Retail in a mixed use 2 4 per 1,000 SF
Level 2 8,364 sf Senior Nursing Home 0.4 0.8 per bed
Level 3 8,364 sf Senior Housing - congregate care 0.33 1 per unit
Subtotal: 24,071 f
Existing Tower One
Existing Tower 1 (South Tower) Dwelling units 107 units 35.31 107 spaces
17 Levels 157,317 sf New Tower Two
Dwelling units 168 units 55.44 168 spaces
Project-wide statistics Health Center
Existing Tower 1 (South Tower) 157,317 sf SNF - 2nd floor 26 beds 10.4 20.8 spaces
Proposed - Tower 2 (North Tower) 280,929 sf SNF - 3rd floor 26 beds 10.4 20.8 spaces
Proposed - East Wing 24,071 sf Assisted living units - 2nd floor 14 beds 56 11.2 spaces :
Total floor area:| 462,317]sf Alzheimer units - 3rd floor 14 beds 56 11.2 spaces vaﬁHmﬁ
(Max Floor Area allowed by code: 467,165 sf)  Retail wmmmu.\wﬁ
Ground level 1000 SF 2 4 spaces
Underground garage Staff / employees 1 space per emp 20 20 spaces
Existing (2 levels) 99 spaces 36,852 sf Guest parking Case by case review Sunrise
Proposed (3 levels) 206 spaces 85,554 sf Requirement: 144.75 363 spaces Senior Living
305 spaces 122,406 sf

Design Review Resubmittal




Glass canopies

at10' AFF. Marquee
PN 1,143 sf _ | ..
p g Basic Floor Area Ratio Requirements .
g L i i, Formula: 0.2 x Proj Limit Area in SF x Basic Non-Res FAR

oMLY
PURPOSE

or
; ‘ , 0.2 x.93,407 x.0.5:= 9,340.7 (min required)

Proposed: ‘

Marquee (1:1).along NE 10th Street 1,143 sf
Marquee (1:1) along 109th Ave NE ‘ 600.sf
Active Recreation Area (1:1) - Health club 6,776 sf
Residential Entry Courtyard H 1,500 sf

10,019 sf

PARKING . ;
e s GARAGE . ‘
s o ENTRY

: . RAMP

everna kg

-l

o

o

p T B T

©

&

I

3

ENTRY
5168

k.
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2
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) | [ |

>>%<m recreation area
(Health Club)
6,776.sf
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f23

-
i
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SRIVIPS—————_

Marquee
600 sf
€
. - Glass canopies
" at1CAFF
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TOHER
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Pacific
Regent

[ty

Sunrise
Senior Living

10/1i0/2006  Sheet# ()7

_ FAR Amenity Package
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Suite 300
Seattle, WA 58101
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SUNRISE

PROVECT:
SUNRISE BELLEVUE
PACIFIC REGENT

LocAnoN:
909 1089TH AVE NE
BELLEVUE, WA
PREPARED FOR:
SUNRISE
DEVELOPMENT
INC.
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Xater F

M,.\. Upligh

p Parking
itrance

Entry Courtyard
Precast Concrete

i

PLANT LIST:

BOTANICAL NAME COMMON NAME SIZE COMMENTS
S (SUN) PLANTINGS

THEES

FAGUS SYLVATICA BEECH SP. B&B AS SHOWN
MAGNOLIA GRANDIFLORA MAGNOLIA 5P, B&B AS SHOWN
HEDGE

LONICERA NITIDA BOX HONEYSUCKLE 2 GAL PLANT 36" O.C.
SHRUBS

EUPHORBIA WULFENI SPURGE 1 GAL PLANT 30° O.C.
HELICTOTRICHON SEMPERVIRENS BLUE OAT GRASS 1 GAL PLANT 18° 0.C.
LAVENDULA ANGUSTIFOLIA LAVENDAR 1 GAL PLANT 187 0.C.
PENNISETUM ALOPECUROIDES HAMELN FOUNTAIN GRASS 2 GAL PLANT 24" 0.C.
PEROVSKIA ATRIPLICIFOLIA RUSSIAN SAGE 1 GAL PLANT 24 0.C.
ROSMARINUS OFFICIANALIS ROSEMARY 1 GAL PLANT 24" O.C.
SALIX PURPUREA ‘NANA' DWARF ARTIC WILLOW 1 GAL PLANT 36 0.C.
SYRINGA PUBESCENS PATULA 'MISS KiM' MISS KiM LILAC 1 GAL PLANT 30° O.C.
PERENNIALS

HEMEROCALLIS §P. DAYLILY 1 GAL PLANT 24" O.C.
HEUCHERA SP. HEUCHERA 1 GAL PLANT 24* 0.C.
VERONICA ALPINA SPEEDWELL SP. 1GAL PLANT 18 0.C.
GROUNDCOVER

LIRIOPE SPICATA CREEPING LILY TURF 1 GAL PLANT 18" 0.C.
ANNUALS / BULBS
ALLIUM GIGANTEUM ORNAMENTAL ALLIUM
P (PARTIAL SUN) PLANTINGS
TREES
ACER CIRCINATUM VINE MAPLE B&B 10-12'HT
HEDGE
LONICERA NITIDA BOX HONEYSUCKLE 2 GAL PLANT 36" 0.C.
SHRUBS
BLECHNUM SPICANT DEER FERN 1GAL PLANT 15" 0.C.
SPIREA NIPPONICA 'SNOWMOUND' SNOWMOUND SPIREA 1 GAL PLANT 36° 0.C.
DAPHNE ODORA WINTER DAPHNE 1 GAL PLANT 18" 0.C.
HEBE SP. HEBE 1GAL PLANT 24" O.C.
PERENNIALS
HOSTA SP. HOSTA SP. 1GAL PLANT 18" 0.C.
SCILLA PERUVIANA PERUVIAN SCILLA 1 GAL PLANT 15° 0.C.
VINES
CLEMATIS X JACKMANNII 1 GAL PLANT 15° O.C.

PURPLE FLOWERING CLEMATIS

AKEBIA QUINATA FIVELEAF AKEBIA 1 GAL PLANT 15° O.C.
GROUNDCOVER
LIRIOPE SPICATA CREEPING LILY TURF 1 GAL PLANT 18" 0.C.
ANNUALS / BULES
CROCUS sP.
Sh (SHADE) PLANTINGS
TREES
ACER CIRCINATUM VINE MAPLE B&B 1012 HT
HEDGE
LONICERA NITIDA BOX HONEYSUCKLE 2 GAL PLANT 36 0.C.
SHRUBS
BLECHNUM SPICANT DEER FERN 1 GAL PLANT 18" O.C.
GAULTHERIA SHALLON SALAL 1 GAL PLANT 24" 0.C.
PERENNIALS
HOSTA SP. HOSTA SP. 1 GAL PLANT 18 0.C.
GROUNDCOVER
LIRIOPE SPICATA CREEPING LILY TURF 1 GAL PLANT 18* O.C.
ANNUALS / BULBS
IMPATIENS SP. IMPATIENTS SP.

NOT FOR CONSTRUCTION

MITHUN

Aschitecty~ Desigrers~Planners

Phet 36

vaen Alaskan Wy
Saite 200
Seatve, WA ghiot
™ 206 6233544
rRx 308 633, 7005

SUNRISE

PROJECT:
SUNRISE BELLEVUE
PACIFIC REGENT

LOCATIN:
909 109TH AVE NE
BELLEVUE, WA
PREPAREN O
SUNRISE
DEVELOPMENT
INC.

i ————————cn.
r o e

FOR PERMIT




Site Lighting Options

NOT FOR CONSTRUCTION

MITHUN

AechitectsrDevigrers+Planners

Fier 56

1307 Alaskan Way
Surte 200
Seattie, Wa gBi0n
™ 206 633 1144
rax 206 23,3005

SUNRISE

PRAMECT:
SUNRISE BELLEVUE
PACIFIC REGENT

LoCATION:
908 108TH AVE NE
BELLEVUE, WA
PREPARED FOR:
SUNRISE
DEVELOPMENT
INC.

FOR PERMIT
ONLY
Tr DOCUMENT rokil BEEN PREMARED
FOR PEOAT AFPOCATON AN & SORECT
TCREHEN AND MODISCATIONS Bv
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e
SITE FURNISHINGS
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Proposed East Wing

Existing and

Proposed Trees

Transparent
Screening Panel

i

g

Parking Garage

Pacitic
Regent

Sunrise
Senior Living

Design Review Resubmittal

Pedestrian Pathway Section ozeo0 sheets 31



Pacific
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Sunrise
Senior Living

Pedestrian Pathway looking East oo
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