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E‘%ﬁiﬁ ENVIRONMENTAL COORDINATOR
Laxze—s 450 110" Avenue NE, P.O. BOX 90012
4,3““";"4"‘(0 BELLEVUE, WA 98009-9012

DETERMINATION OF NON-SIGNIFICANCE

PROPONENT: Security Properties, Inc.
Michael Nanney, (206) 628-8003

LOCATION OF PROPOSAL: 1209 124t Avenue NE

DESCRIPTION OF PROPOSAL: Construction of three residential buildings (279 units) with ground-floor uses,
including retail, restaurant, office, fithess center, bike club, and Wi-Fi café. The buildings will be between 6 and 9 stories
in height, with a total of approximately 261,059 gross square feet, excluding the parking areas. There will be 2 levels of
underground parking with 246 parking stalls. Site improvements to include, but are not limited to: ROW improvements,
site utility connections, landscaping, and installation of a multi-family play area. The subject property is currently
undeveloped. This secondary phase of residential construction is a continuation of the Phase 1 residential construction,
located west of the subject site. The project site area is comprised of 1.9 acres (parcels 22-23) of the 36 acre “The
Spring District” Master Development Plan.

FILE NUMBERS: 15-119249-LD PLANNER: Laurie Tyler, Associate Land Use Planner

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

[l 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

X 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 5/19/2016

J This DNS is 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 5:00 p.m. on

This DNS may be withdrawn at any time if the proposal is modified so as to have significant adverse
environmental impacts; if there is significant new information indicating 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.

s/5/6

Environmental Coordinator Date

OTHERS TO RECEIVE THIS DOCUMENT:

I state Department of Fish and Wildlife / Stewart.Reinbold@dfw.qov; Christa.Heller@dfw.wa.qov;

State Department of Ecology, Shoreline Planner N.W. Region / Jobu461@ecy.wa.gov; sepaunit@ecy.wa.qov
Army Corps of Engineers Susan.M.Powell@nws02.usace.army.mil

Attorney General ecyolyef@atg.wa.gov

Muckleshoot Indian Tribe Karen.Walter@muckleshoot.nsn.us; Fisheries.fileroom@muckleshoot.nsn.us
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ENVIRONMENTAL CHECKLIST
10/9/2009

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

INTRODUCTION
Purpose of the Checklist:

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

Instructions for Applicants:

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

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

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

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

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

from Permit Processing.

For nonproject actions, the references in the checklist to the words project, applicant, and prﬂwﬁy‘s d
should be read as proposal, proposer, and affected geographic area, respectively.
JUL 29 215
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BACKGROUND INFORMATION
Property Owner: Security Properties

Proponent:

Contact Person: Michael Nanny
(If different from the owner. All questions and correspondence will be directed to the individual listed.)

701 Fifth Ave. Suite 5700
Address: g attle, WA 98104-7097
Phone: (206) 628'8002

Proposal Title: Spring District Residential Phase 2

Proposal Location: 1209 124TH AVENUE NE BELLEVUE, WASHINGTON 98005
(Street address and nearest cross street or intersection) Provide a legal description if available.

See attached.
Please attach an 8 2" x 11" vicinity map that accurately locates the proposal site.

Give an accurate, brief description of the proposal’s scope and nature:
1. General description: SEE ATTACHED.
Acreage of site: 1.9

Number of dwelling units/buildings to be demolished: 0

> W N

Number of dwelling units/buildings to be constructed: 279

5. Square footage of buildings to be demolished: 0

6. Square footage of buildings to be constructed: =876:488= 261,059 GSF
7. Quantity of earth movement (in cubic yards); 50,000

Residential, retail, restaurant

8. Proposed land use:

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

See attached. |Located within project file. |

10. Other

Estimated date of completion of the proposal or timing of phasing:
Estimated date of construction complete March 1, 2018.

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

No LT
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List any environmental information you know about that has been prepared, or will be prepared, directly related to this
proposal.

None

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

The Spring District Master Development Plan, 11-125843-LP

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

Administrative Design Approval in accordance with the DA, MDP & LUC 20.25D for the Bel-Red area including Major
Major Project (BB), Clearing & Grading (GD), Utility Extension (UE) if warranted, ROW Use & Shoring, MEP including
SS & SD connection, Fire & Sign

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

[ ] Land Use Reclassification (rezone) Map of existing and proposed zoning

I:] Preliminary Plat or Planned Unit Development
Preliminary plat map

Clearing & Grading Permit
Plan of existing and proposed grading
Development plans

Building Permit (or Design Review)
Site plan
Clearing & grading plan
Shoreline Management Permit
Site plan
A. ENVIRONMENTAL ELEMENTS
1. Earth

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

b. What is the steepest slope on the site (approximate percent slope)? ;40 (small area) 8(_) sq. ft. - does not
trigger CALUP

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

Fill overlying glacially consolidated soils (Vashon Till)

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

There are no known indications or history of unstable soils in the immediate vicinity.

LT
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2,

AIR Preliminary Geotechnical Report prepared by GeoEngineers, dated

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

Proposed earthwork includes the excavation of approximately 50,000 CY of existing grade for the
construction of a common sub-grade parking garage. Unsuitable soil or spoils will be exported to a licensed
waste site. Structural fill, as needed and specified, will be trucked to the site from approved suppliers.

f. Could erosion occur as a result of clearing, construction, or use? If so, generally describe.
Yes, erosion is possible during clearing & grading and Construction of the project site.

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

74%

h. Proposed measures to reduce or control erosion, or other impacts to the earth, if any:
Erosion & Sediment Control (ESC) Plan along with a Turbidity Monitoring Plan (TMP) and a Construction

Surface Water Pollution Prevention Plan (CSWPPP) per COB C&G Development Standards including BMP's

& engineer of record recommendations. General techniques proposed during clearing & grading and
construction: sediment ponds, fiber rolls, nets and blankets, wattle and silt fencing. Post Construction:

June 5, 2015 was submitted with this application.

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

Potential emissions: Dust & auto/construction equipment emissions beyond what BMP dust and pollution
control measures are able to capture/contain.  [After project completion, emissions

, } from vehicles to and from project
Quantities: Indeterminable. site will occur.

b. Are there any off-site sources of emissions or odor that may affect your proposal? If so, generally describe.
No

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

Limited & bulk deliveries, recommended use of high tier equipment, dust control through a proposed single
point of entry to the site and quarry spall wheel wash station(s), sweeping and vacuuming of impervious
surfaces on and immediately adjacent to the site per BCC 23.76.

Construction dust
mitigation
measures per
Clear & Grade
Code: BCC 23.76

3. WATER

a. Surface

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

No

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

No LT
5/5/16
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(3) Estimate the amount of fill and dredge material that would be placed in or removed from surface
water or wetlands and indicate the area of the site that would be affected. Indicate the source of
fill material.

N/A

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

The proposal will not require surface water withdraws or diversions. A February of 2013 geotechnical
engineering report did not encounter groundwater during boring explorations and concluded that the
site has a relatively deep groundwater table.

(5) Does the proposal lie within a 100-year floodplain? If so, note location on the site plan.
No

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

No, stormwater from impervious surfaces, e.g. rooftops, courtyards and a private drive will be collected,
treated and conveyed through approved systems that eventually discharge into Lake Bellevue.

Project subject to
Utility Code BCC

b. Ground 24.06 and any
required Utility
permits.
(1) Will ground water be withdrawn, or will water be discharged to ground water? Give general
description.

This proposal will not involve withdrawals of, or discharges to groundwater.

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

None. This proposal does not include the discharge of waste materials into the ground from septic
tanks or other sources. Residential, commercial and future retail uses within the project will be served
by the City's public sewer system.

c. Water Runoff (Including storm water)

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

Stormwater runoff will be generated by roads, driveways, rooftops and other on site impervious
surtaces. Collected runoff will be treated and will outfall via City storm to Lake Bellevue by means of an
approved/engineered on-site drainage system designed in accordance with the Stormwater
Management Manual for Western Washington and City of Bellevue regulations.

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

Not anticipated. LT
5/5/16
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d. Proposed measures to reduce or control surface, ground, and runoff water impacts, if any:

Pervious paving, rain and rooftop gardens, landscaping and engineered bioretention systems complying with all
applicable requirements of the 2012 version of the Stormwater Management Manual for Western Washington
(SWMMWW) and City of Bellevue Stormwater Management Guidelines.

4, Plants
a. Check or circle types of vegetation found on the site:
[:] deciduous tree: alder, maple, aspen, other

evergreen tree: fir, cedar, pine, other
shrubs

[ grass
|:] pasture

[:l crop or grain
D wet soil plants: cattail, buttercup, bulrush, skunk cabbage, other
D water plants: water lily, eelgrass, milfoil, other

D other types of vegetation

b. What kind and amount of vegetation will be removed or altered?
100% of existing vegetation along edges of the existing warehouse slab and paved areas to be removed.

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

None known

d. Proposed landscaping, use of native plants, or other measures to preserve or enhance vegetation on the
site, if any:
21,900 st of plantings and vegetated roof including native and adaptive plants per LUC 20.25D.

Landscape development required per LUC
20.25D.110

5. ANIMALS

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

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

E] Fish: bass, salmon, trout, herring, shellfish, other:

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

None known

c. Is the site part of a migration route? If so, explain.

Unknown

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

Future/permanent landscaping including use of native plantings to support small urban animals and fowl.
6. Energy and Natural Resources

a. What kinds of energy (electric, natural gas, oil, wood stove, solar) will be used to meet the completed

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

Energy sourcing: Electricity & natural gas

b. Would your project affect the potential use of solar energy by adjacent properties? If so, generally describe.

No

c. What kinds of energy conservation features are included in the plans of the proposal? List other proposed
measures to reduce or control energy impacts, if any:

HE/Energy star appliances, dual-paned vinyl windows, and use of natural light where feasible.
7. Environmental Health

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

No

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

None. Proposed project uses are limited to residential, commercial future retail and parking of personal
vehicles only.

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

Spill Prevention, Control & Countermeasure Plan to be utilized by constructors of the project.

LT
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b. Noise

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

None. No affects anticipated by existing noise.

Construction
noise will be
limited to the (2) What types and levels of noise would be created by or associated with the project on a short-term or

City's Noise long-term basis (for example, traffic, construction, operation, other)? Indicate what hours noise
Ordinance would come from the site.
BCC 9.18

Construction related activities, traffic to and from the site and use of heavy equipment.

Sound levels: Indeterminable.
Note: The Bel-Red Corridor FEIS states that long-term noise impacts would be similar to the No-Action
Alternative (70-72 dBA) in areas proposed for residential development.

(3) Proposed measures to reduce or control noise impacts, if any:

Appropriate hours of operation, confirmation that sound dampening devices required for all construction

related equipment are performing as engineered and adherence to noise control requirements per BCC
9.18.

8. Land and Shoreline Use

a. Whatis the current use of the site and adjacent properties?

The site is vacant with no active uses. Adjacent properties include retail & warehouse uses.
b. Has the site been used for agriculture? If so, describe.

No

c. Describe any structures on the site.

None

d. Will any structures be demolished? If so, what?
None

e. What is the current zoning classification of the site?
BR-OR-2, BR-OR-1

f. What is the current comprehensive plan designation of the site?
Bel-Red Subarea

g. Ifapplicable, what is the current shoreline master program designation of the site?
N/A

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

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

+/- 420
H A wirmada TS Tom apoome ol Blo o w4 E 4 22 Y
j- Approximately how many people would the completed project displace?

None

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

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

Adherence to the 2007 Bel-Red Corridor Project Steering Committee Recommendation, The Spring District

Development Agreement, Master Development Plan and support throughout City of Bellevue Development
Services

9. Housing

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

=m=28E middle income units
279

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

None

c. Proposed measures to reduce or control housing impacts, if any:
None

10. Aesthetics

a. What is the tallest height of any proposed structure(s), not including antennas; what is the principal exterior
building material(s) proposed? 70"

The tallest height proposed is for Building A 4-1-':6* The principal exterior material is fiber cement panel.

b. What views in the immediate vicinity would be altered or abstructed?

The immediate vicinity is vacant at this time. This residential project will by smaller in scale than the proposed
commercial office buildings and will have minimal impact of views.
c. Proposed measures to reduce or control aesthstic impacts, if any:

The development is broken into 3 buildings to reduce the scale of the project. Careful detailing and articulation
of the exterior facade further helps to break down the scale of the structures.

LT
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11. Light and Glare

a._ What type of light or glare will the proposal produce? What time of day would it mainly occur?
The project will have exterior security lighting and entry lighting typical of a residential apartment building.
Lighting will be shielded from the sky and aimed towards adjacent properties.

b. Could light or glare from the finished project be a safety hazard or interfere with views?
No.

c. What existing off-site sources of light or glare may affect your proposal?

None

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

Shielded site & building lighting on photocells, dark sky compliant where feasible and no use of reflective glazing.
The project shall also adhere to applicable Light & Glare requirements per LUC 20.20.522.

12. Recreation

a. What designated and informal recreational opportunities are in the immediate vicinity?
Wilburton sports fields to the south, Hidden Valley sports park to the west and Cherry Crest Park to the North.

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

c. Proposed measures to reduce or control impacts on recreation, including recreation opportunities to be
provided by the project or applicant, if any:

Play area, Picnic area, bike club for residents, public plaza

13. Historic and Cultural Preservation

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

None known

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

None known
c. Proposed measures to reduce or control impacts, if any:
N/A

14. Transportation

a. Identify public streets and highways serving the site, and describe proposed access to the existing street
system. Show on site plans, if any.

Existing NE 12th St. & 120th Ave NE are near the site. NE District Way, 121st Ave NE. 122nd Ave NE (private)
and 123rd Ave NE (private) will be adjacent to the site in the future
b. Is site currently served by public transit? If not, what is the approximate distance to the nearest transit stop?

No. Approximately 150 feet to transit stops along NE 12th Street

¢. How many parking spaces would be completed project have? How many would the project eliminate?
=268, none T
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d. Will the proposal require any new roads or streets, or improvements to existing roads or streets, not
including driveways? If so, generally describe (indicate whether public or private).

|No, existing streets to remain. |

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

describe.

No
Refer to
Transportati
on sectionin| f How many vehicular trips per day would be generated by the completed project? If known, indicate when
Staff Report peak volumes would occur.
for full , L . . .
a?'lraI;sis of | Traffic demand for this project included in the traffic analysis presented for the Master Development Plan
impacts. g. Proposed measures to reduce or control transportation impacts, if any:

Ease of access from bike parking through the project to public streets & existing public transportation.

15. Public Services

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

Yes; however, a negligible impact to schools and public services considering the project type and demographic.

b. Proposed measures to reduce or control direct impacts on public services, if any:
none.

16. Utilities

a. Circle utilities currently available at the site'hatural gasl Fafer] refuse service
septic system, other.

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

Water, sanitary, storm - COB
Electricity & gas - PSE

Signature

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

Signature.........

Date Submltted7/a?/]gﬂ

' T
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Q“'B

O E‘g\‘_ City of Bellevue
8 > v & Development Services Department
X

Land Use Staff Report

Proposal Name:

Proposal Address:

Proposal Description: Construction of three residential buildings (279 units) with ground-floor uses, including retail,

Spring District Residential (SDR) Phase 2
(Parcels 22, 23)

1209 124t Avenue NE
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23) of the 36 acre “The Spring District” Master Development Plan.
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l. REQUEST and REVIEW PROCESS

The applicant requests Design Review approval and a Threshold Determination under the State
Environmental Policy Act (SEPA) to develop Spring District Residential (SDR) Phase 2,
comprised of 279 units within 3 buildings (Buildings A-C) of The Spring District Master
Development Plan (MDP).! This project is a continuation of the Phase 1 residential project
located west of the subject site, currently under construction. The total square footage is
261,059 gross square feet,? excluding the parking areas. There will be 2 levels of underground
parking for 246 parking stalis. The total site area for the three buildings and associated
improvements is 82,764 square feet (1.9 acres).

Spring District
Master Development Plan Boundary

fe

The Spring District [
Master Development Plan
oundary

S o

1 The Spring District Master Development Plan was affirmed on appeal by the Hearing Examiner on October 8, 2012, Development
Services file reference 11-125943-LP; Hearing Examiner reference: AAD 12-41.

2 Land Use Code 20.50.022 Gross Square Feet. Total number of square feet within the inside finished wall surface of the outer
building walls of a structure, excluding vent shafts, outdoor courts and parking.
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Project Site within Master Development Plan Boundary
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The design consists of three distinct buildings of varying scale and design. All buildings will be
located above a podium and underground parking garage. Retail, restaurant, live/work and
townhouses will front NE District Way and 123" Ave NE to activate and create vibrant and friendly
streets. Amenity spaces, townhouses and family flats will open onto a central public courtyard and
other exterior public spaces. The proposed design incorporates a mixture of public and private
exterior spaces that are designed to connect to the Phase 1 pedestrian plaza and streetscape, and
continues a fully landscaped public midblock connection through Phase 1 and Phase 2 for the Spring
District neighborhood. Landscaping will be integrated into the ground plane and rooftops, in order to
create a fluid experience between open spaces and adjacent sites. Two levels of underground
parking with approximately 246 parking stalls and 76 bicycle spaces will be shared by all three
residential buildings and for the retail/restaurant uses.

Through the varying heights of each building proposed, the scale of the new residential community
will be integrated with the Phase 1 residential development to the west, and the future adjacent
buildings to the east and north of the site. Diversity is further enhanced by having varying heights of
the buildings themselves, and by creating a unique architectural character for each building that is
distinct, yet related. A highly glazed special corner at the intersection of NE District Way and 123
Avenue NE emphasizes the urban design context of the intersection.

Building A: Fronts NE District Way — 9 story residential building with 118 residential units, ground
level live/work, retail and a leasing office.

Building B: Fronts 123" Avenue NE - 6 story residential building with 101 units, ground level
townhouses, restaurant, fitness center and Wi-Fi café.
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Building C: Located on Southern portion of site — 6 story residential building with 60 units, ground
level family flats, bike facility for residents, and a south facing rooftop amenity space.

Building heights vary from 56’-8" to 92°-10” (top of parapet). The height of Building A steps up from
87-10” at the west to 92'-10” on the east. Building B steps down from 75-1” on the north to 72'-4” on
the south. Building C steps down from 72’-8” on the east, to 69’-8” on the north, to 56’-8" on the
southwest. The increase in height from south to north and east to west helps to provide a graceful
transition between this phase of construction to the adjacent buildings anticipated across NE District
Way, and across 123 Avenue NE, and to provide a variety of building profiles for the overall
neighborhood.

A. Site Design

The project site was originally part of Phase 1A of The Spring District Master Development Plan.
Through a recent MDP Amendment, the project site now lies within Phase 1B of The Spring
District MDP. The subject Design Review application is for only part of the proposed
improvements for Phase 1B, and includes buildings located only on parcels 22 and 23
(Residential Buildings A-C), and continued construction of a private drive to the west of the
development, between Phase 1 residential (under construction) and Phase 2 (subject site). In
addition, the construction of 123 Avenue NE to the east, also a private street, will be required
to serve Building B.

Site Plan
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The project site is generally flat and is roughly rectangular, measuring approximately 319 feet
from east to west and varying from approximately 273 feet to 213 feet from north to south. The
applicant recorded a Binding Site Plan (April 23, 2014, King County recording number
20140423000863) which allows flexibility in site development, including building location, shared
open space, and shared parking.
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While the Spring District Master Development Plan anticipated one large building on the site,
this project creates three distinct buildings. The Building A site is approximately 125 feet (north-
south) by 208 feet (east-west). The Building B site is approximately 252 feet (north-south) by
111 feet (east-west). The Building C site is approximately 148 feet (north-south) by 203 feet
(east-west). The three buildings are sited to create vibrant and friendly pedestrian experiences
along NE District Way and 123 Avenue NE, interior public pedestrian courtyards, and an
accessible pedestrian connection to the Phase 1 residential public plaza. The flow of the
pedestrian environment through these public spaces encourages social interaction for the
residents of The Spring District and the surrounding community.

The concealed, underground parking garage will be accessed from a single location along the
private drive of 122" Avenue NE, accessed on the west side of Building A, consistent with the
street plan approved in The Spring District MDP.

Building A will be primarily visible from NE District Way, while Building B will be primarily visible
from 123 Avenue NE, and Building C from NE 12t Street.

NE District Way:

Ground level live/work units face onto a pedestrian friendly, walkable street which connects to
adjacent amenities such as the park, future light rail, commercial buildings and retail/restaurants
on the prominent corner at 123 Avenue NE. The streetscape meets the Master Development
Plan standards for width of sidewalk, street lighting, planting areas, and tree and planting
species. Entering from NE District Way, a public courtyard is created between Building A & B
that provides café seating with overhead catenary lights. This courtyard will provide a public
connection access point from NE District Way through the site to the Phase 2 pedestrian
courtyard, and further into the pedestrian plaza of Phase 1. Views of public and semipublic
zones are visible from NE District Way into the courtyard, where resident and guest amenities
spill outside from the interior common space.

View along NE District Way — Live Work Units
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View from NE District Way into Public Courtyard

123 Avenue NE:

Ground level townhouses with stoops face a commercial office building and ground floor retail
on a quiet dead-end street to create a friendly pedestrian experience. The streetscape meets
the Master Development Plan standards for width of sidewalk, street lighting, planting areas,
and tree and planting species. The building has been carefully sited to elevate the stoops
above the adjacent sidewalk, providing security and privacy for the units. The height above the
street and sidewalk decreases along 123" Avenue NE. The stoops are buffered with layered
planting in metal planters and plantings at grade. Human scaled attractive detailing will be
created through canopies and railings. This streetscape connects to the multi-family play area
located on the south side of the site, with an accessible trail at the end of the street.

View along 123 Avenue
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Shared Use Private Driveway at 122" Avenue NE:

Between Phase 1 and Phase 2 of the residential developments, a private driveway with a
pedestrian connection to the multi-family play area on the south side is proposed. For vehicular
traffic, this driveway accommodates fire access, utility access, access to the below grade
parking structures, and access to refuse collection areas and move/hold rooms for residents.
This driveway will also be a safe and pleasant pedestrian experience, with special paving
treatments and plantings incorporated to enhance this neighborhood feature and define zones
of use. A strong pedestrian connection to the Phase 1 project is created across this driveway
between Building A and Building C, encouraging a feeling of continuity of open spaces and
connections for residents and visitors. This connection links the courtyards and amenities
between buildings in this phase with the previously designed residential areas, furthering the
“neighborhood” and urban village goals of The Spring District Master Plan.

View from West of Interior Courtyard (Looking East)

Multi-Family Play Area South of Building B & C:

The area south of Building B and C contains the multi-family play area as well as private
residential patios. The private patios are slightly elevated above the adjacent landscape and
are surrounded by gabion seat walls with individual fences and gates. These areas will be
buffered from public zones with a variety of landscaping, including trees and shrubs. An ADA
accessible path will connect to the interior courtyard, and adjacent streets. Play spots are
created with small play structures, mounded landforms and natural surfacing. Demarcated play
courts are painted brightly for informal play zones at the south end of the private drive. All
existing trees will be protected in keeping with the character of the existing Spring District.

B. Building Design

Spring District Phase 2 Residential is a mixed-use project that will construct residential
structures identified in The Spring District MDP. The Spring District Residential Phase 2
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(Parcels 22, 23) includes three buildings. All buildings are primarily residential, but also include
ground floor uses such as retail, restaurant, live/work, fitness, leasing office and bike club.

Table 1

Individual Building Square Footage Information for Buildings A-C
Based upon Gross Square Feet

Gross Square Feet per LUC 20.50.020: Total number of square feet within the inside finished wall surface of the
outer building walls of a structure, excluding vent shafts, outdoor courts and parking.

Total Project Gross Square Feet = 261,059

Building A
Building A Gross Square Feet Number of
Building/Use Residential Comments
Units
Residential
97,967 118 units 18 Live/Work Units
Ground Floor Retail,
other 2577 Retail, Leasing Office
Total 100,544
Building B
L Number of
Bf"".j'ng e LG R Residential Comments
Building/Use ;
Units
Residential
88,799 101 units
Ground Floor Retail,
other 6,838 Restaurant, Wi-Fi Café, Fitness Center
Total 95,637
Building C
g Number of
Building C Gross Square Feet . .
Building/Use Remdgntlal Comments
Units
Residential
62,837 60 units
Ground Floor Retail,
other 2,041 Resident Bike Club, Rooftop Amenity
Total 64,878
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Underground Parking Garage
Based upon Gross Floor Area

Floor Area, Gross per LUC 20.50.020: The area included within the inside finished wall surface of the surrounding
exterior walls of a building, excluding interior openings in floor plates (e.g., vent shafts, stair wells, and interior
atriums), outdoor courts and exterior balconies.

Level Gross Floor Area Number of parking stalls Comments
P1 Level
53,236 109
P2 Level
53,236 137

All 3 buildings share the
parking provided within P1
and P2 levels.

Total 106,472 246

Building Descriptions

Building A

Building A has a proposed height of 92’-10" to the top of the parapet, which is below the 125-
foot maximum building height permitted in the BR-OR-2 land use district. The exterior
cladding/finish of the building will include urban appropriate, durable materials such as cement
and prefinished metal panels and concrete. Glazing is comprised of vinyl windows and doors at
residential uses and commercial aluminum storefront at retail, residential lobbies and live/work
units. The building will be nine stories in height over two levels of shared underground parking.
The ground floor will include live/work units, a retail space and an office/leasing space. The
remaining stories will be for residential use. The residential entry will be accessed from the
courtyard, while the retail and live/work entries are accessed from NE District Way. The single
point of entry for the underground parking garage is from the west side of the building via the
private drive between Phase 1 and Phase 2.

Building B

Building B has a proposed height of 75'-2” to the top of the parapet, which is below the 125-foot
maximum building height in the BR-OR-2 and below the 150-foot maximum building height in
the BR-OR-1 land use districts. The exterior cladding/finish of the building will include urban
appropriate, durable materials such as cement panels, concrete and prefinished metal panels.
Glazing is comprised of vinyl windows and doors at residential uses and commercial aluminum
storefront at retail, residential lobbies, amenities and townhouse units. The building will be six
stories in height with a second level mezzanine and two levels of shared underground parking.
The ground floor will include amenity, residential townhouse and retail/restaurant uses. The
remaining stories will be for residential use. The residential entry will be accessed from the
courtyard, while the retail/restaurant space is accessed from NE District Way. The townhomes
are accessed from the private street of 123 Avenue NE.

Building C

Building C has a proposed height of 56’-9” to the top of the parapet on the south side, and
approximately 72’-9” to the top of the parapet for the remaining building. Both of these heights
are below the 125-foot maximum building height permitted in the BR-OR-2 land use district.
The exterior cladding/finish of the building will include urban appropriate, durable materials such
as concrete, cement panels and prefinished metal panels. The building will be five to six stories
in height with two levels of shared underground parking. Glazing is comprised of vinyl windows
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and doors at residential units and commercial aluminum storefront at residential lobbies and
amenity spaces. The ground floor will include amenity and residential/service uses. The
remaining stories will be for residential use. Level five includes a residential amenity space that
opens up to the landscaped rooftop deck which will include active and passive areas for the
residents. The northern half of the building roof area will provide a green roof which will be
visible from the upper levels of Building A. The primary residential entry will be accessed from
the courtyard.

Building Massing

The subject site includes three buildings which will have a variety of heights ranging from 56’-9”
on the south side of the property, to 92’-10” and 72’-8” on the northern half of the property along
NE District Way and 123 Avenue NE. The height differential of the three buildings (34’-10")
along with each buildings unique articulation and modulation help to break down the scale
appropriately for each of the building frontages. The massing provides a tiered height similar to
Phase 1 to the west, but is less pronounced due to the topography of the site being relatively
level.

In addition to the varying heights, each building is designed with a unique architectural character
that is related but distinct. This is achieved through the use of forms anchoring each end of the
building in contrasting materials and color to the main body of the building. Each building will
have different articulated bays and balconies, unique accent colors, different canopy designs
fronting streets, and varied glazing patterns on retail/restaurant spaces. Building A will have
live/work units along NE District Way, while Building B will have townhouses along 123rd
Avenue NE, along with unique family flats on the ground floor of the building. Building C will
also have family flats away from the public streets facing the multi-family play/park area on the
south side of the building and fronting the interior courtyard.

All three buildings will have similar materials to form a contextual relationship, but colors,
modulation, detail elements, unique bays, canopies, glazing patterns, and ground level uses of
the buildings will give each its own separate identity. Paying homage to the history of the site
as an industrial use, the materials and detailing will be straightforward and honest, but refined
for the new Spring District neighborhood and looking ahead to the future.
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Birdseye View of Buildings A-C from South West Corner

View from Corner of 123 Avenue NE and NE District Way
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Building Materials and Colors
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C. Design Intent

The proposed project was designed to meet the requirements of the approved Spring District
MDP and advance the goals of the adopted Bel-Red Subarea Plan.

The site lies at the southern edge of the Spring District MDP property, between the Phase 1
residential property to the west and office properties to the north and east. The northwest
corner of the site is within the line of sight to the proposed light rail station to the north through
the proposed linear park (to be completed over time by Wright-Runstad).

Realizing the Spring District’s vision, this phase of residential design creates an urban, walkable
and environmentally sustainable community. The design concept is to create “Vibrant &
Friendly Streets” through highly transparent retail, live/work and townhouse uses fronting NE
District Way and 123 Avenue NE. An additional “Hub” of activity connects NE District Way to
the east-west pedestrian circulation through the Phase 1 residential development. Ground level
pedestrian activity is formed by three buildings with distinct characteristics, building heights, and
street frontages. A lively and active NE District Way is created with street-facing ground level
live/work, retail and restaurant uses while providing a pedestrian friendly experience. Within the
“Hub”, residential amenities will promote-semi private activities intermingled with public
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pedestrian circulation from NE District Way to the Phase 1 residential project to the west.
These uses along with the building massing create a vibrant, interesting sense of place and
connection with the greater community of the Spring District.

As stated in the MDP staff report (page 5 of 74), The Spring District goals are as follows:

Develop a new urban community, composed of high quality regional business,
commercial, retail, residential, and open spaces. Achieve compact and sustainable
urban growth that is consistent with Bellevue’s vision for nodes in the Bel-Red
corridor.

Finding: The Phase 2 residential project provides an urban residential and retail
project that will provide a diverse mix of approximately 279 units. The urban
community and pedestrian activity is supported by “Vibrant & Friendly” street level
live/work units along NE District Way and residential townhouses along 123 Avenue
NE. A centralized “Hub” of residential amenities is connected to the street fronting
retail spaces on NE District Way, and to the public midblock connection through this
phase of development, linked with Phase 1 that will help create a sense of place and
support this new urban community.

Establish a new neighborhood identity that is inclusive and responsive to its
surrounding context. The neighborhood will encompass approximately 1200
residential units.

Finding: The entire neighborhood will encompass approximately 1200 residential
units, 279 of which will be included in this Phase 2 residential project. Neighborhood
identity will be enhanced by the unique transitional edge conditions existing on this
site between commercial office buildings to the north and east, and the Phase 1
residential property to the west. Phase 2 contributes to a new neighborhood identity
that is diverse, incJusive and responsive to its surrounding context of office,
residential, and open spaces by providing a pedestrian friendly experience on the
streets and throughout the site.

Creating a world class project that will become a catalyst for new development within
the Bel-Red Corridor, helping to achieve the City’'s goal of creating a vibrant new
district with a diversified economic base.

Finding: Building on the Spring District Phase 1A residential goals, this phase of
development will provide a variety of high quality, dense urban living options,
amenities and retail spaces to support a vibrant new urban district. As the
neighborhood continues to develop and transform, opportunities to convert the
live/work units along NE District Way will provide new leasing opportunities for future
retail/office uses.

Create a project that does not compete with, but complements downtown Bellevue
by providing an attractive alternative consistent with the planning goals of the Bel-
Red Subarea Plan.

Finding: This project of 279 multi-family residential units with amenity spaces, retail,
restaurant and fitness center spaces will be complimentary to Downtown Bellevue.
With a building height of six to nine stories in a dense urban configuration, this
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project provides a complementary living option to a Downtown Bellevue residential
tower development of up to 40 stories.

e Create a new business environment that is flexible for future market demands and
achieves an economically sustainable future.

Finding: As future demands of the neighborhood change, new business
opportunities for the live/work spaces are possible. The live/work units may be
combined to create larger spaces, or may be converted into many smaller retail
spaces. This will help meet future market demands and contribute to an
economically sustainable future for the Spring District MDP.

e Provide vibrant new parks, plazas, and open spaces that are environmentally
responsive and encourage social interaction.

Finding: This phase of residential construction continues the network of open
spaces created by the Phase 1 residential project by continuing the pedestrian
midblock connections through the landscaped courtyard and connecting the amenity
spaces to the overall neighborhood. Native planting, storm water treatment, and a
green roof on Building C all contribute to the sustainability of the site.

D. Review Processes

Design Review applications are Process Il applications (LUC 20.35.200) with an
administrative decision by the Director of Development Services (LUC 20.30F). The SEPA
Determination is also a Process |l decision with an administrative decision by the
Environmental Coordinator. Appeals are heard and decided by the Hearing Examiner for
Process Il applications.

Any modification to this approval shall be documented as an Amendment to this Design Review
or as an addition or revision to this issued land use approval, processed as a Land Use
Exemption. The applicant shall demonstrate compliance with the Land Use Code consistent
with the Governing Regulations section of the Development Agreement. Any modification of the
project design must be reviewed for consistency with the design intent as stated in this report.
Conditions of Approval run for the life of the project. Refer to Section XI.A.7 for Condition of
Approval regarding Modification to the Design Review Plans.

. SITE DESCRIPTION AND CONTEXT

A. Site Description

The proposal site consists of approximately 1.9 acres of the entire 36-acre Spring District
Master Development Plan. The MDP is located in the southwestern portion of the City’s Bel-
Red Corridor, east of downtown, approximately ¥z mile east of Interstate 405 and 1/3 mile south
of State Route 520. The Spring District is bounded by 120th Avenue NE, NE 12th Street, and
124th Avenue NE. The proposal site for this application is located in The Spring District Phase
1B which is approximately the southern central portion of The Spring District MDP boundary
corresponding to parcels 22-23.
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Vicinity Map

Binding Site Plan
Parcels 22-23 for Spring Residential MDP

The Phase 2 site area is generally flat, although there is an existing artificially created step in
the topography along the southern boundary as a result of the previously existing buildings.
The site is currently unimproved, as several of the existing buildings were demolished as part of
The Spring District MDP site infrastructure permit. North of The Spring District is the existing
Safeway Ice Cream and Milk production buildings. Coca-Cola is located to the east, across
124" Avenue NE. The Safeway/Albertsons main distribution office is located southeast of the
subject site, as well as a small Enterprise vehicle rental business. Office and light industrial
uses are located to the northeast and west of the MDP. Retail uses are located south of NE
12" Street. The Lake Bellevue neighborhood (restaurants, retail, office, muiti-family uses) is
located to the southwest of the MDP. Residential neighborhoods (Wilburton Subarea) are
located to the south and southeast of the site.
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The subject site is primarily located within the Bel-Red-Office/Residential-2 (BR-OR-2) land use
district; however a small portion of the northeast corner of the property is located within the Bel-
Red-Office/Residential-1 (BR-OR-1) land use district. The site has a Comprehensive Plan
Designation of Bel-Red-Office/Residential-2 and is located within the Bel-Red Subarea.

Zoning Map

B. Site Context

The Spring District Master Development Plan was approved as a catalyst project under The
Spring District MDP per LUC 20.25D.035. This residential project is a portion of the overall
Master Development Plan proposal. Through a long planning process, the city created a
framework to transform the Bel-Red Corridor to meet the city’s future residential and economic
needs. This proposal is the second residential development under the City’s adopted Bel-Red
Subarea Plan and related development regulations.

Wright Runstad & Company has received approval to develop office Buildings 16 and 24
adjacent to 124" Avenue NE, east of the current residential proposal site. A brewpub and the
Global Innovation Exchange (GIX) School are currently in review for parcels located directly
north of the subject site. Security Properties is currently developing an approximately 300 unit
residential project immediately west of the subject site, known as Phase 1 Residential.

C. Site History

Beginning in the 1910s, The Spring District property and adjacent areas contained several
single-family homes with the balance of the land being used for agricultural purposes. Beginning
in the 1950s, Safeway Inc. substantially graded the site to flatten it and facilitate the
development of distribution and processing plants. Additions and improvements to the
warehouses continued into the 1970s. In 2005, Safeway relocated much of their operation to a
new plant in Auburn, WA. At the same time, the City began a process to rezone the 900-acre
Bel-Red corridor from industrial to mixed-use. In 2007, Wright Runstad & Company in

partnership with Shorenstein Properties purchased 36 acres of surplus Safeway land located
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around the future 122" Avenue development node. In 2009, the City completed its rezone of
the entire Bel-Red Subarea and executed a Development Agreement with The Spring District to
be implemented through a new Master Development Plan for the property. The current Design
Review application is the second residential application associated with the 2012-approved
Spring District Master Development Plan.

. CONSISTENCY WITH LAND USE CODE/ ZONING REQUIREMENTS

A. General Provisions of the Land Use Code
The site is located in the Bel-Red Land Use district. As such, the proposal is subject to the
following Bel-Red requirements of Land Use Code 20.25D:
e Design Review LUC 20.25D.140
Catalyst Project LUC 20.25D.035
Bel Red Dimensional Requirements LUC 20.25D.080
Bel Red FAR Amenity Incentive System LUC 20.25D.090
Bel Red Landscape Development Standards LUC 20.25D.110
Bel Red Parking, Circulation and Internal Walkway Requirements LUC 20.25D.120
Bicycle Parking LUC 20.25D.120.G
Bel Red Development Standards LUC 20.25D.130
Bel-Red Street Development Standards LUC 20.25D.140
Bel Red Design Guidelines LUC 20.25D.150
Bel-Red Corridor Plan (Appendix B of the Transportation Design Manual)
The Spring District Master Development Plan File #11-125943-LP, issued October 8,
2012 by Hearing Examiner
e Development Agreement signed July 10, 2009 and recorded September 11, 2009

The buildings proposed under this application are located within the BR-OR-1 and BR-OR-2
land use districts. The Spring District was rezoned in 2009 as part of the City's major initiative
to transform the Bel-Red corridor to “a major mixed use employment and residential area
characterized by a transit-oriented, nodal development pattern, over time replacing the area’s
original low intensity light industrial and commercial past.” The Spring District Development
Agreement (2009) and Master Development Plan (2012) both apply to the site.

The Land Use Code states the following purpose for the BR-OR-1 zoning which applies to a
small portion of Building B:

Bel-Red-Office/Residential Node 1 (BR-OR-1). The purpose of the Bel-Red-OR-
1 Land Use District is to provide an area for a mix of office, housing and retail
uses within the core of a nodal area, with offices as the predominant use. The
district is limited in extent in order to provide the level of intensity appropriate for
areas in close proximity to the highest levels of transit service within the Bel-Red
area.

The Land Use Code states the following purpose for the BR-OR-2 zoning which applies to
Buildings A, B & C:

Bel-Red-Office/Residential Node 2 (BR-OR-2). The purpose of the Bel-Red-OR-2
Land Use District is to provide an area for a mix of office, housing and retail uses,
with office the predominant use. The district is located within a node but outside
the node’s core, and building heights provide for a transition between the node’s
core and areas outside the node.
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Adjacent development and zoning are as follows:
North: Remainder of The Spring District (BR-OR-1) and Safeway Ice Cream/Milk

Plant (BR-OR-1 and BR-OR-2).

South/Southwest: Offices (BR-OR), Brierwood Center offices and retail (BR-

CR), Lake Bellevue condos, offices, and retail (BR-R, BR-GC).
West: Spring Residential Phase 1 (BR-OR-2).
East: Coca-Cola Bottling, warehouses (BR-OR).

Table 2
Dimensional Requirements
Item Required Proposed Comments
Land Use Bel-Red OR-1 Bel-Red OR-1 No Change
Designation | Bel-Red OR-2 Bel-Red OR-2 g

Project Limit

No minimum indicated

1.9 acres (82,764 sq. ft.)

Not applicable

Permitted

Development
Plan

. ) . . Uses within
Liand Uses Mu_ltl-Fam|Iy_ ReS|d¢_ant|al, Residential with ground level retail, | proposed structures
Land Use Office, Retail, Services & 4 . . :
office, live/work, restaurant are compliant with
Code Restaurant Land Use Code
20.25D.070
Heights of proposed
Building A = 87'-0" structures are
ullding A = o6/~ compliant with Land
Building RO o BuildingB=69-8" | ¢ Code. An
Height Maai?r; m: AE0LD" Building C (varies) = 68'-10"/54'-8" | z4ditional 15’ of
Land Use BR 0Ru2 - . , . height is allowed for
Code -OR- Note: These #'s reflect top of building, rooftop mechanical
20.25D.080 A Base=45'-0" not top of parapet. See Section |.B h t per LUC
122REE00s Maximum=125'-0" above, for top of parapet height. gguégn(‘)?g %iilding
height shall not
exceed 125’ or 150’
;I:t?; G:r:aR) Meets the Land Use
L Code, Development
and Use Per the Development Agreement (DA) and
Code Agreement, development M%ster
20.25D.080.A, | across the MDP property
- 3.01 FAR Development Plan
Development shall have a minimum 2.5 (MDP). (File # 11-
Agreement, FAR. Land Use Code 125994.13-LP)
Master maximum is 4.0 FAR.

See condition
XI.A.3.

Total Gross
Square Feet
(GSF)

MDP: 784,000 SF and
minimum 5.8 acres
designated residential.
Phase 1B: Minimum 306,310
SF designated residential
and minimum 14,778 SF
designated as retail
development within MDP
(per MDP File #11-125943-
LP and Development
Agreement & 15-129285-LJ)

261,059 GSF Buildings A-C.

1.9 acres of the project limit
towards the required 5.8 acres
(Phase 1 Residential is only other
MDP residentially-restricted
parcels currently under
development)

Meets MDP & DA
with parcels within
the Phase 1B
boundary.

Note: MDP shows
6.9 acres total as
residentially-
restricted parcels
which exceeds the
minimum 5.8 acres
required. See
condition XI.D.43
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above the average finished
grade along that fagade.

Setbacks.” Therefore, this meets
the intent of this footnote to
provide a wide open streetscape.

Item Required Proposed Comments
Gross Square
Feet/ Floor -
Building A = 11,434 GSF
(GSF/F) 28,000 GSF for residential | Building B = 14,646 GSF  fapoSEeialiElures
Above 40 Feet | |, /idings less than 80 Building C = 10,865 GSF SIercomslagt Wiy
Land Use 9 9 ’ Land Use Code
Code
20.25D.080.A
Gross Square
::ggtélr:l)oor No occupiable floor
. level above 80 feet
Above 80 Feet | 9,000 GSF Not applicable within the project
Land Use limit
Code
20.25D.080.A
Building A (varies) = 18'-2"/25'-6" No setback
Front Building B (varies) = 19'-5"/26’-3" required.
0-0" (2) Building C (varies) = 29'-8"/20’-0"
Front, Rear &
Side Setbacks | Building A (varies) = 28-0°/17'-8" an jﬁ;%acl_f‘oomote
Land Use 0-0" (14) Building B (varies) = 11’-0"/15'-8" 14qis not'a licable
Code Building C (varies) = 47°-0°/26'-11" PP :
20.25D.080.A
o No setback
. Building A = 28'-0” :
Side T e = 18RRIV required. Footnote
0'-0" (14) gﬂ::g::g g(;/azrlse’?())"— 18-6°123-0" | 14%s not applicable.
(2) Where building height
exceeds 45 feet, and the
Facade building is located within 15 - -
Setbacks feet of the front property line, I;lfoﬂ:):l;lc-g?‘?s rlgcztr?d”vr\:ghlgl;: S8t Setbacks for
Upper level the building shall incorporate setback dimpenzion)s/ noté d above proposed structures
Land Use a 15-foot-deep stepback in under “Front. Rear & Side provided as required
Code that facade at a height no Setbacks.” ! by Land Use Code
20.25D.080.A more than 40 feet above the '
average finished grade along
that facade
- Building A and Building B are
(s?r)eétbigg(rj'llt?f?e?(ézd: onany | jocated on a Required Sidewalk-
: . . Oriented Development street (NE
Facade Required Sidewalk-Oriented District Way & 123 Avenue NE);
Setbacks Development pursuant to however, these building faca des,
Upper Level LUC 20.25D.130.C shall e ) Meets Land Use
. are shifted further than 15’ from
Land Use incorporate a 15-foot deep ; Code
) the front property line, as noted
Code stepback in that fagade at a above in “Front. Rear & Side
20.25D.080.A height no more than 40 feet !
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Item Required Proposed Comments
Maximum T
Impervious Maximum
Surface 74% |mlr_>fervu/)|uts

surface/lot coverage
é:,aé:':;e Maximum 75% (ClrE3 5. fL) shall not exceed
0,
Land Use Phase 1 & 2 Cumulative = 73.7% ;5 . diti
Code ee condition
20.25D.080.A X1.C.20
Item Required Proposed Comments

Site
Landscaping

Street
frontage and
Sidewalk
Width

Street frontage required per
Land Use Code 20.25D.110
for local streets (street trees,
5' planter strip).

Minimum 6' sidewalk.

Site landscaping provided per
Land Use Code 20.25D.110 for
local streets (street trees, 5' planter
strip). This work, including street
trees, has been constructed
independently as part of the MDP
site infrastructure by Wright-
Runstad, under permit # 13-
104267-GD.

Meets Land Use
Code Landscape
assurance devices
will be required.
See conditions
X1.D.39, 40.

Street Tree

Village Green Zelkova,

Village Green Zelkova, minimum

Meets Land Use

gsgzie:sand minimum 2.5 caliper. 3" caliper. Code
Table 3
Recycling and Solid Waste Collection Areas
Based upon Gross Square Feet (GSF)
Item Required Proposed Comments

Recycling and Solid
Waste Collection Areas
LUC 20.20.725

Total from below =
443 SF Required

1,158 SF Provided
throughout P1 and P2
parking levels. Refuse
room located at base of
Building C for pick up
by Republic Services.

Republic Services has
approved proposed
storage and pick up
location, see file for
letter.

See Condition X.C.29.

Building A
Recycling and Solid
Waste Collection Areas

118 Residential Units x
1.5 SF per unit =177
GSF

1,110 GSF Retail /
1000 x 5 SF =6 SF
Total = 183 SF

267 GSF

Meets Land Use Code

Building B
Recycling and Solid
Waste Collection Areas

101 Residential Units x
1.5 SF per unit = 152
SF

2,808 GSF Retail /
1000 x 5 SF = 14 SF
Total = 166 SF

184 GSF
475 GSF Recycle
Room

Separate recycle room
is provided for all three
buildings to share.

Meets Land Use Code.

Building C
Recycling and Solid
Waste Collection Areas

60 Residential Units x
1.5 SF =90 SF

232 GSF

Meets Land Use Code.
Refuse Room for pick-
up by Republic
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Services located on
west side of building.

Table 4
Parking and Loading
ltem Minimum Required | Maximum Required Proposed Comments
. Parking is shared
Parking
LUC 20.25D.120.B.2 for all uses on P1
and P2
118 Residential Units | 118 Residential Units .
x 0.75 Min stalls/unit | x 2 Max stalls/unit = Harkigg)iSishereg
= 89 Stalls 236 Stalls IOrE ke Sos G
Building A and P2. Retail
Parking 1,042 GSF 1,042 GSF Retail = | %6 Stalls | stalls shall be
) ] identified with
Retail/1000 SF x 2.0 | Not required per note .
e * signage. See
D el (4) Condition XI.C.34
Total= 91 Stalls Total= 236 Stalls e
101 Residential Units . . .
x 0.75 Min stalls/unit 101 Residential L_Jn_lts Parking is shared
- X 2 Max stalls/unit =
=76 Stalls 202 Stalls for all uses on P1
Building B and P2.
Parking 2,739 SF 2739 SF 96 Stalls Restaurant stalls
Restaurant/1000 x 5= I'\;estauranU1 000 x 15 shall be identified
14 Stalis = 41 Stalls with signage. See
Total= 90 Stalls Total= 243 Stalls Condition XI.C.34
Building C 60 Residential Units x | 60 Residential Units x Parking is shared
Parkin g 0.75 Min Stalls/Unit= | 2 Max stalls/unit= 54 Stalls for all uses on P1
9 45 Stalls 120 Stalls and P2.
Within P1 and P2
- . _ . . _ | Total parking levels.
Total Parking gﬂzlglg]t:ﬂl required = g/lgag( g?:”r: required = Provided = | Not visible from
246 Stalls street. Meets Land

Use Code.

* Footnote (4): Inside nodes, no parking is required for retail and restaurant and/or bar uses under 2,000 nsf when the use
is: directly adjacent to a public on-street parking supply of at least 20 spaces within 500 feet, or within 1,000 feet of a
public parking garage, or within 500 feet of a light rail or bus rapid transit station.

Permitted Min. & Max.

the site)

Item . Proposed Comments
Ratios
Compact Stalls | Max. 50% of provided 123 stalls . .
20.20.950.K.9. | parking 50% Compliant with Land Use Code
Loading provided off
Loading Required on-site & not in 122nd Avenue NE : :
20.20.950.K 4. ROW (private drive east of Compliant with Land Use Code
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Other Land Use Code Topics:

Street-Level Build-to Lines

According to LUC 20.25D.130.B, build-to lines occur along select block faces to
help establish a continuous “street wall” providing a sense of enclosure and visual
interest for pedestrians. Build-to lines also contribute to the economic viability of
retail and commercial uses by providing direct pedestrian access and visual
exposure to potential drive-by customers. Buildings A and B are subject to and are
in compliance with the build-to lines. Refer to Section XI.C.25 for Condition of
Approval regarding Build-to Lines.

. Required Sidewalk-Oriented Development

Sidewalk-oriented development is characterized as ground floor building frontages
with direct entries from the sidewalk and/or building frontages with a high degree of
transparency and activating land use. This increased visual and physical interaction
between the people inside and outside the buildings results in “eyes on the street”
while creating a greater degree of safety and a vibrant public realm. Buildings A
and B are subject to and are in compliance with development standards for required
sidewalk-oriented development. Refer to Section XI.C.26 for Condition of
Approval regarding Sidewalk-Oriented Development.

Bicycle Parking

According to LUC 20.25D.120.G, nonresidential uses greater than 20,000 nsf shall
provide one bicycle space per 10,000 nsf, and one bicycle space for every 10
residential units. Therefore, the proposed project is required to provide a minimum
of 28 bicycle spaces. 50% of the required bicycle spaces are required to be located
indoors.

The project will provide a total of 89 bicycle stalls. 76 bicycle stalls will be located at
level P1, with an additional 10 bike lockers provided at the bike club in Building C.
Building A will have 3 exterior bicycle spaces near the building entrance for retail
use. Overall, the 89 spaces provided will exceed the code requirement of 28 bicycle
stalls. Refer to Section XI.C.31 for Condition of Approval regarding Bicycle

Parking.

Restaurant and Garage Exhaust Vents

Restaurant and garage exhaust vents shall be located and designed to avoid
pedestrian impacts. Refer to Section XI.C.21 for Condition of Approval regarding
Restaurant and Garage Exhaust Vents. The applicant shall provide certification by
a noise consultant that the noise from the exhaust fans will not exceed 60 dBA, and
a determination that the velocity and direction of airflow from the exhaust system
within pedestrian areas will not exceed 500 CFM. This documentation shall be
submitted and reviewed with the application for a building permit. Refer to Section
X1.C.22 for Condition of Approval regarding Certification by a Noise
Consultant.

Mechanical Screening
Roof plans submitted for the building permit application shall indicate locations of
mechanical equipment, including any communication equipment such as satellite
dishes. The applicant shall demonstrate that screening for rooftop mechanical
equipment is architecturally integrated with the building. Screening shall be provided
so that rooftop mechanical equipment is not visible from adjacent streets, public
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sidewalks, or above. All HVAC rooftop equipment shall be consolidated and
screened, including painting of equipment/screening as necessary.

Power, telephone, traffic control, or other equipment shall not be located in above
ground cabinets in sidewalk areas. Such equipment shall be located in underground
vaults, in a building, or substantially screened per the approval of the Development
Services Department.

Any at grade grills/grates or panels shall be the minimum size necessary, be ADA
compliant and flush with the sidewalk or driveway in which it is installed. Review and
approval of these locations and grates will be through the building permit review
process. Refer to Section XI.C.28 for Condition of Approval regarding
Mechanical Equipment Screening.

G. Garage Entries and Soffits
The proposed garage entry is located to minimize pedestrian-vehicular conflicts at
the base of building A. Although the garage entry is located across from the garage
entrance to the Phase 1 development, pedestrian-vehicular impacts are not
anticipated as the roadway is a private drive which dead-ends to the south. In
addition, this private roadway will act as a pedestrian connection between the two
phases of development, as well as providing pedestrian access to the rest of the
Spring District development to the north. Therefore, a high volume of traffic is not
anticipated between the two phases of development. It should be noted that the
garage entries and soffits shall be finished to provide pedestrian and vehicles a view
that is consistent with the level of architectural detailing found on the rest of the
buildings. Refer to Section XI.C.32 for Condition of Approval regarding Garage
Soffit Views.

IV. CONSISTENCY WITH THE SPRING DISTRICT DEVELOPMENT AGREEMENT (DA)
& MASTER DEVELOPMENT PLAN (MDP)

In addition to consistency with the Land Use Code and Zoning Requirements, the project must
also be consistent with The Spring District Development Agreement (DA) and Master
Development Plan (MDP). Refer to Section XI.A.3 for Condition of Approval regarding
Development Agreement and Master Development Plan. Below each item from the DA and
MDP is an explanation of how the subject Design Review application complies for Buildings A-
C.

The Spring District Development Agreement (DA) Requirements

On July 10, 2009, a Development Agreement (DA) was signed between the City of Bellevue and
WR-SRI 120th LLC. The Development Agreement was recorded on September 11, 2009. This
agreement required specific items for the development of the property known as “The Spring
District.”

Note: Items are listed in the order of the Development Agreement:

A. 1 and 2 Catalyst Project Criteria and Minimum Contents of MDP

Finding: The Spring District MDP met the catalyst project criteria in LUC 20.25D.035 and
contains the minimum contents required under the DA to be granted the benefits of the
Development Agreement, including extended vesting and specific governing regulations. See
The Spring District Master Development Plan at pages 25-27.
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B. Development Standards and Vesting Period

Finding: Pursuant to the terms of the Development Agreement, the MDP is vested for fifteen

years from its effective date, October 8, 2012 (date of the City’s final administrative decision).
See LUC 20.35.045. The Spring Residential Phase 2 application meets the conditions to be

reviewed under the Development Agreement, including the DA’s Governing Regulations.

C. Governing Regulations

Finding: Pursuant to the terms of the DA, the Spring Residential Phase 2 application is reviewed
under the Governing Regulations, Title 20 (Land Use Code) and Title 21 (Comprehensive Plan)
as they existed on the effective date of the DA, July 10, 2009, with certain limited exceptions.
The City shall not exercise its substantive SEPA authority to impose conditions on Land Use
Code approvals issued during the Vesting Period in a manner that is inconsistent with the
Governing Regulations. Neither Sound Transit's East Link Project, nor any other high-capacity
transit operating within a dedicated transit-only right-of-way has begun service to a transit
station within The Spring District. Therefore, the governing regulations provision of the DA is
inapplicable.

D-E. Consistency with DA, Proportional Compliance
Finding: The proposal is consistent with DA requirements. Proportional compliance is not
applicable since the subject Design Review application is for three new residential buildings.

F. FAR Amenity Bonus System

Finding: The Spring District is a Catalyst Project consistent with the terms of the DA and
Chapter 20.25D LUC. Accordingly, the FAR Amenity Bonuses are calculated pursuant to
Paragraphs F.1 of the DA that is included below for reference. The proposal meets the
requirements of the FAR Amenity Bonus System.

F.1. Adjustment of Tier 1 Fee-in-lieu Rate. For a Catalyst Project on the Property, the
Owner may choose to comply with the LUC 20.25D.090 requirements for Tier 1
amenities by paying a fee-in-lieu at a rate of $3.75 for each square foot of floor area
for the first 750,000 square feet of development under the MDP, and by paying a
fee-in-lieu rate of $4.00 for each square foot of floor area above 750,000 square
feet. In the alternative, this Development Agreement provision shall not bar the
Owner, at its choice, from utilizing the LUC 20.25D.090 standards as of the
Effective Date to provide required amenities.

G. Concurrency.

Finding: Pursuant to the Development Agreement, traffic concurrency analysis was conducted

for all of the proposed Spring District Phase 1B development, and a Certificate of Concurrency
for all of Phase 1B is issued on May 5, 2016. Per the Development Agreement, that Certificate
of Concurrency covers this Residential Development for five years until May 5, 2021, and may

be extended consistent with the provisions of BCC 14.10.040.F.1.

H. Catalyst Project Residential Requirements and Delay Penalty.

Finding: The MDP designated 6.9 acres of residentially-restricted property, which exceeded the
DA requirement of 5.8 acres. Buildings A-C contain approximately 249,603 gross square feet of
residential development that will count toward the minimum DA requirement of 784,000 square
feet of residential use in The Spring District. Under the DA, residential uses must be developed
proportionally to commercial uses no later than the date which Sound Transit's East Link Project
or other high-capacity transit operating within a dedicated transit-only right-of-way, begins
regularly scheduled passenger-carrying service to a transit station within The Spring District.

Page 25 of 67



The Spring District — Phase 2 Residential
15-119249-LD

No such service has begun so this requirement is not yet applicable; however, this project
advances a substantial portion of the required residential development.

The Spring District Master Development Plan Conditions

Note: Items are listed in the order of the Master Development Plan:

Compliance with MDP Conditions: X.A. GENERAL CONDITIONS

1.

3.

Vested Status of the Master Development Plan.
Finding: The MDP is vested for 15 years from October 8, 2012 and this application was
received within the vesting period.

Development Agreement (DA) between the City and Applicant:

(a) Residential Property.

Finding: Buildings A-C contain approximately 279 residential units and therefore meet
the intent of the MDP. The applicant shall record a covenant restricting the property to

residential use. Refer to Condition of Approval in Section XI.D.43 regarding
Residential Restricted Property Recording.

(b) Parks:

* Within Phase 1, the project shall include development of a public mini-
park a minimum of one acre in size (designated as project M-3 in the Bel-
Red Parks and Open Space Project List in the Comprehensive Plan) and
an activated park or recreation space of at least 30,000 contiguous square
feet.

Finding: The future public mini park is not part of this application, but remains as
part of the Phase 1 development of the MDP. The activated park of at least 30,000
square feet is also not part of this application, but has been installed northwest of
the subject site, and remains as part of the Phase 1 development of the MDP.

* All park tracts developed as a condition of the Development Agreement
shall, if owned and maintained by the applicant, record an easement
securing public access over the park tracts.

Finding: The future public mini park and existing activated park are not part of this
application.

* Future design and development of the one acre public park (M-3), per the
Development Agreement, shall be approved by the Parks & Community
Services Department and be consistent with BCC 3.43.

Finding: The future public mini park is not part of this application.

Review Process for Parks/Plaza/Gateways: Review and approval of all
park/plaza/gateway areas shall be conducted under Design Review approval, with
input by the City of Bellevue into the design of these areas.
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Finding: The applicant designed an interior courtyard plaza which connects to the Phase
1 residential development to the west of the subject site. The proposed design of the
plaza with this phase of development is included with this Design Review application and
meet the intent of the MDP.

4, Phasing Plan: The Phasing Plan shall be followed per the Conceptual Phasing
Plan (Attachment F). Modifications to the phasing plan may occur, per LUC
20.30V.160.

Finding: This application for Buildings A-C is within the maximum contemplated build out
for The Spring District Phase 1A as shown in the MDP.

5. City Council Approval of NE 15th Street/NE 16th Street and portrayal on the
Binding Site Plan:

If shifting of the NE 15th Street/NE 16th Street alignment (horizontal/vertical) at a
later date is in conflict with the recorded BSP, the applicant shall amend the BSP
to match the City Council approved alignment (horizontal/vertical) of NE 15th
Street/NE 16th Street. Such amendment of the BSP shall occur prior to submittal
of the next Design Review application for the MDP site after the final alignment is
approved. The vested status of final street locations does not occur until an
adjacent DR is issued.

Finding: This condition does not apply to this application because NE 15"/NE 16" Street
is not located within or adjacent to the subject parcels.

6. Public Plaza at the Light Rail Station: As a part of the master planning process for
the Sound Transit 120th East Link Station, the applicant shall coordinate with the
City of Bellevue and Sound Transit regarding the design of a public plaza adjacent
to Sound Transit’s 120th East Link subterranean light rail station. The applicant
shall designate the plaza as a “public plaza” on the recorded Master Development
Plan.

Finding: This condition does not apply to this application because the station is not within
Phase 1A of the MDP.

7. Pedestrian Amenities:

e Multi-purpose trail: A multi-purpose trail (12-14 feet in width) shall be
provided along the entire length of the Spring District’s property along
124th Avenue NE to connect to the multi-purpose trail on NE 16th Street
as shown on the MDP plans. See Attachment A. For Phase 1a, the
applicant shall design the entire trail (for both Phase 1a and Phase 1b) and
construct the Phase 1a trail adjacent to any Phase 1a development. For
Phase 1b, the applicant shall complete construction of the entire trail.

» Landscaping along 124th Avenue NE: The area within the Seattle City
Light easement (adjacent to 124th Avenue NE) shall be landscaped along
with a multi-purpose trail. Vehicular parking areas, vehicular lanes or
load/unload areas will be prohibited within this easement area. This
landscaping shall be installed as a part of Phase 1.
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Finding: This condition does not apply to this application because this area of The Spring
District is not part of the subject site, nor is it adjacent to the subject site.

* Mid-block Public Pedestrian Connection: A mid-block public pedestrian
connection (12-14’ wide) between Buildings 15 & 16 (as shown on the MDP
plans, Attachment A) shall be provided from 123rd Avenue NE to 124th
Avenue NE and shall meet ADA accessibility requirements and the intent
of the Green Streets Development Standards. The location and design
shall meet the intent of LUC 20.25D.140.D. This mid-block public
pedestrian connection with its associated easement and signage shall be
installed as a part of Phase 1.

Finding: This condition does not apply to this application because this area of the The
Spring District is not part of the subject site, nor is it adjacent to the subject site.

* Green Streets: The modification approval to relocate the Green Street
from NE 13th Street to the loop roads is applicable to future reviews of
Design Review applications. The applicant shall provide a mid-block
public pedestrian connection between Buildings 15 & 16. See the
condition above: Mid-block Public Pedestrian Connection.

Finding: This condition does not apply to this application because the Green Streets, as
modified by the Spring District Master Development Plan approval, are not adjacent to
the subject site.

» Sidewalks: The applicant shall provide sidewalks along all city/private
streets within the project limits.

Finding: The applicant is providing sidewalks, as required, fronting NE District Way,
123" Avenue NE and the private road between Phase 1 and this Phase of development,
which will be constructed as part of this application.

* “Pedestrian” Gateway Connection: A “Pedestrian” Gateway Connection
shall be located at the southwest corner of the property between
Buildings 18 & 19 as shown on the MDP plans. See Attachment A. The
gateway shall provide pedestrian access from the site (approximately NE
13th Street and 121st Avenue NE) to the adjacent city street at NE 12th
Street (near 120th Avenue NE). The pedestrian connection shall be
designed and permitted during the Design Review process for the first
adjacent building to the gateway.

Finding: This condition does not apply to this application because this area of The Spring
District is not part of the subject site. However, the proposed interior courtyard designed
as part of this application will provide a direct connection through the Phase 1 residential
courtyard, down to the gateway “hillclimb” at the intersection of NE 12" Street and 120"
Avenue NE.

8. Other Gateway Opportunities: The applicant will be required to provide a gateway
entrance at the street level for pedestrians, motorists, and those passing by the
site. The location and timing of the construction of this gateway entrance at street
level shall be determined during Phase 1. Likely locations would be the entrance
to the site at NE 13th Street (from 124th Avenue NE) or NE 15th Street (from 120th
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10.

11.

12.

Avenue NE or 124th Avenue NE). Such location shall be reviewed and approved
under Design Review and approved by the Transportation Department.

Finding: This condition does not apply to this application because these gateway areas
of The Spring District are not part of the subject site, nor are they adjacent to the subject
site.

Sign Master Plan: The applicant shall submit a sign master plan for the entire MDP
project. The sign master plan may be submitted with the first Design Review
application or separately as a Land Use Exemption to the approved Master
Development Plan. Proposed signs on-site for individual buildings will not be
approved until found consistent with the approved sign master plan.

Finding: The Sign Master Plan will be submitted as a separate application as allowed
under this condition. The applicant for this project is encouraged to submit a Pre-
Development Services (DC) application for review of sign program, instead of a Land
Use Exemption. A Land Use Exemption is only for the MDP sign master plan. Refer to
Condition of Approval in Section XI.E.45 regarding Sign Master Plan.

Recycling and Solid Waste Collection: With each Design Review application, the
applicant shall document how recycling and solid waste will be collected.
Recycling and solid waste receptacles may not be pulled out to the adjacent
street/sidewalk. Refuse and recycling areas may not be located within adjacent
public/private streets or adjacent rights-of-way. These activities must be located
on each individual building site and screened from public view. The applicant
shall coordinate the location of receptacles with Republic Services or any
successor in interest to the Bellevue Waste Hauling franchise.

Finding: The underground parking garage has areas that will be used for recycling and
solid waste collection below each building. A common trash room in Building C will hold
all trash for the five buildings and there will be a waste loading area just outside the trash
room. Trucks will temporarily pull into the waste loading area. The design meets the
MDP requirements.

Street Development: Future street development must be approved by the
Transportation Department and be consistent with LUC 20.25D.140.

Finding: The streets proposed in this application are consistent with the street
development standards in LUC 20.25D.140 and have been approved by the
Transportation Department.

Access to Underground Parking Garages: In order to provide alternate vehicular
routes to city streets (due to the modification of the NE 12th Street local street),
the applicant shall provide two vehicular access points to the underground
parking garages, one along NE 12th Street and the other along 120th Avenue NE
(signalized). The exact location of these parking garage driveways shall be
determined at the Design Review stage of the subject buildings/phases.

Finding: This condition does not apply to this application as the access point to the
proposed underground garage is via 122" Avenue NE (private). This condition is
applicable to Phase 1, currently under construction.
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13.

14.

15.

16.

Modification to MDP: The applicant shall submit a modification to the Master
Development Plan for minor changes to the approved MDP. Modifications can be
processed as a Land Use Exemption application (LUC 20.30V.160.B). Minor
changes include updates to road configurations, FAR calculations, the Amenity
Chart, impervious surface/lot coverage and the Sign Master Plan. It will still be
necessary to record the updated MDP.

Finding: Any modification to this approval will require a revision to this Design Review or
Land Use Exemption. Refer to Section XI.A.7 for Condition of Approval regarding
Modification to the Design Review Plans.

Binding Site Plan: The Binding Site Plan shall be recorded upon the final decision
of the Master Development Plan before the sale or lease of any lot, tract or parcel.
The BSP shall include all required dedications and easements per the MDP
conditions of approval at the time of each DR application for each project.

Finding: The Binding Site Plan was recorded on November 1, 2012 under King County
Recording No. 20121101000274. An Amended Binding Site Plan related to this
application was recorded on April 23, 2014 under King County Recording No.
20140423000863, and on February 17, 2016 under King County Recording No.
20160217000684.

Preliminary Design, Utility Codes and Engineering Standards: Utility review has
been completed on the preliminary information submitted at the time of this
application. The review of this application has no implied approvals for water,
sewer and storm drainage components of the project. Final plan approval will
occur under a Utility Extension Agreement which will be required for review and
approval of the utility design. Submittal of the utility extension will coincide with
future clearing & grading permit review. Final civil engineering may require some
changes to the site layout to accommodate the utilities.

Finding: A utility extension agreement will be submitted by the applicant. Approval of the
utility extension agreement is required prior to the issuance of Clearing & Grading
permits. Refer to Section XI.A.1 for Condition of Approval regarding Preliminary
Design, Utility Codes and Engineering Standards.

Art Concept: An art concept is required to be consistent with LUC 25D.150.B.5.a.
Such art shall be installed within one of the public parks/plaza/gateways and
reviewed under the subject Design Review application. Review/approval by the
City of Bellevue Arts Commission is not required. The art concept shall be
installed prior to completion/final certificate of occupancy of The Spring District.

Finding: Not applicable, as this site does not contain a required public park, plaza or
gateway per the MDP. The installation of an art concept was implemented under the
Phase 1 residential development, located west of the subject site, which was the
bicycle wall art located on Building E.
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17.

18.

19.

20.

21.

22.

Addressing of Buildings/Tracts:

Finding: The applicant will be required to contact Parcel and Addressing Coordinator,
Jami Carter, Information Technology Department, phone 425-452-4310 regarding the
addressing of buildings/tracts. Refer to Section XI.D.41 for Condition of Approval
regarding Addressing of Lots, Buildings and Storefronts.

Restricted Driveway Access: With each new Design Review application, the
applicant shall document how the driveway access of that development meets the
restricted driveway access intent of LUC 20.25D.140.F.

Finding: A shared driveway access between Phase 1 and Phase 2 to Buildings A-C is
restricted to a private side street (122" Street) to minimize conflicts with transit, autos,
bicycles, and pedestrians and to reinforce active edge continuity along commercial and
retail frontages. In particular, the driveway for this phase of development is located away
from the main pedestrian entries and retail stores. Accordingly, the DR application and
submitted plans demonstrate that the driveway access meets the intent of LUC
20.25D.140.F.

Arterial Street Design Standards: The applicant shall meet the intent of the
“Arterial Street Design Standards within the Bel-Red Subarea.”

(This is now approved as part of Appendix B of the Transportation Department
Design Manual, referred to as The BelRed Corridor Plan.)

Finding: Not applicable, as there are no arterial streets adjacent to this development.

Right of Way and Easements: The applicant shall dedicate to the City all
necessary right of way such that street improvements including on-street parking
to the back of curb are located within the fee public right of way. The applicant
shall also grant any necessary construction, pedestrian, landscaping and utility
easements. The applicant shall provide easements to the City for location of
signal and street light facilities such as above-grade boxes and below-grade
vaults between the building and sidewalk within the landscape area.

Finding: The applicant will dedicate all necessary rights of way and grant any necessary
easements consistent with applicable city requirements.

Vehicular Access Restrictions: All non-signalized driveways and private roads
adjacent to 120th Avenue NE, NE 15th Street, 124th Avenue NE and NE 12th Street
will be restricted to right in/right out. No left turns will be allowed at the signalized
intersection of NE 15th Street/ 123rd Avenue NE. The applicant will purchase and
post “No Left Turn” signs at the subject street and/or driveway locations, when
and if necessary as directed by the City. All access is subject to additional
restrictions based on traffic operations conditions as determined by the
Transportation Department.

Finding: Not applicable, as the access to this development is via a private shared access
road (122" Avenue NE) between Phase 1 and the subject development, which connects
to NE District Way.

Local Improvement District (LID): The applicant shall not protest the city's
formation of a LID or Transportation Improvement District.
Page 31 of 67



The Spring District — Phase 2 Residential
15-119249-LD

Finding: This condition was recorded as part of the Master Development Plan dated
October 16, 2012 under King County recording number 201210160010489.

Compliance with MDP Conditions: X.B. PRIOR TO ANY DESIGN REVIEW APPROVAL

FOR A BUILDING, PHASE, AND/OR PARK/PLAZA/GATEWAY: The following conditions
must be complied with prior to-any Design Review approval for a building, phase, and/or
park/plaza/gateway:

1.

Design Review: Each new site development (i.e. building, parks, plaza, gateway)
shall require Design Review approval. If appropriate, Design Review applications
may be combined.

Finding: This application is for administrative Design Review approval for buildings and
other related site improvements, and is consistent with this MDP condition.

Outward Focus of Perimeter Buildings: During the Design Review of individual
buildings on the perimeter (124th Avenue NE, NE 12th Street, 120th Avenue NE),
the applicant shall provide building designs that convey an outward focus toward
the city streets as well as toward the interior of the development. The applicant
shall incorporate the design guidelines of LUC 20.25D.150. The use of blank walls
or flat nondescript walls that are not articulated by any visual interest is not
consistent with applicable design criteria.

Finding: This application does not provide building frontage on 124" Avenue NE, NE 12t
Street or 120" Avenue NE. However, the application incorporates design features
consistent with this condition and ensures a high quality building design facing NE
District Way, in addition to any views from 124" Avenue NE and NE 12" Street toward
the development. The orientation of the site plan to include a central east-west plaza
allows the buildings to face each other and the adjacent Phase 1 residential
development to the west. View corridors to the north and south are maintained through
the MDP with the extension of both 122" Avenue NE and 123" Avenue NE in the form
of pedestrian ways through the proposed project. The scale and size of the buildings
are appropriate for the concept approved in the MDP.

Coordinated Landscaping Plan along Site Perimeter: With the first perimeter
Design Review submittal along 124th Avenue NE and the first perimeter Design
Review submittal along 120th Avenue NE, a coordinated perimeter landscaping
plan shall be submitted for the length of The Spring District property along each
right-of-way. Note: This coordinated landscaping plan is for on-site landscaping
and not off-site landscaping associated with any city right-of-way project.

Finding: Not applicable, as the subject site is located interior to The Spring District, and
does not contain frontage on 120" Avenue NE or 124" Avenue NE.

Impervious Surface/Lot Coverage: The maximum impervious surface/lot coverage
is 75% MDP area-wide. This calculation shall be provided upon each Design
Review application to keep track towards the final phase of the MDP.

Finding: The applicant provided the city with an updated calculation for this review. The

total impervious surface/lot coverage of the area redeveloped under this application is

74.1%, which is below the maximum threshold. The cumulative impervious surface/lot
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coverage for both the Phase 1 and Phase 2 residential projects is 73.7%, which is still
below the 75% threshold required under the MDP. Refer to Section XI.C.20 for
Condition of Approval regarding Maximum Impervious Surface/Lot Coverage.

5. Parking Stall Calculations: Each building shall submit parking stall calculations to
document how it meets the Land Use Code requirements for onsite parking.

Finding: The application includes parking stall calculations showing compliance with on-
site parking requirements. Refer to Table 4 in Section lll.A above which summarizes
parking for the development.

6. Amenities and FAR for each Design Review:

» The phasing plan for the MDP shall provide for proportionate installation of
amenities that must be included when each phase of development is
constructed.

* Required amenities for each individual building shall be provided at the
time of that building construction. In-lieu fees shall be assessed and
collected at building permit issuance. Required amenities cannot be
“borrowed” from future buildings or phases.

» The applicant shall meet the amenities outlined in the Development
Agreement as well as the Land Use Code. The applicant shall use the
attached Amenity calculation sheet (Attachment E) to show compliance
with the DA and Land Use Code.

* The calculations shall show that for the overall MDP at full build-out, there
is at least a minimum 2.5 FAR overall (per the Development Agreement)
with a maximum 4.0 FAR overall (per the Land Use Code).

* With each Design Review application submitted under the MDP, the
applicant shall include the physical FAR of the proposed project, as well as
the calculated FAR of the project as part of the overall MDP rolling average.
At no time shall the averaged MDP FAR fall below 2.5 (DA) or exceed 4.0
(LUC).

» Use of an alternate MDP FAR calculation or a change to the target MDP
FAR must be reviewed and approved by the City of Bellevue as a
modification, processed as a Land Use Exemption application to Design
Review or as a modification request with the subject Design Review
application.

Finding: As shown below, the FAR for this application is 3.01 (Buildings A-C together),
which is within the required range of 2.5 to 4.0 under the Development Agreement and
the Land Use Code. The application does not include an alternate FAR calculation or
change to the target FAR.

The proposed FAR Amenity calculations, below, are consistent with the requirements of
the Development Agreement, MDP, and Chapter 20.25D of the LUC. Fees will be
collected at the time of building permit issuance. Refer to Section XI.E.33 for
Condition of approval regarding Payment of Fee-In-Lieu of Floor Area Amenities.
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The Development Agreement stipulates fees-in-lieu of amounts for amenity payments for
this specific Master Development Plan. Each phase of development is required to
provide the installation of amenities through payments in-lieu of installation (to be paid at
building permit issuance). For this specific Master Development Plan, the first 750,000
square feet is paid at $3.75 per square foot. After 750,000 square feet, the fee is $4.00
per square foot. Upon issuance of this project (assuming building permits for this project
are issued prior to the next issued spring project i.e. GIX, Brewpub, etc.), all future
development will be at the $4.00 rate.

The applicant intends to meet the FAR Amenity Incentive System (20.25D.090) code
requirements through payment of fee-in-lieu to satisfy all tiered bonus categories
triggered. These categories include Affordable Housing (Tier 1a) and Parks and
Streams (Tier 1b). Based on the current building design and based on the terms of the
Spring District Development Agreement, the estimated amount to be paid is
$656,948.50. Of that, $403,235.50 will satisfy the Tier 1a Affordable Housing
requirements and $253,713.00 will satisfy the Tier 1b Parks and Streams requirements.
These estimated fee calculations are included as Attachment E. Per 20.25D.090.C.6, in-
lieu fees shall be assessed and collected at building permit issuance. The fees will be
re-calculated at that time, prior to collection. Should a different Spring District project
(GIX) pull building permits prior to the issuance of permits for this project, the amenity
fees may have to be recalculated using only the $4.00 rate.

The Spring District Development Agreement provides a two-tiered discount rate for fee-
in-lieu payments made under the amenity incentive zoning system. The first 750,000
Gross Square Feet (GSF) of development can make fee-in-lieu payments at $3.75 per
square foot of Gross Floor Area (GFA). The first development under the MDP (office
buildings) used 344,363 of the available GSF and therefore pays 100% of their GFA fee-
in-lieu obligation at the $3.75 rate. The Phase 1 Residential project used 320,924 of the
available GSF and therefore paid 100% of their GFA fee-in-lieu obligation at the $3.75
rate.

The Spring Phase 2 Residential project will use the remaining 84,713 GSF eligible for
the $3.75 rate, which is 32% of the projects total GSF. Therefore, 32% of the projects
GFA to be paid at the $3.75 rate is 54,398, which equates to an amenity fee of
$203,992.50 within the Tier 1A Affordable Housing program. The remaining 68% of the
projects GFA (113,239) will be paid at the fee-in-lieu rate of $4.00, which equates to
$199,243.00 for the Tier 1A Affordable Housing program and $253,713.00 for the Tier
1B Parks and Streams program. See tables below.
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Residential Development

Aggregate Parcel Size (sf) 83,367 square feet
Total Allowed SF at max FAR 333,468 square feet
(4.0)
GFA of Proposed Development* 251,004 square feet
Base FAR Allowed (1.0) 83,367 square feet
GFA subject to Incentive System 167,637 square feet
GFA in Tier 1a (up to 1.25 104,209 square feet
FAR)
GFA in Tier 1b (up to 1.25
FAR) 63,428 square feet
GFA in Tier 2 (up to 0.5 FAR)

Average FAR 3.01 (251,004 square feet divided by 83,367
square feet = 3.01 FAR)

Amenity Fee-in-Lieu Payment Calculation - Summary

GSF* paid at $3.75 54,398

Tier 1A [Res]: affordable housing $203,992.50

Tier 1 [Cml] or Tier B [Res]: parks and streams 0

GSF paid at $4.00 113,239

Tier 1A: affordable housing $199,243.00

Tier 1 [Cml] or Tier 1B [ Res]: parks and streams $253,713.00
Total: $656,948.50

Res= Residential Use
Cml= Commercial Use

* Gross Floor Area (GFA) — the area included within the inside finished wall surface of the surrounding exterior walls of a building
excluding interior openings in floor plates (e.g. vent shafts, stair wells, and interior atriums}), outdoor courts and exterior balconies.
* Gross Square Feet (GSF) — total number of square feet within the inside finished wall surface of the outer building walls of a
structure, excluding vent shafts, outdoor courts and parking.

See Attachment E for detailed amenity calculations.

Compliance with prior MDP Conditions: X.C, D, and E. PRIOR TO CLEARING &
GRADING PERMIT, BUILDING PERMIT, AND ISSUANCE OF ANY CERTIFICATE OF
OCCUPANCY:

Response: Conditions contained in this section of the MDP are required by City Code and the
MDP and therefore must be met before clearing & grading permits, building permits, or
certificates of occupancy, respectively, are issued under this Design Review approval.

Refer to Section Xl for Conditions of Approval XI.B.9 through XI.D.44

V. PUBLIC NOTICE AND COMMENTS

The applicant and the city held a public meeting on September 22, 2015 at City Hall. The purpose of
the meeting was to discuss and clarify the proposal and listen to neighbor concerns. Approximately 7
people attended this meeting. Comments were accepted during and after this public meeting as well
as up to the date of this decision. During the review of the project, the City received one email
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officially commenting on the project; however, several emails were received with general questions
about the project regarding parking ratio and building height requirements and the need for traffic
impact analysis.

The following comments received are summarized below, followed by a response from staff:

1. Comment: Reduce the height of Building ‘A’ to 5 stories; reduce the height of
Buildings ‘B’ and ‘C’ to 3 stories. These changes will help reduce the appearance
of the structures to a penitentiary.

Response: If the height of Building ‘A’ is reduced to 5 stories, and the height of
Buildings ‘B’ and ‘C’ are reduced to 3 stories, the project would have a total FAR of
approximately 1.5, which is below the minimum 2.5 FAR required by The Spring District
Development Agreement. The project, as proposed, will have an FAR of 3.01, which
meets the FAR threshold under the Development Agreement, while still being below the
maximum FAR of 4.0 per the Land Use Code. In addition, the allowable building heights
for the BR-OR-1 and BR-OR-2 are 150’ and 125’, which the proposed buildings are well
below. The proposed building heights are staggered to provide variation amongst the
buildings themselves, and in relation to the residential project to the west. The heights
of the buildings also provide a natural increase in density when viewed from NE 12t
Street, up through the interior of The Spring District.

2. Comment: Change the roof structures/profiles of Buildings ‘A’, ‘B’ and ‘C’ to
provide some interesting architectural features (rather than the flat-roof designs
proposed); this will also help reduce the appearance of the buildings to a
penitentiary.

Response: The massing and roof structures of the buildings have been carefully
designed to comply with the goals for The Spring District, and will be architecturally
integrated with the residential development to the west, and the rest of the Spring District
neighborhood.

3. Comment: Reduce the number of rentable units in each of the buildings by 30%.
Resgons The city does not have the authority to require a development to designate
units as either for sale or for lease/rent.

4, Comment: Provide increased on-street parking provisions.
Res,gonse The on-street parking was previously installed as part of the infrastructure
improvements provided by the master developer, Wright Runstad, under a separate
permit. This project does not propose to modify the existing streetscape or roadway
improvements.

5. Comment: Increase the spacing/areas between the buildings to provide more area
for recreation space for residents.
Response: The spacing between the three structures meets both the Land Use Code
and Building Code requirements. Any increase to the spacing between structures would
prohibit the number of buildings as proposed. During the design review process, staff
requested modification of an area adjacent to the main entrance to Building ‘A’ in order
to provide an additional outdoor gathering space which complements the central plaza
area.
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VI TECHNICAL REVIEW

A. Clearing & Grading

The Clear and Grade reviewer has reviewed the plans and materials submitted for this project
and has determined that the clearing and grading portion of this land use application can be
approved. The future Clearing and Grading Permit application for this development must
comply with the City of Bellevue Clearing and Grading Code (BCC 23.76).

B. Utilities

Utility review of the Spring District Residential Phase 2 Administrative Design Review was
reviewed based on materials submitted at the time of this application and is approved for this
application. No construction will occur under this permit. The approval of this application has
been evaluated against City of Bellevue Utility Engineering Codes and Standards. Final utility
engineering construction review and approval will be completed under a Developer Extension
Agreement (UE) application. Slight design changes may occur under the Developer Extension
Agreement. Refer to Section XI.A.1 for Condition of Approval regarding Preliminary
Design, Utility Codes and Engineering Standards.

Water

The domestic and fire connections for Spring District Residential Phase Il will connect to
existing water main stubs provided by Phase 1 infrastructure. The water system has adequate
capacity to serve the site.

Sewer

Sewer is available to Spring District Residential at the south end of the project through an
existing 15” sewer main conveying through 12th Ave NE and a public sewer easement running
through 12150 NE Bel-Red Rd.

Storm

The development proposes to meet all the minimum requirements triggered for the site as
required in the City of Bellevue Surface Water Engineering Standards and 2005 DOE manual.
Based on information submitted with this permit the site will trigger storm drainage minimum
requirements 1-9 of the Storm and Surface Water Engineering Standards. After a review of the
materials submitted it is feasible for the development to mitigate storm water impacts to the site
under the required Developer Extension Agreement permit. There will be an overall decrease in
impervious area for the site and enough room exists on site to implement onsite and water
quality Best Management Practices (BMP). See SEPA section for proposed BMPs. Flow control
(Minimum Requirement 7) will not be required because site improvements will not exceed the
DOE or Storm and Surface Water Engineering Standard threshold for flow control. The Spring
District Residential Phase Il development exceeds the amount of replaced impervious surface
requiring water quality treatment (Minimum Requirement 6) and proposes to use Filterra planter
units to mitigate for the impact. Onsite storm water management (Minimum Requirement 5)
using amended soil in landscape areas.

C. Transportation

Site Access

This project is situated on Blocks 22 and 23 in the Spring District Master Development Plan, and
is in Phase 1B according to the current phasing plan for the development. The MDP proposes a
grid comprising public and private streets with extensive pedestrian connections to meet the
intent of the Bel-Red Street Development Standards. Access to the project is provided by NE
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District Way, a public street, on the north side, 123 Avenue NE, a private street, on the east
side, and a private shared driveway aligning with 122" Avenue NE on the west side.

Most of the required improvements for NE District Way are under construction with the Phase
1A infrastructure grading permit, and this street is planned to be dedicated as a public street
during the construction of the building. The dedication of the right-of-way is a condition of
approval for the Spring District Residential Phase 1 project west of the Phase 2 project. Phase
2 will be required to complete the construction of the sidewalk on the south side of NE District
Way across their frontage and also dedicate sidewalk easements.

On the west side of the building, the eastern portion of the shared driveway is under
construction with the Phase 1 residential development to the west. Phase 2 will complete the
west side of the driveway adjacent to the project, providing a minimum width of 20 feet of
vehicle travel area and a pedestrian walkway with a minimum width of 5 feet. This project will
also provide a treatment at the driveway approach to indicate that it is a private driveway rather
than an extension of the road to the north. This may be a raised pedestrian crossing, pavement
treatment, or other design element, and will be reviewed and approved with the grading permit
for this project.

East of the building, 123" Avenue NE will be extended south from NE District Way as a private
road. This project is responsible for constructing frontage improvements and half of the final
street width, or sufficient pavement width to meet fire access requirements if greater. Most of
this road was intended to be constructed with the approved project on Block 24; however, since
no grading permit was issued for that project, 123 Avenue NE frontage improvements are
required to be constructed as a condition of this project. This road must be included in the
grading permit plans for the project unless it is shown on another permit application that has
been submitted and is under review prior to grading permit approval for this project. Completion
of the construction of the frontage and half street is required prior to occupation of the project.
This street will remain private, however, granting of public sidewalk easements will be required
on the project frontage per the MPD conditions.

Vehicular access to the underground garage will be provided via a driveway on 122™ Avenue
NE. The building design at the garage access to the shared driveway limits sight distance to the
pedestrian walkway. To improve pedestrian sight distance for drivers exiting from the driveway,
the walkway was pushed out to the west, away from the building, and mirror(s) will be installed
to supplement vision. Refer to Section XI.C.19 for Condition of Approval regarding
Driveway Mirrors.

A loading area will be provided adjacent to the project at the south end of the shared driveway.
Vehicles using this area will be allowed to turn around using the fire access/pedestrian plaza
opening in order to enter NE District Way facing forward. No loading or unloading, including
vehicle turnaround, is allowed on public right-of-way. Refer to Section XI.A.2 for Condition of
Approval regarding Provisions for Loading.

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), and the provisions of the Transportation
Department Design Manual.
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Frontage improvements are required for this project on both public and private streets as laid
out in the Spring District MDP. Much of the frontage improvements required on NE District Way
for this site are being permitted and constructed by the master developer through an
infrastructure permit approved for Phase 1A. These are expected to be complete and accepted
into the City system in late 2016 or early 2017, but must be complete and accepted prior to
occupancy of this project. Sidewalk construction was not included in the previous permit and
will be required with this approval, as well as curb ramps and crosswalks that are not completed
through the infrastructure permit. Refer to Section XI1.D.36 for Condition of Approval
regarding Street Frontage Improvements.

Some of the frontage improvements for 123 Avenue NE that are required for this project were
previously included in another permit that was never issued. Completion of curb, gutter and
sidewalk and at least half of the street section (or wider as needed for fire access) will be
required as a condition of approval for this project. Since this street segment is longer than 150
feet, a turnaround is also required. The turnaround may be temporary if a permanent one is to
be provided in another project approval.

Frontage improvements for the western part of the shared driveway have been approved under
a separate permit. Completion of the driveway improvements and a pedestrian facility will be
included in this permit. Refer to Section XI.B.10 and XI.C.14 for Conditions of Approval
regarding Civil Engineering Plans — Transportation and Building and Site Plans -
Transportation.

1. A street light plan for NE District Way is required for review and approval prior to
completion of engineering and landscape plans showing any relocated fixture(s)
along with street tree location and driveway separation (ten feet from Point A in
standard drawing DEV-7E or equivalent).

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

ADA also requires provision of a safe travel path for visually handicapped
pedestrians. Potential tripping hazards are not allowed in the main pathway. Any
planter boxes installed in the sidewalk to improve pedestrian sight distance at
driveways must be designed to reduce the tripping potential and must not extend
more than two feet into the public sidewalk. Traffic signal controlier boxes and
streetlight contactor cabinets must be located so as not to interfere with the main
pedestrian path. Buildings shall be designed so that doors do not swing out into the
pedestrian path. Installation of colored or textured bands to guide pedestrians in the
direction of travel is advisable, subject to the requirements for non-standard sidewalk
features. ADA-compliant curb ramps shall be installed where needed, consistent with
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Design Manual standard drawings.

ADA-compliant curb ramps shall be installed on NE District Way at the intersections
with 123 Avenue NE and 122™ Avenue NE if not provided by others, consistent with
City and WSDOT standard drawings. If such standards cannot be met, then
deviation from standards must be justified on a Design Justification Form to be filed
with the Transportation Department.

3. Sidewalk along 123" Avenue NE and NE District Way shall be constructed to a width
of at least 6 feet with a planter strip of at least 5 feet, not including the curb width.

4. A pedestrian facility, such as a shared sidewalk or path, shall be provided on the
west side of the project in the shared driveway area. The approach to NE District
Way shall have a feature or features to differentiate it from the street system.

5. No new building structure or garage shall be constructed under a street right of way
or existing public 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.

6. To the extent feasible, 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. To the extent feasible, no utility vaults may be
located within the primary walking path in any sidewalk.

7.  Any awning, marquee, balcony, etc. over a sidewalk or utility easement must be at
least 16 feet above the sidewalk, or be removable (with an agreement regarding
removal and replacement); and must have at least three feet horizontal clearance
from any streetlight or traffic signal pole.

8. 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 drawings. Fixed
objects are defined as anything with breakaway characteristics greater than a four-
inch by four-inch wooden post.

9.  No new overhead utility lines will be allowed within or across any right of way or
sidewalk easement.

Easements

The applicant shall provide sidewalk and utility easements to the City as needed to encompass
the full required width of any sidewalks located outside the city right of way fronting this site on
NE District Way, and for the sidewalk adjacent to the private street, 123 Avenue NE, according
to the MDP conditions. A pedestrian easement in the shared driveway corridor west of the
building shall also be provided. A vehicle access easement shall be provided for the portion of
123 Avenue NE that is on the project property. Refer to Section XI.C.15 & XI.C.16 for
Condition of Approval regarding Existing Easements and Sidewalk/Utility/Access
Easements.

Right of Way Dedication
To incorporate street improvements which are reasonably necessary to mitigate the direct
results of the development, and to accommodate the street widening described elsewhere in
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this document, the developer is required to dedicate property such that street surface to back of
curb is accommodated within the public right of way.

Future rights-of-way for Spring District roadway alignments are shown in tracts on the Binding
Site Plan for the development. These will be dedicated by the master developer for required
infrastructure for each phase of the development. These tracts are narrow and require
additional right-of-way to be dedicated on the street frontages of adjacent blocks, including
Blocks 22 and 23 where this project is located, in order to provide sufficient right-of-way width
for street elements such as on-street parking bays and bio retention cells. For this project, right-
of-way shall be dedicated to a line that extends from the back of the curbline adjacent to the
parking bays on NE District Way. MDP condition X.D.2.E. requires that the right-of-way be
dedicated prior to the issuance of the project building permit. Refer to Section XI.C.17 for
Condition of Approval regarding Dedication of Right of Way.

Use of the Right of Way During Construction

Applicants often request use of the right of way and of pedestrian easements for materials
storage, construction trailers, hauling routes, fencing, barricades, loading and unloading and
other temporary uses as well as for construction of utilities and street improvements. A Right of
Way Use Permit for such activities must be acquired prior to issuance of any construction permit
including demolition permit. Sidewalks may not be closed except as specifically allowed by a
Right of Way Use Permit. Refer to Section XI.B.9 for Condition of Approval regarding
Right of Way Use Permit.

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. NE District Way will be
classified as a “No Cut” street when accepted into the City system. Refer to Section XI.D.37
for Condition of Approval regarding Pavement Restoration.

Transportation Management Program

In order to reduce single occupant vehicle trips and provide enhanced options to employees and
infrastructure users, the City has adopted code provisions for a transportation management
program. The owner of this development shall, prior to any initial occupancy of the building
structure, sign and record an agreement approved by the City of Bellevue to establish a
transportation management program to the extent required by BCC14.60.070. Refer to
Section XI1.C.18 and XI.D.38 for Condition of Approval regarding Transportation
Management Program and Implement the Transportation Management Program.

D. Building Division

The plans for this decision have not been sufficiently developed for a thorough review under the
International Building Code requirements. This review will occur during review of the Building
Permits. The plans generally conform to the requirements applicable to this stage of the design
process.

E. Fire

The fire Department has reviewed this proposal and recommends approval subject to
conditions. Refer to Section XI.C.35 for Conditions of Approval regarding Fire Department
Conditions.
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F. Addressing
The proposed addresses for the Spring District Phase 2 Residential project are the following:

12258 NE 12™ LN — Building A (building shell, apartment units, and leasing office)
12288 NE 12™ LN - Building B (building shell and apartment units)

12269 NE 12™ LN - Building C (building shell and apartment units)

12271 NE District Way — Retail in Building A

12291 NE District Way — Restaurant in Building B

12299 NE District Way — Restaurant in Building B

1212 122NP AVE NE - Parking Garage Entrance

® @ o & o o o

Permits associated with the construction of the parking garage should use the Parking Garage
Entrance address. The building permit submittal for Building A should use the Building A
address. The building permit submittal for Building B should use the Building B address. The
building permit submittal for Building C should use the Building C address. The initial tenant
build out permits should each be applied for under the corresponding commercial address listed
above. Because the City does not allow the use of Suite numbers for retail spaces, such as
those proposed in Buildings A and B, should the retail space in Building A be split into two
spaces, the City will assign a new street address for the new space at that time. Similarly, if the
WI-FI café/lounge space in Building B transitions from a tenant-only amenity to a
retail/restaurant space open to the public, a new street address will be assigned by the City. If
the restaurant space in Building B is occupied by single tenant, the City will retire one of the
restaurant addresses from the database. Please also note that NE 12™ LN (central courtyard
between the three buildings) is a fire access lane that will only be used for Fire and
resident/pedestrian/bicycle access. It is not intended to be driven on by the public. Refer to
Section XI.D.41 for Condition of Approval regarding Addressing of Lots, Buildings and
Storefronts.

VIl. STATE ENVIRONMENTAL POLICY ACT (SEPA)

The environmental review indicates no probability of significant adverse environmental impacts
occurring as a result of the proposed Design Review approval that are beyond those identified
in the Bel-Red Corridor EIS and the Transportation Facilities Plan EIS. The Environmental
Checklist together with information submitted (in the official file) adequately discloses expected
environmental impacts associated with the proposed Design Review approval. The City codes
and requirements, including SEPA, Land Use Code, Noise Ordinance, Building Code and other
construction codes adequately mitigate expected environmental impacts. Therefore, issuance
of a Determination of Non-Significance (DNS) is the appropriate threshold determination under
the State Environmental Policy Act (SEPA) requirements, with incorporation by reference of:

e The Bel-Red Corridor Project Draft and Final Environmental Impact Statement,
issued July 19, 2007 and addendum.

e Final Environmental Impact Statement, 2016-2027, Transportation Facilities Plan,
December 2015.

These documents are available in the City of Bellevue, Records Room, Lobby Floor, Bellevue
City Hall, 450 110" Avenue NE under file #05-127994-LE.

Adverse impacts which are less than significant are typically 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
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than significant, Bellevue City Code, Section 22.02.140, provides substantive authority to mitigate
impacts disclosed through the environmental review process.

The following amendments to the Environmental Checklist are provided by the City of Bellevue.
Transportation
Long Term Impacts and Mitigation

The long-term impacts of development projected to occur in the City by 2027 have been
addressed in the City’s 2016 — 2027 Transportation Facilities Plan FEIS Addendum. The
impacts of growth which are projected to occur within the City by 2027 are evaluated on the
roadway network assuming that all the transportation improvement projects proposed in the
City’s 2016 - 2027 Transportation Facilities Plan are in place. The Transportation Facilities Plan
EIS divides the City into several Mobility Management Areas (MMAs) for analysis purposes.
Spring District Residential Phase 2 lies within MMA #12, which has a 2027 total growth
projection of 3,713 multi-family dwelling units, 2,854,930 square feet of retail development, and
1,841,131 square feet of other development. This development proposes 279 residential units,
1,042 square feet of retail, and 2,739 square feet of restaurant. Therefore, the volume of
proposed development is within the assumptions of the Transportation Facilities Plan FEIS
Addendum.

Traffic impact fees are used by the City to fund street improvement projects to alleviate traffic
congestion caused by the cumulative impacts of development throughout the City. Payment of
the transportation impact fee, as required by BCC 22.16, contributes to the financing of
transportation improvement projects in the current adopted Transportation Facilities Plan, and is
considered to be adequate mitigation of long-term traffic impacts. Fee payment is required at
the time of building permit issuance. Refer to Section XI.C.13 for Condition of Approval

regarding Transportation Impact Fee.

Mid-Range Impacts and Mitigation

Project impacts anticipated to occur in the next six years are assessed through a concurrency
analysis. The Traffic Standards Code (BCC 14.10) requires that development proposals
generating 30 or more new p.m. peak hour trips undergo a traffic impact analysis to determine if
the concurrency requirements of the State Growth Management Act are maintained.

The Spring District Development Agreement and Master Development Plan allow concurrency
to be analyzed by phase. This project is located on Blocks 22 and 23 and is part of MPD Phase
1B, along with the development of Block 12 and Block 14. A concurrency analysis and traffic
impact analysis were prepared for Phase 1B by Parametrix in March 2016.

Phase 1B will generate approximately 357 new p.m. peak hour trips, with 175 of them
associated with this project. These trips were distributed and then assigned to the street
network using the City’s EMME-2 travel forecasting model with the current Capital Investment
Program network. By adding the expected Phase 1B trips to the traffic volumes in the model,
the area average levels of service were determined. To create a baseline condition for
comparison, the levels of service were also determined using traffic volumes without the project-
generated trips. In this project analysis, 35 system intersections received 20 or more p.m. peak
hour trips.

Neither the maximum area-average levels of service nor the congestion allowances would be
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exceeded as a result of traffic generated from this proposal. Therefore, Phase 1B passes the
concurrency test and complies with the Traffic Standards Code. The concurrency test results
are included in the Transportation Department file for this development. A concurrency
determination for Phase 1B is issued on the date of issuance of the first land use decision for
this phase. The Phase 1B Certificate of Concurrency is issued May 5, 2016 in conjunction with
this project (see Attachment F).

The development agreement for The Spring District allows the concurrency approval for each
phase to be vested for a period of five years. At the time of a complete building permit
application for each project in the phase, the concurrency reservation for each building will
remain in effect for the life of the building permit, pursuant to BCC 23.05.090.H. Upon issuance
of the building permit, concurrency is reserved for the life of the building permit as provided for
in BCC 23.05.100.E.

Short Term Operational Impacts and Mitigation

A traffic impact analysis was prepared for Phase 1B to determine if impacts would be created
that would require mitigation. The TIA analyzed traffic operations during the p.m. peak hours for
the 35 intersections in the system that are expected to receive 20 or more trips from this phase.
With Phase 1B, 16 of the 20 study intersections will operate at LOS D or better. Two
intersections, 148" Avenue NE/NE Bel-Red Road and 116™ Avenue NE/NE 4" Street will
operate at LOS E with and without the project. Two intersections, 134" Avenue NE/NE 8th
Street and 132™ Avenue NE/NE 8™ Street will operate at LOS F with and without the project.
Phase 1B trips will cause minor increases in delays, but are not expected to adversely impact
traffic operations at any of the study intersections. The trips associated with this project were
accounted for in the Phase 1B TIA, and no traffic mitigation is required for this project.

Earth

The affected geographic area is relatively level, with the exception of a graded artificial slope
located at the western edge of the site along the 120" Ave. NE. The slope is up to 50 percent in
places.

According to the geotechnical report of record, by GeoEngineers dated June 5, 2015, the soil on
the Spring District Residential Phase 2 site consists of fill of medium dense to dense silty sand
with variable gravel content in depths of 4 to 25 feet, increasing to the west. Recent deposits
and glacial till were encountered below the fill at depts. of 2 to 20 feet thick along the western
portion of the site. According to the geotechnical findings of the report, the project area is stable
and capable of supporting the proposed development, with some soil improvements
recommended for the west portion of the development.

Proposed earthwork includes grading of approximately 50,000 cubic yards. Unsuitable soil or
spoils will be exported to a licensed waste site. Structural fill, as needed and specified, will be
trucked from the site by approved supplies.

There is potential for erosion and sedimentation impacts as a result of the earth movement
activities. Applicants, permittees and contractors are responsible for preventing erosion and
discharge of sediment and other pollutants into the storm and surface water system and
receiving waters. A Construction Stormwater Pollution Prevention Plan (CSWPPP) prepared
according to the Washington State Department of Ecology Stormwater Management minimum
technical requirement # 2, will be required at time of clearing & grading permit application for
each of the development phases (Bellevue City Code 23.76).
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By incorporating the requirements of existing codes and standards, the recommendations
included in the geotechnical report (including site management techniques), use of Best
Management Practices for temporary erosion and sedimentation control, and rainy season
restrictions, it is expected that anticipated impacts to earth resources will be adequately
mitigated.

Water

Domestic and fire service will connect to existing stubs provided to the site during the Phase 1A
infrastructure for Spring District.

Sewer

Sewer service will connect to sewer stubs provided to the site during the Phase 1A
infrastructure for Spring District.

Storm Water Controls

The existing project limit area is within an area currently used for light industry. This area is
already paved for automobile use and storage of dry/cold consumer goods. The proposed
development is expected to decrease overall adverse impacts to the quality of surface water
leaving the site. Stormwater from rooftops and roadways will be collected, treated, and
conveyed through the Phase 1A constructed storm systems and water quality BMPs
construction under Spring District Residential Phase | that eventually discharge to Lake
Bellevue. Water quality treatment will be required and LID Best Management Practices are
proposed to meet the requirement. Filterra tree planters will be used to treat areas of pollution
generating impervious surfaces and are in accordance with 2005 DOE enhanced treatment
requirements. The site proposes to decrease the amount of existing impervious surface from
89% impervious lot coverage to 75%. No detention facility will be required since the 100 year
peak storm water threshold will not be exceeded which is a .10 cubic foot per second increase
in the 100 year developed peak runoff. The City’s Utility Codes and Engineering Standards
provide adequate direction to mitigate for water quality treatment for pollutants for any impacts
related to the proposal. See utility code 24.06 and 2012 Utility Engineering Standards.

Air Quality

During construction, emissions to the air will be released by construction vehicles and heavy
equipment. Following construction, emissions from residents’ and office workers vehicles will be
released.

Construction would temporarily increase dust and vehicle emissions near the construction area.
Mitigation will include using BMPs to control dust, covering exposed soils, and requiring idling
vehicles to be shut off. Construction vehicles will be fitted with required, factory-installed
emission control devices. To reduce the potential of dust, construction accesses will be covered
with rock or aggregate. Dust emissions will also be reduced during construction through the use
of spray water as necessary during dry weather conditions and planting disturbed areas with
erosion control seed mix as soon as is practical. Material stockpiles will also be covered or
watered as necessary to control dust. These are standard practices imposed on the Clearing &
Grading permit. (Bellevue City Code 23.76)

Construction vehicles and heavy construction equipment shall emit the least amount of air
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pollution as possible. While on city streets, all construction vehicles shall meet the requirements
of the Revised Code of Washington 46.61.655 for covered loads. Refer to Section XI.B.11 for
Condition of Approval regarding Air Pollution from Construction Vehicles and

Equipment.

The Bel-Red Corridor DEIS states that to the extent that pollutant-generating land uses (i.e.
repair shops, drycleaners) redevelop over time within the Bel-Red Corridor, overall emissions
would be lower in the future than they are now. And, that despite the predicted increase in traffic
volumes and emissions, the Bel-Red Corridor redevelopment is not likely to result in any
exceedance of the air quality standards. Maintaining traffic flow will reduce vehicles idling and,
therefore, reduce pollutant emissions from vehicles. With the future light rail trips, pollutant
emissions from vehicles are assumed to be further reduced.

The applicant provided a technical memorandum which describes the anticipated greenhouse
gas emissions associated with the construction and operation of the proposed residential
development.

Need for Qualitative or Quantitative Disclosure

Washington State Department of Ecology (Ecology) has jurisdiction over air quality in
Washington State. The City of Bellevue does not have code authority to regulate air quality
which is under the jurisdiction of Ecology. Ecology provides thresholds based on building type
and square footage to estimate the annual CO2e from the buildings and associated traffic.
These thresholds are used to determine the need for either a qualitative or quantitative analysis
of CO2e for a project. Ecology’s screening table, below, was used to determine the need for a
qualitative or quantitative analysis.

Qualitative Disclosure

Ecology guidance suggests projects expected to produce an average estimate of 10,000 to
25,000 MTCO2e annually should provide a qualitative disclosure of emissions associated with
the project. The expected sources of emissions for The Spring District Residential include
embodied emissions created through the manufacturing, transportation, construction, and
disposal of building materials as well as emissions created through landscape disturbance will
be below that estimate.

Ecology GHG Screening Table — Spring Residential

Phase 2 Residential Ecology Threshold Determination
Qualitative Analysis Quantitative Analysis
Building Types Units or SF (10,000 MTCO2e (25,000 MTCO2e
Annually) Annually)
Multi-family Units 261,059 SF > 399,000 SF > 998,000 SF

Ecology's Guidance for including Greenhouse Gas Emissions in SEPA states that for projects
that are expected to annually produce an average estimate of at least 10,000 but less than
25,000 metric tons COZ2e, proponents should at least qualitatively disclose the GHG emissions
caused by the project. A qualitative disclosure should include a general description of the
project’s expected source(s) of the emissions, as well as any proposed GHG mitigation
measures incorporated or designed into the project. This residential development project does
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not meet either the qualitative or quantitative analysis square footage thresholds to warrant the
need for further analysis. However, the applicant has provided the following mitigation options:

GHG Emissions Information

The Spring District Phase 2 Residential project is committed to providing environmentally
responsible, low impact development techniques as a standard practice. This project has
identified several low impact development techniques it is using to reduce project emissions.
The mitigation measures are described next, as well as the approximate percent reduction in
new emissions that each option can achieve.

#1: Transit-Oriented Development
The Spring District Phase 2 Residential project will be located within the transit-oriented
development with a future light rail station, bus lines, a walkable community layout and
mixed use development. The estimated MTCO2e reduction associated with the
reduction of vehicle dependency in a transit-oriented development is 256%*.
The elements of a transit oriented development that result in reductions of CO2
emissions include the following:
e High employment concentrations
e Mixed-use development (retail, office, residential)
¢ Significant public transportation accessibility
* Source: The Transportation Research Board, Special Report 298: Driving and
the Built Environment — The Effects of Compact
Development on Motorized Travel, Energy Use, and CO2 Emissions, 2009

#2: Building Lifespan

While the GHG Calculator used in this evaluation has lifespan estimates for buildings
based on use, the developer, Security Properties, has a large portfolio of built work that
shows their commitment to ecological construction, green building management and a
practice of energy conservation. By employing adaptive building reuse, sustainably
grown and regionally produced products and high-performance systems, Security
Properties promotes waste reduction as well as reuse and recycling in all of their new
and existing projects. By selecting durable and less energy consuming building
components, they have a proven history of sustainable buildings. Using the GHG
Calculator with the 80.5 -year lifespan for just the new multifamily buildings, this
mitigation is able to reduce the greenhouse gas emissions associated with the project.

Other Mitigation Measures

While it is difficult to quantify the MTCO2e reductions of many low impact development
techniques, these features will certainly provide additional emissions reductions. The
Spring District Phase 2 Residential project is implementing the following measures for
this project:

Bike and Pedestrian Facilities — bike and pedestrian facilities provided in and
around the project will encourage non-motorized transportation that will further
reduce the number of vehicle miles trips.
Low Impact Development (LID) — the site will include several low impact
development techniques to reduce land use change impacts. These techniques
may include, but are not limited to:

e Rain gardens

¢ Bio retention cells
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e Roof gardens and green roofs
Plants and Animals

Upon completion of the Design Review proposal, the overall impervious surface will be reduced
from 89% to 74% for the project limit, which is below the 75% maximum as required by the Land
Use Code. With the installation of site landscaping i.e. perimeter/interior, streetscape, plaza,
there will be the opportunity for new plant material (native/ornamental). |t is anticipated that
small urban animals and native birds will occupy the site area.

Noise

As conditioned, short term impacts related to noise generation as a result of the construction will
be minimized. 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, except for Federal holidays and as
further defined by the Bellevue City Code. Exceptions to the construction noise hours limitation
contained in the Noise Control Code MAY be granted pursuant to 9.18.020.C.1 when necessary
to accommodate construction which cannot be undertaken during exempt hours. Written
requests for exemption from the Noise Control Code must be submitted two weeks prior to the
scheduled onset of extended hour construction activity. The use of best available noise
abatement technology consistent with feasibility is required during construction to mitigate
construction noise impacts to surrounding uses. Refer to Section XI.A.5 and XI.A.6 for
Condition of Approval regarding Construction Noise Hours and Use of Best Available
Noise Abatement Technology.

in addition, per BCC 9.18.045B, noise levels in sleeping areas shall not exceed 40 dBA. The
applicant will be required to submit certification by an acoustical consultant prior to construction
of the residential buildings, that the construction methods and materials for the residential units
will meet this threshold. If the threshold is exceeded, then noise attenuation measures will be
required to be incorporated into the construction design. Once construction is complete, noise
levels will be required to be measured inside a random sample of units to ensure sleeping areas
do not exceed the 40 dBA threshold. Refer to Section XI.C.23 and XI.D.44 for Conditions of
Approval regarding Noise Levels and Noise Levels/Measurements in Sleeping Areas.

Light and Glare

There is the potential for light and glare with the lights at night from any residential units and
commercial tenant spaces. Potential light and glare impacts will extend to adjacent businesses
that operate after dark, in addition to vehicular/pedestrian traffic along adjacent streets. In order
to mitigate potential impacts to adjacent vehicular drivers/businesses/residents, any light source
emitting from the project area shall incorporate cutoff shields and be designed so as not to
provide light and glare and spillover offsite. Refer to Section XI.C.30 for Condition of
Approval regarding Shielded Lights.

Vill. CHANGES TO PROPOSAL DUE TO CITY REVIEW

The applicant addressed these comments, questions, and concerns and made clarifications or
changes to the proposal due to City review.

A. Transportation Department

The Transportation Department reviewed the proposal and requested the following:
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IX.

e Changes were required for the garage entry to improve pedestrian sight
distance for drivers.

Land Use Division
The Land Use Division reviewed the proposal and requested the following:

e Provide greater articulation/interest in building design. The use of the high
verticality of concrete at the base of elevations appeared dreary and
monotonous. Applicant modified base of buildings to break up/reduce concrete
material use.

e Modified blank walls by incorporating more visual interest in color and
materiality.

e Further enhanced an outdoor bench area adjacent to the main entrance of
building A by incorporating multiple bench areas and landscaping, which
provides an additional outdoor gathering area for the development, and in turn
helps to screen a portion of the blank fagade of the south elevation of building A.

DECISION CRITERIA

Per Land Use Code 20.30F.145, the Director may approve or approve with modifications an
application for Design Review if:

A.

The proposal is consistent with the Comprehensive Plan.

Finding: The proposal, as conditioned, is consistent with the Comprehensive Plan and
Bel-Red Subarea Plan. Staff has reviewed the policies which apply to the project and
determined that those applicable policies will be implemented through the application of
City Codes and the adopted Design Guidelines identified in the Bel-Red Chapter of the
Land Use Code. Conditions of approval imposed on the project include building design,
site design, landscaping, vision glass and master sign permit package. Refer to
Section XI.A.4, XI.B.12, XI.C.24, XI.C.27, XI.E.45, and XI.F.46 for Conditions of
Approval regarding Project Plans, Final Landscape Plan, Vision Glass, Building
Material/Details and Color Samples, Sign Master Plan, and Future
Tenant/Storefront Improvements.

The proposal is consistent with the Comprehensive Plan, including the following goals
and policies from the Bel-Red Subarea Plan:

1) Bel Red Subarea Vision:

e The Bel-Red corridor in 2030 will be an area that is unique within the city
of Bellevue and the entire Puget Sound region. It will be an area where
thriving businesses will be adjacent to, and sometimes mixed with, livable
neighborhoods, all served by a multi-modal transportation system that
connects the area to the greater city and region. The area will also be
distinguished by environmental and community amenities that will serve
residents and employees in the area, as well as residents from
surrounding neighborhoods and the entire city. The area will transition
gracefully over time, with existing businesses being accommodated while
new types of development will occur as conditions warrant.
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2)

3)

o Vibrant, diverse and walkable neighborhoods: Bel-Red will contain a
broad range of housing types to meet the needs of a diverse population of
varied income levels. Neighborhoods will have a pedestrian friendly and
walkable character, with convenient access to shopping, jobs, and
community amenities, and will also be well connected to the larger city
and region.

Finding:

The proposed Spring District Phase 2 Residential project is consistent with
the goals and policies of the Bel-Red Subarea Plan. The project helps to
implement the vision of the Bel-Red Subarea Plan by providing new
residential units in the neighborhood, as well as small retail and restaurant
spaces. As the residential population increases with the construction of these
new units, activation of the sidewalk, parks, retail/restaurant spaces and other
outdoor gathering spaces will result. The project will also further enhance
pedestrian activity and movement along new city streets.

Land Use Goal: To develop a land use pattern that is environmentally
sustainable and economically vibrant, and that creates distinctive new
commercial and residential neighborhoods for the Eastside.

POLICY S-BR-6. Concentrate the majority of future Bel-Red growth into a
series of mixed use, pedestrian-friendly and transit-oriented development
nodes, with higher density and height therein, as enabled through a land use
incentive system. Within each node, provide for tiered building heights, with
maximums at the center.

POLICY S-BR-8. Encourage mixed use development, promoting
opportunities to live, work, shop, and recreate within close proximity.

Findings:

The proposed Spring District Phase 2 Residential project meets the Land Use
goals and policies of the Bel-Red Subarea plan noted above. The residential
buildings will be the second phase of residential units to be constructed in the
36-acre MDP area. These buildings will help to provide the anchor for The
Spring District MDP and beginning of this future mixed use development.

The height of the buildings tier down from north to south, and complement the
tiered nature of the buildings of the Phase 1 development to the west. There
will be opportunities for live/work units along NE District Way, along with retail
and restaurant establishments. In addition, a convenient connection to the
existing public park on the corner of NE District Way and 1215t Avenue NE
will be established.

Urban Design Goal: To achieve a design character that results in
aesthetically beautiful, distinctive, and long-lasting places that evoke a strong
sense of Bellevue and the Northwest, and a dynamic public realm that
encourages social interaction.

POLICY S-BR-14. Use design guidelines to promote pedestrian-friendly and
transit-oriented design, ensure quality and a sense of permanence, promote
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environmental sustainability, and create a distinct sense of place. Conduct
design review for all mixed use, office and residentially designated areas of
the Subarea. Apply additional depth and attention to the details of design
review within transit-oriented development nodes.

Discussion: Design review should pay special attention to creating a
pedestrian-friendly environment, by helping to create vibrant,
interesting, safe, walkable and interconnected sites.

POLICY S-BR-16. Encourage place-making and a dynamic public realm by
integrating publicly accessible plazas, open spaces and other gathering
places with development, in public and private projects.

POLICY S-BR-18. Encourage diversity in the built environment through a
variety of building heights and forms, building articulation and modulation.
Encourage building rooflines and floor plates that break down the scale of
buildings, help to differentiate Bel-Red from Downtown, and enhance the
architectural variety of the area.

POLICY S-BR-23. Reinforce neighborhood character and identity through the
use of gateways and neighborhood signage. Prohibit signage that is out of
scale with or detracts from the public realm.

POLICY S-BR-25. Design and develop an outstanding street environment
that promotes streets as key urban places, sensitive to their context and
providing an interesting and aesthetically rich experience. Apply a street
hierarchy with design guidelines and street standards that provides an
appropriate combination of the following elements:

a.  Strong consideration of character and aesthetics in the design and
implementation of all street projects;

b. Integration of open space and landscaping, including street trees;

c.  Environmentally sensitive practices, including natural drainage
systems where appropriate;

d. Sidewalk development standards that promote pedestrian
functionality and interest, and avoid obstructions;

e.  Ground floor differentiation, including preferred uses, visual and

physical access;

Mid-block pedestrian crossings; and

g. On-street parking, where it contributes to pedestrian convenience
and safety.

o™

Findings:

The Urban Design goals and policies of the Bel-Red Subarea Plan are
incorporated into the Spring District Phase 2 Residential project. The
proposed residential buildings will continue to create a distinct sense of place
at the southern edge of the Spring District. The project is subject to the plans
submitted and attached. Refer to Section XI.A.4 for Condition of Approval
regarding Project Plans.

The design of the buildings will create a distinct sense of place, while
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4)

complementing the Phase 1 Residential project located west of the site, in
both architectural style, massing and scale. The Phase 1 project contains a
central plaza area, which serves as a larger pedestrian connection through
the Spring District, beginning at the intersection of NE 121" and 120" Avenue
NE, up through the Hill climb, through the Phase 1 plaza, and into the central
plaza area of the subject site, and out to NE District Way. Public access
signage will be required to be installed to clearly indicate this public
connection through the project site. Refer to Section XI.D.42 for Condition
of Approval regarding Public Access Signage for Pedestrian

Connections.

The central plaza area will provide a unique pedestrian friendly environment
as well as two outdoor gathering spaces for residents of the three buildings.
A vibrant landscaping palette will also help to enhance the central plaza area
and outdoor gathering spaces. To ensure the accessibility of the plaza, the
applicant shall provide movable tables and chairs. In addition, a public
courtyard at the prominent corner of NE District Way and 123 Avenue,
between buildings ‘A’ and ‘B’ will provide café seating and overhead catenary
lights.

This project also intends to create pedestrian-friendly sidewalks along NE
District Way and 123 Avenue NE. NE District Way will connect to adjacent
amenities, such as the park to the northeast, future light rail to the north, and
retail/restaurant uses on the corner at NE 123 Avenue NE. 123 Avenue
NE will include ground level townhouse units with stoops which are buffered
with layered plantings in both metal planters and planting at grade. This
streetscape will connect to the family play area located on the south side of
the site, with an ADA accessible trail at the end of the street. Overall, the
sidewalk layout, including streetscape planter design will continue to match
those currently existing along NE District Way and those approved under the
master clear and grade infrastructure permit for The Spring District.

The applicant will provide a master sign package for consistency in signage
within the project. Refer to Section XI.E.45 for Condition of Approval
regarding Sign Master Plan.

Environment: To redevelop the Bel-Red area as a model of environmental
sustainability, realizing opportunities provided by new development to
achieve significant improvements over current conditions.

Policy S-BR-28. Encourage natural drainage practices where feasible in
public and private projects, as an alternative to traditional stormwater
freatment and control. Allow natural drainage practices to offset traditional
freatment and control standards to the extent practicable, and provide other
incentives to promote their use if needed.

Finding:

Along the streets within The Spring District, low impact development
techniques in the form of stormwater bio retention facilities are located within
streetscape planter areas.
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5) Parks and Open Space Goal: To create a robust, aesthetically beautiful,
and functional parks and open space system that serves the needs of Bel-
Red and the broader community, and that connects with and complements
the larger Bellevue parks and open space system.

POLICY S-BR-39. Promote the development of “green streets” throughout
the corridor, with an abundance of street trees and areas of landscaping to
improve and reduce the amount of storm water runoff, be aesthetically
pleasing, and provide an attractive pedestrian experience.

Finding:

Along the streets within The Spring District, the original developer, Wright-
Runstad, has provided the required local street landscaping, which includes
street tree, planting strips, tree wells and rain gardens. In addition, a public
park has been created north-west of the project site, which will provide
recreational opportunities for residents of the development.

6) Transportation Goal: To create a more complete, connected, and well
balanced transportation system, while protecting neighborhoods from
spillover traffic impacts and while ensuring that transportation investments
contribute to the area’s sense of place and sustainability.

POLICY S-BR-57. Encourage garage and service vehicle access via local
and secondary streets and alleys. Limit access points along arterial streets.

POLICY S-BR-63. Improve pedestrian connectivity and the quality of the
pedestrian environment with a comprehensive sidewalk and trail system,

including through-block pedestrian connections, and mid-block crossings.
Include pedestrian amenities such as pedestrian-scaled lighting, seating,

transit shelters and weather protection.

Finding:

The original developer, Wright-Runstad, has provided the required local
streets for the subject site. The proposed project will include a singular
garage access point off a private shared access road (122" Ave NE)
between the subject site and the Phase 1 development to the west.
General loading and deliveries will also be located within this private
access road to minimize impacts to NE District Way, which fronts the
development. A significant pedestrian connection will continue through
the center of the subject development, which connects through the
Phase 1 development to the west and out the gateway/hillclimb entrance
at the corner of NE 12" and 120" Ave NE.

B. The proposal complies with the applicable requirements of this Code.

As conditioned, the proposal complies with applicable requirements of the Land Use
Code:

e Dimensional requirements.
e Parking/Loading requirements.
¢ Building and Site Design requirements.
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FAR Amenity Incentive System.

Use charts.

Catalyst Project.

Bel-Red Corridor Plan.

The Spring District Master Development Plan.
The Spring District Development Agreement.

® © o © o o

See Section Ill, Consistency with Land Use Code/Zoning Requirements.
See Section V, Technical Review.

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 proposal complies with applicable requirements of the Land Use
Code. Refer to Section 1.B, Building Design and I.C, Design Intent, for discussions on
overall design of the proposal. In addition, refer to Section lll, Consistency with Land
Use Code/Zoning Requirements and Section IV, Consistency with the Spring District
Development Agreement (DA) and Master Development Plan (MDP for additional design
requirements.

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.

As conditioned, the project meets this criterion. See responses to Criteria VIII.A-C
above.

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

All urban level public utilities/infrastructure are available to the site or will be
constructed/installed with the development. All city departments have reviewed the
proposal and have required associated conditions, as necessary. See Section V. for
Technical Review.

X. DECISION

After reviewing the proposal for consistency with applicable City of Bellevue requirements,
policies, development standards, and State Environmental Policy Act (SEPA), the Director
hereby APPROVES WITH CONDITIONS THE DESIGN REVIEW APPLICATION FOR THE
SPRING DISTRICT RESIDENTIAL PHASE 2 PROJECT.

Xi. CONDITIONS OF APPROVAL
COMPLIANCE WITH BELLEVUE CITY CODES AND ORDINANCES:

NOTE — Vested Status of the Design Review approval: The vested status of the Design
Review approval is per Land Use Code 20.25D.035.B and the Development Agreement, signed
July 10, 2009 and recorded September 11, 2009, recording number #20090911000269. These
provisions allow for extended vesting up to a maximum of 15 years from the date of the City’s
final decision, unless a completed building permit application is filed before the end of the 15
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year term. Upon issuance of a building permit, the vested status of a land use permit or
approval shall be automatically extended for the life of the project.

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

to:
Clearing & Grading Code - BCC 23.76 Savina Uzunow 425-452-7860
Bellevue Development Standards Savina Uzunow 425-452-7860
Transportation Development Code - BCC 14.60 Molly Johnson 425-452-6175
Transp. Impact Fee Program - BCC.22.16 Molly Johnson 425-452-6175
Right-of-Way Use Permit - BCC 14.30 Tim Stever 425-425-4294
Bellevue Utilities Code - BCC Title 24 Mark Dewey 425-452-6179
Construction Codes - BCC Title 23 Mark Chang 425-452-6997
Structural Codes — BCC Title 23 Mark Chang 425-452-6997
Land Use Code - BCC Title 20 Laurie Tyler 425-452-2728
Sign Code - BCC Title 22B Laurie Tyler 425-452-2728
Noise Control - BCC 9.18 Laurie Tyler 425-452-2728
Uniform Fire Code - BCC 23.11 Travis Ripley 425-452-6042
Transportation Department Design Manual Molly Johnson 425-452-6175
The Bel-Red Corridor Plan Streetscape Character, Molly Johnson 425-452-6175
Guidelines, and Standards
Addressing Jami Carter 425-452-4310

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

UTILITIES DEPARTMENT (GENERAL)

1. PRELIMINARY DESIGN, UTILITY CODES AND ENGINEERING STANDARDS
Utility review has been completed on the preliminary information submitted at the time of
this application. The review of this application has no implied approvals for water, sewer
and storm drainage components of the project for construction purposes. Final
construction plan approval will occur under a Utility Developer Extension Agreement.
Final civil engineering may require some changes to the site layout to accommodate the
utilities. The plan submittal will be required to comply with all engineering codes and
standards in place at the time of this application. Easements will be required under the
Developer Extension Agreement for water, sewer, and storm water infrastructure.

AUTHORITY: Bellevue City Code Title 24.02, 24.04, 24.06
REVIEWER: Mark Dewey, Utilities Department

TRANSPORTATION DEPARTMENT CONDITIONS (GENERAL)

2. PROVISIONS FOR LOADING

The property owner shall provide an off-street loading space which can access a public
street. This must include an off-street location for garbage pick-up, which must be
acceptable to the garbage hauler. On-street loading and unloading in the public right-of-
way will not be permitted.

AUTHORITY: Land Use Code 20.20.590.K.4, Bellevue City Code 14.60.180

REVIEWER: Laurie Tyler, Development Services Department,
Molly Johnson, Transportation Department
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LAND USE DIVISION CONDITIONS (GENERAL)

3. DEVELOPMENT AGREEMENT AND MASTER DEVELOPMENT PLAN

The applicant is subject to relevant conditions and requirements of the Development
Agreement between the City and the The Spring District, signed July 10, 2009 and
recorded September 11, 2009 recording number #20090911000269. The applicant is
also subject to relevant approval conditions of the Master Development Plan (File
number 11-125943 LP) approved May 3, 2012 by Development Services and affirmed
by the Hearing Examiner on October 8, 2012 (File number AAD 12-41).

AUTHORITY: Development Agreement, signed July 10, 2009 and recorded
September 11, 2009, recording number #20090911000269,
Master Development Plan (File number 11-125943 LP) approved
May 3, 2012 by Development Services and affirmed by the
Hearing Examiner on October 8, 2012 (File number AAD 12-41).
REVIEWER: Laurie Tyler, Development Services Department

4, PROJECT PLANS
The project is subject to the plans as attached (dated 2/12/16).

AUTHORITY: Land Use Code 20.35.230
REVIEWER: Laurie Tyler, Development Services Department

5. CONSTRUCTION NOISE HOURS

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, except for Federal holidays and as
further defined by the Bellevue City Code. Exceptions to the construction noise hours
limitation contained in the Noise Control Code MAY be granted pursuant to 9.18.020C.1
when necessary to accommodate construction which cannot be undertaken during
exempt hours. Written requests for exemption from the Noise Control Code must be
submitted two weeks prior to the scheduled onset of extended hour construction activity.

AUTHORITY: Bellevue City Code 9.18.020, .040
REVIEWER: Laurie Tyler, Development Services Department

6. USE OF BEST AVAILABLE NOISE ABATEMENT TECHNOLOGY
The use of best available noise abatement technology consistent with feasibility is
required during construction to mitigate construction noise impacts to surrounding uses.

AUTHORITY: Bellevue City Code 9.18.020.F
REVIEWER: Laurie Tyler, Development Services Department

7. MODIFICATION TO THE DESIGN REVIEW PLANS

Any modification to this approval shall be documented as a Post Issuance Revision to
this Design Review OR as an addition or revision to this issued land use approval,
processed as a Land Use Exemption. The applicant shall demonstrate compliance with
the Land Use Code consistent with the Governing Regulations section of the
Development Agreement. Any modification of the project design must be reviewed for
consistency with the design intent as stated in Section 1.C of this report. Conditions of
Approval run for the life of the project.

AUTHORITY: Land Use Code 20.30F.175, Development Agreement Section C
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REVIEWER: Laurie Tyler, Development Services Department

8. CONDITIONS OF APPROVAL
A copy of these conditions of approval shall be copied onto a plan sheet at the beginning
of the plan set(s) submitted for building permits.

AUTHORITY: Land Use Code 20.35.230
REVIEWER: Laurie Tyler, Development Services Department

B. PRIOR TO CLEARING & GRADING (CG) PERMIT ISSUANCE: The following
conditions are imposed to ensure compliance with the relevant decision criteria and
Code requirements. These conditions must be complied with on plans submitted with the
Clearing & Grading permit applications:

TRANSPORTATION DEPARTMENT CONDITIONS (prior to CG issuance)

9. RIGHT-OF-WAY USE PERMIT

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

a) Designated truck hauling routes.

b) Truck loading/unloading activities.

c) Location of construction fences.

d) Hours of construction and hauling.

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

f) Provisions for street sweeping, excavation and construction.

a) 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 shall secure sufficient off-street parking for construction workers before
the issuance of a clearing and grading, building, a foundation or demolition permit.

AUTHORITY: Bellevue City Code 11.70 & 14.30
REVIEWER: Tim Stever, Right of Way Department
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10. 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. Requirements for the engineering plans
include, but are not limited to:

a) Traffic signs and markings.

b) Curb, gutter, sidewalk, and driveway approach design for the frontage improvement
modifications. The engineering plans shall be the controlling document on the design
of these features; architectural and landscape plans must conform to the engineering
plans as needed.

c) Curb ramps and crosswalk revisions.

d) Installation or relocation of streetlights and related equipment.

e) Undergrounding of existing overhead utility lines, which should be coordinated with
adjacent sites. Transformers and utility vaults to serve the building shall be placed
inside the building or below grade, to the extent feasible.

f) Sight distance. Show the required sight triangles and include any sight obstructions,
including those off-site. Sight distance triangles must be shown at all driveway
locations and must consider all fixed objects and mature landscape vegetation.
Vertical as well as horizontal line of sight must be considered when checking for
sight distance.

g) Landings on sloping approaches are not to exceed a 10% slope for a distance of 20
feet approaching the back edge of sidewalk. Driveway grade must be designed to
prevent vehicles from bottoming out due to abrupt changes in grade.

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

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

Construction of all street and street frontage improvements must be completed prior to
closing the clear and grade permit and right of way use permit for this project. A Design
Justification Form must be provided to the Transportation Department for review and
approval of any aspect of any pedestrian route adjacent to or across any street that
cannot feasibly be made to comply with ADA standards. Design Justification Forms must
be provided prior to approval of the clear and grade plans for any deviations from
standards that are known in advance. Forms provided in advance may need to be
updated prior to project completion. For any deviations from standards that are not
known in advance, Forms must be provided prior to project completion.

AUTHORITY: Bellevue City Code 14.60, Transportation Department Design
Manual, and Americans with Disabilities Act
REVIEWER: Molly Johnson, Transportation Department
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LAND USE DIVISION CONDITIONS (prior to CG issuance)

1. AIR POLLUTION FROM CONSTRUCTION VEHICLES AND EQUIPMENT
Construction vehicles and heavy construction equipment shall emit the least amount of
air pollution as possible. While on city streets, all construction vehicles shall meet the
requirements of the Revised Code of Washington 46.61.655 for covered loads.

AUTHORITY: State Environmental Policy Act, Bellevue City Code, 23.76,
Revised Code of Washington 46.61.655
REVIEWER: Laurie Tyler, Development Services Department

12. FINAL LANDSCAPE PLAN

A Final Landscape Plan and irrigation plan shall be submitted with the Clearing and
Grading application for review by Land Use and the Parks Department. Provide details
for any electrical outlets that are proposed to be located within the planting strips.

AUTHORITY: Land Use Code 20.20.520.1
REVIEWER: Laurie Tyler, Development Services Department

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

TRANSPORTATION DEPARTMENT CONDITIONS (prior to BP issuance)

13. TRANSPORTATION IMPACT FEE

Payment of the traffic impact fee will be required at the time of building permit issuance.
If multiple building permits will be issued, the impact fee will be tied to the primary
above-ground permit. Impact fees are subject to change and the fee schedule in effect at
the time of building permit issuance will apply.

AUTHORITY: Bellevue City Code 22.16
REVIEWER: Molly Johnson, Transportation Department

14, 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. During construction, city inspectors may
require additional survey work at any time in order to confirm proper elevations. Building
plans, landscaping plans, and architectural site plans must accommodate 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.

AUTHORITY: BCC 14.60.060; 110; 120; 150; 180; 181; 190; 240; 241
REVIEWER: Molly Johnson, Transportation Department
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15. EXISTING EASEMENTS

Any utility easements contained on this site which are affected by this development must
be identified. Any negative impact that this development has on those easements must
be mitigated or easements relinquished.

AUTHORITY: Bellevue City Code 14.60.100
REVIEWER: Tim Stever, Right of Way Department

16. SIDEWALK/UTILITY/ACCESS EASEMENTS

The applicant shall provide sidewalk, utility, and access easements to the City such that
sidewalks and pedestrian paths outside of the City right of way are located within a
pedestrian easement area. This includes the sidewalks on NE District Way and 123"
Avenue NE, and the pedestrian corridor on the west side of the building.

AUTHORITY: Bellevue City Code 14.60.100
REVIEWER: Molly Johnson, Transportation Department

17. DEDICATION OF RIGHT OF WAY

The applicant shall dedicate right of way to the City along the property frontage such that
street improvements to the back of curb are located within the public right of way, prior to
the issuance of the primary above grade building permit.

AUTHORITY: Bellevue City Code 14.60.090
REVIEWER: Molly Johnson, Transportation Department

18.  TRANSPORTATION MANAGEMENT PROGRAM

The owner of the property being developed shall sign and record at the King County
Office of Records and Elections an agreement to establish a Transportation
Management Program to the extent required by Sections 14.60.070.

AUTHORITY: Bellevue City Code 14.60.070
REVIEWER: Molly Johnson, Transportation Department

19. DRIVEWAY MIRRORS
Plans submitted for building permits shall indicate driveway mirrors to improve
pedestrian sight distance for drivers existing from the driveway.

AUTHORITY: Transportation Design Manual
REVIEWER: Molly Johnson, Transportation Department

LAND USE DIVISION CONDITIONS (prior to BP issuance)

20. MAXIMUM IMPERVIOUS SURFACE/LOT COVERAGE
The maximum impervious surface/lot coverage shall be 75% per Land Use Code

20.25D.080.
AUTHORITY: Land Use Code 20.25D.080
REVIEWER: Laurie Tyler, Development Services Department
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21. RESTAURANT AND GARAGE EXHAUST VENTS
Restaurant and garage exhaust vents shall be located and designed to avoid pedestrian

impacts.
AUTHORITY: Land Use Code 20.25D.150.D
REVIEWER: Laurie Tyler, Development Services Department

22. CERTIFICATION BY A NOISE CONSULTANT

The applicant shall provide certification by a noise consultant that the noise from the
exhaust fans will not exceed 60 dBA and a determination from the noise consultant that
the velocity and direction of airflow from the exhaust system within pedestrian areas not
exceed 500 CFM.

AUTHORITY: Bellevue City Code 9.18.030 and Land Use Code 20.30F.145
REVIEWER: Laurie Tyler, Development Services Department

23. NOISE LEVELS

Noise levels in sleeping areas shall not exceed 40 dBA. The applicant shall measure the
noise levels in a random sample of the rooms and submit the findings to the City. If the
maximum threshold is exceeded, additional noise mitigation will be required to meet the
threshold prior to the issuance of any Occupancy Permit.

AUTHORITY: Bellevue City Code 9.18 & Land Use Code 20.30F.145
REVIEWER: Laurie Tyler, Development Services Department

24. VISION GLASS

The applicant shall provide vision glass along the lobbies, ground-level office, and retail
frontage to provide a high level of pedestrian interest. Lobbies, ground-level office, and
retail frontage shall not be substantially closed or blocked from view. In order to have the
portal function as anticipated, there shall be transparency provided through the building
on both sides of the portal as per the attached project drawings.

AUTHORITY: Land Use Code 20.25D.150.D
REVIEWER: Laurie Tyler, Development Services Department

25. BUILD-TO-LINES
The attached plans shall be considered the adopted design for purposes of build-to-line
requirements in accordance with Land Use Code 20.25D.130.B.

AUTHORITY: Land Use Code 20.25D.130.B.3.b, 20.25D.020
REVIEWER: Laurie Tyler, Development Services Department

26. SIDEWALK-ORIENTED DEVELOPMENT

The attached plans shall be considered the adopted design for purposes of sidewalk-
oriented development requirements in accordance with Land Use Code 20.25D.130.C.4.

AUTHORITY: Land Use Code 20.25D.130.C.4
REVIEWER: Laurie Tyler, Development Services Department
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27. BUILDING MATERIALS/DETAILS AND COLOR SAMPLES
The development is subject to the building materials/details and color samples as
indicated on the attached plans.

AUTHORITY: Land Use Code 20.25D.150.D
REVIEWER: Laurie Tyler, Development Services Department

28. MECHANICAL EQUIPMENT SCREENING

Roof plans submitted for the building permit application shall indicate locations of
mechanical equipment, including any communication equipment such as satellite dishes.
The applicant shall demonstrate that screening for rooftop mechanical equipment is
architecturally integrated with the building. Screening shall be provided so that rooftop
mechanical equipment is not visible from above, adjacent streets and public sidewalks.
All HVAC rooftop equipment shall be consolidated and screened, including painting of
equipment/screening as necessary.

Power, telephone, traffic control, or other equipment shall not be located in above
ground cabinets in sidewalk areas. Such equipment shall be located in underground
vaults or in a building or substantially screened per the approval of the Development
Services Department.

Any at grade grills/grates or panels shall be the minimum size necessary, be ADA
compliant and flush with the sidewalk or driveway in which it is installed. Review and
approval of these locations and grates will be through the building permit review

process.
AUTHORITY: Land Use Code 20.25D.150.D, 20.20.525.C.5
REVIEWER: Laurie Tyler, Development Services Department

29. SOLID WASTE/RECYCLING COLLECTION FACILITIES REQUIRED

Prior to the issuance of any construction permit, the applicant shall provide a written
document demonstrating that Republic Services (City’s waste hauler service) has been
contacted and has approved the proposed sizing of and access to the recycling and
solid waste collection area(s) for this building using current standards. In addition,
all rights of way and public easement shall not be occupied by trash receptacles,
dumpsters, recycling bins or other such items. Collection and storage facilities for
recyclable materials shall be shown on building and site plan drawings. This area shall
not be visible from the street.

AUTHORITY: Land Use Code 20.20.720
REVIEWER: Laurie Tyler, Development Services Department

30. SHIELDED LIGHTS

In order to mitigate potential impacts to adjacent vehicular drivers/businesses/residents,
any light source emitting from the project area shall be designed so as not to provide light
and glare and spillover offsite. Cutoff shields shall be used.

AUTHORITY: Land Use Code 20.20.522
REVIEWER: Laurie Tyler, Development Services Department
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31. BICYCLE PARKING
The applicant shall provide a minimum of 28 bicycle parking stalls in accordance with the
Bel-Red Land Use Code 20.25D.120.G.

AUTHORITY: Land Use Code 20.25D.120
REVIEWER: Laurie Tyler, Development Services Department

32. GARAGE SOFFIT VIEWS

Sections submitted for building permit applications shall provide finish for any soffits at
the second floor under the slab insulation where it may be visible to public. Any sections
of the soffit insulation that will be visible when the garage door is open must be finished
at the entry in a manner consistent with the design of the building.

AUTHORITY: Land Use Code 20.25D.150.C
REVIEWER: Laurie Tyler, Development Services Department

33. PAYMENT OF FEE-IN-LIEU OF FLOOR AREA AMENITIES

The applicant intends to meet the FAR Amenity System (LUC 20.25D.090) code
requirements through payment of fee-in-lieu to satisfy all tiered bonus categories
triggered. The applicant shall pay the city the fee-in-lieu of the floor area amenities at
building permit issuance. Final fee amount to be re-assessed at time of building permit

issuance.

AUTHORITY: Land Use Code 20.25D.090.C.6; Development Agreement,
Paragraph F.1, Recording Number 20090911000269

REVIEWER: Laurie Tyler, Development Services Department

34. NON-RESIDENTIAL PARKING STALL IDENTIFICATION

Plans submitted for building permits shall indicate the locations of retail and restaurant
parking stalls for this development. Prior to Temporary Certificate of Occupancy (TCO),
the applicant shall install signs which clearly designate the commercial parking stalls
within the parking garage.

AUTHORITY: Land Use Code 20.20.590 & 20.25D.120
REVIEWER: Laurie Tyler, Development Services Department

FIRE DEPARTMENT CONDITIONS (prior to BP issuance)

35. (a) SMOKE CONTROL
Smoke control will be required in Buildings A & C due to 5 levels of type VA

construction. (AUTHORITY: Bellevue Amended IFC 909)

(b) ADDRESSING
Provide addressing to access all units from streets and interior court. Note:

Live/Work and Townhouse units do not have to be addressed from street.
(AUTHORITY: International Fire Code 505)

(c) HOSE LENGTH
Provide drawings showing hose reach from intermediate stair landings for each floor

including garage. (AUTHORITY: International Fire Code 904)
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(d) FIRE ACCESS LANE
Provide details on Fire access lane control and access to interior courtyard.
(AUTHORITY: International Fire Code 503)

(e) FIRE SPRINKLERS
Provide automatic fire sprinklers designed per NFPA 13 throughout the building.
(AUTHORITY: International Fire Code 903)

(f) FIRE ALARM

Provide a fire alarm notification system throughout the buildings designed per NFPA
72.

(AUTHORITY: International Fire Code 907)

(g) FIRE DEPARTMENT CONNECTION
Provide a fire department connection at an approved location.
(AUTHORITY: International Fire Code 903 & 912)

(h) EMERGENCY RESPONDER RADIO

Provide an emergency responder radio coverage system in the garage and
buildings.

(AUTHORITY: Bellevue Amended IFC 510)

(i) GENERATOR
Indicate on the plans the location of the generator, fuel tank size and other
requirements to meet IFC Chapter 57 and IMC.

(i) 123R° AVENUE NE
Tract ‘A’, 123 Avenue NE, shall be constructed as part of this project for Fire
Access to the east side of Building B.

AUTHORITY: As noted above.
REVIEWER: Travis Ripley, Fire Department

D. PRIOR TO ISSUANCE OF ANY CERTIFICATE OF OCCUPANCY (CO)

TRANSPORTATION DEPARTMENT CONDITIONS (prior to issuance of any CO)

36. STREET FRONTAGE IMPROVEMENTS

All street frontage improvements and other required transportation elements must be
constructed by the applicant or others and accepted by the Transportation Department
inspector. This includes all frontage improvements for NE District Way and 123" Avenue
NE that may be constructed through permits by others.

All existing street light and traffic signal apparatus affected by this development,
including traffic controllers, pedestrian signal poles, traffic signal poles, and power
sources, must be relocated as necessary. Existing overhead lines must be relocated
underground. All required improvements must be constructed as per the approved plans
or as per direction of the Transportation Department inspector. Bonding or other types of

Page 64 of 67



The Spring District — Phase 2 Residential
156-119249-LD

assurance devices will not be accepted in lieu of construction, unless the City requires a

delay.

AUTHORITY: BCC 14.60; Comprehensive Plan Policy UT-39; Transportation
Department Design Manual; and Transportation Department
Design Manual Standard Drawings.

REVIEWER: Molly Johnson, Transportation Department

37. PAVEMENT RESTORATION

Pavement restoration associated with street frontage improvements or to repair
damaged street surfaces shall be provided as follows:

NE District Way: This street was recently paved and a five year no-street cut
moratorium will be in effect after the construction accepted into the system. Should
street cuts prove unavoidable or if the street surface is damaged in the construction
process, a half-street or full-street (depending on the extent of street cuts or damage)
grind and overlay will be required.

AUTHORITY: BCC 14.60. 250; Design Manual Design Standard #23
REVIEWER: Tim Stever, Right of Way Department

38. IMPLEMENT THE TRANSPORTATION MANAGEMENT PROGRAM

The Transportation Management Program required by Bellevue City Code Sections
14.60.070 per a condition of approval above must be functional prior to issuance of the
initial certificate of occupancy.

AUTHORITY: Bellevue City Code 14.60.070
REVIEWER: Molly Johnson, Transportation Department

LAND USE DIVISION AND ADDRESSING CONDITIONS (prior to issuance of any
CO)

39. LANDSCAPE INSTALLATION ASSURANCE DEVICE

if a Temporary Certificate of Occupancy is requested prior to completion of the
landscaping installation, the applicant shall file with the Development Services
Department a landscape installation assurance device equal to 150% of the cost of labor
and materials for any landscaping that has not yet been installed.

AUTHORITY: Land Use Code 20.40.490
REVIEWER: Laurie Tyler, Development Services Department

40. LANDSCAPE MAINTENANCE ASSURANCE DEVICE

The applicant shall file with the Development Services Department a landscape
maintenance assurance device in the form of an assignment of savings or letter of credit
for 20% of the cost of labor and materials for all landscaping on the site.

AUTHORITY: Land Use Code 20.40.490
REVIEWER: Laurie Tyler, Development Services Department
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41. ADDRESSING OF LOTS, BUILDINGS, AND STOREFRONTS

The applicant shall contact Jami Carter, Information Technology Department, regarding
the addressing of lots, buildings, and storefronts. Addressing shall be approved by the
Fire Department and Transportation Department.

AUTHORITY: Uniform Fire Code 505

REVIEWER: Jami Carter, Information Technology Department
Travis Ripley, Fire Department
Molly Johnson, Transportation Department

42, PUBLIC ACCESS SIGNAGE FOR PEDESTRIAN CONNECTIONS

“Public Access” signage as depicted in the Bellevue Wayfinding Manual shall be
prominently located to clearly convey the message that the public is welcome in all
plazas and pedestrian connections. Prior to Temporary Certificate of Occupancy, the
specific locations and sign designs shall be determined and installed.

AUTHORITY: Land Use Code 20.25D.150.C
REVIEWER: Laurie Tyler, Development Services Department

43. RESIDENTIAL RESTRICTED PROPERTY RECORDING
Per the conditions of the Master Development Plan, the applicant shall record the
appropriate covenant for “residentially-restricted property”.

AUTHORITY: Development Agreement, signed July 10, 2009 and recorded
September 11, 2009, recording #200909110002269, paragraph H
REVIEWER: Laurie Tyler, Development Services Department

44, NOISE LEVELS/MEASUREMENTS IN SLEEPING AREAS

Noise levels in sleeping areas shall not exceed 40 dBA. The applicant shall measure
the noise levels in a random sample of the rooms and submit the findings to the City. If
the maximum threshold is exceeded, additional noise mitigation will be required to meet
the threshold prior to the issuance of an Occupancy Permit.

AUTHORITY: Bellevue City Code 9.18.045B & Land Use Code 20.30F.145
REVIEWER: Laurie Tyler, Development Services Department
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E.

PRIOR TO ISSUANCE OF ANY SIGN PERMITS (SIGN)

LAND USE DIVISION CONDITION (prior to issuance of a SIGN permit)

45. SIGN MASTER PLAN
A comprehensive sign package shall be submitted to the Development Services
Department for review and approval through a Pre-Development Services (DC)
application. Contents shall include but is not limited to:

a. Location

b.  Lighting

c. Color Palate

d. Materials

e. Design concept
Signage shall be the minimum necessary to convey information and shall be
architecturally compatible and integrated with the building. Maximum letter and sign size
shall be determined based on proposed location and other design criteria. Sign Code
limitations are not a guaranteed maximum and cannot be exceeded. Final design review
of individual signs and compliance with the approved sign package will occur through
review of each sign permit application.

No freestanding signs, cabinet signs or signs above the rooftop are permitted except as
permitted in the Sign Code Bellevue City Code 22B.10.

AUTHORITY: Bellevue City Code 22B.10 and Land Use Code 20.25D.150.F
REVIEWER: Laurie Tyler, Development Services Department

PRIOR TO ISSUANCE OF TENANT IMPROVEMENT (Tl) PERMITS

LAND USE DIVISION CONDITION (prior to issuance of Tl permits)

46. FUTURE TENANT/STOREFRONT IMPROVEMENTS

Future retail/commercial tenant improvements shall reflect the design intent shown on
the attached preliminary design. Vision glass is required to provide pedestrian access to
interior spaces. Fire Control Room doors shall look like retail/office storefronts. Each
tenant improvement or revision to this proposal shall be approved by the City.

AUTHORITY: Land Use Code 20.30F
REVIEWER: Laurie Tyler, Development Services Department
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£ 1 ELECTRICAL: 2014 NATIONAL ELECTRICAL CODE (NEC) (NFPA 70) CODE. LEVEL 1 MEZZANINE 5,838 SF < 36,000 SF
i 3. BOTH TYPE 'A' AND 'B"; GRAB BARS TO BE OMITTED IN BATHING AND TOILET FACILITIES BUT BLOCKING LEVEL 2 14,409 SF < 36,000 SF BG
ALL AS AMENDED AND ADOPTED BY THE 2012 WASHINGTON STATE AMENDMENTS AND THE MUST BE PROVIDED. PROVIDE PHOTOS DOCUMENTING INSTALLED BLOCKING IN EACH UNIT BEFORE LEVEL 3 15,106 SF < 36,000 SF
R 2012 BELLEVUE CITY CODE. COVERING THE WALLS. LEVEL 4 15.106 SF < 36,000 SF cs
£ 0 4, TYPE'A' AND 'B' ONLY: WHERE A 30" X 48" CLEAR FLOOR AREA POSITIONED FOR A PARALLEL APPROACH IS LEVEL 5 15,106 SF < 36,000 SF
LR ZONE CLASSIFICATION: BEL-RED-OR-1/BEL-RED-OR-2 NOT PROVIDED, CABINETS TO BE INSTALLED UNDER SINKS AND LAVATORIES SHALL BE PERMANENT SO LONG LEVEL 6 15106 SF <36.000 SE CH
tr 0l AS THEY ARE EASILY REMOVABLE WITHOUT REMOVING OR REPLACING THE LAVATORY. FINISH FLOORING ’ : —
N ZONE DISTRICT: BEL-RED OFFICE / RESIDENTIAL NODE 2 SHALL CONTINUE UNDER THE CABINETS. . BP, KP, NH
S 5. TYPE 'A' ONLY: BATHTUBS TO BE PROVIDED WITH PORTABLE, REMOVABLE SEATS, 12" WIDE AND AN TOTAL BUILDING AREA: 95,637 SF
£3 ¢ ADJUSTABLE SHOWER SPRAY UNIT WITH A 60" HOSE. _ BG, KB
B PERMIT INFORMATION 6. TYPE 'A' ONLY: INSULATE EXPOSED (INCL. THOSE INSIDE TEMPORARY CABINETS) DRAIN PIPES AND HOT TOTAL NO. OF RESIDENTIAL UNITS: 101
HE I BUILDING PERMIT PHASING: LAND USE: DESIGN REVIEW (DR) WITH SEPA WATER PIPES UNDER ACCESSIBLE SINKS AND LAVS. W COMMERCIAL W COMMERCIAL
v 2 £ PRE-APPLICATION CONFERENCE: PERMIT #15-107933DB - ( ) PARK BREWPUB DEVELOPMENT DEVELOPMENT ARCHITECT SEAL
PREAPPLICATIN CONFERENCE: PERI ENERGY NOTES BUILDING C - PROJECT DESIGN DATA FOR REFERENCE ONLY
£1 2 BUILDING: BB PERMIT _ [
£3 PHASE 1 - BELOW GRADE STRUCTURED PARKING PER 2012 INTERNATIONAL ENERGY CONSERVATION CODE SECTION 1314.6.2: CONTINUOUS AIR BARRIER THE OCCUPANCY TYPE (SEC 302) BUSINESS (B), RESIDENTIAL (R-2), AND STORAGE (S-1) - J 3669
] CONTRACTOR SHALL CONDUCT A WHOLE BUILDING AIR LEAKAGE TEST IN ACCORDANCE WITH TEST METHOD — REGISTERED
EN PHASE 2 - ABOVE GRADE BUILDING A, BUILDING B, AND NE District Way SEUSIERER
S BUILDING C AS SEPARATE PERMITS. L CToD BV A CUALIVIED FERSON NoT Aeobo D WITH THE CONSTRUGTION COMmay D MIXED USE AND OCCUPANCY (SEC 508.3) NONSEPARATED OCCUPANCIES e —— = V™
ioE INSPEGTION REPORT BY THAT PERSON SUBMITTED TO THE BUILDING OFFICIAL SEPARATION EXCEPTION (SEC 508.3.3) GROUP R-2 DWELLING UNITS SHALL BE SEPARATED FROM OTHER DWELLING UNITS AND — - w
;2 £ RELATED PERMITS: GLEARING AND GRADING: GD PERMIT | FROM ACCESSORY OCCUPANICES CONTIGUOUS TO THEM WITH THE REQUIREMENTS OF ' e BRUCE L. WILLIAMS
s g UTILITIES: DEVELOPER EXTENSION AGREEMENTS SECTION 420. 12 STATE OF WASHINGTON
S5 g FIRE: FIRE SPRINKLERS; FIRE ALARM SYSTEM FIRE NOTES | ):g e
R TRANSPORTATION: ROW USE PERMIT 1. SUBMIT SHOP DRAWINGS FOR THE FOLLOWING FIRE PROTECTION SYSTEM TO THE CITY OF BELLEVUE FOR | e 12 PROJECT SITE DEVELOPMENT
i1 SHORING PLAN APPROVAL PRIOR TO INSTALLATION: TYPE OF CONSTRUCTION (SEC 602): TYPE IA TYPE VA s
i A ALTOMATIC SPRINKLER - PLANS SHALL INCLUDE WATER SUPPLY INFORMATION FIRE PROTECTION (SEC 903.3.1.1): AUTOMATIC SPRINKLER SYSTEM (NFPA 13)  AUTOMATIC SPRINKLER SYSTEM (NFPA 13) !
DEFERRED SUBMITTAL B FIRE ALARM ALLOWABLE BUILDING HEIGHT (TABLE 503):  UNLIMITED 3 STORIES AND 50 FEET L
8l C. FIRE STOP PROGRAM AUTOMATIC SPRINKLER INCREASE (SEC 504.2): N/A 1 STORY AND 20 FEET :
E: % 1. STEEL STAIRS, GUARDS, AND HANDRAILS. 2. AUTOMATIC SPRINKLER SYSTEM TO BE MONITORED BY AN APPROVED CENTRAL STATION SERVICE. DESIGN STAIR PRESSURIZATION INCREASE (SEC 504.3):  N/A 1STORY ! FOR PERMIT
3 2. FIRE-STOPPING SYSTEMS AND INSTALL IN ACCORDANCE WITH NFPA 13 (STANDARD 9-1)
£ st 3. PROVIDE FIRE ALRM SYSTEM THAT MEETS NFPA 72, IFC SECTION 907 AND CITY OF BELLEVUE, INCLUDING TOTAL ALLOWABLE BUILDING HEIGHT: UNLIMITED 5 STORIES AND 70 FEET ONLY
£ 2 B3 ZONING OF INITIATING DEVICES BY FLOOR, LOCATION OF THE CONTROL PANEL OR REMOTE ANNUNCIATOR AT ACTUAL BUILDING HEIGHT: 1 STORY 5 STORIES AND 70 FEET THIS DOCUMENT HAS BEEN PREPARED
s fg EBZ THE MAIN BUILDING ENTRANCE, SMOKE DETECTION IN RESIDENTIAL CORRIDORS, AUDIBILITY OF 15 DBA SPRING S Re — PROJECT FOR PERMIT APPLICATION AND IS SUBJECT
£ 08 o0 ABOVE AMBIENT SOUND LEVELS OR 75 DBA MIN. THROUGHOUT ALL NORMALLY OCCUPIED AREAS AND 70 DBA ACTUAL TOTAL BUILDING HEIGHT: 6 STORIES AND 68'-9 1/2" DISTRICT re-ta | SITE T R OVERNMENTAL AGENCIES
B MIN AT ANY POINT IN BEDROOMS WITH DOOR CLOSED, VISUAL ALARMS IN COMMON-USE AREAS AS REQUIRED 1520 !
EiNL BY CITY OF SEATTLE, ELEVATOR RECALL, AND CONNECTION OF SPRINKLER WATER FLOW AND VALVE ALLOWABLE BUILDING AREA (TABLE 503): UNLIMITED 12,000 SF . :
R IAQAFE)CE\%’ED)\C&&%%SéA FIRE EXTINGUISHER WITH RECESED CABINET FOR EVERY 6,000 SF. MAX. TRAVEL BLILDING ARE MODIPIGATION (SEC S06.1) 6,000 5F = {12000+ [12,000x 0] + [12000% 2] PEL-RED ' i
S Sg gf : , - : Aa={At+[Atx If] + [Atx s N e L.
£ I i DISTANCE TO FIRE EXTINGUISHER CABINETS TO BE 75' WITHIN ALL AREAS AND FROM UNIT ENTRY DOORS. AL AL+ [At xSl B = ﬂ/ 'z PROJECT INFORMATION
g iF 2 WRAP OPENING WITH GWB TO MAINTIAN FIRE RATING OF WALL. _ | "
- 6. CONTRACTOR MATERIALS AND ACTIVITIES SHALL NOT BLOCK ANY EXIT OR IMPAIR FLOOR TO FLOOR FIRE ACTUAL BUILDING AREA PER STORY: 2|; e
5T if LEVEL 1 10,859 SF < 36,000 SF - 1]
SEPARATION WHILE THE BUILDING IS OCCUPIED. CEVEL 2 11951 SF <36.000 SF - - =
§ Sk i 7. STANDBY POWER TO BE PROVIDED TO THE ELEVATOR SYSTEMS AND AUTOMATIC FIRE DETECTION ’ ! 8 L -_ !
? §§ 2% SYSTEMS. LEVEL 3 11,251 SF < 36,000 SF D;EVZF;'\?L\:VEN B NE1_ = 1423715
a2 8. ALL COMBUSTIBLE CONCEALED SPACES NOT PROTECTED WITH FIRE SPRINKLERS SHALL BE TREATED WITH LEVEL 4 11,251 SF < 36,0007 celewue e =
5 £2 AN APPROVED FIRE RETARDANT THAT IS LISTED BY ICC WITH AN ES REPORT; SUCH AREAS SHALL ALSO BE LEVEL 5 11,251 SF < 36,000 SF FEBRUARY 12, 2016
FILLED WITH AN APPROVED NON-COMBUSTIBLE INSULATION AFTER THE FIRE RETARDANT TREATMENT, LEVEL 6 9,014 SF < 36,000 SF 2
ALLOWING FOR AIR CIRCULATION ABOVE THE INSULATION. _ N
i OCCUPANCY VENTILATION TOTAL BUILDING AREA: 64,878 SF % Ay || ® wsetene .

ORIGINAL SHEET SIZE 30" x 42"
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2 ZONING CODE SUMMARY GROSS FLOOR AREA FOR ALL BUILDINGS GROSS SQUARE FEET FOR ALL BUILDINGS
(o]
é NAME ‘ AREA SEATTLE / Pier 56, 1201 Alaskan Way, #200
S APPLICABLE CODE: CITY OF BELLEVUE TITLE 20 LAND USE CODE G. BICYCLE PARKING REo DAL NN Sl VASHI01 12066203544
~ ZONING / LAND USE CLASSIFICATION: BR-OR-1/BR-OR-2 OFFICE, RESIDENTIAL, INSTITUTIONAL, RETAIL, AND EDUCATION USES ARE REQUIRED TO PROVIDE BICYCLE PARKING 3,79 S BIKE CLUB 620 SF SAN FRANCISCO 60 atetStest, #30
SPECIAL REVIEW DISTRICT / OVERLAY DISTRICT: BEL-RED DISTRICT PURSUANT TO THE FOLLOWING STANDARDS: GARAGE LEVEL P1 53236 SF FITNESS 1,666 SF |
GARAGE LEVEL P2 53236  SF mithun.com
LEASING 2,040 SF
LUC 20.25D.070 USES ALLOWED 1. RATIO 51 GARAGE £3 936 SF
RESIDENTIAL - FIVE OR MORE DWELLING UNITS PER STRUCTURE (5) a. ONE SPACE PER 10,000 NSF FOR NONRESIDENTIAL USES GREATER THAN 20,000 NSF. GRAND TOTAL 357,476  SF !
(5) BICYCLE PARKING SHALL BE PROVIDED PURSUANT TO LUC 20.25D.120. b. ONE SPACE PER EVERY 10 DWELLING UNITS FOR RESIDENTIAL USES. P2 GARAGE 53,236 SF
2. LOCATION. MINIMUM BICYCLE PARKING REQUIREMENT SHALL BE PROVIDED ON SITE. FLOOR AREA, GROSS. THE AREA INCLUDED WITHIN THE INSIDE FINISHED WALL RESIDENTIAL 249,096 SF
FOOD AND CONVENIENCE STORE (RETAIL) (5.,6) 3. COVERED SPACES. AT LEAST 50 PERCENT OF REQUIRED PARKING SHALL BE PROTECTED FROM RAINFALL BY SURFACE OF THE SURROUNDING EXTERIOR WALLS OF A BUILDING, EXCLUDING INTERIOR RETAIL 3751 SF
EATING/DRINKING ESTABLISHMENTS (3, 6, 9) COVER. OPENINGS IN FLOOR PLATES (E.G., VENT SHAFTS, STAIR WELLS, AND INTERIOR ROOFTOP AMENITY 1491 SF
MISCELLANEOUS RETAIL TRADE: DRUGS, LIQUOR, BOOKS, VIDEO RENTALS) (3) 4. RACKS. THE RACK(S) SHALL BE SECURELY ANCHORED AND A BICYCLE SIX FEET LONG CAN BE SECURELY HELD ATRIUMS), OUTDOOR COURTS AND EXTERIOR BALCONIES. WIF| CAFE > 465 SF
(3) ANY NEW BUSINESS WHICH COMBINES THREE OR MORE PERMITTED RETAIL SALES USES SHALL BE LIMITED IN SIZE TO WITH ITS FRAME SUPPORTED SO THE BICYCLE CANNOT BE PUSHED OR FALL IN A MANNER THAT WILL DAMAGE THE ]
50,000 SQUARE FEET. THIS NOT DOES NOT APPLY TO USES THAT EXCEE THE SIZE LIMIT BUT ARE DOCUMENTED EXISTING WHEELS OR COMPONENTS. FLOOR AREA RATIO (FAR). A MEASURE OF DEVELOPMENT INTENSITY EQUAL TO THE GRAND TOTAL 367,532 SF
USES PURSUANT TO LUC 20.25D.060 5. SIZE REQUIREMENT. EACH REQUIRED BICYCLE PARKING SPACE SHALL BE ACCESSIBLE WITHOUT MOVING GROSS FLOOR AREA, EXCLUDING PARKING AND MECHANICAL FLOORS OR AREAS,
(5) FOOD AND CONVENIENCE STORES (RETAIL) SHALL CONTAIN AT LEAST 75 PERCENT SQUARE FOOTAGE OF RETAIL ANOTHER BICYCLE. DIVIDED BY NET ON-SITE LAND AREA (SQUARE FEET). NET ON-SITE LAND AREA GROSS SQUARE FEET. TOTAL NUMBER OF SQUARE FEET WITHIN THE INSIDE FINISHED
FOOD SALES NOT FOR CONSUMPTION ON PREMISES. INCLUDES THE AREA OF AN EASEMENT BUT DOES NOT INCLUDE PUBLIC RIGHT-OF-WAY WALL SURFACE OF THE OUTER BUILDING WALLS OF A STRUCTURE, EXCLUDING VENT
(6) DRIVE-IN WINDOWS ARE NOT ALLOWED EXCEPT AS REGULATED BY LUC 20.25D.060 PROPOSED: 29 BICYCLE SPACES REQUIRED EXCEPT IN THE DOWNTOWN AS PROVIDED FOR IN LUC 20.25A.020.D. SHAFTS, OUTDOOR COURTS AND PARKING.
(9) MICROBREWERY MANUFACTURING IS PERMITTED AS A COMPONENT OF AN EATING AND DRINKING ESTABLISHMENT; 79 BICYCLE SPACES PROVIDED PROJECT
PROVIDED, THAT THE MANUFACTURING USE OCCUPIES NOT MORE THAN 50 PERCENT OF THE TOTAL SQUARE FOOTAGE
OF THE COMBINED ESTABLISHMENT. USE AREAJQUANTITY ~ REQUIRED  PROVIDED BUILDING A - GROSS FLOOR AREA BUILDING A - GROSS SQUARE FEET SPRING DISTRICT
BUILDING A: RETAIL 1,042 SF 0 0 LEVEL AREA MAX GSF LEVEL NAME AREA RESIDENTIAL PHASE 2 -
BUSINESS SERVICES, ADMINISTRATIVE OFFICE - GENERAL, PROFESSIONAL SERVICES AND MEDICAL CLINICS (10) RESIDENTIAL 118 UNITS 12 26 | | | | GARAGE
(10) BICYCLE PARKING SHALL BE PROVIDED PURSUANT TO LUC 20.25D.120 G.
BULDINGB:  RESTAURANT 2739 SF 0 3 A-LEVEL 01 9,119 SF|< 12,000 GSF A-LEVEL 01 LEASING 1,532 SF
PROPOSED: MULTI-FAMILY RESIDENTIAL, COMMERCIAL AND BELOW GRADE PARKING. RESIDENTIAL 101 UNITS 11 26 A-LEVEL 02 7,194 SF | < 12,000 GSF A-LEVEL 01 RESIDENTIAL 7,075 SF LOCATION
A-LEVEL 03 11,434 SF < 12,000 GSF A-LEVEL 01 RETAIL 1,045 SF 1212 122nd AVE NE,
LUC 20.25D.080 DIMENSIONAL REQUIREMENTS BUILDINGC:  RESIDENTIAL 60 UNITS 6 24 A-LEVEL 04 11,434 SF < 12,000 GSF 9,652 SF BELLEVUE. WA 98005
e 2 _ A-LEVEL 05 11,434 SF | < 12,000 GSF ’
£ g CHART 20.25D.080.A TOTAL: E\Efg@%m%'é gg 36 A-LEVEL 06 11,434 SF < 12,000 GSF A-LEVEL 02 LEASING 508 SF US.A.
e 5 BEL-RED | TOWER TYPE MINIMUM GROSS MAXIMUM BUILDING | FLOOR AREA ALEVEL 07 11,434 SF < 12,000 GSF ALEVEL 02 RESIDENTIAL AL PREPARED FOR
c £ LAND USE (1) (17) SETBACKS/STEPBACKS SF/FLOOR IMPERVIOUS HEIGHT RATIO LUC 20.25D.150 LIGHTING - EXTERIOR LIGHTS/PARKING AREA LIGHTS MUST CONFORM TO LUC 20.25D.150. A-LEVEL 08 11,434 SF|< 12,000 GSF 7,679 SF SECURITY PROPERTIES
DISTRICT (3) (5) (7) (8) (10) ABOVE 40FT. | SURFACE/LOT (4) (22) (4) (9) NOTED. A-LEVEL 09 11,434 SF < 12,000 GSF
g £ (19) (GSF/F) (16) | COVERAGE (6) SEE CIVIL DRAWINGS FOR STREET LIGHTING. 96,352 SF A-LEVEL 03 'RESIDENTIAL 11,888 SF
! : (20) 21)
o3 FRONT| REAR SIDE BASE | MAX. | BASE | MAX. LUC 20.20.525 MECHANICAL EQUIPMENT. 11,888 SF
s 3 C.4 MECHANICAL EQUIPMENT SHALL BE VISUALLY SCREENED BY A SOLID, NONREFLECTIVE VISUAL BARRIER THAT i}
NONRESIDENTIAL 28,000 EQUALS OR EXCEEDS THE HEIGHT OF THE MECHANICAL EQUIPMENT; PROVIDED, THAT THE FUNCTION OF A LARGE BUILDING B - GROSS FLOOR AREA A-LEVEL 04 'RESIDENTIAL 11,888 SF
s 8 OR-1 0(2) | 0(14) | 0(14) 75% 45 150 1 4 SATELLITE DISH ANTENNA OR AN TENNA ARRAY MAY NOT BE COMPROMISED BY THE SCREENING REQUIREMENT. THE LEVEL | AREA | MAX GSF 11.888 SF
£ g RESIDENTIAL 28,000/12,000 BARRIER MAY BE PROVIDED BY ANY OF THE FOLLOWING:
I B - LEVEL 01 14,481 SF < 28,000 GSF ]
L B NONRESIDENTIAL 28,000 a. ARCHITECTURAL FEATURES, SUCH AS PARAPETS OR MECHANICAL PENTHOUSES; ALEVEL 05 RESIDENTIAL 1,888 SF
i | b. WALLS OR SOLID FENCING, OF A HEIGHT AT LEAST AS HIGH AS THE EQUIPMENT IT SCREENS: B-LEVEL 01 MEZZ. 5,096 SF < 28,000 GSF 11,888 SF
2 s OR-2 02 | 0(14)  0(14) 75% 4 | 15 1 4 | ’ ’ B - LEVEL 02 13,948 SF |< 28,000 GSF |
RESIDENTIAL 28.000/12.000 c. VEGETATION AND / OR A COMBINATION OF VEGETATION AND VIEW-OBSCURING FENCING, OF A TYPE AND SIIZE - : :
¢ £ 3 SR WHICH WILL PROVIDE A DENSE VISUAL BARRIER AT LEAST AS HIGH AS THE EQUIPMENT IT SCREENS WITHIN TWO YEARS B- LEVEL 03 14,646 SF < 28,000 GSF A-LEVEL 06 RESIDENTIAL 11,888 SF
FROM THE TIME OF PLANTING; OR B - LEVEL 04 14,646 SF | < 28,000 GSF 11,888 SF
St SETBACK REQUIREMENTS: ;Eggn g zgzgggggg 1:1333 d. THE NATURAL TOPOGRAPHY OF THE SITE OR THE ADJOINING PROPERTY OR RIGHT-OF-WAY. 8- LEVEL 05 14,646 SF < 28,000 GSF
S SIDE: 0" (PROPOSED 28'0) C.5 WHERE SCREENING FROM ABOVE IS REQUIRED, MECHANICAL EQUIPMENT SHALL BE SCREENED BY B-LEVEL 06 14,646 SF| < 28,000 GSF ALEVEL 07 RESIDENTIAL 11,888 SF
EL B SEE SHEET A1.01 SITE PLAN INCORPORATING ONE OF THE FOLLOWNG MEASURES: TOTAL 92,110 SF 11,888 SF
£ 3 a. A SOLID NONREFLECTIVE ROOF. THE ROOF MAY INCORPORATE NONREFLECTIVE LOUVERS, VENTS OR SIMILAR
25z PENETRATIONS TO PROVIDE NECESSARY VENTILATION OR EXHAUST OF THE EQUIPMENT BEING SCREENED; OR ALEVEL 08 RESIDENTIAL 11888 SF
LG GROSS FLOOR AREA ABOVE 40’: BUILDING A = SEE GROSS FLOOR AREA CHART b. PAINTING OF THE EQUIPMENT TO MATCH OR APPROXIMATE THE COLOR OF THE BACKGROUND AGAINST WHICH BUILDING C - GROSS FLOOR AREA ‘ ‘ 11888 SF .
EE 3 BUILDING B = SEE GROSS FLOOR AREA CHART THE EQUIPMENT IS VIEWED. :
§ 5 2 LEVEL AREA MAX GSF D
e § BUILDING C = SEE GROSS FLOOR AREA CHART
ic PROPOSED: MECHANICAL EQUIPMENT WILL BE CONSOLIDATED TO THE MAXIMUM EXTENT REASONABLE AND WILL A-LEVEL 09 'RESIDENTIAL 11,888 SF
s ¢ BE VISUALLY SCREENED BY A SOLID, NONREFLECTIVE VISUAL BARRIER THAT EQUALS OR EXCEEDS THE HEIGHT OF C-LEVEL 01 10,471 SF < 28,000 GSF 11,888 SF
BUILDING HEIGHT MAXIMUM 125" BUILDING A 85'-7” TOP OF ROOF THE MECHANICAL EQUIPMENT. C-LEVEL 02 10,862 SF | < 28,000 GSF GRAND TOTAL 100 544 S
E g d BUILDING B 69’8” TOP OF ROOF C-LEVEL 03 10,861 SF | < 28,000 GSF : 06.05.2015 SCHEMATIC DESIGN SET
i BUILDING C 68"-10” TOP OF ROOF LUC 20.20.540 MULTIFAMILY PLAY AREAS. C-LEVEL 04 10.861 SF|< 28.000 GSF 07.47.2015 ADR SET
gz NEW MULTIFAMILY DEVELOPMENTS OF 10 UNITS OR MORE SHALL BE REQUIRED, AS A CONDITION OF BUILDING PERMIT . : : i} 11.06.2015 60% DESIGN DEVELOPMENT SET
IR SEE BUILDING ELEVATIONS A3.01 - A3.05 FOR HEIGHT INFORMATION APPROVAL, TO PROVIDE A MINIMUM OF 800 SQUARE FEET OF UNPAVED, USABLE OPEN SPACE WITH LAWN OR OTHER C-LEVEL 05 10,661 SF < 26,000 GSF BUILDING B - GROSS SQUARE FEET RATET o o s
N SOFT SURFACE FOR AN OUTDOOR CHILDREN'S PLAY AREA, PLUS AN ADDITIONAL 50 SQUARE FEET OF USABLE OPEN C-LEVEL 06 8,628 SF < 28,000 GSF LEVEL | NAME | AREA 12042015 101% DESIGN DEVEL OPMENT SET
e = FAR AMENITY CALCULATION SPACE FOR EACH ADDITIONAL UNIT BEYOND THE INITIAL 10 UNITS, UP TO A MAXIMUM OF 10,000 SQUARE FEET, EXCEPT TOTAL 62,543 SF I re e SHASE 1 PRI SET
g : § TOTAL AGGREGATE PARCEL SF 83,367 THAT THIS REQUIREMENT DOES NOT APPLY TO MULTIFAMILY DEVELOPMENT DOWNTOWN OR TO DEVELOPMENTS 8 - LEVEL 01 FITNESS 1001 SF =
TOTAL ALLOWED SF AT MAX FAR (4.0) 333,468 DEVOTED EXCLUSIVELY TO SENIOR CITIZEN DWELLINGS AS DEFINED AT LUC 20.50.046. 8- LEVEL 01 RESIDENTIAL 0470 SF
i f ol PROPOSED: SEE LANDSCAPE DRAWINGS FOR PLAY AREA MEETING 10,000 SF REQUIREMENT. B- LEVEL 01 RETAIL 2,106 SF
B - LEVEL 01 WIFI CAFE 1,790 SF
EE § ;% BASE FAR ALLOWED (1.0) 83367 LUC 20.20.725 RECYCLING AND SOLID WASTE COLLECTION 14,966 SF
N GFA SUBMIT TO INCENTIVE SYSTEM 164,147 ALL NEW DEVELOPMENT FOR MULTIFAMILY HOUSING EXCEEDING FOUR UNITS, COMMERCIAL, OFFICE, AND revsin
I GFA IN TIER 1A (UP TO 1.25 FAR) 104209 k”é"#ﬁéé?%ﬂ'ﬁﬂ% XSESU?QE% %Fiﬁ\VFf?EEROé“é?'&E; C():C,)OI\-SLE%[:_OO’\\I/V ,ASREAS FOR RECYCLABLE MATERIALS AND SOLID WASTE, 8 - LEVEL 01 MEZZ. FITNESS 566 SF 1 114745 ADR RESPONSE
3 i GFAIN TIER 1B (UP TO 1.25 FAR) 59,938 | ’ ' B - LEVEL 01 MEZZ RESIDENTIAL 4,342 SF
s ¢ o s oot DEVELOPMENT o A. THE RECYCLING AND SOLID WASTE COLLECTION AREAS SHALL BE ACCESIBLE TO RESIDENTS AND/OR WORKERS OF B - LEVEL 01 MEZZ RESIDENTIAL 155 SF
o : THE PROPOSED DEVELOPMENT; B - LEVEL 01 MEZZ. WIFI CAFE 675 SF
FEE IN LIEU PAYMENT REQUIRED FOR AFFORDABLE HOUSING PER THE SPRING DISTRICT MASTER DEVELOPMENT B. THERE SHALL BE AT LEAST ONE SOLID WASTE COLLECTION AREA PROVIDED IN EACH DEVELOPMENT; 5 838 SF
t: 1§ PLAN C. THERE SHALL BE ONE RECYCLING COLLECTION AREA PER 30 DWELLING UNITS IN MULTIFAMILY COMPLEXES; !
g: ¢ D. THE RECYCLING COLLECTION AREA SHALL BE AT LEAST:
Pz : SEE F.A.R. PLANS G0.06, G0.07, AND G0.08 1. ONE AND ONE-HALF SQUARE FEET PER DWELLING UNIT IN MULTIFAMILY DEVELOPMENTS EXCEEDING FOUR B- LEVEL 02 RESIDENTIAL 14,409 SF
I: % UNITS; 14,409 SF
2k 3 3. FIVE SQUARE FEET PER 1,000 GROSS SQUARE FEET IN RETAIL DEVELOPMENT,
LUC 20.25D.110 LANDSCAPE DEVELOPMENT, OUTDOOR STORAGE, RETAIL DISPLAY AND FENCE STANDARDS. 8- LEVEL 03 'RESIDENTIAL 15,106 SF
SEE LANDSCAPE DRAWINGS. PROPOSED: THE AREA AND LOCATION OF THE GARBAGE AND RECYCLE COLLECTION IS LOCATED ON THE 15106 SF
12 3 NORTHWEST CORNER OF THE FIRST FLOOR OF BUILDING C. THIS IS AN ENCLOSED SPACE FROM WHICH THE TRUCK ! BG
8 f WILL COLLECT THE GARBAGE AND RECYCLE FROM THE COLLECTION ROOMS LOCATED ON P1.
R LUC 20.25D.120 PARKING, CIRCULATION, AND INTERNAL WALKWAY REQUIREMENTS. B - LEVEL 04 RESIDENTIAL 115,106 SF BG
- TRASH WILL NOT BE STORED AT THE CURB OR PRIVATE DRIVE FOR COLLECTION. 15,106 SF cs
2o CHART 20.25D.120.B.2 - PARKING STANDARDS FOR BEL-RED (6) (7)
'§ % s UNIT OF MO-1, OR-1, OR-2, RC-1, RC-2 RESIDENTIAL=279*1.5SF= 419 SF REQUIRED -
if o3 MEASURE TRASH ROOM= 681 SF PROVIDED ON LEVEL P1 B-LEVELDS [RESIDENTIAL 15,106 SF CHEA
20 USE MIN. MAX RECYCLE ROOM = 475 SF PROVIDED ON LEVEL P1 15,106 SF 8P KP. NH
c: = e. | OFFICE: BUSINESS SERVICES/
£ : 3 PROFESSIONAL SERVICES/ PER 1.000 NSF 9 3.013.5 (1) COMMERCIAL = 3,781 SF /1,000 SF = 3.92 X 5= 20 SF REQUIRED B - LEVEL 06 ‘ RESIDENTIAL ‘ 15,106 SF BG, KB
i3 : GENERAL OFFICE ’ o 428 SF PROVIDED 15,106 SF
£ g. | RESIDENTIAL (5) PER UNIT 0.75 2 GRAND TOTAL P07 S
[ RETAL AND PERSONAL BUILDING C - GROSS SQUARE FEET .
£ X : - PER 1,000 NSF 2 3.5
IR DEVELOPMENT (2, 3) LEVEL ‘ NAME | AREA ™ \ ARCHITECT
§1 5 NOTES APPLICABLE TO PARKING STANDARDS FOR BEL-RED (CHART 20.25D.120.B.2): C-LEVEL 01 BIKE CLUB 620 SF
g E 3 C-LEVEL 01 RESIDENTIAL 10,239 SF BRUCE L. WILLIAMS
c £ 8 STATE OF WASHINGTON
£ % (4) INSIDE NODES, NO PARKING IS REQUIRED FOR RETAIL AND RESTAURANT AND/OR BAR USES UNDER 2,000 NSF WHEN 10,859 SF
Fc o THE USE IS: DIRECTLY ADJACENT TO A PUBLIC ON-STREET PARKING SUPPLY OF AT LEAST 20 SPACES WITHIN 500 FEET,
i8 OR WITHIN 1,000 FEET OF A PUBLIC PARKING GARAGE, OR WITHIN 500 FEET OF A LIGHT RAIL OR BUS RAPID TRANSIT C-LEVEL 02 'RESIDENTIAL 11,251 SF
g: ¢ STATION. 11951 SF
PROPOSED:
1E ITEM MIN. REQUIRED MAX. REQUIRED PROPOSED COMMENTS CLEVEL 03 RESIDENTIAL 11,251 SF
3 Eﬁggy S5D 120B.2 0 COMZI?IQELTSPARKING T FOR PERMIT
IR BUILDING A PARKING 118 RESIDENTIAL UNITS X 118 RESIDENTIAL UNITS X 96 STALLS PARKING IS SHARED FOR C-LEVEL 04 'RESIDENTIAL 11,251 SF THIS DOCUMENT HAS BEEN PREPARED
P, i 0.75 MIN. STALLS/UNIT =89 2.0 MAX. STALLS/UNIT = 236 ALL USES ON P1 AND P2 11,251 SF FOR PERMIT APPLICATION AND IS SUBJECT
EEf B STALLS STALLS TO REVIEW AND MODIFICATION BY
B g i 1,045 GSF RETAIL=NOT 1,045 GSF RETAIL = NOT GOVERNMENTAL AGENCIES
Bo5F =3 REQUIRED PER NOTE (4)  REQUIRED PER NOTE (4) C-LEVEL 05 'RESIDENTIAL 11,251 SF
s 55 L TOTAL = 89 STALLS TOTAL = 236 STALLS 11,251 SF
INIB} BUILDING B PARKING 101 RESIDENTIAL UNITSX 101 RESIDENTIAL UNITS X 96 STALLS PARKING IS SHARED FOR
238 5t 0.75 MIN. STALLS/UNIT =76 2.0 MAX. STALLS/UNIT = 76 ALL USES ON P1 AND P2 C-LEVEL 06 RESIDENTIAL 7592 SF ZONING / LAND USE
2 ir il STALLS STALLS ’
T 2,706 GSF RESTAURANT / 2,706 GSF RESTAURANT / C-LEVEL 06 ROOFTOP AMENITY 1421 SF SUMMARY
1,000 X 5.0 MIN. = 14 STALLS 1,000 X 15.0 MIN. = 41 9,014 SF
g 52 §§ TOTAL =90 STALLS STALLS GRAND TOTAL 64.878 SF
i?i %2 g% g TOTAL = 244 STALLS : PROJECT NO.
¢ 1% £ ¢ BUILDING C PARKING 60 RESIDENTIAL UNITSX 60 RESIDENTIAL UNITS X 2.0 54 STALLS PARKING IS SHARED FOR 1423715
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