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Construction noise will be limited to the City's Noise Ordinance BCC 9.18
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Refer to Transportation section in Staff Report for full analysis of impacts.
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SPRING
DISTRICT

PROJECT
SITE

PROJECT TEAM

OWNER'S REPRESENTATIVE

SECURITY PROPERTIES
701 FIFTH AVENUE, SUITE 5700
SEATTLE, WA 98104
(206) 628-8002

CONTACT: MICHAEL NANNEY
Director
MichaelN@secprop.com

ARCHITECT

MITHUN, INC.

1201 ALASKAN WAY, SUITE 200
SEATTLE, WA 98101
(206) 623-3344

CONTACT: BEN GIST
Project Manager
beng@mithun.com

CIVIL ENGINEER

TRIAD
20300 WOODINVILLE SNOHOMISH RD NE, STE A
WOODINVILLE, WA 98072
(425) 415-2000

CONTACT: DONALD J. HILL, PE
Principal
dhill@triadassociates.net

LANDSCAPE ARCHITECT

MITHUN, INC.

1201 ALASKAN WAY, SUITE 200
SEATTLE, WA 98101
(206) 623-3344

CONTACT: DOTTIE FARIS
Landscape Architect
dottief@mithun.com

SURVEYOR

TRIAD
20300 WOODINVILLE SNOHOMISH RD NE, STE A
SEATTLE, WA 98072
(425) 415-2000

CONTACT: LONNIE CARLSON
Survey Project Manager
lcarlson@triadassociates.net

GEOTECHNICAL

GEO ENGINEERS, INC.
600 DUPONT STREET
BELLINGHAM, WA 98225
(360) 922-5100

CONTACT: J. GORDON, PE
Principal
jgordon@geoengineers.com

INTERIOR DESIGNER

MITHUN, INC.

1201 ALASKAN WAY, SUITE 200
SEATTLE, WA 98101
(206) 623-3344

CONTACT: ELIZABETH MACPHERSON
Principal
elizabethm@mithun.com

STRUCTURAL ENGINEER

SWENSON SAY FAGET
2124 3RD AVENUE, SUITE 100
SEATTLE, WA 98121
(206) 443-6212

CONTACT: BLAZE BRESKO, PE, SE
Principal
bbresko@swensonsayfaget.com

MECHANICAL ENGINEER & PLUMBING

SIDER + BYERS ASSOCIATES, INC.
192 NICKERSON, SUITE 300
SEATTLE, WA 98109
(206) 285-2966

CONTACT: JON SHAFER, PE
Principal
jon@siderbyers.com

ELECTRICAL ENGINEER

TRAVIS FITZMAURICE & ASSOCIATES
1200 WESTLAKE AVE N., SUITE 509
SEATTLE, WA 98109
(206) 285-7228

CONTACT: KEVIN WARTELLE
Project Manager
kevin@travisfitzmaurice.com

ACOUSTICAL ENGINEER

SSA Acoustics
222 ETRURIA ST., SUITE 100
SEATTLE, WA 98109
(206) 839-0819

CONTACT: MOHAMMED AIT ALLAOUA
Partner
Mohamed@ssaacoustics.com

ENVELOPE CONSULTANT

JRS ENGINEERING
9750 3RD AVE NE., SUITE 405
SEATTLE, WA 98115
(206) 728-2358

CONTACT: JEFF SPEERT
Principal
jspeert@jrsengineering.com

PERMITTING AGENCY
CITY OF BELLEVUE
DEVELOPMENT SERVICES DEPARTMENT (DSD), LAND USE DIVISION
450 110TH AVENUE NE
BELLEVUE, WA  98004
(425) 452-6800

CODE INFORMATION
APPLICABLE CODES:

ZONING: LAND USE CODE OF THE CITY OF BELLEVUE
BUILDING: 2012 INTERNATIONAL BUILDING CODE (IBC) WAC 51-50 WITH 2012 CITY OF

BELLEVUE AMENDMENTS
ACCESSIBILITY: 2009 ICC / ANSI 117.1 ACCESSIBLE AND USABLE BUILDINGS AND FACILITIES
ENERGY: 2012 WASHINGTON STATE ENERGY CODE (WSEC) WAC 51-11
MECHANICAL: 2012 INTERNATIONAL MECHANICAL CODE (IMC) WAC 51-52
GAS: 2012 INTERNATIONAL NATIONAL FUEL AND GAS CODE (IFGC)
PLUMBING: 2012 UNIFORM PLUMBING CODE (UPC) WAC 51-56 & 51-57
FIRE: 2012 INTERNATIONAL FIRE CODE (IFC) WAC 51-54
ELECTRICAL: 2014 NATIONAL ELECTRICAL CODE (NEC) (NFPA 70)

ALL AS AMENDED AND ADOPTED BY THE 2012 WASHINGTON STATE AMENDMENTS AND THE
2012 BELLEVUE CITY CODE.

ZONE CLASSIFICATION: BEL-RED-OR-1 / BEL-RED-OR-2

ZONE DISTRICT: BEL-RED OFFICE / RESIDENTIAL NODE 2

PERMIT INFORMATION
BUILDING PERMIT PHASING: LAND USE:  DESIGN REVIEW (DR) WITH SEPA

PRE-APPLICATION CONFERENCE: PERMIT #15-107933DB
DC APPLICATION:  PERMIT #15-111520DC
BUILDING:  BB PERMIT
PHASE 1 - BELOW GRADE STRUCTURED PARKING
PHASE 2 - ABOVE GRADE BUILDING A, BUILDING B, AND
BUILDING C AS SEPARATE PERMITS.

RELATED PERMITS: CLEARING AND GRADING:  GD PERMIT
UTILITIES:  DEVELOPER EXTENSION AGREEMENTS
FIRE:  FIRE SPRINKLERS; FIRE ALARM SYSTEM
TRANSPORTATION:  ROW USE PERMIT
SHORING

DEFERRED SUBMITTAL
1.  STEEL STAIRS, GUARDS, AND HANDRAILS.
2.  FIRE-STOPPING SYSTEMS

PROJECT SUMMARY
THE SCOPE OF THE PROJECT IS TO BUILD THREE MIXED-USE BUILDINGS CONTAINING RESIDENTIAL RENTAL UNITS,
GROUND FLOOR COMMERCIAL SPACE, ROOF TOP AMENITY SPACE, AND TWO LEVELS OF BELOW GRADE PARKING
STRUCTURE.

PHASE 1 PERMIT - TWO LEVELS OF BELOW GRADE PARKING WITH APPROXIMATELY 246 VEHICLE PARKING STALLS AND
79 BICYCLE PARKING SPACES WILL BE SHARED BY ALL THREE BUILDINGS.

PHASE 2 PERMIT - BUILDING A, FRONTING ON NE DISTRICT WAY, IS A NINE STORY RESIDENTIAL BUILDING WITH 118
RESIDENTIAL UNITS, GROUND LIVE/WORK UNITS, RETAIL AND LEASING OFFICE.

PHASE 2 PERMIT - BUILDING B, FRONTING ON 123RD AVE NE, IS A SIX STORY RESIDENTIAL BUILDING WITH 101
RESIDENTIAL UNITS, GROUND LEVEL TOWNHOUSES, RETAIL, FITNESS CENTER AND WI-FI CAFE.

PHASE 2 PERMIT - BUILDING C, ON THE SOUTHERN PORTION OF THE SITE, IS A SIX STORY RESIDENTIAL BUILDING WITH 60
RESIDENTIAL UNITS WITH GROUND FAMILY FLATS, BIKE FACILITY FOR THE RESIDENTS, AND A SOUTH FACING ROOFTOP
AMENITY SPACE.

PROJECT ADDRESS
1212 122ND AVENUE NE, BELLEVUE, WA 98005 - PARKING GARAGE ENTRANCE
12258 NE 12TH LN, BELLEVUE, WA 98005 - BUILDING A (BUILDING SHELL, APARTMENT UNITS, LEASING OFFICE)
12288 NE 12TH LN, BELLEVUE, WA 98005 - BUILDING B (BUILDING SHELL AND APARTMENT UNITS)
12269 NE 12TH LN, BELLEVUE, WA 98005 - BUILDING C (BUILDING SHELL AND APARTMENT UNITS)

12271 NE DISTRICT WAY, BELLEVUE, WA 98005 - RETAIL IN BUILDING A
12291 NE DISTRICT WAY, BELLEVUE, WA 98005 - RESTAURANT IN BUILDING B
12299 NE DISTRICT WAY, BELLEVUE, WA 98005 - RESTAURANT IN BUILDING B

TAX ASSESSOR'S PARCEL NO.
TPN 7933300000

LEGAL DESCRIPTION
UNITS 18, 19, 20, 21, 22, AND 23 OF THE SPRING DISTRICT MASTER CONDOMINIUM, A CONDOMINIUM, PER
CONDOMINIUM DECLARATION THEREOF RECORDED UNDER KING COUNTY RECORDING NO. 20131025000704
AND AMENDMENTS THERETO; SAID UNITS ARE LOCATED ON SURVEY MAP AND PLANS RECORDED IN VOLUME
278 OF CONDOMINIUMS AT PAGES 94 AND 95, IN KING COUNTY, WASHINGTON.

(NOTE: PARCEL 18, 19, 20, & 21 NOT PART OF SURVEY)

SITE AREA
SITE AREA:  83,367 SF / 1.9 ACRES

GENERAL NOTES
1. DO NOT SCALE DRAWINGS.  WRITTEN DIMENSIONS TAKE PRECEDENCE.
2. DRAWINGS HAVE BEEN PREPARED ON AN ORIGINAL SHEET SIZE OF 30" x 42".
3. HORIZONTAL DIMENSIONS SHOWN INDICATE FACE OF (F.O.) CONCRETE, F.O. STUD, CENTERLINE OF COLUMN

GRIDLINE, UNLESS OTHERWISE NOTED.  VERTICAL DIMENSIONS INDICATE TOP OF (T.O.) SLAB, T.O.
SUBFLOOR, UNLESS OTHERWISE NOTED.

4. INFORMATION REGARDING EXISTING CONDITIONS USED TO PREPARE THESE DRAWINGS HAS BEEN PROVIDED
BY OTHERS.  CONTRACTOR TO FIELD VERIFY EXISTING CONDITIONS PRIOR TO COMMENCING CONSTRUCTION.
PROVIDE WRITTEN NOTIFICATION TO THE ARCHITECT OF ANY DISCREPANCIES BETWEEN EXISTING
CONDITIONS AND THE DRAWINGS.  THE ARCHITECT WILL ISSUE A WRITTEN DIRECTIVE IF FURTHER
CLARIFICATION IS REQUIRED.

5. CONTRACTOR TO FIELD VERIFY ALL DIMENSIONS, DATUM, LEVELS AND CONDITIONS PERTAINING TO THE
WORK PRIOR TO COMMENCING CONSTRUCTION. PROVIDE WRITTEN NOTIFICATION TO THE ARCHITECT OF
ANY DISCREPANCIES WITH THE DOCUMENTS.  THE ARCHITECT WILL ISSUE  A WRITTEN DIRECTIVE IF FURTHER
CLARIFICATION IS REQUIRED.

6. THESE DRAWINGS ARE THE EXCLUSIVE PROPERTY OF MITHUN, INC. AND HAVE BEEN PREPARED FOR USE IN
THE EXECUTION OF THE ENCLOSED PROJECT. USE OR REPRODUCTION FOR ANY OTHER PURPOSE WITHOUT
THE WRITTEN PERMISSION OF MITHUN, INC. IS PROHIBITED.

ENERGY NOTES
PER 2012 INTERNATIONAL ENERGY CONSERVATION CODE SECTION 1314.6.2: CONTINUOUS AIR BARRIER THE
CONTRACTOR SHALL CONDUCT A WHOLE BUILDING AIR LEAKAGE TEST IN ACCORDANCE WITH TEST METHOD
ASTM E 779, OR SIMILAR. COMPLIANCE PER 1314.6.3 OPTION 1. CONTINUOUS AIR BARRIER SHALL BE
INSPECTED BY A QUALIFIED PERSON NOT ASSOCIATED WITH THE CONSTRUCTION COMPANY AND
INSPECTION REPORT BY THAT PERSON SUBMITTED TO THE BUILDING OFFICIAL.

FIRE NOTES
1. SUBMIT SHOP DRAWINGS FOR THE FOLLOWING FIRE PROTECTION SYSTEM TO THE CITY OF BELLEVUE FOR
PLAN APPROVAL PRIOR TO INSTALLATION:

A. AUTOMATIC SPRINKLER - PLANS SHALL INCLUDE WATER SUPPLY INFORMATION
B. FIRE ALARM
C. FIRE STOP PROGRAM

2. AUTOMATIC SPRINKLER SYSTEM TO BE MONITORED BY AN APPROVED CENTRAL STATION SERVICE. DESIGN
AND INSTALL IN ACCORDANCE WITH  NFPA 13 (STANDARD 9-1)
3. PROVIDE FIRE ALRM SYSTEM THAT MEETS NFPA 72, IFC SECTION 907 AND CITY OF BELLEVUE, INCLUDING
ZONING OF INITIATING DEVICES BY FLOOR, LOCATION OF THE CONTROL PANEL OR REMOTE ANNUNCIATOR AT
THE MAIN BUILDING ENTRANCE, SMOKE DETECTION IN RESIDENTIAL CORRIDORS, AUDIBILITY OF 15 DBA
ABOVE AMBIENT SOUND LEVELS OR 75 DBA MIN. THROUGHOUT ALL  NORMALLY OCCUPIED AREAS AND 70 DBA
MIN AT ANY POINT IN BEDROOMS WITH DOOR CLOSED, VISUAL ALARMS IN COMMON-USE AREAS AS REQUIRED
BY CITY OF SEATTLE, ELEVATOR RECALL, AND CONNECTION OF SPRINKLER WATER FLOW AND VALVE
TAMPER INDICATORS.
4. PROVIDE A CLASS 2A FIRE EXTINGUISHER WITH RECESED CABINET FOR EVERY 6,000 SF. MAX. TRAVEL
DISTANCE TO FIRE EXTINGUISHER  CABINETS TO BE 75' WITHIN ALL AREAS AND FROM UNIT ENTRY DOORS.
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
SEPARATION WHILE THE BUILDING IS OCCUPIED.
7. STANDBY POWER TO BE PROVIDED TO THE ELEVATOR SYSTEMS AND AUTOMATIC FIRE DETECTION
SYSTEMS.
8. ALL COMBUSTIBLE CONCEALED SPACES NOT PROTECTED WITH FIRE SPRINKLERS SHALL BE TREATED WITH
AN APPROVED FIRE RETARDANT THAT IS LISTED BY ICC WITH AN ES REPORT; SUCH AREAS SHALL ALSO BE
FILLED WITH AN APPROVED NON-COMBUSTIBLE INSULATION AFTER THE FIRE RETARDANT TREATMENT,
ALLOWING FOR AIR CIRCULATION ABOVE THE INSULATION.

ACCESSIBILITY
FACILITY TO BE FULLY ACCESSIBLE PER IBC CHAPTER 11 AND ICC/ANSI 117.1

ACCESSIBLE ROUTE
AN ACCESSIBLE ROUTE IS BEING PROVIDED FROM THE PUBLIC WAY TO THE PRIMARY ENTRANCE PER IBC
1104.1. SEE SHEET A1.01.

GENERAL :
1.  AN ELEVATOR IS PROVIDED FOR ACCESS TO ALL FLOOR LEVELS
2.  ALL LOCATIONS: LOCK AND LATCH SETS TO BE LEVER TYPE PER CODE.
3.  ALL LOCATIONS: FAUCETS IN KITCHENS AND BATHS (SINKS, LAVS, TUBS) TO BE LEVER TYPE.
4.  ALL COMMON AREA RESTROOMS AND BATHING FACILITIES ARE ACCESSIBLE.
5.  PROVIDE FULLY INSTALLED GRAB BARS IN ALL BATHING AND TOILET FACILITIES LOCATED IN THE COMMON
AREAS.

RESIDENTIAL UNITS
1.  REQUIRED ACCESSIBLE / BARRIER FREE RESIDENTIAL UNITS TYPE 'A' UNITS REQUIRED = 5% OF ALL UNITS
(283 X 5% = 15 UNITS) ALL OTHER UNITS TO BE TYPE 'B' ACCESSIBLE UNITS.
2.  BOTH TYPE 'A' AND 'B': UNITS SHALL CONFORM TO THE REQUIREMENTS OF THE INTERNATIONAL BLDG
CODE.
3.  BOTH TYPE 'A' AND 'B': GRAB BARS TO BE OMITTED IN BATHING AND TOILET FACILITIES BUT BLOCKING
MUST BE PROVIDED.  PROVIDE PHOTOS DOCUMENTING INSTALLED BLOCKING IN EACH UNIT BEFORE
COVERING THE WALLS.
4.  TYPE 'A' AND 'B' ONLY: WHERE A 30" X 48" CLEAR FLOOR AREA POSITIONED FOR A PARALLEL APPROACH IS
NOT PROVIDED, CABINETS TO BE INSTALLED UNDER SINKS AND LAVATORIES SHALL BE PERMANENT SO LONG
AS THEY ARE EASILY REMOVABLE WITHOUT REMOVING OR REPLACING THE LAVATORY. FINISH FLOORING
SHALL CONTINUE UNDER THE CABINETS.
5.  TYPE 'A' ONLY: BATHTUBS TO BE PROVIDED WITH PORTABLE, REMOVABLE SEATS, 12" WIDE AND AN
ADJUSTABLE SHOWER SPRAY UNIT WITH A 60" HOSE.
6.  TYPE 'A' ONLY: INSULATE EXPOSED (INCL. THOSE INSIDE TEMPORARY CABINETS) DRAIN PIPES AND HOT
WATER PIPES UNDER ACCESSIBLE SINKS AND LAVS.

OCCUPANCY VENTILATION
1.  RESIDENTIAL: PROVIDE NATURAL VENTILATION AT HABITABLE ROOMS BY MEANS OF OPENABLE EXT.
OPENINGS WITH AN AREA NOT LESS THAN  1/20TH OF THE FLOOR AREA WITH A MINIMUM SIZE AS REQUIRED BY
CODE OR MECHANICAL VENT NOTED IN THIS SECTION.
2.  EXHAUST FANS: DUCTS TO TERMINATE OUTSIDE THE BUILDING WITH BACKDRAFT DAMPERS.
3.  EACH UNIT SHALL HAVE A WHOLE HOUSE VENTILATION FAN.

SEATTLE / Pier 56, 1201 Alaskan Way, #200
Seattle, WA 98101 / 206.623.3344

SAN FRANCISCO / 660 Market Street, #300
San Francisco, CA 94104 / 415.956.0688
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SECURITY PROPERTIES

ADR SET - REV 2

BG
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SHEET INDEX LANDSCAPE ADR
W SHEET NAME

.L1.00 ZONING SITE PLAN

.L1.01 MATERIALS & ON STRUCT- GRADING PLAN

.L4.00 PLANTING PLAN

.L4.01 PLANTING SCHEDULE

SHEET INDEX CIVIL ADR
W SHEET NAME

1 OF 15 SITE PLAN B / COVER SHEET

2 OF 15 TOPOGRAPHIC SURVEY

3 OF 15 HARDSCAPE AND EX. UTILITY DEMOLITION PLAN

4 OF 15 EROSION AND SEDIMENTATION CONTROL PLAN

5 OF 15 SITE GRADING SECTIONS

6 OF 15 SITE GRADING SECTIONS

7 OF 15 EROSION CONTROL DETAILS AND NOTES

8 OF 15 COMPOSITE UTILITY PLAN

9 OF 15 ROAD AND STORM DRAINAGE PLAN

10 OF 15 STORM DRAINAGE PROFILE

11 OF 15 ROAD AND STORM DRAINAGE DETAILS AND NOTES

12 OF 15 SANITARY SEWER AND WATER PLAN

13 OF 15 SANITARY SEWER AND WATER DETAILS AND NOTES

14 OF 15 GRADING PLAN

15 OF 15 ROAD, STRIPING AND SIGNAGE PLAN 122ND AVE NE

SHEET INDEX GENERAL ADR
SHEET

NUMBER SHEET NAME

G0.00DR COVER SHEET

G0.01DR PROJECT INFORMATION

G0.04 ZONING / LAND USE SUMMARY

G0.06 BLDG A - FLOOR AREA RATIO PLAN DIAGRAM

G0.07 BLDG B - FLOOR AREA RATIO PLAN DIAGRAM

G0.08 BLDG C - FLOOR AREA RATIO PLAN DIAGRAM

G0.09 SITE AMENITY PLAN

G0.10 SITE LIGHTING PLAN - CONCEPTUAL

G1.01 FIRE DEPARTMENT SITE ACCESS PLAN

G1.02 AVERAGE GRADE PLANE

TOTAL PARKING: 246

TOTAL BUILDING AREA: 106,472 SF < UNLIMITED

LEVEL P2 53,236 SF

LEVEL P1 53,236 SF

ACTUAL BUILDING AREA PER STORY:

ALLOWABLE BUILDING AREA (TABLE 503): UNLIMITED

ACTUAL BUILDING HEIGHT: 2 STORIES BELOW GRADE

ALLOWABLE BUILDING HEIGHT (TABLE 503): 11 STORIES AND 160 FEET

FIRE PROTECTION (SEC 903.3.1.1): AUTOMATIC SPRINKLER SYSTEM (NFPA 13)

TYPE OF CONSTRUCTION (SEC 602): TYPE IA

MIXED USE AND OCCUPANCY (SEC 508.3) NONSEPARATED OCCUPANCIES

OCCUPANCY TYPE (SEC 302) GARAGE (S-2), STORAGE (S-1)

GARAGE - PROJECT DESIGN DATA

TOTAL NO. OF RESIDENTIAL UNITS: 118

TOTAL BUILDING AREA: 100,544 SF < UNLIMITED

LEVEL 9 11, 888 SF < UNLIMITED

LEVEL 8 11, 888 SF < UNLIMITED

LEVEL 7 11, 888 SF < UNLIMITED

LEVEL 6 11, 888 SF < UNLIMITED

LEVEL 5 11, 888 SF < UNLIMITED

LEVEL 4 11, 888 SF < UNLIMITED

LEVEL 3 11,888 SF < UNLIMITED

LEVEL 2 7,679 SF < UNLIMITED

LEVEL 1 9,652 SF < UNLIMITED

ACTUAL BUILDING AREA PER STORY:

ALLOWABLE BUILDING AREA (TABLE 503): UNLIMITED UNLIMITED

ACTUAL BUILDING HEIGHT: 9 STORIES AND 85'-7"

ALLOWABLE BUILDING HEIGHT (TABLE 503): UNLIMITED 11 STORIES AND 160 FEET

FIRE PROTECTION (SEC 903.3.1.1): AUTOMATIC SPRINKLER SYSTEM (NFPA 13) AUTOMATIC SPRINKLER SYSTEM (NFPA 13)

TYPE OF CONSTRUCTION (SEC 602): TYPE IA TYPE IB

SEPARATION EXCEPTION (SEC 508.3.3) GROUP R-2 DWELLING UNITS SHALL BE SEPARATED FROM OTHER DWELLING UNITS AND
FROM ACCESSORY OCCUPANCIES CONTIGUOUS TO THEM WITH THE REQUIREMENTS OF
SECTION 420.

MIXED USE AND OCCUPANCY (SEC 508.3) NONSEPARATED OCCUPANCIES

OCCUPANCY TYPE (SEC 302) BUSINESS (B), MERCANTILE (M), RESIDENTIAL (R-2), AND STORAGE (S-1)

BUILDING A - PROJECT DESIGN DATA

TOTAL NO. OF RESIDENTIAL UNITS: 101

TOTAL BUILDING AREA: 95,637 SF

LEVEL 6 15,106 SF < 36,000 SF

LEVEL 5 15,106 SF < 36,000 SF

LEVEL 4 15,106 SF < 36,000 SF

LEVEL 3 15,106 SF < 36,000 SF

LEVEL 2 14,409 SF < 36,000 SF

LEVEL 1 MEZZANINE 5,838 SF < 36,000 SF

LEVEL 1 14,966 SF < 36,000 SF

ACTUAL BUILDING AREA PER STORY:

Aa = {At + [At x If] + [At x Is]}

BUILDING AREA MODIFICATION (SEC 506.1): 36,000 SF = {12,000 + [12,000 x 0] + [12,000 x 2]}

ALLOWABLE BUILDING AREA (TABLE 503): UNLIMITED 12,000 SF

ACTUAL TOTAL BUILDING HEIGHT: 6 STORIES AND 69'-7 3/8"

ACTUAL BUILDING HEIGHT: 1 STORY 5 STORIES AND 70 FEET

TOTAL ALLOWABLE BUILDING HEIGHT: UNLIMITED 5 STORIES AND 70 FEET

STAIR PRESSURIZATION INCREASE (SEC 504.3): N/A 1 STORY

AUTOMATIC SPRINKLER INCREASE (SEC 504.2): N/A 1 STORY AND 20 FEET

ALLOWABLE BUILDING HEIGHT (TABLE 503): UNLIMITED 3 STORIES AND 50 FEET

FIRE PROTECTION (SEC 903.3.1.1): AUTOMATIC SPRINKLER SYSTEM (NFPA 13) AUTOMATIC SPRINKLER SYSTEM (NFPA 13)

TYPE OF CONSTRUCTION (SEC 602): TYPE IA TYPE VA

SEPARATION EXCEPTION (SEC 508.3.3) GROUP R-2 DWELLING UNITS SHALL BE SEPARATED FROM OTHER DWELLING UNITS AND
FROM ACCESSORY OCCUPANCIES CONTIGUOUS TO THEM WITH THE REQUIREMENTS OF
SECTION 420.

MIXED USE AND OCCUPANCY (SEC 508.3) NONSEPARATED OCCUPANCIES

OCCUPANCY TYPE (SEC 302) ASSEMBLY (A-2), RESIDENTIAL (R-2), AND STORAGE (S-1)

BUILDING B - PROJECT DESIGN DATA

TOTAL NO. OF RESIDENTIAL UNITS: 60

TOTAL BUILDING AREA: 64,878 SF

LEVEL 6 9,014 SF < 36,000 SF

LEVEL 5 11,251 SF < 36,000 SF

LEVEL 4 11,251 SF < 36,000 SF

LEVEL 3 11,251 SF < 36,000 SF

LEVEL 2 11,251 SF < 36,000 SF

LEVEL 1 10,859 SF < 36,000 SF

ACTUAL BUILDING AREA PER STORY:

Aa = {At + [At x If] + [At x Is]}

BUILDING AREA MODIFICATION (SEC 506.1): 36,000 SF = {12,000 + [12,000 x 0] + [12,000 x 2]}

ALLOWABLE BUILDING AREA (TABLE 503): UNLIMITED 12,000 SF

ACTUAL TOTAL BUILDING HEIGHT: 6 STORIES AND 68'-9 1/2"

ACTUAL BUILDING HEIGHT: 1 STORY 5 STORIES AND 70 FEET

TOTAL ALLOWABLE BUILDING HEIGHT: UNLIMITED 5 STORIES AND 70 FEET

STAIR PRESSURIZATION INCREASE (SEC 504.3): N/A 1 STORY

AUTOMATIC SPRINKLER INCREASE (SEC 504.2): N/A 1 STORY AND 20 FEET

ALLOWABLE BUILDING HEIGHT (TABLE 503): UNLIMITED 3 STORIES AND 50 FEET

FIRE PROTECTION (SEC 903.3.1.1): AUTOMATIC SPRINKLER SYSTEM (NFPA 13) AUTOMATIC SPRINKLER SYSTEM (NFPA 13)

TYPE OF CONSTRUCTION (SEC 602): TYPE IA TYPE VA

SEPARATION EXCEPTION (SEC 508.3.3) GROUP R-2 DWELLING UNITS SHALL BE SEPARATED FROM OTHER DWELLING UNITS AND
FROM ACCESSORY OCCUPANICES CONTIGUOUS TO THEM WITH THE REQUIREMENTS OF
SECTION 420.

MIXED USE AND OCCUPANCY (SEC 508.3) NONSEPARATED OCCUPANCIES

OCCUPANCY TYPE (SEC 302) BUSINESS (B), RESIDENTIAL (R-2), AND STORAGE (S-1)

BUILDING C - PROJECT DESIGN DATA

SHEET INDEX ARCHITECTURAL ADR
W SHEET NAME

A2.01DR PARKING LEVEL P2 FLOOR PLAN

A2.11DR PARKING LEVEL P1 FLOOR PLAN

A2.31DR LEVEL 1 OVERALL FLOOR PLAN

A2.41DR LEVEL 2 / MEZZANINE OVERALL FLOOR PLAN

A2.51DR LEVEL 3-5 OVERALL FLOOR PLAN

A2.61DR LEVEL 6 / 7 OVERALL FLOOR PLAN

A2.71DR LEVEL 8-9 OVERALL FLOOR PLAN

A2.81DR ROOF PLAN

A3.01DR NORTH ELEVATION / SECTION

A3.02DR BUILDING B - EAST / WEST ELEVATION / SECTION

A3.03DR SOUTH ELEVATION / SECTION

A3.04DR WEST ELEVATION / SECTION

A3.05DR NORTH / SOUTH ELEVATION / SECTION

AA5.11 EXTERIOR ROOF DETAILS

(FOR REFERENCE ONLY)

(FOR REFERENCE ONLY)

(FOR REFERENCE ONLY)
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APPLICABLE CODE:  CITY OF BELLEVUE TITLE 20 LAND USE CODE
ZONING / LAND USE CLASSIFICATION:  BR-OR-1 / BR-OR-2
SPECIAL REVIEW DISTRICT / OVERLAY DISTRICT:  BEL-RED DISTRICT

LUC 20.25D.070  USES ALLOWED
RESIDENTIAL - FIVE OR MORE DWELLING UNITS PER STRUCTURE (5)
(5)  BICYCLE PARKING SHALL BE PROVIDED PURSUANT TO LUC 20.25D.120.

FOOD AND CONVENIENCE STORE (RETAIL) (5,6)
EATING/DRINKING ESTABLISHMENTS (3, 6, 9)
MISCELLANEOUS RETAIL TRADE: DRUGS, LIQUOR, BOOKS, VIDEO RENTALS) (3)
(3)  ANY NEW BUSINESS WHICH COMBINES THREE OR MORE PERMITTED RETAIL SALES USES SHALL BE LIMITED IN SIZE TO
50,000 SQUARE FEET.  THIS NOT DOES NOT APPLY TO USES THAT EXCEE THE SIZE LIMIT BUT ARE DOCUMENTED EXISTING
USES PURSUANT TO LUC 20.25D.060
(5)  FOOD AND CONVENIENCE STORES (RETAIL) SHALL CONTAIN AT LEAST 75 PERCENT SQUARE FOOTAGE OF RETAIL
FOOD SALES NOT FOR CONSUMPTION ON PREMISES.
(6)  DRIVE-IN WINDOWS ARE NOT ALLOWED EXCEPT AS REGULATED BY LUC 20.25D.060
(9)  MICROBREWERY MANUFACTURING IS PERMITTED AS A COMPONENT OF AN EATING AND DRINKING ESTABLISHMENT;
PROVIDED, THAT THE MANUFACTURING USE OCCUPIES NOT MORE THAN 50 PERCENT OF THE TOTAL SQUARE FOOTAGE
OF THE COMBINED ESTABLISHMENT.

BUSINESS SERVICES, ADMINISTRATIVE OFFICE - GENERAL, PROFESSIONAL SERVICES AND MEDICAL CLINICS (10)
(10) BICYCLE PARKING SHALL BE PROVIDED PURSUANT TO LUC 20.25D.120 G.

PROPOSED:  MULTI-FAMILY RESIDENTIAL, COMMERCIAL AND BELOW GRADE PARKING.

LUC 20.25D.080 DIMENSIONAL REQUIREMENTS

CHART 20.25D.080.A

SETBACK REQUIREMENTS: FRONT:  0' (PROPOSED 18'-2")
REAR: 0' (PROPOSED 11'-0")
SIDE: 0' (PROPOSED 28'-0)

SEE SHEET A1.01 SITE PLAN

GROSS FLOOR AREA ABOVE 40’: BUILDING A = SEE GROSS FLOOR AREA CHART
BUILDING B = SEE GROSS FLOOR AREA CHART
BUILDING C = SEE GROSS FLOOR AREA CHART

BUILDING HEIGHT MAXIMUM 125’: BUILDING A 85’-7” TOP OF ROOF
BUILDING B 69’8” TOP OF ROOF
BUILDING C 68’-10” TOP OF ROOF

SEE BUILDING ELEVATIONS A3.01 - A3.05 FOR HEIGHT INFORMATION

FEE IN LIEU PAYMENT REQUIRED FOR AFFORDABLE HOUSING PER THE SPRING DISTRICT MASTER DEVELOPMENT
PLAN

SEE F.A.R. PLANS G0.06, G0.07, AND G0.08

LUC 20.25D.110  LANDSCAPE DEVELOPMENT, OUTDOOR STORAGE, RETAIL DISPLAY AND FENCE STANDARDS.
SEE LANDSCAPE DRAWINGS.

LUC 20.25D.120  PARKING, CIRCULATION, AND INTERNAL WALKWAY REQUIREMENTS.

CHART 20.25D.120.B.2 - PARKING STANDARDS FOR BEL-RED (6) (7)

NOTES APPLICABLE TO PARKING STANDARDS FOR BEL-RED (CHART 20.25D.120.B.2):

(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.

PROPOSED:

G.  BICYCLE PARKING
OFFICE, RESIDENTIAL, INSTITUTIONAL, RETAIL, AND EDUCATION USES ARE REQUIRED TO PROVIDE BICYCLE PARKING

PURSUANT TO THE FOLLOWING STANDARDS:

1.  RATIO
a.  ONE SPACE PER 10,000 NSF FOR NONRESIDENTIAL USES GREATER THAN 20,000 NSF.
b.  ONE SPACE PER EVERY 10 DWELLING UNITS FOR RESIDENTIAL USES.

2.  LOCATION.  MINIMUM BICYCLE PARKING REQUIREMENT SHALL BE PROVIDED ON SITE.
3.  COVERED SPACES.  AT LEAST 50 PERCENT OF REQUIRED PARKING SHALL BE PROTECTED FROM RAINFALL BY

COVER.
4.  RACKS.  THE RACK(S) SHALL BE SECURELY ANCHORED AND A BICYCLE SIX FEET LONG CAN BE SECURELY HELD

WITH ITS FRAME SUPPORTED SO THE BICYCLE CANNOT BE PUSHED OR FALL IN A MANNER THAT WILL DAMAGE THE
WHEELS OR COMPONENTS.

5.  SIZE REQUIREMENT.  EACH REQUIRED BICYCLE PARKING SPACE SHALL BE ACCESSIBLE WITHOUT MOVING
ANOTHER BICYCLE.

PROPOSED: 29 BICYCLE SPACES REQUIRED
79 BICYCLE SPACES PROVIDED

USE AREA/QUANTITY REQUIRED PROVIDED
BUILDING A:  RETAIL 1,042 SF 0 0

RESIDENTIAL 118 UNITS 12 26

BUILDING B: RESTAURANT 2,739 SF 0 3
RESIDENTIAL 101 UNITS 11 26

BUILDING C: RESIDENTIAL 60 UNITS 6 24

TOTAL: ABOVE GRADE 0 3
BELOW GRADE 29 76

LUC 20.25D.150 LIGHTING - EXTERIOR LIGHTS/PARKING AREA LIGHTS MUST CONFORM TO LUC 20.25D.150.
NOTED.
SEE CIVIL DRAWINGS FOR STREET LIGHTING.

LUC 20.20.525  MECHANICAL EQUIPMENT.
C.4  MECHANICAL EQUIPMENT SHALL BE VISUALLY SCREENED BY A SOLID, NONREFLECTIVE VISUAL BARRIER THAT
EQUALS OR EXCEEDS THE HEIGHT OF THE MECHANICAL EQUIPMENT; PROVIDED, THAT THE FUNCTION OF A LARGE
SATELLITE DISH ANTENNA OR AN TENNA ARRAY MAY NOT BE COMPROMISED BY THE SCREENING REQUIREMENT.  THE
BARRIER MAY BE PROVIDED BY ANY OF THE FOLLOWING:

a.  ARCHITECTURAL FEATURES, SUCH AS PARAPETS OR MECHANICAL PENTHOUSES;
b.  WALLS OR SOLID FENCING, OF A HEIGHT AT LEAST AS HIGH AS THE EQUIPMENT IT SCREENS;
c.  VEGETATION AND / OR A COMBINATION OF VEGETATION AND VIEW-OBSCURING FENCING, OF A TYPE AND SIIZE

WHICH WILL PROVIDE A DENSE VISUAL BARRIER AT LEAST AS HIGH AS THE EQUIPMENT IT SCREENS WITHIN TWO YEARS
FROM THE TIME OF PLANTING; OR

d.  THE NATURAL TOPOGRAPHY OF THE SITE OR THE ADJOINING PROPERTY OR RIGHT-OF-WAY.

C.5  WHERE SCREENING FROM ABOVE IS REQUIRED, MECHANICAL EQUIPMENT SHALL BE SCREENED BY
INCORPORATING ONE OF THE FOLLOWNG MEASURES:

a.  A SOLID NONREFLECTIVE ROOF.  THE ROOF MAY INCORPORATE NONREFLECTIVE LOUVERS, VENTS OR SIMILAR
PENETRATIONS TO PROVIDE NECESSARY VENTILATION OR EXHAUST OF THE EQUIPMENT BEING SCREENED; OR

b.  PAINTING OF THE EQUIPMENT TO MATCH OR APPROXIMATE THE COLOR OF THE BACKGROUND AGAINST WHICH
THE EQUIPMENT IS VIEWED.

PROPOSED: MECHANICAL EQUIPMENT WILL BE CONSOLIDATED TO THE MAXIMUM EXTENT REASONABLE AND WILL
BE VISUALLY SCREENED BY A SOLID, NONREFLECTIVE VISUAL BARRIER THAT EQUALS OR EXCEEDS THE HEIGHT OF
THE MECHANICAL EQUIPMENT.

LUC 20.20.540  MULTIFAMILY PLAY AREAS.
NEW MULTIFAMILY DEVELOPMENTS OF 10 UNITS OR MORE SHALL BE REQUIRED, AS A CONDITION OF BUILDING PERMIT
APPROVAL, TO PROVIDE A MINIMUM OF 800 SQUARE FEET OF UNPAVED, USABLE OPEN SPACE WITH LAWN OR OTHER
SOFT SURFACE FOR AN OUTDOOR CHILDREN'S PLAY AREA, PLUS AN ADDITIONAL 50 SQUARE FEET OF USABLE OPEN
SPACE FOR EACH ADDITIONAL UNIT BEYOND THE INITIAL 10 UNITS, UP TO A MAXIMUM OF 10,000 SQUARE FEET, EXCEPT
THAT THIS REQUIREMENT DOES NOT APPLY TO MULTIFAMILY DEVELOPMENT DOWNTOWN OR TO DEVELOPMENTS
DEVOTED EXCLUSIVELY TO SENIOR CITIZEN DWELLINGS AS DEFINED AT LUC 20.50.046.

PROPOSED:  SEE LANDSCAPE DRAWINGS FOR PLAY AREA MEETING 10,000 SF REQUIREMENT.

LUC 20.20.725  RECYCLING AND SOLID WASTE COLLECTION
ALL NEW DEVELOPMENT FOR MULTIFAMILY HOUSING EXCEEDING FOUR UNITS, COMMERCIAL, OFFICE, AND
MANUFACTURING USES SHALL PROVIDE ON-SITE COLLECTION AREAS FOR RECYCLABLE MATERIALS AND SOLID WASTE,
AS THOSE TERMS ARE USED IN CHAPTER 9.26 BCC, AS FOLLOWS:

A.  THE RECYCLING AND SOLID WASTE COLLECTION AREAS SHALL BE ACCESIBLE TO RESIDENTS AND/OR WORKERS OF
THE PROPOSED DEVELOPMENT;
B.  THERE SHALL BE AT LEAST ONE SOLID WASTE COLLECTION AREA PROVIDED IN EACH DEVELOPMENT;
C.  THERE SHALL BE ONE RECYCLING COLLECTION AREA PER 30 DWELLING UNITS IN MULTIFAMILY COMPLEXES;
D.  THE RECYCLING COLLECTION AREA SHALL BE AT LEAST:

1.  ONE AND ONE-HALF SQUARE FEET PER DWELLING UNIT IN MULTIFAMILY DEVELOPMENTS EXCEEDING FOUR
UNITS;

3.  FIVE SQUARE FEET PER 1,000 GROSS SQUARE FEET IN RETAIL DEVELOPMENT,

PROPOSED: THE AREA AND LOCATION OF THE GARBAGE AND RECYCLE COLLECTION IS LOCATED ON THE
NORTHWEST CORNER OF THE FIRST FLOOR OF BUILDING C.  THIS IS AN ENCLOSED SPACE FROM WHICH THE TRUCK
WILL COLLECT THE GARBAGE AND RECYCLE FROM THE COLLECTION ROOMS LOCATED ON P1.

TRASH WILL NOT BE STORED AT THE CURB OR PRIVATE DRIVE FOR COLLECTION.

RESIDENTIAL = 279 * 1.5 SF = 419 SF REQUIRED
TRASH  ROOM = 681 SF PROVIDED ON LEVEL P1
RECYCLE ROOM = 475 SF PROVIDED ON LEVEL P1

COMMERCIAL = 3,781 SF / 1,000 SF = 3.92 X 5 = 20 SF REQUIRED
428 SF PROVIDED

SEE SHEETS A2.11 AND A2.31 FOR LOCATIONS

ZONING CODE SUMMARY

BEL-RED
LAND USE
DISTRICT

(19)

TOWER TYPE
(1) (17)

MINIMUM
SETBACKS/STEPBACKS

(3) (5) (7) (8) (10)

GROSS
SF/FLOOR

ABOVE 40 FT.
(GSF/F) (16)

(20) (21)

MAXIMUM
IMPERVIOUS

SURFACE/LOT
COVERAGE (6)

BUILDING
HEIGHT
(4) (22)

FLOOR AREA
RATIO
(4) (9)

FRONT REAR SIDE BASE MAX. BASE MAX.

OR-1
NONRESIDENTIAL

RESIDENTIAL
0 (2) 0 (14) 0 (14)

28,000

28,000/12,000
75% 45 150 1 4

USE

UNIT OF
MEASURE

MO-1, OR-1, OR-2, RC-1, RC-2

MIN. MAX.

e. OFFICE: BUSINESS SERVICES/
PROFESSIONAL SERVICES/
GENERAL OFFICE

PER 1,000 NSF 2 3.0/3.5 (1)

g. RESIDENTIAL (5) PER UNIT 0.75 2

h. RESTAURANT AND BAR (3) PER 1,000 NSF 5.0 (4) 15

j. RETAIL AND PERSONAL
SERVICE IN MIXED-USE
DEVELOPMENT (2, 3)

PER 1,000 NSF 2 3.5

OR-2
NONRESIDENTIAL

RESIDENTIAL
0 (2) 0 (14) 0 (14)

28,000

28,000/12,000
75% 45 125 1 4

SEATTLE / Pier 56, 1201 Alaskan Way, #200
Seattle, WA 98101 / 206.623.3344

SAN FRANCISCO / 660 Market Street, #300
San Francisco, CA 94104 / 415.956.0688
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ZONING / LAND USE
SUMMARY

SPRING DISTRICT
RESIDENTIAL PHASE 2 -
GARAGE

SECURITY PROPERTIES

ADR SET - REV 2

BG

BG

CS

BP, KP, NH

BG, KB

CH

PROPOSED FAR  2.97

GFA OF PROPOSED DEVELOPMENT  247,514

GFA IN TIER 1B (UP TO 1.25 FAR)  59,938

GFA IN TIER 1A (UP TO 1.25 FAR)  104,209

GFA SUBMIT TO INCENTIVE SYSTEM  164,147

BASE FAR ALLOWED (1.0)  83,367

TOTAL ALLOWED SF AT MAX FAR (4.0)  333,468

TOTAL AGGREGATE PARCEL SF  83,367

FAR AMENITY CALCULATION

GRAND TOTAL  357,476 SF

GARAGE LEVEL P2  53,236 SF

GARAGE LEVEL P1  53,236 SF

RETAIL  3,751 SF

RESIDENTIAL  247,253 SF

GROSS FLOOR AREA FOR ALL BUILDINGS

BUILDING C PARKING 60 RESIDENTIAL UNITS X
0.75 MIN. STALLS/UNIT = 45
STALLS
TOTAL = 45 STALLS

60 RESIDENTIAL UNITS X 2.0
MAX. STALLS/UNIT = 120
STALLS
TOTAL = 120 STALLS

54 STALLS PARKING IS SHARED FOR
ALL USES ON P1 AND P2

BUILDING B PARKING 101 RESIDENTIAL UNITS X
0.75 MIN. STALLS/UNIT = 76
STALLS
2,706 GSF RESTAURANT /
1,000 X 5.0 MIN. = 14 STALLS
TOTAL = 90 STALLS

101 RESIDENTIAL UNITS X
2.0 MAX. STALLS/UNIT = 76
STALLS
2,706 GSF RESTAURANT /
1,000 X 15.0 MIN. = 41
STALLS
TOTAL = 244 STALLS

96 STALLS PARKING IS SHARED FOR
ALL USES ON P1 AND P2

BUILDING A PARKING 118 RESIDENTIAL UNITS X
0.75 MIN. STALLS/UNIT = 89
STALLS
1,045 GSF RETAIL = NOT
REQUIRED PER NOTE (4)
TOTAL = 89 STALLS

118 RESIDENTIAL UNITS X
2.0 MAX. STALLS/UNIT = 236
STALLS
1,045 GSF RETAIL = NOT
REQUIRED PER NOTE (4)
TOTAL = 236 STALLS

96 STALLS PARKING IS SHARED FOR
ALL USES ON P1 AND P2

PARKING
LUC 20.25D.120.B.2

246 COMPLIANT PARKING
STALLS

ITEM MIN. REQUIRED MAX. REQUIRED PROPOSED COMMENTS

BUILDING A - GROSS FLOOR AREA
LEVEL AREA MAX GSF

A-LEVEL 01 9,119 SF < 12,000 GSF

A-LEVEL 02 7,194 SF < 12,000 GSF

A-LEVEL 03 11,434 SF < 12,000 GSF

A-LEVEL 04 11,434 SF < 12,000 GSF

A-LEVEL 05 11,434 SF < 12,000 GSF

A-LEVEL 06 11,434 SF < 12,000 GSF

A-LEVEL 07 11,434 SF < 12,000 GSF

A-LEVEL 08 11,434 SF < 12,000 GSF

A-LEVEL 09 11,434 SF < 12,000 GSF

96,352 SF

BUILDING B - GROSS FLOOR AREA
LEVEL AREA MAX GSF

B - LEVEL 01 14,481 SF < 28,000 GSF

B - LEVEL 01 MEZZ. 5,096 SF < 28,000 GSF

B - LEVEL 02 13,948 SF < 28,000 GSF

B - LEVEL 03 14,646 SF < 28,000 GSF

B - LEVEL 04 14,646 SF < 28,000 GSF

B - LEVEL 05 14,646 SF < 28,000 GSF

B - LEVEL 06 14,646 SF < 28,000 GSF

TOTAL 92,110 SF

BUILDING C - GROSS FLOOR AREA
LEVEL AREA MAX GSF

C-LEVEL 01 10,471 SF < 28,000 GSF

C-LEVEL 02 10,862 SF < 28,000 GSF

C-LEVEL 03 10,861 SF < 28,000 GSF

C-LEVEL 04 10,861 SF < 28,000 GSF

C-LEVEL 05 10,861 SF < 28,000 GSF

C-LEVEL 06 8,628 SF < 28,000 GSF

TOTAL 62,543 SF

FLOOR AREA, GROSS.  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.

FLOOR AREA RATIO (FAR).  A MEASURE OF DEVELOPMENT INTENSITY EQUAL TO THE
GROSS FLOOR AREA, EXCLUDING PARKING AND MECHANICAL FLOORS OR AREAS,
DIVIDED BY NET ON-SITE LAND AREA (SQUARE FEET).  NET ON-SITE LAND AREA
INCLUDES THE AREA OF AN EASEMENT BUT DOES NOT INCLUDE PUBLIC RIGHT-OF-WAY
EXCEPT IN THE DOWNTOWN AS PROVIDED FOR IN LUC 20.25A.020.D.

BUILDING B - GROSS SQUARE FEET
LEVEL NAME AREA

B - LEVEL 01 FITNESS 1,001 SF

B - LEVEL 01 RESIDENTIAL 9,470 SF

B - LEVEL 01 RETAIL 2,706 SF

B - LEVEL 01 WIFI CAFE 1,790 SF

14,966 SF

B - LEVEL 01 MEZZ. FITNESS 666 SF

B - LEVEL 01 MEZZ. RESIDENTIAL 4,342 SF

B - LEVEL 01 MEZZ. RESIDENTIAL 155 SF

B - LEVEL 01 MEZZ. WIFI CAFE 675 SF

5,838 SF

B - LEVEL 02 RESIDENTIAL 14,409 SF

14,409 SF

B - LEVEL 03 RESIDENTIAL 15,106 SF

15,106 SF

B - LEVEL 04 RESIDENTIAL 15,106 SF

15,106 SF

B - LEVEL 05 RESIDENTIAL 15,106 SF

15,106 SF

B - LEVEL 06 RESIDENTIAL 15,106 SF

15,106 SF

GRAND TOTAL 95,637 SF

GROSS SQUARE FEET FOR ALL BUILDINGS
NAME AREA

BIKE CLUB 620 SF

FITNESS 1,666 SF

LEASING 2,040 SF

P1 GARAGE 53,236 SF

P2 GARAGE 53,236 SF

RESIDENTIAL 249,096 SF

RETAIL 3,751 SF

ROOFTOP AMENITY 1,421 SF

WIFI CAFE 2,465 SF

GRAND TOTAL 367,532 SF

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.

BUILDING A - GROSS SQUARE FEET
LEVEL NAME AREA

A-LEVEL 01 LEASING 1,532 SF

A-LEVEL 01 RESIDENTIAL 7,075 SF

A-LEVEL 01 RETAIL 1,045 SF

9,652 SF

A-LEVEL 02 LEASING 508 SF

A-LEVEL 02 RESIDENTIAL 7,171 SF

7,679 SF

A-LEVEL 03 RESIDENTIAL 11,888 SF

11,888 SF

A-LEVEL 04 RESIDENTIAL 11,888 SF

11,888 SF

A-LEVEL 05 RESIDENTIAL 11,888 SF

11,888 SF

A-LEVEL 06 RESIDENTIAL 11,888 SF

11,888 SF

A-LEVEL 07 RESIDENTIAL 11,888 SF

11,888 SF

A-LEVEL 08 RESIDENTIAL 11,888 SF

11,888 SF

A-LEVEL 09 RESIDENTIAL 11,888 SF

11,888 SF

GRAND TOTAL 100,544 SF

BUILDING C - GROSS SQUARE FEET
LEVEL NAME AREA

C-LEVEL 01 BIKE CLUB 620 SF

C-LEVEL 01 RESIDENTIAL 10,239 SF

10,859 SF

C-LEVEL 02 RESIDENTIAL 11,251 SF

11,251 SF

C-LEVEL 03 RESIDENTIAL 11,251 SF

11,251 SF

C-LEVEL 04 RESIDENTIAL 11,251 SF

11,251 SF

C-LEVEL 05 RESIDENTIAL 11,251 SF

11,251 SF

C-LEVEL 06 RESIDENTIAL 7,592 SF

C-LEVEL 06 ROOFTOP AMENITY 1,421 SF

9,014 SF

GRAND TOTAL 64,878 SF

N
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9,119 SF
F.A.R. A

RETAIL

PARKING RAMP

7,194 SF
F.A.R. A

OPEN TO
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11,434 SF
F.A.R. A
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BUILDING A - FLOOR

AREA RATIO DIAGRAM

SPRING DISTRICT

RESIDENTIAL PHASE 2 -

BUILDING A

SECURITY PROPERTIES

100% DD SET

BG

BG

CS

BP, KP, NH

KB, BG

 1/16" = 1'-0"1 BUILDING A - F.A.R. DIAGRAM - LEVEL 1

 1/16" = 1'-0"2 BUILDING A - F.A.R. DIAGRAM - LEVEL 2

 1/16" = 1'-0"3 BUILDING A - F.A.R. DIAGRAM - LEVEL 3-9

BLDG A FLOOR AREA RATIO
LEVEL AREA MAX GSF

A-LEVEL 01 9,119 SF < 12,000 GSF

A-LEVEL 02 7,194 SF < 12,000 GSF

A-LEVEL 03 11,434 SF < 12,000 GSF

A-LEVEL 04 11,434 SF < 12,000 GSF

A-LEVEL 05 11,434 SF < 12,000 GSF

A-LEVEL 06 11,434 SF < 12,000 GSF

A-LEVEL 07 11,434 SF < 12,000 GSF

A-LEVEL 08 11,434 SF < 12,000 GSF

A-LEVEL 09 11,434 SF < 12,000 GSF

96,352 SF

N
0' 8' 16'4'

N
0' 8' 16'4'

N
0' 8' 16'4'

N

1 11.17.15 ADR RESPONSE
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14,481 SF
F.A.R. B

2,734 SF
F.A.R. B

1,807 SF
F.A.R. B

256 SF
F.A.R. B
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F.A.R. B

OPEN TO
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OPEN TO
BELOW

OPEN TO
BELOW

OPEN TO
BELOW

OPEN TO
BELOW

OPEN TO
BELOW

13,948 SF
F.A.R. B

14,646 SF
F.A.R. B
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BUILDING B - FLOOR

AREA RATIO DIAGRAM

SPRING DISTRICT

RESIDENTIAL PHASE 2 -

BUILDING B

SECURITY PROPERTIES

ADR SET - REV 2

BG

BG

CS

BP, KP, NH

KB, BG

 1/16" = 1'-0"1 BUILDING B - F.A.R. DIAGRAM - LEVEL 01

 1/16" = 1'-0"2 BUILDING B - F.A.R. DIAGRAM - LEVEL 01 MEZZ.

 1/16" = 1'-0"3 BUILDING B - F.A.R. DIAGRAM - LEVEL 02

 1/16" = 1'-0"4 BUILDING B - F.A.R. DIAGRAM - LEVEL 03-06

BLDG B FLOOR AREA RATIO
LEVEL AREA MAX GSF

B - LEVEL 01 14,481 SF < 28,000 GSF

B - LEVEL 01 MEZZ. 5,096 SF < 28,000 GSF

B - LEVEL 02 13,948 SF < 28,000 GSF

B - LEVEL 03 14,646 SF < 28,000 GSF

B - LEVEL 04 14,646 SF < 28,000 GSF

B - LEVEL 05 14,646 SF < 28,000 GSF

B - LEVEL 06 14,646 SF < 28,000 GSF

TOTAL 92,110 SF
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BUILDING C - FLOOR

AREA RATIO DIAGRAM

SPRING DISTRICT

RESIDENTIAL PHASE 2 -

BUILDING C

SECURITY PROPERTIES

10% CD SET

BG

BG

CS

BP, KP, NH

KB, BG

 1/16" = 1'-0"1 BUILDING C - F.A.R. DIAGRAM - LEVEL 1

 1/16" = 1'-0"2 BUILDING C - F.A.R. DIAGRAM - LEVEL 2-5

 1/16" = 1'-0"3 BUILDING C - F.A.R. DIAGRAM - LEVEL 6

BLDG C FLOOR AREA RATIO
LEVEL AREA MAX GSF

C-LEVEL 01 10,471 SF < 28,000 GSF

C-LEVEL 02 10,862 SF < 28,000 GSF

C-LEVEL 03 10,861 SF < 28,000 GSF

C-LEVEL 04 10,861 SF < 28,000 GSF

C-LEVEL 05 10,861 SF < 28,000 GSF

C-LEVEL 06 8,628 SF < 28,000 GSF

TOTAL 62,543 SF
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1.  DIMENSIONS ARE TO FACE OF FRAMING, U.O.N.

2.  CRITICAL CLEARANCES ARE DESIGNATED "CLEAR", "CLR"
AND ARE TO FINISH FACE OF PARTITION.

3.  PROVIDE/VERIFY A 3" CLEAR MIN. DIMENSION BETWEEN
R.O. AND NEAREST PERPENDICULAR WALL AT ALL INTERIOR
DOORS, U.O.N. OR WHERE DOOR IS INTENDED TO BE
CENTERED.

4.  DIFFERING PARTITION TYPES SHALL ALIGN SO WALL
FINISH PLANES CONTINUE UNBROKEN WITHIN ROOMS,
U.O.N.

5.  DOORS, WINDOWS, AND RELITES ARE TYPICALLY
DIMENSIONED TO THE CENTERLINE OF THE OPENING.

6.  PROVIDE/VERIFY A 3" CLEAR MIN DIMENSION BETWEEN
R.O. AND NEAREST PERPENDICULAR WALL AT ALL INTERIOR
DOORS, UNLESS NOTED OTHERWISE, OR WHERE DOOR IS
INTENDED TO BE CENTERED.

7.  MECHANICAL, ELECTRICAL AND PLUMBING
SUBCONTRACTORS TO COMPLY WITH FIREBLOCKING AND
FIRE STOPPING REQUIREMENTS AT ALL PENTRATIONS OF
RATED WALLS.

8. LOCATE WASHING MACHINE VALVE BOX IN WALL AT SIDE
OF WASHER FOR SHUT OFF ACCESS.

9. ALL UNIT REFRIGERATORS TO FREELY OPEN AT 110
DEGREES.

10. PROVIDE 2-WAY COMMUNICATION DEVICE INSIDE
ELEVATOR LOBBY AT EACH FLOOR (EXCEPT STREET
LEVEL).
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1.  DIMENSIONS ARE TO FACE OF FRAMING, U.O.N.

2.  CRITICAL CLEARANCES ARE DESIGNATED "CLEAR", "CLR"
AND ARE TO FINISH FACE OF PARTITION.

3.  PROVIDE/VERIFY A 3" CLEAR MIN. DIMENSION BETWEEN
R.O. AND NEAREST PERPENDICULAR WALL AT ALL INTERIOR
DOORS, U.O.N. OR WHERE DOOR IS INTENDED TO BE
CENTERED.

4.  DIFFERING PARTITION TYPES SHALL ALIGN SO WALL
FINISH PLANES CONTINUE UNBROKEN WITHIN ROOMS,
U.O.N.

5.  DOORS, WINDOWS, AND RELITES ARE TYPICALLY
DIMENSIONED TO THE CENTERLINE OF THE OPENING.

6.  PROVIDE/VERIFY A 3" CLEAR MIN DIMENSION BETWEEN
R.O. AND NEAREST PERPENDICULAR WALL AT ALL INTERIOR
DOORS, UNLESS NOTED OTHERWISE, OR WHERE DOOR IS
INTENDED TO BE CENTERED.

7.  MECHANICAL, ELECTRICAL AND PLUMBING
SUBCONTRACTORS TO COMPLY WITH FIREBLOCKING AND
FIRE STOPPING REQUIREMENTS AT ALL PENTRATIONS OF
RATED WALLS.

8. LOCATE WASHING MACHINE VALVE BOX IN WALL AT SIDE
OF WASHER FOR SHUT OFF ACCESS.

9. ALL UNIT REFRIGERATORS TO FREELY OPEN AT 110
DEGREES.

10. PROVIDE 2-WAY COMMUNICATION DEVICE INSIDE
ELEVATOR LOBBY AT EACH FLOOR (EXCEPT STREET
LEVEL).
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PARKING LEVEL P1

FLOOR PLAN

SPRING DISTRICT

RESIDENTIAL PHASE 2 -

GARAGE

SECURITY PROPERTIES

ADR SET - REV 2

BG

BG

CS

BP, KP, NH

BG, KB

CH

 1/16" = 1'-0"1 ADR - PARKING LEVEL P1 FLOOR PLAN
N

0' 8' 16'4'

PARKING CALCULATIONS
STALL TYPE MARK QUANTITY

LEVEL P1

ACCESSIBLE A 5

COMPACT C 59

STANDARD S 43

VAN V 2

LEVEL P1 109

LEVEL P2

COMPACT C 66

STANDARD S 71

LEVEL P2 137

TOTAL 246

STORAGE UNIT
TYPE QUANTITY

Storage Unit 52

Storage Unit 5' W X 3'-6 D 156

Grand total 208

BIKE STORAGE UNIT
TYPE QUANTITY

Horizontal Bike Rack 39

Vertical Bike Rack 37

Grand total 76

N

1 11.17.15 ADR RESPONSE
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SPRING DISTRICT RESIDENTIAL
SECURITY PROPERTIES-PHASE 2

ADR RESUBMITTAL #2

N





N



A

1

11

B C D E F G H I J

2

3

4

5

6

7

8

9

10

12

K ML

D
5

K
5

3
5

6
6

9
6

N









A

1

11

B C D E F G H I J

2

3

4

5

6

7

8

9

10

12

K ML

N



A

1

11

B C D E F G H I J

2

3

4

5

6

7

8

9

10

12

K ML

N







A

1

11

B C D E F G H I J

2

3

4

5

6

7

8

9

10

12

K ML

N





N



N

FIRE

NO

FIRE
LANE



BUILDING A

BUILDING B

BUILDING C

FFE 181.12

FFE 180.56

FFE 182.62
BUILDING B

FFE 181.12

NE DISTRICT WAY

12
3R

D 
AV

E 
NE

PR
IV

AT
E 

DR
IV

EW
AY

BO-OR-1
BO-OR-2

BO-OR-1
BO-OR-2

BR-OR

APPROX AREA OF 40% SLOPE

PROPERTY LINE

FFE 181.62
BUILDING B

8'
 -

 8
"

3'
 -

 0
" 

T
Y

P

BLOCK 14
FUTURE COMMERCIAL PROJECT
(N.I.C.) - FOR REFERENCE ONLY

BLOCK 12
FUTURE BREWPUB - (N.I.C.)FOR
REFERENCE ONLY

PHASE 1A
RESIDENTIAL
PROJECT
 (N.I.C.)

PHASE 1A
RESIDENTIAL
PROJECT
(N.I.C.)

BLOCK 24 COMMERCIAL
PROJECT
(N.I.C.)

EXISTING COMMERCIAL BUILDING

BLOCK 16
FUTURE COMMERCIAL PROJECT
(N.I.C.) - FOR REFERENCE ONLY

EXISTING SAFEWAY
ADMINISTRATION OFFICE
FOR REFERENCE ONLY

AREA C: 6,660 SF

AREA A: 3,021 SF

AREA B: 2,800 SF

(3) BIKE RACKS
FOR RETAIL

7' - 3"

6' - 0"

9' - 0"

B
E

N
C

H

30
' -

 0
"

B
E

N
C

H
21' - 5"

BENCH

15' - 9"

5' - 0"

8' - 0"

LO
A

D
IN

G
 Z

O
N

E

10' - 0"

38
' -

 0
"

1

1

1

1

1

TREE PROTECTED IN PLACE

3' - 6"

9' - 11"

8' - 1"

F
IR

E
 L

A
N

E
 -

 2
6'

 C
LR

29
' -

 5
"

GREEN ROOF,
BUILDING B LEVEL 2

GREEN ROOF, BUILDING C
LEVEL 6 ROOF

2

BENCH
8' - 4"

B
E

N
C

H

13
' -

 4
"

BENCH

12' - 0"

BENCH

11' - 0"

BENCH

16' - 0"

TREE PROTECTED IN PLACE

T
Y

P
.

5'
 -

 0
"

2

PERVIOUS CALCULATION & LEGEND

RAISED PLANTERS ON STRUCTURE- 4,401 SF

GREEN ROOF - 4,796 SF

NOTES:
1. SEE 16/L1.00  FOR LAND USE DISTRICT ZONING BOUNDARY.

2. SEE L4.00 & L4.01 FOR COMPLIANCE WITH LANDSCAPE
REQUIREMENTS BLUC 20.25D.110.

3. PER BLUC 20.25D.120 - 3 BICYCLE PARKING RACKS PROVIDED FOR
RETAIL AREAS.
BUILDING A RETAIL- 1110 SQ FEET
BUILDING B RETAIL - 2800 SQ FEET
SEE G0.02 FOR PARKING REQUIREMENT CALCULATION TABLE.

5. APPROXIMATE AREA OF 40% SLOPE IS LESS THAN 100 SF.  THIS AREA
IS NOT REGULATED PER BLUC 20.25H.120(A.2) BECAUSE AREA DOES
NOT EXCEED 1000 SF.

6.  SEE G.0.04 -EXTERIOR LIGHTING PLAN - CONCEPTUAL FOR
COMPLIANCE WITH LUC 20.25D.150.

7. SEE G1.01 FOR FIRE DEPARTMENT SITE ACCESS PLAN.

PERVIOUS AREA AT GRADE - 12,948 SF

LAND USE CODE LEGEND

EXTENT OF MULTI-FAMILY PLAY AREA -
TOTAL: 12,481 SF
AREA A:  3,021 SF
AREA B:  2,800 SF
AREA C:  6,660 SF

TOTAL PERVIOUS AREA PROVIDED  - 22,607 SF - (27.1% OF TOTAL SITE)

TOTAL SITE AREA - 83, 393 SF

REQUIRED PERVIOUS AREA - 20,848 SF - (25% OF TOTAL SITE)

SHEET NUMBER

SHEET INDEX

SHEET NAME

L1.00DR ZONING & CONTEXT SITE PLAN

L1.01DR MATERIALS AND  ON STRUCTURE GRADES PLAN

L4.00DR PLANTING  PLAN

L4.01DR PLANTING  SCHEDULE

1

PERVIOUS WALKING SURFACE GRADE - 851 SF

2
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PROJECT

LOCATION

PREPARED FOR

NO. DATE REVISION

KEYMAP

SEATTLE / Pier 56, 1201 Alaskan Way, #200
Seattle, WA 98101 / 206.623.3344

SAN FRANCISCO / 660 Market Street, #300
San Francisco, CA 94104 / 415.956.0688

1209 124TH AVE NE,
BELLEVUE WA 98005

L1.00DR

FEBRUARY 12, 2016

1423700.00

ZONING SITE PLAN

SPRING DISTRICT
PHASE 2

SECURITY PROPERTIES

ADR SET - REV. 2

DG

DF

DF

SB

BS

 1" = 20'-0"16 ZONING  & CONTEXT SITE PLAN 0' 10' 20'5'

N

1. EXISTING CONDITIONS VARY. SEE SITE SURVEY FOR CURRENT EXISTING CONDITIONS. TRACT 24
BUILDING, STREET  AND STREET PARKING UNDER SEPARATE PERMIT. SECURITY PROPERTIES PHASE 1A
UNDER SEPARATE PERMIT. STREET CURB, LANDINGS AND BIORETENTION UNDER MASTER USE PERMIT.

NOTES

1 11.17.15 ADR SET - REV. 1

2 02.12.16 ADR SET - REV. 2



UP

BUILDING A
BUILDING B

BUILDING C

FFE 180.12
FFE 180.56

FFE  182.62

BUILDING B

FFE 180.12

PA

PA

PA

PA

PA

PA

PA

PA

PA

PA

PA

PA

PA

PA

PA, TYP

PA, TYP

NE DISTRICT WAY

12
3R

D 
AV

E 
NE

PR
IV

AT
E 

DR
IV

EW
AY

BIKE RACK,
TYP (1 OF 3)

BIORETENTION
CELL, BY OTHERS

CURB RAMP AND
LANDING BY
OTHERS

CURB RAMP AND
LANDING BY
OTHERS

PROPERTY LINEVERTICAL CURB,
BY OTHERS

EXISTING POWER
VAULTS TO
REMAIN

EXISTING STREET
LIGHT, TO REMAIN,
TYP

EXISTING POWER
VAULT, TO REMAIN

RAISED PLANTER 3/8"
STEEL PLATE, PAINTED

TW 182.50

TW 181.67

LOW RAISED PLANTER
3/8" STEEL PLATE,
PAINTED

PLANTING AREA
FLUSH WITH
SIDEWALK GRADE,
TYPICAL

SLOPED CONCRETE WALK

SLOPED
CONCRETE
WALKWAY

TW 182.12

TS 181.54

TW 181.63

VENT FROM
GARAGE

RAISED PLANTER  AT
STOOP TYPICAL, 3/8"
STEEL PLATE, PAINTED

TW 181.50 TYP
2'-0" W CONCRETE SEAT WALL,
IPE SEAT TOP

EXISTING RETAINING WALL

STAIRS  WITH HANDRAILS
AND BIKE CHANNEL

STAIRS  WITH
HANDRAILS, TYP (1 OF 2)

SCREENING ELEMENT AT
ENTRANCES AND BETWEEN PATIOS.

FFE  181.62
BUILDING B

DEMARCATED PLAY
COURTS

STAIRS W/ HANDRAILS,  TYP.

ON GRADE

ON STRUCTURE

ON GRADE
ON STRUCTURE

STOOP AT TOWNHOUSE,
TYP (9 OF 9)

DRAINAGE GRATE
AT BIKE WASHING
ZONE

PLAY SPOTS

BERMED LANDFORMS FOR PLAY

O
N

 G
R

A
D

E
O

N
 S

T
R

U
C

T
U

R
E

TRANSFOMER AND GENERATOR
ENCLOSURE WITH METAL SCREEN AND
GATE  TO MATCH BUILDING A SIDING

BIORETENTION
CELLS AND
FURNISHINGS, BY
OTHERS

PRIVATE PATIO, 5'-0" X 14'-6" ,
TYP. W/ SCORED CONCRETE
PAVING PATTERN

PA PA PA PAPA

PA

BIKE WORKSTATION PA

PA

PA

PHASE 1A
RESIDENTIAL
PROJECT
 (N.I.C.)

PHASE 1A
RESIDENTIAL PROJECT
(N.I.C.)

BLOCK 24 COMMERCIAL
PROJECT
(N.I.C.)

EXISTING COMMERCIAL BUILDING
EXISTING SAFEWAY ADMINISTRATION OFFICE
FOR REFERENCE ONLY

PA

1

10'-0" W X 38'-0" LOADING ZONE

8" CONC.
RETAINING WALL
WITH FALL
PROTECTION

PA

TW 181.10

TW 183.00

BS 180.12

BS 180.12

3
. 6

%

4
.1

%

PA

TW 182.63

181.61

TS 182.60
BS 180.60

TW 183.10 TS 182.75
BS 180.75

PA

TW 182.46 TYP.

PROPERTY LINE

TS 182.46 TYP

BS 180.71 TYP

TS 181.62

182.62 STOOP TYP

RAISED PLANTER, 3/8"
STEEL PLATE, PAINTED

TW 181.10

TW 181.10

TW 181.10

2

OVERHEAD CANOPY PLANTING AT LEVEL 6

GREEN ROOF
AT LEVEL 6 ROOF

BUILDING
C

BUILDING B

FIRE PIT

BARBEQUE GRILL
AND OUTDOOR
KITCHEN

GREEN ROOF
AT LEVEL 2 / MEZZANINE

BENCH

PEDESTAL PAVERSDINING TABLE

 MATERIALS LEGEND:

CONCRETE SIDEWALK LIGHT BROOM FINISH,
JOINT PATTERN PER CITY OF BELLEVUE MDP
STANDARDS

NOTE:
1. ASSUME FALL PROTECTION ANCHORS AND LIFELINE SYSTEMS ARE REQUIRED FOR

PRICING PURPOSES.
2. REFER TO L4.00 AND L4.01 FOR PLANTING AND PLANT SCHEDULE.

LOOP PATH, STABILIZED CRUSHED ROCK
SURFACING WITH METAL EDGING

3/8"  STEEL PLATE WALL, PAINTED

PAVING TYPE A:

CONCRETE PAVING, FINISH TO MATCH PHASE 1, SAWCUT JOINTS 2' X 6'
ALIGN WITH DIRECTION AND SPACING OF PHASE 1'S PAVING

6"W CONCRETE PLANTER WALL,
ARCHITECTURAL FINISH ON ALL EXPOSED SIDES

BENCH TYPE 1,  BOD PICNIK BY EXTREMIS (10) COLOR TBD

BENCH TYPE 2,  BOD HOPPER BY EXTREMIS (5) COLOR TBD

DEMARCATED PLAY  COURTS AND PLAY SPOTS. CONCRETE
WITH INTEGRAL COLOR : DRY SHAKE HARDENER.

 ROOF MATERIALS LEGEND:

GREEN ROOF PLANTING, LIGHT WEIGHT SOIL, AVERAGE 8" DEPTH

BENCH TYPE 1,  BOD PICNIK BY EXTREMIS (6) COLOR TBD

1/2" STEEL PLATE WALL, PAINTED

MODULAR CUMARU AND CONCRETE UNIT
PAVERS, PEDESTAL SET, 2X2

 ABBREVIATIONS:
BR - BOTTOM OF RAMP
TR - TOP OF RAMP
TB - TOP OF BENCH
FFE - FINISH FLOOR ELEVATION
PA - PLANTING AREA
TW - TOP OF WALL
TS- TOP OF STAIRS
BS- BOTTOM OF STAIRS
WW - WELDED WIRE
TYP- TYPICAL
W/ - WITH
TBD- TO BE DETERMINIED
CLR- CLEAR

PAVING TYPE B:

CONCRETE PAVING, LIGHT BROOM FINISH,
PEDESTRIAN SURFACES:
SAWCUT JOINTS 4' X 10', ALIGN PER PLAN
VEHICULAR SURFACES: 8' X 10', ALIGN PER PLAN

18" WIDE ROLLED CURB AND GUTTER

18" WIDE FLUSH CURB WITH DETECTABLE WARNING
CONCRETE

PEDESTAL SET CONCRETE UNIT PAVERS:
2' X 2' WITH AREAS OF 1' X 4' UNIT PAVERS

WOOD BENCHES - CUMARU SEAT TOPS

STATE OF

WASHINGTON

REGISTERED

LANDSCAPE ARCHITECT

DEBRA GUENTHER

CERTIFICATE NO. 1022

PROJECT DIRECTOR

PROJECT MANAGER

PROJECT ARCHITECT

PROJECT TEAM MEMBERS
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ARCHITECT SEAL
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MATERIALS & ON

STRUCT- GRADING PLAN

SPRING DISTRICT
PHASE 2

SECURITY PROPERTIES

ADR SET - REV. 2

DG

DF

DF

SB

BS

 1" = 20'-0"16 MATERIALS PLAN

 1" = 20'-0"6
BUILDING B LEVEL 2 AND BUILDING C LEVEL 6
MATERIALS PLAN

0' 10' 20'5'
N

0' 10' 20'5'
N

1. EXISTING CONDITIONS VARY. SEE SITE SURVEY FOR CURRENT EXISTING CONDITIONS. TRACT 24 BUILDING, STREET  AND STREET PARKING UNDER SEPARATE PERMIT.
SECURITY PROPERTIES PHASE 1A UNDER SEPARATE PERMIT. STREET CURB, LANDINGS AND BIORETENTION UNDER MASTER USE PERMIT.
2. SEE CIVIL GRADING PLAN, SHEET 4 OF 5,  FOR ADDITIONAL GRADING INFORMATION.

NOTES

1 11.17.15 ADR SET - REV. 1

2 02.12.16 ADR SET - REV. 2

2



BUILDING A

BUILDING B

BUILDING C

FFE 181.12

FFE 180.56

FFE 181.62

BUILDING B

FFE 181.12

NE DISTRICT WAY

12
3R

D 
AV

E 
NE

PR
IV

AT
E 

DR
IV

EW
AY

FFE 182.62

BUILDING B

PROPERTY LINE

4"-6" CAL EXISTING TREE, TO BE PROTECTED

COURTYARD

FAMILY AREA

SCREENING ELEMENT AT
ENTRANCES AND BETWEEN
PATIOS.

24" - 36" TALL PLANTING

LOW PLANTING  AT BASE OF WALL

PHASE 1A
RESIDENTIAL
PROJECT
 (N.I.C.)

PHASE 1A
RESIDENTIAL
PROJECT
(N.I.C.)

BLOCK 24
COMMERCIAL
PROJECT
(N.I.C.)

EXISTING COMMERCIAL BUILDING
EXISTING SAFEWAY ADMINISTRATION OFFICE
FOR REFERENCE ONLY

1

2

2

2

PLANTING LEGEND:

PLANTING AREAS ON STRUCTURE. LIGHTWEIGHT PLANTING SOIL 30" AVERAGE DEPTH - 4,401 SF

SEEDED AREA - DROUGHT TOLERANT LAWN. STANDARD PLANTING SOIL AND AMENDMENTS - 2,177 SF

NOTE:
1. REFER TO L4.01 FOR PLANT SCHEDULE
2. REFER TO L1.01 FOR PLANTING AT ROOF BLD. C & BLD . B.

PLANTING AREAS ON GRADE. STANDARD PLANTING SOIL AND AMENDMENTS PER SOIL PREPARATION NOTES ON L4.01 - 7,763 SF

 NE DISTRICT WAY & 123RD AVE NE APPROVED GROUNDCOVER PER MDP. STANDARD PLANTING SOIL - 3,281 SF
(390 SF OUTSIDE OF PROPERTY LINE)

PROPOSED TREES AND LARGE SHRUBS

EXISTING TREES AND TREES BY OTHER

EXISTING TREES AND PLANT PROTECTION ZONE - 2,672 SF

TOTAL PERVIOUS AREA PROVIDED  - 22,607 SF - (27.1% OF TOTAL SITE)

GREEN ROOF - NOT ILLUSTRATED ON THIS PLAN, REFER TO L1.00 AND L1.01 - 4,796 SF

STATE OF
WASHINGTON
REGISTERED

LANDSCAPE ARCHITECT

DEBRA GUENTHER
CERTIFICATE NO. 1022

PROJECT DIRECTOR

PROJECT MANAGER

PROJECT ARCHITECT
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PLANTING PLAN

SPRING DISTRICT
PHASE 2

SECURITY PROPERTIES

ADR SET - REV. 2

DG

DF

DF

SB

BS

 1" = 20'-0"16 PLANTING PLAN

1. EXISTING CONDITIONS VARY. SEE SITE SURVEY FOR CURRENT EXISTING CONDITIONS. TRACT 24 BUILDING, STREET  AND STREET PARKING UNDER SEPARATE PERMIT.
SECURITY PROPERTIES PHASE 1A UNDER SEPARATE PERMIT. STREET LIGHTS, CURB, LANDINGS AND BIORETENTION UNDER MASTER USE PERMIT.

2. ALL PLANTING SHALL MEET CITY OF BELLEVUE LUC 20.25D.110 REQUIREMENTS.

3. ALL PLANT MATERIALS TO BE STAKED IN THE FIELD FOR ACCEPTANCE BY THE LANDSCAPE ARCHITECT PRIOR TO PLANTING.

3. ALL PLANT SPECIES ARE CHOSEN AND PLACED ON THE SITE SPECIFICALLY FOR THEIR CULTURAL NEEDS TO ENSURE GOOD HEALTH.

4. ALL STREET TREES WILL BE A MINIMUM OF 3" CALIPER AT INSTALLATION. ALL OTHER TREES WILL BE A MINIMUM OF 2" CALIPER AT INSTALLATION.

5. MULTI-STEMMED TREES WILL HAVE AT LEAST THREE (3) STEMS AND BE A MINIMUM OF SIX (6) FEET AT INSTALLATION.

6. ALL PLANT BEDS TO RECEIVE SOIL PREPARATION.
AT SHRUB BEDS - 18" DEPTH.
AT TREE AND GROUNDCOVER AREAS AND  24" DEPTH,.
AT OTHER CONDITIONS- 12" DEPTH.

7. ALL SHRUBS TO BE A MINIMUM OF 42" HEIGHT WHEN PLANTED WITH GROUND COVERS BELOW.  ALL GROUNDCOVER TO BE SPACED TO COVER WITHIN 3 YEARS.

8. ALL GROUNDCOVERS, FERNS, AND GRASSES ARE SPACED TO PROVIDE SOIL COVERAGE WITHIN 3 YEARS. ALL SHRUBS TO BE A MINIMUM OF 1 GALLON AT TIME OF
PLANTING.

9. PLANT LIST IS FOR SCHEMATIC PURPOSES ONLY. FINAL PLANT SCHEDULE TO BE DETERMINED.

10. ALL TREES ONSITE TO BE RETAINED. PRUNING FOR HEALTH OF TREES TO BE DETERMINED.  PRUNING TO COMPLY WITH MEET CITY OF BELLEVUE LUC 20.25D.110
REQUIREMENTS.   NO EXISTING SIGNIFICANT TREES ONSITE.

11. SITE LANDSCAPE AREAS TO COMPLY WITH C.O.B. WATER CODE SECTION 24.02.205 AND UTILITIES DEPARTMENTS ENGINEERING STANDARDS.

12. ALL COMPONENTS OF THE PROPOSED IRRIGATION SYSTEM TO COMPLY WITH C.O.B. WATER CODE SECTIONS 24.02.201.

13. PROVIDE IRRIGATION CONTROLLER AND SENSOR. LOCATION TBD.  POINT OF CONNECTION TBD.

NOTES

0' 10' 20'5'
N

2

1 11.17.15 ADR SET - REV. 1

2 02.12.16 ADR SET - REV. 2



STREETSCAPE PLANTING SCHEDULE GREEN ROOF, GROUNDCOVER, PERENNIAL PLANT MIX SCHEDULE

KEY BOTANICAL NAME COMMON NAME SIZE ROOT CONDITION ON-CENTER SPACINGQTY BOTANICAL NAME COMMON NAME SIZE ROOT CONDITION ON-CENTER SPACING

ZELKOVA SERRATA 'VILLAGE GREEN' JAPANESE ZELKOVA 3" CAL6 AS SHOWNB & B

MAGNOLIA GRANDIFLORA SOUTHERN  MAGNOLIA 3" CAL4 AS SHOWNB & B

NOTES

 NE DISTRICT WAY APPROVED TREE PER MDP

123RD AVE NE APPROVED TREE PER MDP

COURTYARD & FAMILY AREA TREE SCHEDULE

LIRIOPE SPP. LILYTURF 1 GALLON TBDCONTAINER NE DISTRICT WAY & 123RD AVE NE APPROVED GROUNDCOVER PER MDP

COURTYARD & FAMILY AREA PLANT SCHEDULE

QTY BOTANICAL NAME COMMON NAME SIZE ROOT CONDITION ON-CENTER SPACING NOTES

SHRUB, GROUNDCOVER, PERENNIAL & VINE PLANT SCHEDULE

2 GALLON MIN.
"
"
"
"

"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"

FIVE LEAF AKEBIA
HONORINE JOBERT JAPANESE ANEMONE
KINNIKINNICK
GOAT'S BEARD
FEATHER REED GRASS

HYBRID TRUMPET CREEPER
SEDGE
CALIFORINIA LILAC
CLEMATIS
AUTUMN FERN
ELAEAGNUS
NATIVE WOOD STRAWBERRY
PAT BALLARD SILK TASSEL TREE
GLASNEVIN WINE SILK TASSEL TREE
VARIEGATED JAPANESE FOREST GRASS
WITCH HAZEL
GOLDEN HOP VINE
CLIMBING HYDRANGEA
EVERGREEN CLIMBING HYDRANGEA
OAKLEAF HYDRANGEA
SALAL
TALL OREGON GRAPE
FALSE SOLOMON'S SEAL
HYBRID MAHONIA
CREEPING OREGON GRAPE
HYBRID RHODODENDRON
HYBRID MAHONIA
'SPARKLE WHITE' GAURA

HYBRID SWEET OLIVE
WESTERN SWORDFERN
BOSTON IVY
VIRGINIA CREEPER
HYBRID RHODODENDRON
RED FLOWERING CURRANT
EMERALD CARPET CREEPING RASPBERRY
SNOWBERRY
SWEETBOX
TRILLIUM
INSIDE-OUT FLOWER

AKEBIA QUINATA

ANEMONE X HYBRIDA 'HONORINE JOBERT'

ARCTOSTAPHYLOS UVA- URSI

ARUNCUS DIOICUS

CALAMAGROSTIS X ACUTIFLORA 'KARL

FOERSTER'

CAMPSIS × TAGLIABUANA ‘MADAME GALEN’

CAREX SPP

CEANOTHUS ‘VICTORIA’

CLEMATIS SP.

DRYOPTERIS ERYTHROSORA 'BRILLIANCE'

ELAEAGNUS PUNGENS

FRAGERIA VESCA

GARRYA X ISSAQUAHENSIS 'PAT BALLARD'

GARRYA X ISSAQUAHENSIS' GLASNEVIN WINE'

HAKONECHLOA MACRA'ABORARIEGATE'

HAMAMELIS VIRGINIANA

HUMULUS LUPULUS 'AUREUS'

HYDRANGEA ANOMALA SSP. PETIOLARIS

HYDRANGEA INTEGRIFOLIA

HYDRANGEA QUERCIFOLIA

GAULTHERIA SHALLON

LONICERA CILIOSA

MAIANTHEMUM RACEMOSUM

MAHONIA AQUAFOLIUM

MAHONIA x MEDIA 'CHARITY'

MAHONIA REPENS

MAHONIA × MEDIA ‘WINTER SUN’

OENOTHERA LINDHEIMERI 'SPARKLE WHITE'

OSMANTHUS × BURKWOODII

POLYSTICHUM MUNITUM

PARTHENOCISSUS TRICUSPIDATA ‘VEITCHII’

PARTHENOCISSUS QUINQUEFOLIA

RHODODENDRON ‘VULCAN'S FLAME’

RIBES SANGUINEUM

RUBUS PENTALOBUS ‘EMERALD CARPET’

SYMPHORICARPOS ALBUS

SARCOCOCCA HOOKERIANA

TRILLIUM OVATUM

VANCOUVERIA HEXANDRA

VINE MAPLE
'AUTUMN BRILLIANCE' SERVICEBERRY
WESTERN HAZELNUT
FLAME SMOKETREE
FRAGRANT STYRAX

ACER CIRCINATUM

AMELANCHIER 'AUTUMN BRILLIANCE'

CORYLUS CORNUTA

COTINUS COGGYGRIA 'FLAME'

STYRAX OBASSIA

 SMALL TREE  & LARGE SHRUB SPECIES AT GREEN ROOF

ACHILLEA TOMENTOSA 'KING EDWARD'

ACHILLEA TOMENTOSA 'LEMON'

ARCTOSTAPHYLOS UVA URSI 'VANCOUVER'

ARMERIA MARTIMA 'RUBRIFOLIA'

CAREX BUCHANII

EUPHORBIA MYRSINITES

ELYMUS GLAUCUS

JUNCUS EFFUSUS VAR. PACIFICUS

STIPA TENUISSIMA

GERANIUM SANGUINEUM

 DESCHAMPSIA CAESP. 'NORTHERN LIGHTS

FESTUCA GLAUCA 'ELIJAH BLUE'

OPHIOPOGON JAPONICUS 'NANUS'

SEDUM SPP.

THYMUS  SPP.

DWARF WOOLY YARROW
'LEMON' YARROW
KINNIKINNICK
SEA PINK
EVERBROWN GRASS
BLUE SPURGE
BLUE WILD RYE
TUFTED HAIR GRASS
MEXICAN FEATHER GRASS
BLOODY GERANIUM
NORTHERN LIGHTS GRASS
BLUE GRASS ELIJAH BLUE
MONDO GRASS
SEDUM
THYME

3,100 SF

SEEDED AREA

16,000 SF

5,780 SF

8 - APPROX

2,282 SF

1 GALLON MIN.
1 GALLON MIN
1 GALLON MIN
1 GALLON MIN
1 GALLON MIN
1 GALLON MIN
1 GALLON MIN
1 GALLON MIN
1 GALLON MIN
1 GALLON MIN
1 GALLON MIN

4" POT
4" POT
4" POT

CONTAINER
"
"
"
"
"
"
"
"
"
"

PLUG & SOWN
"
"

B&B
"
"
"
"

AS SHOWN
"
"
"
"

2" CAL MIN - OR  6' HEIGHT
"
"
"
"

PLANT LIST AND SIZING IS SCHEMATIC DESIGN ONLY, FINAL PLANT SPECIES TBD

TBD
"
"
"
"
"
"
"
"
"
"

TBD
"
"

CONTAINER
"
"
"
"

"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"

TBD
"
"
"
"

"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
"
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NO. DATE REVISION

KEYMAP

SEATTLE / Pier 56, 1201 Alaskan Way, #200
Seattle, WA 98101 / 206.623.3344

SAN FRANCISCO / 660 Market Street, #300
San Francisco, CA 94104 / 415.956.0688

1209 124TH AVE NE,
BELLEVUE WA 98005

L4.01DR

FEBRUARY 12, 2016

1423700.00

PLANTING SCHEDULE

SPRING DISTRICT
PHASE 2

SECURITY PROPERTIES

ADR SET - REV. 2

DG

DF

DF

SB

BS

1. THE CONTRACTOR SHALL BE FAMILIAR WITH THE SITE CONDITIONS.
2. PRIOR TO CONSTRUCTION, THE CONTRACTOR IS RESPONSIBLE FOR LOCATING ALL UNDERGROUND UTILITIES AND SHALL AVOID DAMAGE TO ALL UTILITIES DURING CONSTRUCTION.  SHOULD THE CONTRACTOR CAUSE

DAMAGE TO ANY UTILITIES, CONTRACTOR SHALL MAKE NECESSARY REPAIRS AS QUICKLY AS PRACTICABLE.
3. THE CONTRACTOR IS RESPONSIBLE FOR MAINTAINING, IN FULL, ALL PLANTING AREAS (INCLUDING WATERING, SPRAYING, MULCHING, MOWING, FERTILIZING, ETC.) UNTIL THE JOB IS ACCEPTED, IN FULL, BY THE LANDSCAPE

ARCHITECT AND OWNER.
4. ALL PLANTS MUST BE HEALTHY, VIGOROUS MATERIAL, FREE OF PESTS AND DISEASE.  ALL PLANTS SHALL BE ANA #1 OR BETTER (ACCORDING TO “AMERICAN STANDARDS FOR NURSERY STOCK”) AND ARE SUBJECT TO THE

APPROVAL OF THE LANDSCAPE ARCHITECT AND OWNER BEFORE, DURING, AND AFTER INSTALLATION.
5. CONTRACTOR SHALL BE RESPONSIBLE FOR PLANTS MEETING SPECIFICATION AS NOTED PRIOR TO INSTALLATION.  CONTRACTOR SHALL IMMEDIATELY REMOVE ALL PLANT MATERIAL THAT DOES NOT CONFORM TO

SPECIFICATIONS.
6. ALL ROOTBALLS SHALL CONFORM TO THE SIZE STANDARDS SET FORTH IN “AMERICAN STANDARDS FOR NURSERY STOCK”.
7. CONTRACTOR TO SUBMIT TO OWNER’S REPRESENTATIVE THE GROWER’S AND/OR STATE INSPECTION CERTIFICATE FOR PLANT MATERIAL ONE WEEK BEFORE COMMENCEMENT OF WORK.
8. CONTRACTOR TO STAKE BED LINES IN FIELD FOR OWNER’S REPRESENTATIVE APPROVAL PRIOR TO COMMENCEMENT OF PLANTING.
9. ALL PLANT MATERIAL SHALL BE PROTECTED DURING TRANSPORT AND DELIVERY TO JOB SITE WITH SHADE CLOTH OR OTHER ACCEPTABLE MEANS OF WINDBURN PREVENTION.
10. ALL TREES MUST BE STRAIGHT TRUNKED, FULL HEADED, AND MEET ALL REQUIREMENTS SPECIFIED.
11. ALL TREES MUST BE GUYED OR STAKED AS SHOWN IN THE DETAILS.
12. INSTALLATION:  ALL PLANT MATERIAL SHALL BE INSTALLED IN A SOUND, WORKMANLIKE MANNER AND ACCORDING TO ACCEPTED GOOD PLANTING PROCEDURES, WITH THE QUALITY OF PLANT MATERIALS AS HEREINAFTER

DESCRIBED.  ALL ELEMENTS OF LANDSCAPING SHALL BE INSTALLED SO AS TO MEET ALL APPLICABLE ORDINANCE AND CODE REQUIREMENTS.
13. THERE SHALL BE NO CHAINS OR CABLES USED ON TREES.  HANDLE WITH 2” MINIMUM WIDTH NYLON STRAPS OR EQUAL.
14. CONTRACTOR SHALL ASSURE DRAINAGE AND INFILRATION OF ALL PLANTING PITS PRIOR TO INSTALLATION OF PLANT MATERIAL.  CONTRACTOR SHALL FILL ALL TREE PITS WITH WATER BEFORE PLANTING TO ASSURE THAT

PROPER DRAINAGE AND INFILRATION IS AVAILABLE.  CORRECT IF REQUIRED TO ASSURE ADEQUATE INFILTRATION RATES.  CONTRACTOR IS RESPONSIBLE FOR REPLACEMENT OF ALL PLANTS LOST DUE TO INADEQUATE
DRAINAGE CONDITIONS.

15. ALL PLANTED AREAS SHALL BE MULCHED WITH 3” LOOSE MEASURE OF APPROVED WOOD MULCH.
16. CONTRACTOR TO GUARANTEE PLANT MATERIAL FOR A PERIOD OF 12 MONTHS AFTER DATE OF SUBSTANTIAL COMPLETION. CONTRACTOR TO REPLACE REJECTED PLANT MATERIAL WITHIN TWO WEEKS OF NOTICE.
17. CONTRACTOR TO REQUEST INSPECTION OF PROJECT IN WRITING.  IF ALL WORK IS SATISFACTORY AND COMPLETE IN ACCORDANCE WITH CONDITIONS OF CONTRACT DOCUMENTS, THEN THE LANDSCAPE ARCHITECT SHALL

DECLARE THE PROJECT SUBSTANTIALLY COMPLETE.
18. SUBSTANTIAL COMPLETION CONSTITUTES THE BEGINNING OF GUARANTEE PERIOD.

PLANTING NOTES

SOIL PREPARATION AND SOIL MIX

1. ALL PLANTS NOTED FOR REMOVAL SHALL BE REMOVED AND PROPERLY DISPOSED OF OFF-SITE AT CONTRACTOR’S EXPENSE UNLESS OTHERWISE NOTED.
2. BEFORE REPLACING TOPSOIL, RAKE SUBSOIL SURFACE CLEAR OF STONES (1” DIAMETER AND LARGER), DEBRIS, RUBBISH, AND REMAINING ROOTS FROM REMOVED PLANT MATERIAL.
3. SCARIFY SUBSOIL TO A MINIMUM DEPTH OF EIGHT INCHES (8”).  SPREAD 2-INCHES OF COMPOST OVER ALL SUBSOIL AREAS, TILL IN TO A DEPTH OF 6”, AND RAKE AND COMPACT TO 85% PROCTOR.
4. PLANTING SOIL MIX FOR TREES, SHRUBS AND GROUNDCOVER SHALL CONSIST OF A THOROUGHLY BLENDED MIXTURE OF: (A) 1/5 APPROVED COMPOST, (B) 2/5 APPROVED SAND, (C) 2/5 CLEAN TOPSOIL
5. PLANTING SOIL DEPTH:  IN ALL SHRUB BEDS PLANTING SOIL DEPTH SHALL BE 18-INCHES,  GROUNDCOVER AREAS PLANTING SOIL DEPTH SHALL BE 12-INCHES.  TURF AREAS PLANTING SOIL DEPTH SHALL BE 6-INCHES.  DEPTHS ARE NOT

INCLUSIVE OF MULCH.  PLACE AND COMPACT PLANTING SOIL TO 85% DENSITY IN 6-INCHES LIFTS
6. CHEMICAL DESIGNATION OF GRANULAR FERTILIZER SHALL BE 12-8-8.  APPLY PER MANUFACTURER’S RATES AND SPECIFICATIONS.  AT LEAST 50% OF NITROGEN SHALL BE FROM NON-WATER SOLUBLE ORGANIC SOURCE.  FERTILIZER SHALL

MEET FEDERAL SPECIFICATION O-D-241 TYPE 1, GRADE A OR B.
7. TOPSOIL SHALL BE NATURAL, FERTILE, AGRICULTURAL SOIL CAPABLE OF SUSTAINING VIGOROUS PLANT GROWTH.  IT SHALL BE OF UNIFORM COMPOSITION THROUGHOUT, WITH ADMIXTURE OF SUBSOIL.  IT SHALL BE FREE OF STONES AND

LUMPS, (1” DIAMETER AND LARGER), LIVE PLANTS AND THEIR ROOTS, STICKS, AND OTHER EXTRANEOUS MATTER.
8. ELIMINATE ALL FOREIGN MATERIAL PRIOR TO ANY PLANTING.  THE CONTRACTOR IS EXPECTED TO FURNISH ANY ADDITIONAL BLACK DIRT NEEDED.
9. THE TOPSOIL PH SHALL BE IN THE RANGE OF PH 5.5 TO 7.5.  TOPSOIL SHALL NOT CONTAIN TOXIC SUBSTANCES WHICH MAY BE HARMFUL TO PLANT GROWTH.
10. FINISH GRADE ALL TOPSOIL AREAS TO A SMOOTH, EVEN SURFACE, ASSURING POSITIVE DRAINAGE AWAY FROM THE STRUCTURES AND ELIMINATE ANY LOW AREAS WHICH MAY COLLECT WATER, AND IN ACCORDANCE WITH THE GRADING

PLANS.
11. CONTRACTOR SHALL ASSURE INFILTRATION RATES AND DRAINAGE OF ALL PLANTING PITS PRIOR TO PLANTING.  CONTRACTOR WILL BE RESPONSIBLE FOR ALL PLANTS LOST DUE TO LACK OF INFILTRATION.
12. CONTRACTOR TO REMOVE DEBRIS AND EXCESS MATERIAL IMMEDIATELY FROM JOB SITE.

GENERAL NOTES FOR LANDSCAPE INSTALLATION
1. ALL BASE INFORMATION PROVIDED BY TRIAD.  CONTRACTOR SHALL FIELD VERIFY ALL INFORMATION PRIOR TO INITIATING PLANTING INSTALLATION.  ALL EXISTING PLANTING SHALL REMAIN INTACT AND UNDISTURBED UNLESS

OTHERWISE NOTED ON THE PLANS.
2. CONTRACTOR SHALL NOTIFY ALL NECESSARY UTILITY COMPANIES 48 HOURS MINIMUM PRIOR TO DIGGING FOR VERIFICATION OF ALL UNDERGROUND UTILITIES, IRRIGATION AND ALL OTHER OBSTRUCTIONS AND COORDINATE

WITH OWNER’S REPRESENTATIVE PRIOR TO INITIATING OPERATIONS.  DRAWINGS ARE PREPARED ACCORDING TO THE BEST INFORMATION AVAILABLE AT THE TIME OF PREPARING THESE DOCUMENTS.
3. CONTRACTOR SHALL FAMILIARIZE HIMSELF/HERSELF WITH EXISTING SITE CONDITIONS PRIOR TO INITIATING PLANTING.  ALL EXISTING SITE FURNISHINGS, PAVING, LANDSCAPE AND OTHER ELEMENTS TO REMAIN SHALL BE

PROTECTED FROM ANY DAMAGE UNLESS OTHERWISE NOTED.
4. UNLESS OTHERWISE NOTED, THE LIMITS OF CONSTRUCTION ARE THE CLEARING LIMITS NOTED ON THE DRAWINGS.
5. REPORT ANY DISCREPANCIES BETWEEN THE CONSTRUCTION DRAWINGS AND FIELD CONDITIONS TO THE OWNER’S REPRESENTATIVE IMMEDIATELY.
6. LANDSCAPE CONTRACTOR SHALL COORDINATE ALL WORK WITH RELATED CONTRACTORS AND WITH THE GENERAL CONSTRUCTION OF THE PROJECT IN ORDER NOT TO IMPEDE THE PROGRESS OF THE WORK OF OTHERS OR

THE CONTRACTOR’S OWN WORK.
7. FURNISH NURSERY-GROWN PLANTS TRUE TO GENUS, SPECIES, VARIETY, CULTIVAR, STEM FORM, SHEARING, AND OTHER FEATURES INDICATED ON DRAWINGS AND COMPLYING WITH ANSI Z60. NAME:  TRUE TO BOTANICAL

NAME, COMMON NAME AND VARIETY AS ADOPTED BY THE AMERICAN JOINT COMMITTEE ON HORTICULTURAL NOMENCLATURE, STANDARDIZED PLANT NAMES, LATEST EDITION, WHICH ARE TRUE TO TYPE AND SPECIES.
HEALTH: COMPLY WITH LOCAL, STATE AND FEDERAL LAWS PERTAINING TO THE INSPECTION FOR DISEASES AND INSECT INFESTATION, SCALE AND SHIPMENT OF PLANT MATERIALS.

8. ALL TREES SHALL HAVE SIX FEET (6’) CLEAR TRUNK UNLESS OTHERWISE SPECIFIED.
9. ALL CONTAINER SIZES NOTED ON PLANT LIST ARE MINIMUM.  INCREASE SIZE IF NECESSARY TO CONFORM TO PLANT SIZE AND SPECIFICATIONS.
10. ALL TREE CALIPER SIZES NOTED ON PLANT LIST ARE MINIMUM.  INCREASE SIZE IF NECESSARY TO CONFORM TO PLANT SIZE AND SPECIFICATIONS.
11. ANY TREE WITH A TRUNK FORMED “V” SHAPE CROTCH WILL BE REJECTED PER ANSI Z 60.1.
12. EROSION CONTROL FABRIC SHALL BE INSTALLED IN ALL SHRUB AND GROUNDCOVER PLANTING AREAS AS PER SPECIFICATIONS FOR ALL SLOPES THAT EXCEED 3:1.  SEE GRADING PLANS FOR LOCATION OF SLOPES GREATER

THAN 3:1.
13. PLANTS SHALL BE PLACED ON A TRIANGULAR SPACING CONFIGURATION (STAGGERED SPACING).  PLANT CENTER TO CENTER DIMENSIONS (O.C.) ARE LISTED UNDER “COMMENTS” ON THE PLANT LIST.
14. LANDSCAPE CONTRACTOR SHALL FIELD STAKE THE LOCATION OF ALL PLANT MATERIAL PRIOR TO INITIATING INSTALLATION FOR THE REVIEW AND APPROVAL OF THE OWNER’S REPRESENTATIVE AND/OR LANDSCAPE

ARCHITECT.
15. LANDSCAPE CONTRACTOR SHALL FIELD ADJUST LOCATION OF PLANT MATERIAL AS NECESSARY TO AVOID DAMAGE TO ALL EXISTING UNDERGROUND UTILITIES AND/OR EXISTING ABOVE GROUND ELEMENTS.  ALL CHANGES

REQUIRED SHALL BE COMPLETED AT THE CONTRACTOR’S EXPENSE AND SHALL BE COORDINATED WITH THE OWNER’S REPRESENTATIVE AND THE LANDSCAPE ARCHITECT.
16. CONTRACTOR SHALL MULCH ALL NEW PLANT MATERIAL THROUGHOUT AND COMPLETELY TO DEPTH SPECIFIED.
17. ANY SUBSTITUTIONS IN SIZE AND/OR PLANT MATERIAL MUST BE APPROVED BY THE LANDSCAPE ARCHITECT.  ALL PLANTS WILL BE SUBJECT TO APPROVAL BY LANDSCAPE ARCHITECT AND/OR OWNER’S REPRESENTATIVE

BEFORE PLANTING CAN BEGIN.
18. CONTRACTOR SHALL REFER TO THE LANDSCAPE PLANTING DETAILS, PLANT LIST, GENERAL NOTES AND THE PROJECT MANUAL AND SPECIFICATIONS FOR FURTHER AND COMPLETE LANDSCAPE PLANTING INSTRUCTIONS.
19. LANDSCAPE CONTRACTOR SHALL COORDINATE ALL PLANTING WORK WITH IRRIGATION WORK.  LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR ALL HAND WATERING AS REQUIRED BY OWNER’S REPRESENTATIVE TO

SUPPLEMENT IRRIGATION WATERING AND RAINFALL.  LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR HAND WATERING IN ALL PLANTING AREAS, REGARDLESS OF THE STATUS OF EXISTING OR PROPOSED IRRIGATION.
20. LANDSCAPE CONTRACTOR SHALL CLEAN THE WORK AREAS AT THE END OF EACH WORKING DAY.  RUBBISH AND DEBRIS SHALL BE COLLECTED AND DEPOSITED OFF-SITE DAILY.  ALL MATERIALS, PRODUCTS AND EQUIPMENT

SHALL BE STORED IN AN ORGANIZED FASHION AS DIRECTED BY THE OWNER’S REPRESENTATIVE.
21. LANDSCAPE CONTRACTOR SHALL REGRADE ALL AREAS DISTURBED BY PLANT REMOVAL, RELOCATION AND/OR INSTALLATION WORK. LANDSCAPE CONTRACTOR SHALL REPLACE (BY EQUAL SIZE AND QUALITY) ANY AND ALL

EXISTING PLANT MATERIAL DISTURBED OR DAMAGED BY PLANT REMOVAL, RELOCATION, AND/OR INSTALLATION WORK.

SEE ALL GRADING PLANS, PAVEMENT, WALLS AND SITE FURNISHINGS PLANS FOR ADDITIONAL NOTES, SITE PREPARATION INFORMATION AND OTHER PERTINENT INFORMATION.

1
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1 11.17.15 ADR SET - REV. 1

2 02.12.16 ADR SET - REV. 2

QTY BOTANICAL NAME COMMON NAME SIZE
ROOT

CONDITION SPACING

TREE

5 ACER CIRCINATUM VINE MAPLE 2" CAL B & B AS SHOWN

8 ACER GRISEUM PAPERBARK MAPLE 2" CAL B & B AS SHOWN

12 AMELANCHIER X GRANDIFLORA 'AUTUMN BRILLIANCE' AUTUMN BRILLIANCE SERVICEBERRY 6-8' HT B & B AS SHOWN

4 CARPINUS CAROLINIANA AMERICAN HORNBEAM 3" CAL B & B AS SHOWN

1 CERCIDIPHYLLUM JAPONICUM KATSURA TREE 3" CAL B & B AS SHOWN

18 HAMAMELIS X INTERMEDIA 'DIANE' HYBRID WITCH HAZEL 2" CAL B & B AS SHOWN

4 STEWARTIA MONADELPHA STEWARTIA 2" CAL B & B AS SHOWN

6 TILIA CORDATA 'GREENSPIRE' GREENSPIRE LINDEN 2" CAL B & B AS SHOWN

2



Instructions:  Fill in grey cells only

Line FAR Incentive System for Bel-Red

1 Submittal 1 Submittal 2 Submittal 3 Submittal 4 Submittal 5

2 Office Resi Resi 2 GIX Brewpub

3 Test Lot 16 Lots 18-21 Lot 22-23 Lot 14 Lot 12

4 Non-Residential Development

5 Aggregate Parcel Size (sf) 100,000         112,373            -                59,527           40,038           

6 Total Allowed SF at max FAR (4.0) 400,000         449,492            -                -                238,108         160,152         

7 GFA of Proposed Development 375,000         300,962            -                -                176,843         24,035           

8    Sub: Retail  (only if FAR exempt) 75,000           -                    -                -                -                -                

9    Sub: Commercial (incl Hotel) 300,000         300,962            -                176,843         24,035           

FAR 3.75 2.68 #DIV/0! 2.97 0.60

10 Base FAR Allowed (1.0) 100,000         112,373            -                -                59,527           40,038           

11 GFA subject to Incentive System 200,000         188,589            -                -                117,316         -                

12    GFA in Tier 1  (up to 2.5 FAR) 200,000         188,589            -                -                117,316         -                

13    GFA in Tier 2 (up to 0.5 FAR) 75,000           -                    -                

14

15 Residential Development

16 Aggregate Parcel Size (sf) 100,000         110,000         83,367           

17 Total Allowed SF at max FAR (4.0) 400,000         -                    440,000         333,468         -                -                

18 GFA of Proposed Development 375,000         298,737         251,004         

FAR 3.75 2.72 3.01

19 Base FAR Allowed (1.0) 100,000         -                    110,000         83,367           -                -                

20 GFA subject to Incentive System 275,000         -                    188,737         167,637         -                -                

21    GFA in Tier 1a  (up to 1.25 FAR) 125,000         -                    137,500         104,209         -                -                

22    GFA in Tier 1b  (up to 1.25 FAR) 125,000         -                    51,237           63,428           -                -                

23    GFA in Tier 2 (up to 0.5 FAR) 25,000           -                    -                -                -                -                

24 Site FAR 2.68 2.72 3.01 2.97 0.60

25 Overall Average MDP FAR 2.70   2.78   2.81   2.59   

26

27 Amenity Fee-in-Lieu Payment Calculation

28 Gross square feet (GSF) of development 344,363            320,924         261,059         93,863           

29    GSF for DA $3.75 discount rate available 750,000            405,637         84,713           -                -                
30    GSF for DA $3.75 discount rate used 344,363            320,924         84,713           93,863           -                

31    GSF for DA $3.75 discount rate remaining 405,637            84,713           -                (93,863)         -                

32

33 % Floor Area eligible for DA $3.75 rate 100% 100% 32% 0% 0%

34 % Floor Area eligible for DA $4.00 rate 0% 0% 68% 100% 100%

35

36 Total floor area subject to Amenity System (20.25D.090.C) 188,589            188,737         167,637         117,316         -                

37 Total square feet of Amenity System provided on-site 0 0 0 0 0

38 Remaining square feet subject to fee-in-lieu 188,589            188,737         167,637         117,316         -                

39

40 Square feet paid at $3.75 100% 188,589            100% 188,737         32% 54,398           0% -                0% -                

41 Tier 1A [Res]: affordable housing 515,625.00$  203,992.50$  -$              -$              

42 Tier 1 [Cml] or Tier 1B [Res]: parks and streams 707,208.75$     192,138.75$  -$              -$              -$              

43

44 Square feet paid at $4.00 0 0% -                68% 113,239         100% 117,316         100% -                

45 Tier 1A [Res]: affordable housing -$              199,243.00$  -$              -$              

46 Tier 1 [Cml] or Tier 1B [Res]: parks and streams -$                  -$              253,713.00$  469,264.00$  -$              
47

48 Total fee 707,208.75$     707,763.75$  656,948.50$  469,264.00$  -$              



Spring Residential 1 GSF per building

BuildingGSF % of total Portion of fee-in-lieu

A 62,875 19.6% 138,664.13$  

B 102,749 32.0% 226,601.99$  

C 50,370 15.7% 111,085.68$  

D 80,435                                                    25.1% 177,390.84$  
E 24,495 7.6% 54,021.12$    

Total 320,924 707,763.75$  

Individual fees per building will be deposited into the Affordable Housing Fund first

until the obligation of $515,625 is met, then remaining funds to Parks & Streams Fund

Spring Residential 2 GSF per building

BuildingGSF % of total Portion of fee-in-lieu

A 100,544 38.5% 253,016.48$  

B 95,637 36.6% 240,668.14$  
C 64,878 24.9% 163,263.88$  

Total 261,059 656,948.50$  

Individual fees per building will be deposited into the Affordable Housing Fund first

until the obligation of $515,625 is met, then remaining funds to Parks & Streams Fund




