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.DETERMINATION OF NON-SIGNIFICANCE
PROPONENT: Todd Spencer, Collins Woerman
LOCATION OF PROPOSAL.: 317 112" Ave. NE

DESCRIPTION OF PROPOSAL:  Overlake Medical Office Building: To construct a new 130 foot
tall medical office building with 7 levels of office and 7 levels of
parking. The building will be 182,467 gross square feet with 740
parking stalls. Approximately 4,400 square feet of retail will be
provided at the street level. Project will include landscaping and
associated utilities. Project also includes demolition of two
existing medical office buildings (total 29,000 gross square feet).
The site area is 1.44 acres.

FILE NUMBER: 09-102901-LD

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

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

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 July 30, 2009.

(d ThisDNsis issued under WAC 197-11-340(2) and is subject to a 14-day comment period from the date

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

This DNS may be withdrawn at any time if the proposal is modified so that it is likely to have significant
adverse environmental impacts; if there is significant new information indicating, or on, a proposals
probable significant adverse environmental impacts (unless a non-exempt license has been issued if the
proposal is a private project): or if the DNS was procured by misrepresentation or lack of material
disclosure.

Covue Vel o { July 16, 2009

Environmental Coordinator Date

OTHERS TO RECEIVE THIS DOCUMENT:

State Department of Fish and Wildlife

State Department of Ecology, Shoreline Planner N.W. Region
Army Corps of Engineers

Attorney General

Muckleshoot Indian Tribe




. City of Bellevue Submittal Requirem. {

. a\rkm\ﬂv

ENVIRONMENTAL CHECKLIST W \
) 41602

If you need assistance in completing the checklist or have any questions regarding the environmental review
process, please visit or call the Permit Center (425-452-6864) between 8 a.m. and 4 p.m., Monday through
Friday (Wednesday, 10 to 4). Our TTY number is 425-452-4636.

BACKGROUND INFORMATION

Property Owner: {4 ERNLITTR CARE REALTY

Proponenf: o
Contact Person: “Toor SPanNCER.
(If different from the owner. All questions and correspondence will be directed to the individual listed.)
Address: 7/0 SETOND ave, SOITE 400
SENTTLE, WA 9Y(04
Phone: 28¢. Z45. 2519
Proposal Title: Ovai-AKe= MEDICAL. OFFIcE &)'L‘D,A(ﬂ _
Proposal Location: j2=) /7, ™ ave NE ' ‘ |
(Street address and nearest cross street or intersection) Provide a legal description if available.
Please attach an 8 %" x 11" vicinity map that accurately locates the proposal site.
| Give an accurate, brief'd;-:scrip'tion of the proposal’s scope and nature:
1. General desgri,ptiqh: 1 ST MO WUt 7 LENELSL OF PAn i ,4(__.' v
2. Acreage of site: { L4

3. Number of dwelling unité/buildings to be demolished: z_

B 4. Number-of dwelling-units/buildings to be constructed: |
* . %

5. Square footégé of buildings to be demolished: U LAOWA .2,1 O00 SF +o M»&'s b
R o (2 Wdg5)
| 6. Square footage of buildings to be constructed: 45 FIETN S (22, Yo7 GSF W“/M
ST T inclodes g
. ' eyclwleo pabng

7. Quantity 'of earth movement (in cubic yards): 4,000 <1

8. Proposed land use: peEpical. OFFIC BRI ING (B)

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

BOnPING 0 g T (s ) effie ownt T [ewdls o pﬂf@%z (30",
10. Other 740 yarfwa stads, (oo Y arfeed @ Sheet level. Egfecin mRecmts
‘ e Ia/«,(/caa(g macte, Tralin fravedrre e b““'ﬂ-/-m

-}%%W/. Vs gluso o Hoas ot ,%\9 O

y/a 0'?/// Af{/
&

7 ,}@_!{(%




" Estimated date of completion ( proposal or timing of phasing:
o> |20

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

NO

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

EXSTTING BUILDINGS — 70 Pe Dt.N\OLlst-\‘D Wik PANE  AopaTErMENT

STUDY PREPRLED . + 6<o -
e }jﬁo W *7/2/0? /)6 WM

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

NovE

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

CUTY OF PBELLENVE P&'LI\;\\"T' PfL.bLE$>

If permits have been applied for,

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):

L Land Use Reclassification ( ) Map of existi d d zoni See- | g Mﬂw+
 Land Use Reclassification (rezone) Map of existing and proposed zoning (
{ 7(}4&(,(4&2 ”95/"
(1 Preliminary Plat or Planned.Unit Development : a %( S i v2808
Preliminary plat map
X Clearing & Grading Permit - /ﬂ’P &ao V?‘(“’L"( “/06’
Plan of existing and proposed grading 2. 60¢- 2817

Development plans

_ MWWDFASW
* Pl e fuin. w07 TH200%.

- Draunag gt bkl ty

[ Shoreline Management Permit - ' ’ Darean. Sowpsanof DCT Sagrasrd
Site plan o Vod. See Ui AN

,ﬁ[@.

b Building Permit (or Design Review)
Site plan
Clearing & grading plan

A. ENVIRONMENTAL ELEMENTS -

1. Earth

wile (5 0(“‘?7 W-Mffﬁwg b M’W +o faﬂf‘&;:fd PDove.

a. ‘Genera! descnptlon of the snte kFIat 7 Rolling ' Hilly ¥ Steep slopes F Mountams [ Other

b.. What is the steepest slope on the site (approx1mate percent slope)? . &5 %o

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.

QEFE. o (G eEoTECR LERQST e wol. "[‘( V
o Sad, gl © bble ol
gleciad WA,




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

NoN&E  NoTeus0 Kot nated 1a

/—
g fechn rept”.
e. Describe the purpose, type, and approximate quantities of any filling or grading propoesed. Indicate source
of fill.
3
No Flee
e
. e \
f.  Could erosion occur as a result of clearing, construction, or use? If so, generally describe. v ,a:b -/L
Po sotBr Mimimal Dol coms—TaueT on) wJﬂp;j A w"p
g. About what percent of the site will be covered with impervious surfaces after project construction (for 0nd
example, asphalt or buildings)? . dz,ﬂs“ .
APPROXI MATELY 0% -
h. Proposed measures to reduce or control erosion, or other impacts to the earth, if any‘: A

TTEMNCORAIT( B2 R0S/0,.) CONTTROL. PURIANG, COnNSTR JSTrhp ., }
REF@ma. ~To QUi fLANS,

2. AIR
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.

EMISHONS FROMN R [ Diessl. PoveERen o psTRIST 10
EQU i et Foa n ~Tyfitar CONSTRUT(ON SiTe . AlO
EXUUSSOE O NON-STadpaad EMISSIONS PLANNED

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

NONE  kNOWA

¢. Proposed measures to reduce or control emissions or other impacts to tvhé;ai‘r, if any:

A/ M
. Oswf
S
3. WATER h

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. [f

s v



appropriate 32 what stream or river it flows into.

NoNgE

(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.

NI{A

(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 dlversmns’7 lee general descnptlon
purpose, and approximate quantities if known.

No

(6) Does the proposal lie within a 100-year ﬂoodpléiri?’ if so, hote Iocatién on thé site hia‘n.‘

(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.

N©

b. Groﬁnd

(1) Will ground water be withdrawn, or will water be discharged to ground water? lee general

description. o
EXCAVA—TION Wil PE  DUST ABOVE IR TSR “TALLE .
e TEMIORALT D - W TERING  \J L. P AEcessAt

(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



-c. Water Runoff (Including stor ter)

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

REFEA. —T0 Civil. PLANS -0 5STToamnmC wA—'re:wL %
Co TR, Sy uf""‘? combes

wM Uu%
bee connegance systr 1R b
B dotenban wll bo pag S sTHe Fe

(2) Could waste materials enter ground or surface waters'? If so, generally describe.
val i qwe SWfree falls
NS stte pwp e "
wols § O 5= %«MM«/(:A Adetneded
LW Wd-fubm«#clb D‘Z""‘".

&‘Mfrr p& Decr faginec l/o?)
d. Proposed measures to reduce or control surface, ground, and runo % afer |mpacts if any: -

REFEn. TO wuvie fPLanNS pmg““ ,,gerw‘ ,JLoJ(tw
4. Plants _ : . : L S ) f «65&

a.” Check or crrcle types of vegetatlon found on the site:

Dl deciduous tree: alder, maple, aspen, other SM fheea <LM0L"U\ P ('“\‘“)

v o0

[l evergreen tree: fir, cedar pine, other = 1’7 +o - b/‘/ C Q,O ?\5‘), 066 L{q
A shrubs . D (/;Wf PU" Po(caa,ﬁp«

LI grass

U pasture .

{1 crop or grain
i wet soil plants: cattail, buttercup, bulrush, skunk cabbage, other

(1 water plants: water lily, eelgrass mrlforl other

[ other types of vegetatlon

b. What kind and amount of vegetation will be removed or altered? pau % o Wa’fnﬁ, M
EXSTIAL  LANDOSCa? NG AT s TIAks ?A INe, Lo

T B msp RERANRVETD. stts'rs OF DECIpDUOUS ~—TRsES AND

SN e S . :
EXRISTH( STEET ~7TREES %"t‘e Ryx— TISAIVED. ij-m‘ua( .
¢. List threatened or endangered species known to be on or near the site. See -4 abose.
O 8 KAOWN

d. Proposed landscaping, use of native plants, or other measures to preserve or enhance vegetation on the Lo
site, if any: ericting stre Irnets Yo B Neaned — 5=
SEE LANPSCALE Pran). LAVOSCAPING winl &= PEr

CITY ©oF Mmmiafus S TANDAR DS AND sullLiED P ALL _,
I I\PEQy/ 008 rAER S . (/



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: A;&del\l ‘ :

- [ Brrds hawk heron eagle songbrrds other:
@ ~Mammals: deer, bear elk beaver other:

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

vb. ) Lisﬁ ény _threete.ned or end’an'gered species known to be on or near the site.
 omklowd
¢. I the site partofa hﬁigratien;r‘bute‘? If s0, explain.
S YN RSN S | v
\/ | :d Proposed measures to preserve or enhance wildlife, if any: <+ W‘hm ’ZZ WA 74"35 IMM
C - Pro 70560 LAPDSIALED PRGNS )
6. Energy and Natural Resources ¢ Wl P‘N’E(” ‘*‘"‘M%Q hoabi Fot

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.

RENT/AC_ | cootinl Wikl BE ELasTal, ProsgsT —To A&

et=p CELCTIFIED: )
V\FTJId your project affect the potential use of solar energy by adjacent properties? If so, generally describe.

PRI ET . (L P8 ~TALLBET. “TRaAN pEsystinG STRUCSTURES ~TO
N E NS EE—
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:

RGN EFMMUECt RVAC. aAnp (IMIADVESRY ENVELOl&E DE‘SIC.;J

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.

NoNE BiEYXove —TY(licat-. MBEPICAL OFFICs SPALs
VAR ARD.S

\/ R (1) “Describe specral emergency services that might be requrred

/J)I\

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

N|p



b.

Noise

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

™™ AVe 1S A Busy Ammsranc ¢ NE (2% <t

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

TR IcaL ComsTAaUTION NOISE DURIANC, opTIN e
©IEHLTONS Lo fopngliston + pe (onstruchrm : v

i
(3) Proposed measures to reduce or control noise impacts, if any: _ /( M ot ¢ ‘,cv
STTAND AR ConsS TR (o i) R TN m(ﬁ'r' 4\ \’%
B

8. Land and Shoreline Use

a.

—h

@

=

j-

k.

_If applicable, what is the current shoreline master program designation of the site?

What is the current use of the site and adjacent properties? :
ERSTIAL SITT8 s MBPICAl- OFFIE C,Jh CJ-UNJC.&) OS2I TA

JSET TO —TAE WES T, AJP RETAILJOFFIcE —TO "THE /=AST o
Has the site been used for agnculture? If so, describe.

No—T RE<enNTLY, PAST ndrkAOwH
Describe any structures on the site.

@ EXISTIAG VOO0 FRANE D MEPDILAL. OFFius fbuzL.ou\(g,s
o BE REMWED 24,000 SF v be lewskished ~—

Will any structures be demolished? If so, what? /‘
NES, BOTTR EST/NG '

What is the current zomng classaf catlon of the sute?
ML - DA

W'hét‘ is the ‘cgrren}i‘co_rn‘bréhgn'siye‘ plan deéigrjatidn, of the §itg? ‘ ‘ -

[

N

Has any part of the site been classified as an “environmentally sensitive” area'? Af so specnfy I P
UNKNOWAN rpoo e

Approximately how many people would reside or work in the completed project?
oo - 25T Woeldwwsrs

Approximately how many people would the completed project displace?

s uerRMLEADS . ‘ ?/1

Proposed measures to avoid or reduce displacement impacts, if any:
None



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

‘\/ ' any:

CoMmiLleEs \WiTH SAMPUs MASTER. P‘-"’J

9. Housing

.
PR, %

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

SN NE

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

\/ housing.

NepE"

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

NIA

10. Aesthetics .

a. What is the tallest height of any proposed structure(s), not including antennas; what is the pnnc1pa| exterior
building material(s) proposed? (%ol (£
ELeunT on 24! (AVG cgnos=IT3) , PRE-casT comcriera ARD GLASS

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

VISSIBICITY —T0 ~“TA&E ITAST “RU LD S °F7$‘raoc:rsp Fole —thE
MEDRAL OFFItE SUiLoinly ~T0 TAE Ws5ST,
c. Proposed measures to reduce or control aesthetic impacts, if any:

Oﬂ\elf«mw"\'&a:t T TRE caAm@ VS AND NETIWA R0l

W AESTRICS ARLE [apPRovED OVER. EXisTile STRVCTVAES AND /S
M"/} v/

/’%1 nght and Glar

a. What type of light or glare will the proposal produce? What time of day would it mainly occur?
MNiAimal RETFLESTION FRomi aupzaAly 0N WEYST, SOUTH, AND 5AST,

b. Could light or glare from the finished project be a safety hazard or interfere with vuews’?

N9

\/ & 8



¢. 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: /
SELESTTION OF QUARING, —1o MUIN M 2= REFLEST NITY

12. Recreation .

a. What designated and informal recreational opportunities are in the immediate vicinity?

O N KALOWwW A

b. Would the proposed project displace any existing recreational uses? If so, describe. /

~N©

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

Rp
13. Historic and Cﬁltur'fal Preséryaﬁbn S

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.

U o KN ~N
b." Generally describe any landmarks or evidence of historic, archeological, scientiﬁc;:\, or cultural importance

known to be on or next to the site.
NonNE— AW N

e,

¢. Proposed measures to reduce or control impacts, if any:
N!A\ L BN . v . Lt s - U

B

14. Transportation

'
IR SN

a. ldentify public streets and highways serving the site, and describe proposed access to the existing street

system. Show on site plans, if any.
HET AVE To —ThE ERST AR NiE (04 -0 —THE™ SBDYTH.

ARG ACLESS AT 1™ AlE (RIGRT 14 / AT OUT UML:t)
b. Is site currently served by public transit? If not, what is the approximate distance to the nearest transit stop?

Q™ RUE SERNER BY pUBLIC —TRAN PORSTAT7,/oa)

¢. How many parking spaces would be completed project have? How many would the project eliminate?
13’?)0 YrRONIDSD / APRONMATELY 8O STALLS EIMINKTEDS

d. Wil 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). P

M ' WADPEHAMG, OF [=asT CAMPUS DayVE —70 TRE \WEST AND No
$ \Q FRATE EMERGENOL \J Moty (PrRuvATE: RoAD),
,y‘e e. Will the project use (or occur in the immediate vicinity of) water, rail, or air transportation? If so, generally

t VV v’”ﬂ/" describe.
g\ # % Y NG_ \/
s A ’

Jyx.



\J)J') f. How many vehicular trips per day would be generated by the completed pro;ect’? If known, indicate when
g 6@ W peak volumes would occur. : .

TRAPPTT  ANALISTE @E//TC\“WWD

'(7§ g. Proposed measures to reduce or control transportation impacts, if any:

s |
gt fersy Vi dnssnags, Shot fodage (pscts
M\”ﬁﬂ i %w /nw:u, Pregprise, Commotee T Redoction progmic

15. Public Services

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

PROMECTT \ooutrn RETOET IN A RIGRER PEANSITY w;*m
/ MYE (NP IVIDUALS AND VERICLES WG Wutd PITERST ALE(
RESLLTT (N —TRe NEED For. INCRERSED PUBLIC W;c,g_-&
b. Proposed measures to reduce or control direct impacts on public services, if any.

INCORPOANTION OF FIRE SAFETY Maasutss (orssTrixsTron
TTHE, ALARING, SPRINKLER, SIMORE WA TROL) ANP S000 IPES/GA.
MeERSVRESs FO. PUBLIC SAFETY QL.,Q,_‘._,.,,\/C_“V,M.,,L,_,_‘{)

16. Utilities

a. Circle utilities currently available at the site] electricity, hatural qag{watejrefuse se

] sanitary sewe :rjseptlc 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.

NONE  ApprTror AL, SOME EXUISTAL, \wa—er AND GA S
HINES B BE 2sMoves .

RELQeaA—rr o) OF WATTERL SUPPLY ~70 ©ocur,
Signature

The above answers are true and complete to the best of my knowledge l understand that the' lead agency is
relying on them to make its-decision.: - = , e e

Signature. e ..., o e ererorevererepoesssengeesssanr st

Date Submitted.. S22 S e

10



sa, City of Bellevue
Development Services Department
2= _Land Use Staff Report

Proposal Name: Overlake Medical Office Building
Proposal Address: 1231 116" Avenue NE

Proposal Description: Application for Design Review approval o construct a new
130 foot tall medical office building with 7 levels of office and
7 levels of parking. The building will be 182,467 gross
square feet with 740 parking stalls. Approximately 4,400
square feet of retail will be provided at the street level.
Project will include landscaping and associated utilities.
Project also includes demolition of two existing medical
office buildings (total 29,000 gross square feet). The site
area is 1.44 acres.

File Number: 09-102901-LD

Applicant: Todd Spencer, Collins Woerman

Decisions Included: Design Review _

Planner: Carol Saari, Senior Planner é%'
State Environmental Policy Act Determination of Non-Significance

Threshold Determination:

Cot Varstesdong
Carol V. Helland, Environmental Coordinator
Development Services Department

Director's Recommendation: Approval with Conditions
Michael A. Brennan, Director
Development Services Department

By: _ Gt ’Ijth,lﬁp,«ﬂb

Carol V. Helland, Land Use Director

Notice of Application: January 12, 2009
Notice of Decision: July 16, 2009
Appeal Deadline: July 30, 2009

For information on how to appeal a proposal, visit the Development Services Center at City Hall or
call (425) 452-6800. Comments on State Environmental Policy Act (SEPA) Determinations can
be made with or without appealing the proposal within the noted comment period for a SEPA
Determination. Appeal of the Decision must be received in the City Clerk’s Office by 5 PM on the
date noted for appeal of the decision.
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Overlake Medical Office Building
09-102901-LD
Page 3 of 33

I REQUEST/PROPOSAL DESCRIPTION

Application for Design Review approval to construct a new 130 foot tall medical office building with
7 levels of office and 7 levels of parking (5 levels below street grade, 2 levels above street grade).
The building will be 182,467 gross square feet with 740 parking stalls. There will be 7 levels of
underground parking. Approximately 4,400 square feet of retail will be provided at the street level.
Site improvements include utilities, upper level terrace and new sidewalk with planting strip. The
project also includes demolition of two existing medical office buildings (total 29,000 gross square
feet).

Proposed Medical Office Building from 116" Avenue NE
(excludes street trees/plantings and green roof)

Project Design Intent

The proposed project incorporates a sophisticated design creating a strong presence to the
perimeter of the Overlake campus and the 116" Avenue streetscape. The use of materials and
colors are consistent with the campus, yet establish a unique identity to this project.

The design concept for the proposed building is to achieve an overall scale which is consistent
with the hospital structures, but to also create a stepping of elements to provide architectural
interest and avoid monotony. The northern two thirds of the building will be the high rise structure
with a 10’ stepback from 116" Avenue NE, while the southern portion will have a much lower



Overlake Medical Office Building
09-102901-LD
Page 4 of 33

profile. The southern portion will include an interesting roof top and roof garden that will further
reduce the apparent mass of the entire building. The stepping down of the building along 116"
Avenue NE will help to reduce the overall scale of the building, particularly since the street
elevation also drops (slopes) to the south.

The proposed building will provide a distinctive skyline at this end of the Overlake Hospital
campus. A vertical glass curtain wall element creates a focal point at the southern facade
extending into a roof-top feature enhanced by lighting features. This elevation will include
interesting architectural detailing, the use of urban, high quality materials, and the design of a
glazed stair tower that will create that focal point, particularly when illuminated at night.

Special attention has been given to an appropriately scaled street wall that would be responsive to
the pedestrian environment and conducive to supporting a strong retail development with an urban
character. The use of pedestrian scaled design details enhance the pedestrian experience. These
include marquees along 116™ Avenue NE, landscaping, paving patterns, and lighting.

The urban character at the streetscape will be supported by the use of imported Italian Travertine
tile at the building base and large, storefront windows with vision glass and opaque glass (glass
frit) for the parking levels above the street level. Materials are durable and high quality including a
precast concrete skin, and a sandblasted precast base with stone tile detailing. These materials
are compatible with other buildings within the Overlake Hospital campus and are superior in quality
to exterior materials used on other office buildings outside of the Downtown. Through the use of
high quality building materials and interesting architectural detailing, the proposal project will
create a proud presence for the Overlake Hospital campus and Medical Institution District.

Il SITE DESCRIPTION, ZONING AND LAND USE CONTEXT

Aerial Vicinity Map

A. Site Description
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The 1.44 acre project site fronts 116™ Avenue NE. There are two existing medical office
buildings (29,000 gross square feet) which will be demolished as a part of this project. There
are no significant trees onsite, however there are existing mature City street trees (London
Planes) within the City right-of-way. There are no critical areas onsite. The site drops about
15 feet from 116™ Avenue NE (east) to East Campus Drive at the property line (west).

B. Context and Zoning

The property is located within the Overlake Hospital campus, at the northeast corner of the
campus just south of the existing parking garage and east of the existing Medical Tower.
There are medical offices to the south, east and north. To the west/south is the Overlake
Hospital campus. The NE 10" Street right-of-way is located approximately 460 feet to the
south, along with the Group Health building and Overlake South Tower.

The City’s vision for the 116™ Avenue NE corridor here is that it become more heavily used
for medical services. The project site was rezoned to Medical Institution
District/Development Area 2 (Ml DA2) in 2005.
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Overlake Hospital Master Plan Vision 2005
CONSISTENCY WITH LAND USE CODE/ ZONING REQUIREMENTS
A. General Provisions of the Land Use Code

1. Uses

Uses are regulated by Bellevue Land Use Code (LUC) Sections 20.20 (General Development
Requirements) and 20.25J (Medical Institution District). The proposed medical office use is
permitted in the Medical Institution District Area 2 zoning district (Ml DA2) subject to Design
Review approval.
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2. Dimensional Requirements
All applicable dimensional requirements for Land Use Code 20.20 (General) and 20.25J
(Medical Institution District) will be met. Refer to the following for specifics.

Table 1

Land Use Code (LUC) Statistical Table

Zone: MI DA2 Permitted/Required Proposed Comments
Height 140 feet (LUC 20.25J.030) 130 feet Meets LUC.
Lot Coverage 75% 73.5% Meets LUC.
Setbacks 0’ setback on 116™ Avenue NE 0’ setback on 116™ Avenue | Meets LUC.
Side/Rear: NA NE
Stepback 10’ stepback req’d at 40 feet above | 10’ stepback provided at Meets LUC.
116" Avenue NE grade 29’ to 45’ above 116™
Avenue NE grade (varies
by 16 feet with slope)
Meets LUC.
Streetscape and
Landscapliong 8 sidewalk, 4’ planting strip, 8 sidewalk, 4’ planting Since the
6” curb strip, 6” curb building is
located

adjacent to
116" Avenue
NE

(0’ setback),
there is no
landscaping
req’t betwn the
bldg and
sidewalk
provided
design req’ts
are met.
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Zone: MI DA2 Permitted/Required Proposed Comments
Loading One off-street area. Provided along the north Meets LUC.

(LUC 20.20.590.K.4)

side of the building.

Recycling & Solid

An area measuring at least 365 SF,

Provided at the loading

A condition of

: as calculated here: dock. approval is
X\Laezte Collection | >'oF/1°000 SF @ 182,467 = 365 included in
SF minimum. Section X of
(LUC 20.20.725) this report
requiring
coordination
with Allied
Waste.
Mechanical Locate on the roof or below grade Rooftop mechanical Meets LUC.
Equipment and visually screen. equipment located behind a
(LUC 20.20.525) 15’ max height roof parapet
above 140 feet.
Maximum 1 million square feet, 214,673 existing square Meets LUC.

Overlake Hospital
campus for non-
hospital uses

campus-wide

feet (not including two
structures to be demolished
for this project)

plus 182,467 square feet
with this proposal =
317,140 square feet

Gateway benches (6) required at

Applicant provided required

A condition of

Gateway NE 10" Street benches (6). approval is
included in
Section X of
this report.

Compact Maximum 25% 15% Meets LUC.

Stalls

Number of 740 stalls minimum required 740 stalls provided. Meets LUC.

parking stalls

Performance Standards for Parking Structures (Land Use Code 20.25J.050.A.2)

a. Driveway openings from public rights-of-way are limited and the number of access
lanes in each opening are minimized.
This project will provide one driveway opening from the public right-of-way and
improvements to an existing driveway along the north side of the building. This is the

minimum number necessary to serve the project site from the right-of-way, 116™ Avenue
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NE. See plan sheet C1.1.

b. The structure exhibits a horizontal, rather than sloping, building line, as viewed from
116th Avenue NE and NE 12th Street.

The parking component of this project is within the building. Two floors of parking are
located above the sidewalk level and are screened by special window glazing and
architectural design of the facade. See plan sheet A5.2.

c. The dimension of the parking structure abutting pedestrian areas is minimized. If
parking structure abutting pedestrian areas is necessary for functional reasons, mitigation
shall be provided through the addition of planting, modulation, materials variation, artwork
or other features that would cover at least 50 percent of the parking structure facade area
unless a smaller coverage area is approved through a Master Development Plan approval.
See comments under subsection b above.

d. The parking structure complies with the requirements of the Design Review Guidelines
of LUC 20.25J.080.

The parking structure complies; parking is below the building or screened from views for
the two levels above the sidewalk level.

e. A wall or other screening of sufficient height to screen parked vehicles from views from
adjoining rights-of-way and which exhibits a visually pleasing character is provided at all
above-ground levels of the structure.

See comments under subsection b above.

f. Safe pedestrian connection between the parking structure and the principal use exists.
Safe pedestrian connection is provided between the parking structure and the principal use
since parking is located within the building with 7 levels of parking. See plan sheets A2.1-
A2.4.

g. Loading areas are provided for vanpools/carpools.
These are provided along the west side of the building. See plan sheets A2.2, C1.1 and
L1.1.

h. Vehicle height clearances for structured parking must be at least seven and one-half
feet for the entry level to accommodate vanpool parking.

Garage entry height clearances have been verified to accommodate vans at 7.5 feet in
height.

i. Forall uses, no more than 25 percent of the required parking spaces may be designed
and constructed in accordance with the dimensions for compact stalls provided in LUC
20.20.590.K.12.

The applicant has provided 15% of the parking stalls as compact stalls. The applicant shall
portray such stalls on the building permit plan sets. See condition under Section X of this

staff report.
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B. Special Provisions of the Land Use Code — Medical Institution District

Transportation Management Program (Land Use Code 20.25J.050.B): The
requirements of a transportation management program (TMP) for medical clinics and
other health care services that are over 50,000 square feet include:

« Posting of ridesharing, transit and other TMP information.

« Distribution of ridesharing and transit information.

« Provision of a Transportation Coordinator.

« Preferential parking for carpools and vanpools.

« Provision of a financial incentive to non-SOV commuting employees.

« Provision of a Guaranteed Ride Home program.
See condition listed under Section X of this staff report.

Commute Trip Reduction (Land Use Code 20.25J.050.C): The Commute Trip
Reduction (CTR) program applies to “affected employers” which includes sites with at
least 100 full time employees that arrive at work between 6:00 and 9:00 AM.

A condition of approval is included in Section X of this report stating that the site will
be required to comply with all reporting, surveying and other CTR related

requirements.

Streetscape (Land Use Code 20.25J.070): The proposal complies with LUC 20.25J.070.A
Streetscape Design Requirements — Sidewalks. The minimum width of sidewalks located on
116" Avenue NE is eight feet plus four feet in which street plantings are to be installed plus six
inches of curb.

This project provides the necessary eight foot wide sidewalk plus four feet for street plantings
plus six inches of curb. Seven (7) existing City street trees (London Planes) within the 116™
Avenue NE right-of-way will be protected and retained. See plan sheets C1.1, C4.1 and L1.01.
See condition listed in Section X of this staff report.

Existing Street Trees along 116" Avenue NE
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Design Review Guidelines (Land Use Code 20.25J.080):

General Guidelines (Land Use Code 20.25J.080.A)

Subject to Land Use Code 20.25J.015.A, the proposal meets the requirements of the
Overlake Hospital Campus Master Development Plan approved 2005. This document is
available in the Development Services Department Records Room, Bellevue City Hall, 450
110" Ave NE.

Site Design Guidelines (Land Use Code 20.25J.080.B)

Following are each if the Site Design Guidelines listed in Land Use Code 20.25J.080.B
and a brief response:

1. Develop site improvements and amenities consistent with the phasing approved in the
Master Development Plan.

No phasing is proposed at this time. See discussion under Section VIII.A.4 regarding
phasing issues.

Amenities to be constructed as part of this project include a planted terrace with
benches, trees and a green roof. See plan sheet L1.01.

2. Provide visual and functional connections between uses within the District by
incorporating areas of vegetation, outdoor spaces and pedestrian connections.
Pedestrian access from 116™ Avenue NE to the building and beyond to the west occurs
along the east fagcade of the building. At the lower west entrance, there are sidewalks and
pedestrian crosswalks to connect to the rest of the hospital campus. Also along the west
elevation is landscaping and an outdoor load/unload area for pedestrians.

3. Provide outdoor spaces to promote visually pleasing, safe and healing/calming
environments for workers, patients and visitors. Solar access to and from the open space
areas should be considered and maximized to the extent feasible.

This project provides a terrace outdoor space on the south side of the building that
promotes visually pleasing, safe and healing/calming environments for patients/staff. Solar
access is available on this terrace located on the south side of the building.

4. Enhance the buildings and site with landscaping which includes living plant material as
well as special pavements, trellises, screen wall planters, water, rock features and site
furniture.

The proposal includes streetscape landscaping, including retention of existing City

street trees, a new 4’ wide planting strip, 8 wide sidewalk and 6” curb. Landscaping is

also proposed on the upper terrace with trees, plantings and green roof. See plan

sheet L1.01. Perimeter plantings are proposed to soften the hardscape. Proposed
plantings provide a rich palate with a diverse variety of color and texture throughout the
seasons.
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5. Convey an image of public use and identify each major medical institution within the
Medical Institution District as a prominent landmark in the community through the location
and configuration of major structures, gateways and landscaping.

The proposal includes gateway improvements at NE 10" Street (6 benches). The proposal
also includes an outdoor planted terrace with benches, plantings, trees and a green roof.
Perimeter landscaping is provided to soften the hardscape. A sign master plan package will
be required package to assure architecturally compatibility of proposed signs with the
building. See condition listed in Section X of the staff report.

6. Functionally relate the structures and site layout, including landscaping, gateways,
internal circulation patterns, pedestrian connections, plazas and seating areas and provide
physical connections to adjacent site development.

The proposed building is within the Overlake Hospital campus. It functionally relates to the
hospital uses onsite by providing medical office space for physicians/other medical
providers which may use the hospital. Pedestrian connections are provided from this site to
the adjacent hospital. See plan sheet L1.01.

7. Locate vehicle entry points in safe, obvious and convenient locations to promote
simple way-finding for new visitors.

One garage entry is along the east elevation off 116" Avenue NE. Along the west elevation,
there are two garage entries: public entry and valet entry. These entries provide safe,
obvious and convenient vehicle entry locations for new visitors. Signage will provide
additional way-finding for new visitors.
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8. Provide obvious and inviting pedestrian routes. Design connections to form logical
routes from origins to destinations. Use trees and landscaping to provide definition and
enclosure for pedestrian connections.

The project provides obvious and inviting pedestrian routes through the use of landscaping
and scored concrete paving for the sidewalks. Pedestrian crosswalks are provided to
connect to the rest of the hospital campus. Along the 116™ Avenue NE elevation, the
applicant will install new 8 wide sidewalks with a 4’ planting strip and 6” curb. Marquees
will provide protection to pedestrians at and near the building entrance. Street landscaping
(existing City street trees to be retained and new landscaping) will provide pedestrian
protection and a softening of the hardscape.

9. Coordinate vehicular and pedestrian access which minimizes interaction and avoids
creation of unsafe crossings. Maximize the separation of vehicular traffic from pedestrian
areas by means of level changes, space and distance or landscaping.

The vehicular and pedestrian crossings have been minimized by restricting the number of
vehicular driveways along 116™ Avenue NE and by approving only one garage entry along
the west side of the building and one garage entry along the east side of the building.
(Note: The applicant will improve the driveway offsite to the north that serves the campus.)
All of the required parking will be provided within the building. Landscaping and sidewalks
will provide a safe environment for pedestrian traffic.

10. Locate vehicle drop-off areas in close proximity to building entries.
Auto drop-off is outside the west entrance of the building.

11. Gateways and Outdoor Spaces Interior to the Site.

The applicant has provided six (8) benches at the gateway at NE 10" Street. See plan
sheet A1.3 and condition listed in Section X of this staff report. An outdoor space is
provided at the upper terrace with benches, plantings, trees and a green roof. See plan
sheet L1.01.

Building Design Guidelines (Land Use Code 20.25J.080.C)

Following are each if the Building Design Guidelines listed in Land Use Code
20.25J.080.C and a brief response:

1. Each structure must promote quality design and enhance the coordination of
development within the Master Development Plan. Materials, finishes, and details should
be superior in quality.

The materials proposed are pre-cast concrete (light sandblast and painted), imported ltalian
Travertine tile at the base (beige with brown accent), vision glass, glass frit, aluminum
window frames/doors and metal screens. These materials are compatible with other
buildings within the Overlake Hospital campus and are superior in quality to other office
buildings outside the downtown. By using high quality building materials on this well
designed building, the project will present a proud presence for the Overlake Hospital
campus and Medical Institution District.
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2. Design roof forms and building massing that create a visual identity for the institution
through interesting and unique shapes. In the Medical Office Perimeter Development
Area, buildings above 75 feet should provide a distinctive identity and sculptural effect
on the campus skyline by shaping the upper floors through stepbacks and by utilizing
distinctive and integrated rooftop appurtenances.

AN

South elevation =~

==

The building will provide a visual identity for this area of the campus. It is 130 feet in height
so it is subject to the requirements noted above. There is a strong vertical pattern along
the south elevation which creates visual interest. This will be seen from the freeway, 1-405.
There are building stepbacks and a lower roof terrace which breaks up the building
massing. Rooftop mechanical equipment will be located behind metal screens which have
a pattern similar to the building for design compatibility. The proposal meets the
requirements for visual identity through interesting and unique shapes.

3. Ensure that vegetation, unique architectural forms and materials are the predominant
image from the freeway by giving special attention to the structures facing freeway
corridors.

The upper levels of the building will be seen from the freeway. The building has a strong
vertical element along the south elevation which will be seen from the freeway as a unique
architectural form. Rooftop mechanical equipment will be screened from view from a
parapet.

4. Avoid blank facades on buildings facing 1-405 and associated access ramps.
Generally, a blank facade would consist of predominantly windowless areas. If such
facades are necessary for functional reasons, they should be mitigated by the addition of
planting, modulation, materials variation, artwork or other features.

This project will be seen from 1-405 so it needs to meet the requirements above. To meet
the requirements, the building incorporates building stepbacks, a lower roof terrace, unique
south elevation, modulating rooftop elements, an abundance of windows, several building
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patterns and unique building materials (i.e. imported Italian Travertine tile). The building
does not have any blank facades.

5. Minimize the visual impacts of parking by integrating parking facilities into the site and
with surrounding development.
Parking is located within the building.

6. Locate service areas for trash dumpsters, loading docks and mechanical equipment
away from public rights-of-way where possible. Screen views of those elements if they
cannot be located away from public frontages.

Loading docks and trash dumpsters are located along the north side of the building,
approximately 15 feet below 116™ Avenue NE. This area is screened by trees, shrubs and
groundcover. See plan sheet L1.01.

7. Incorporate weather protection and pedestrian amenities for transit facilities.
The project will provide marquees at and near the building entrance for pedestrian
protection.

Street Frontage Design Guidelines (Land Use Code 20.25J.080.D)

Following are each if the Street Frontage Design Guidelines listed in Land Use Code
20.25J.080.D and a brief response:

1. Avoid blank facades on buildings located on the perimeter of the Medical Institution
District or on buildings that are highly visible from public rights-of-way. Generally, a blank
facade would consist of a windowless area that is larger than 1,000 square feet. If such
facades are necessary for functional reasons, mitigation shall be provided through addition
of planting, modulation, materials variation, artwork or other features that would cover at
least 50 percent of the blank facade area unless a smaller coverage area is permitted
through a Master Development Plan approval.

The east building elevation is adjacent to 116™ Avenue NE. City staff worked with the
applicant to find a design solution to avoid a blank fagade along this elevation. At the south
end are retail stores with glazing. This will provide interest to the pedestrian. Marquees at
and near the building entrance will further pedestrian amenities.

At the north end, parking stalls are located on two levels inside the building above the
sidewalk grade of 116" Avenue NE (hidden from view from outside). The applicant focused
on this portion of the elevation and provided to the city several different exterior colors,
materials and window pattern options. The final solution was opaque glass (glass frit) in a
strong window pattern, repeated on the level above. (This provides a stronger sense of
base to the building than if the pattern were only one level in height.)

The applicant has met this criteria and does not have a blank building fagade adjacent to
views from 116™ Avenue NE.
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2. Provide ground floor building elements that are accessible and comfortable to pedestrians
through use of human-scale design elements, such as recessed entries, entrance canopies,
planters, benches, variations in paving materials and lighting features.

The facility incorporates clear and safe public access from 116™ Avenue NE since the

building is located at the sidewalk. However, there is a recessed building entry with

marquee along 116" Avenue NE which provides protection for pedestrians and creates a
welcoming entrance. On the west elevation, there is a widened sidewalk for patient
load/unload. And, there is a crosswalk so there is a connection to the rest of the campus.

The upper terrace has a sitting area with benches and plantings to provide an area of

respite.

3. Provide weather protection through use of sheltered walkways or sidewalks, canopies,
multiple building entrances, lobbies and entries of sufficient size and accessibility.

The 116" Avenue NE building entry is identifiable by a marquee for weather protection and
recessed entry. Signage and an address sign will also be provided for clear identification of this
entry.

4. Design entries to be clearly identifiable from the public rights-of-way adjacent to the
Medical Institution District.

A weather-protected marquee is proposed at and near the building entrance along
116" Avenue NE.

PUBLIC NOTICE AND COMMENT

Application Date: January 12, 2009
Notice of Application: February 19, 2009
Public Notice Sign: February 19, 2009

Minimum Comment Period: March 5, 2009

Notice of Application was published in the City of Bellevue’s Weekly Permit Bulletin and
the Seattle Times on February 19, 2009. It was mailed to property owners within 500
feet of the project site and a two-sided Public Information Sign was installed on the
project site on the same day. Although the minimum required public comment period
ended on March 5, 2009, comments were accepted up to the date of this decision.
However, none were received.

TECHNICAL REVIEW
A. Utilities

The Overlake Hospital Medical Office Building site will be required to connect to water,
sewer and storm facilities available to the site in onsite easements and or public right of
way. Water main will be required to be relocated to accommodate the new building
footprint. A Domestic water meter will be required for the building. Sewer capacity will be
adequate for the proposed development. The building down spouts will be required to
connect to the public conveyance system. No water quality or detention will be required
for the site since the sites proposed impervious surface falls under the 5,000 square foot
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threshold, as documented in a drainage report submitted by Darren Simpson of DCI
Engineers dated January 2009. See Section X of this report for Utilities related
Conditions of Approval.

B. Fire

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

Approval.

C. Transportation

Site Access

Access to the proposed project’s garage will be provided via a 26-foot wide driveway off of
116" Avenue NE and from various existing Overlake Hospital Campus driveways on 116"
Avenue NE, and on East Campus Drive. In addition, an additional garage driveway and
loading driveway will be provided on East Campus Drive off of a private road.

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 and the Transportation Development Code (Bellevue City
Code 14.60), and the provisions of the Transportation Department Design Manual.

1. A combined street tree and street light plan is required for review and approval prior
to completion of engineering and landscape plans for their installation. The goal is to
provide the optimum number of street trees while not compromising the light and
safety provided by streetlights. Street trees and streetlights must be shown on the
same plan sheet with the proper separation (generally 25 feet apart) and the proper
spacing from driveways (ten feet from Point A in standard drawing DEV-6).

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.
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ADA also requires provision of a consistent travel path for visually handicapped
pedestrians. Potential tripping hazards are not allowed in the main pathway.
Buildings shall be designed so that doors do not swing out into the pedestrian path.
ADA-compliant curb ramps shall be installed where needed, consistent with standard
drawings TE-12 or TE-13.

3. The curb, gutter, and sidewalk on 116™ Avenue NE shall be completely removed (with
the exception of street trees to be saved) and reconstructed with 8 sidewalk, 4’
planting strip and 6” curb. A street profile must be submitted with construction plans.

4. The design and appearance of the sidewalk and landscaping on 116" Avenue NE
shall comply with the standards and drawings in the Transportation Department
Design Manual, including standard drawings TE-11 and DEV-3. The 8’ wide sidewalk
shall be constructed of standard concrete with a broom finish and a two-foot by two-
foot score pattern, with four foot wide planting strip and 6” curb, unless both the
Transportation Department and the Development Services Department agree to
accept any non-standard pattern, color, or other features.

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

5. Tree wells and other landscaping within the sidewalk on 116" Avenue NE shall be
irrigated with a private metered water source. Electrical connections for lighting in
tree wells or planter strips may be allowed, if installed in compliance with the electrical
code and subjected to an electrical inspection. Irrigation devices and electrical
components shall not create a tripping hazard in the sidewalk.

6. The proposed driveway on 116™ Avenue NE shall have an approach width, as defined
in standard drawing DEV-6, of 26 feet. The driveway apron design shall be consistent
with standard drawing DEV-6. The existing north driveway modification shall be
constructed per civil plans design and details submitted on June 10, 2009.

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

8.  No new utility vaults that serve only one development will be allowed within a public
sidewalk. Vaults serving a broader public purpose may be located within a public
sidewalk if there is no other feasible alternative.

9.  Any awning, marquee, balcony, etc. over a sidewalk or utility easement must be at
least 16 feet above the sidewalk, or be removable (with an agreement regarding
removal and replacement); and must have at least 3 feet horizontal clearance from
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any streetlight or traffic signal pole.

10. No fixed objects, including fire hydrants, trees, and streetlight poles, are allowed
within ten feet of a driveway edge, defined as Point A in standard drawing Dev-6.
Fixed objects are defined as anything with breakaway characteristics stronger than a
typical 4 by 4 wooden post.

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

Easements

The applicant shall provide sidewalk and utility easements to the City as needed to
encompass the full required width of any sidewalks located outside the city right of way
fronting this site. There are some utility easements contained on this site which are
affected by this development. Any negative impact that this development has on those
easements must be mitigated or easements relinquished.

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

Holiday Construction & Traffic Restrictions

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

Use of the Right of Way 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.

Pavement Restoration

The City of Bellevue has established the Trench Restoration Program to provide
developers with guidance as to the extent of resurfacing required when a street has been
damaged by trenching or other activities. Under the Trench Restoration Program, every
street in the City of Bellevue has been examined and placed in one of three categories
based on the street’s condition and the period of time since it has last been resurfaced.
These three categories are, “No Street Cuts Permitted,” “Overlay Required,” and “Standard
Trench Restoration.” Each category has different trench restoration requirements
associated with it. Damage to the street can be mitigated by placing an asphalt overlay
well beyond the limits of the trench walls to produce a more durable surface without the
unsightly piecemeal look that often comes with small strip patching.
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Near this project 116" Avenue NE has been classified as “Overlay Required” with the City’s
trench restoration program; therefore, a grind and overlay will also be required. The grind
and overlay would likely be for a length of at least 100 feet for the full width of any affected
lane. Details of any trench restoration must be shown on the engineering plans.

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 Bellevue City Code 14.60.070.

See Section X of this report for Transportation related Conditions of Approval.

V1. STATE ENVIRONMENTAL POLICY ACT

The environmental review indicates no probability of significant adverse environmental
impacts occurring as a result of the proposal. Therefore, issuance of a Determination of
Non-Significance (DNS) is the appropriate threshold determination under the State
Environmental Policy Act (SEPA) requirements, with incorporation by reference of:

e Overlake Hospital Master Plan/ NE 10" Street Extension DEIS and FEIS issued
11/04/04 and 02/24/05, respectively.

e The 2009-2020 Transportation Facilities Plan Final Environmental Impact Statement
(TFP EIS) updated March, 2009.

e The Bel-Red Corridor Project Draft Environmental Impact Statement (DEIS) issued
January 25, 2007.

e The Bel-Red Corridor Project Final Environmental Impact Statement (FEIS) issued July
19, 2007.

e The Bel-Red Corridor Project Final Environmental Impact Statement Addendum, dated
July 17, 2008.

These documents are available in the Development Services Records Room, Bellevue City
Hall, 450 110" Ave NE.

Adverse impacts which are less than significant are usually subject to City Codes or
Standards which are intended to mitigate those impacts. Where such impacts and regulatory
items correspond, further documentation is not necessary. For other adverse impacts which
are less than significant, Bellevue City Code Sec. 22.02.140 provides substantive authority to
mitigate impacts disclosed through the environmental review process.

EARTH
The current site is mostly flat with a drop in grade of approximately 15 feet from east to

west behind the existing buildings (to be demolished). The proposed grading would be
to allow for footings and foundations for the new building and underground parking.
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Erosion could be avoided during clearing and construction using methods from the City
of Bellevue temporary Erosion Control Plan. City of Bellevue Best Management
Practices will be followed during clearing, grading and construction (as per the issued
clearing and grading permit). Upon completion of the project, no erosion is anticipated
to occur from site.

AIR

Emissions from dust and automobile could occur during construction. Appropriate
measures to control dust during construction activities as required by the City’s
standards and codes will be followed. Automobile emissions would occur after project
completion. These auto emissions would be similar to the levels from nearby facilities
and would not require mitigation.

WATER

There are no critical areas onsite. No groundwater would be withdrawn and irrigation
water would infiltrate into the ground water in planted areas.

The building down spouts will be required to connect to the public conveyance system. No
water quality or detention will be required for the site since the sites proposed impervious
surface falls under the 5,000 square foot threshold (as documented in a drainage report
submitted by Darren Simpson of DCI Engineers dated January 2009).

AESTHETICS

As discussed in section Il above, the proposal as modified through the Design Review
process is consistent with the Medical Institution District design guidelines.

NOISE

Noise will be generated from the construction phase of the development. The City of
Bellevue Noise Control, Bellevue City Code 9.18.040 regulates hours of construction-
related noise and the conditions under which they may be expanded. Since this project is
located within the Overlake Hospital campus, hospital patients located within 300 feet of
the site may be impacted by construction noise. Due to the close proximity of hospital
patients, a condition of approval is included in Section X of this report regarding
construction hours permitted.

TRANSPORTATION
Long Term Impacts and Mitigation

The long-term impacts of development projected to occur in the City by 2020 have been
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addressed in Overlake Hospital Master Plan/ NE 10" Street Extension DEIS and FEIS
issued 11/04/04 and 02/24/05, respectively. The impacts of growth which are projected to
occur within the City by 2020 were evaluated on the roadway network assuming that all the
transportation improvement projects proposed in the City’s Transportation Facilities Plan
are in place. The Overlake Hospital Master Development Plan - Phase Il forecasted
200,000 GSF medical office between 2007 and 2010 and 200,000 GSF medical office
building on 116™ Avenue NE between 2014 and 2020. Therefore, the volume of proposed
development is within the assumptions of the Overlake Hospital Master Plan EIS.

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

Mid-Range Impacts and Mitigation

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

This development will generate approximately 558 new p.m. peak hour trips. City staff
distributed and then assigned project-generated trips to the street network using the City’s
EMME-2 travel forecasting model with the current Capital Investment Program network. By
adding the expected project-generated trips to the traffic volumes in the model, the area
average levels of service were determined. To create a baseline condition for comparison,
the levels of service were also determined using traffic volumes without the project-
generated trips. In this project analysis, 17 system intersections received 20 or more p.m.
peak hour trips. Neither the maximum area-average levels of service nor the congestion
allowances would be exceeded as a result of traffic generated from this proposal.
Therefore, the proposed development passes the concurrency test. The concurrency test
results are included in the Transportation Department file for this development. The report
is available for review in the project file.

The rules of concurrency reservation are outlined in the Traffic Standards Code Director’'s
Rules, updated May 23, 2001. A concurrency determination is issued on the date of
issuance of the land use decision. This project complies with the Traffic Standards Code
and is receiving a Certificate of Concurrency. See attached certificate.

The concurrency determination is reserved to this project at the land use decision date.
The concurrency reservation expires one year from the land use decision date unless a
complete building permit application is filed (Bellevue City Code 14.10.010.D). At the time
of a complete building permit application, the Certificate of Concurrency will remain in
effect for the life of the building permit application, pursuant to Bellevue City Code
23.05.090H. Atissuance of building permit, the Certificate of Concurrency will be extended



Overlake Medical Office Building
09-102901-LD
Page 22 of 33

VILI.

VIIL.

and remain in effect for one additional year (with the possibility of up to two one-year
extensions) as provided for in Bellevue City Code 23.05.100.

Short Term Operational Impacts and Mitigation

City staff directed the applicant’s traffic consultant Transportation Engineering North\West,
LLC (TENW) to analyzed the short term operational impacts of this proposal in order to
recommend mitigation if necessary. These impacts included traffic operations conditions
during the a.m. and p.m. peak hours. Issues that were analyzed in the Traffic Impact
Analysis dated March 5, 2009, included LOS analysis at nearby intersections, LOS and
vehicle queues at site driveways, site vehicular and pedestrian circulation, transit
availability, and accident history analysis for the past three years. Adverse operational
impacts due to the proposed development are not anticipated. The TENW analysis is
available for review in the project file.

CHANGES TO PROPOSAL DUE TO CITY REVIEW

The following changes to the proposal were due to City staff review:

Locate the building at the sidewalk edge of 116™ Avenue NE: At the Preapplication
meeting, the applicant portrayed a 20’ setback for the building from the edge of the
sidewalk. To create a more urban character for the Ml district, staff requested the
applicant to set the building at the edge of the sidewalk.

Garage entry along 116™ Avenue NE: The applicant widened the garage entry along
116" Avenue NE to meet Transportation standards.

Truck load/unload area: This area was located along the north side of the building to
reduce potential negative aesthetic impacts. Landscaping was provided to help screen
this area.

Rooftop mechanical equipment screening: The applicant provided a new design
solution to architecturally integrate the screen with the design of the building.

Building rooftop design: Several options were reviewed. As requested, the applicant
designed a rooftop design that provides a unique focal point with stepbacks and
compatible design/colors to the building.

Rooftop terrace planting, seating area, and green roof treatment: The terrace/green roof
treatment was provided after staff requested seating/plantings to take advantage of this
south facing space. The applicant provided a green roof to further the greenscape of
this area.

Building streetscape colors/materials along 116™ Avenue NE: Several design options
were reviewed to create a streetscape that would be pedestrian friendly. Two levels of
garage are hidden behind glass frit. This glass has scoring which matches scoring on
the storefronts on the building to the south.

Pedestrian load/unload area at the lower west building door entrance: Staff reviewed
this area for pedestrian safety. The applicant enlarged the area and revised the garage
entry to meet Transportation standards.

DECISION CRITERIA
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A. The Director may approve, or approve with modifications, an application for
Design Review pursuant to LUC 20.30F.145 if:

1. The proposal is consistent with the Comprehensive Plan.

The project is consistent with the Bel-Red/Northup (BR) Subarea Plan. Following is a listing
of relevant Comprehensive Plan policies:

POLICY S-BR-1. Allow uses which provide goods and services for local residents and
businesses to locate in commercial areas of the Subarea.

The facility will provide medical office uses (with association with Overlake Hospital and
Group Health) which will serve local residents as well as those within the Puget Sound
region.

POLICY S-BR-7. Encourage a variety of economic activities by providing appropriate land
use designations.

The facility is located in the Medical Institution District Area 2 (MI DA2) which will provide a
medical office use for doctors and other medical specialists, with opportunity for
association with the onsite hospital services. This use will contribute to the variety of
economic activities available within the Subarea, City of Bellevue and Puget Sound region.

POLICY S-BR-42. Provide for Major medical institution development within the area
bounded by NE 8" and NE 16" Streets, and 1-405 and the Burlington Northern Railroad
right of way.

The facility is located within the Overlake Hospital campus, which includes the major
medical institutions of Overlake Hospital and Group Health. The proposal will provide
medical offices for physicians and other medical specialists who can use the hospital
facilities. This medical office building will help create the mix of hospital/medical uses
envisioned in the Overlake Hospital Master Plan and Subarea Plan. Proposed development
will meet the Land Use Code requirements for the MI DA2 zoning district, including a high
quality of design with visual identity, a visually pleasing design and safe pedestrian
environment.

POLICY ED-13. Encourage and promote employment opportunities for all residents,
including youth.

The project is expected to have 300-350 employees, varying with time of day and
schedules. The proposal encourages and promotes employment opportunities, which could
include jobs for youth.

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

The proposal complies with all applicable requirements of the Land Use Code. Refer to
Section Il of this report for specific information on Land Use Code consistency. The
applicant shall be required to submit landscape assurance devices prior to temporary
certificate of occupancy of the building. Conditions of approval are included in Section X of

this report.
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IX.

3. The proposal addresses all applicable design guidelines or criteria of this Code in
a manner which fulfills their purpose and intent.

As discussed in section III.B of this report, the proposal complies with all applicable Design
Guidelines contained in Land Use Code 20.25J Medical Institution District.

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

As described in Section IlI.B of this report, the project has been designed to respond to the
character, appearance, quality of development and physical characteristics of the Medical
Institution zone and adjacent properties. If the project is delayed for any reason the
following conditions are imposed:

Prior to issuance of the TCO, the applicant shall provide the following:

(a) A Phasing Plan: The phasing plan shall indicate different phases of construction of
the project and project timeline.

(b) Delayed Construction Plan: The delayed construction plan shall be a plan to indicate
how the site will be secured if construction is delayed for any reason. At a minimum
the plan shall include street frontage improvements, including all plantings, to be
installed prior to abandonment of the site. In addition, the plan shall include black
netting material (i.e. black polyethylene woven knit) or another approved material for
any vertical protective covering of the exterior of the building.

Conditions of approval are included in Section X of this report.

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

All required public services and facilities are available to the site.

DECISION

After conducting the various administrative reviews associated with the proposal, including
applicable Land Use consistency, SEPA and City Code and Standard compliance reviews, the
Development Services Director does hereby APPROVE WITH CONDITIONS the subject proposal.

X.

CONDITIONS OF APPROVAL.:

The following conditions are imposed under the authority referenced:

A.

1.

GENERAL CONDITIONS

CONSTRUCTION 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. Exceptions to the construction noise hours limitation contained
in the Noise Control Code MAY be granted pursuant to Bellevue City Code 9.18.020.C when
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necessary to accommodate construction which cannot be undertaken during exempt hours.
Prolonged exposure to noise created by extended hour construction activity is likely to have a
significant impact on hospital patients during the proposed timeline for construction. In order to
minimize detriment on the hospital campus patients/staff/visitors, the Contractor shall not rely on City
issuance of a blanket exemption from the Noise Control Code during the construction period.
Allowances for short term work outside of normal construction hours shall be limited and will be
reviewed on a case by case basis to verify necessity and ensure appropriate noise mitigation is
utilized to protect surrounding uses and properties. Written requests for exemption from the Noise
Control Code must be submitted two weeks prior to the scheduled onset of extended hour
construction activity. Such request shall include a noise analysis prepared by a noise consultant,
including recommendations for achieving the noise limitations of the Noise Ordinance for new
residential construction.

Authority: Bellevue City Code 9.18.020.C, .040

Reviewer: Carol Saari, Land Use Division
2. UTILITY CODES & ENGINEERING STANDARDS
a. Water

The site development of Overlake Hospital Medical Office Building will be required to comply will
all current utility codes and standards. A Developer Extension Agreement for water review and
inspection will be required to construct water improvements for the site. The Developer Extension
Agreement has been applied for by the developer at the time of this writing. The improvements
must be constructed and accepted by the City of Bellevue prior to any sign off of TCO.
AUTHORITY: Bellevue City Code Title 24.02

Reviewer: Mark Dewey, Utilities Department

b. Sewer
The site development of Overlake Hospital Medical Office Building will be required to comply
will all current utility codes and standards. A commercial over the counter side sewer permit
will be required for review and inspection of the side sewer connection for the new office
building.
AUTHORITY: Bellevue City Code Title 24.04
Reviewer: Mark Dewey, Utilities Department

c. Storm
The site development of Overlake Hospital Medical Office Building will be required to comply
will all current utility codes and standards. A commercial over the counter storm permit will be
required for review and inspection of the storm drainage connection for the new office building.
AUTHORITY: Bellevue City Code Title 24.06
Reviewer: Mark Dewey, Utilities Department

3. COMMUTE TRIP REDUCTION

The medical office building will be required to comply with all reporting, surveying and other
Commute Trip Reduction (CTR program) related requirements.

AUTHORITY: Land Use Code 20.25J.050.C
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Reviewer: Carol Saari, Land Use Division

4. HOLIDAY CONSTRUCTION & TRAFFIC RESTRICTIONS

Construction activities such as hauling and lane closures between November 15" and January 5"
will be allowed only between the hours of 10:00 pm and 6:00 am due to holiday traffic. The
Transportation Department will be monitoring traffic and may modify this moratorium accordingly.
AUTHORITY: Bellevue City Code 14.30.060

Reviewer: Jon Regalia, Transportation Department Right of Way

B. PRIOR TO CLEARING & GRADING PERMIT: The following conditions are imposed to
ensure compliance with the relevant decision criteria and Code requirements and to mitigate
adverse environmental impacts not addressed through applicable Code provisions. These
conditions must be complied with on plans submitted with the Clearing & Grading or
Demolition permit application:

1. 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 and Grading Code - BCC 23.76 Savina Uzunow 425-452-7860
Bellevue Development Standards “

Transportation Code - BCC 14.60 Abdy Farid 425-452-7698
Trans. Improvement Program - BCC.22.16 “

Right-of-Way Use Permit - BCC 14.30 Jon Regalia 425-425-4599
Bellevue Utilities Code - BCC Title 24 Mark Dewey 425-452-6179
Construction Codes - BCC Title 23 Behrooz Khorrami 425-452-6143
Land Use Code - BCC Title 20 Carol Saari 425-452-2731

Sign Code - BCC Title 22B “
Noise Control - BCC 9.18 “
International Fire Code Travis Ripley 425/452-6042

2. PROTECTION OF EXISTING CITY STREET TREES

The plans submitted for clearing and grading permit approval shall include protection of seven (7)
existing City street trees (London Planes) along 116™ Avenue NE within the right-of-way. Tree
protection details shall be included on the plans. The applicant shall work with assigned city staff
during all phases of tree protection. An arborist hired by the applicant shall be onsite as requested
by assigned city staff. See attached plans/details.

AUTHORITY: Land Use Code 20.25J.060, .070, Comprehensive Plan Policy EN-49

Reviewer: Carol Saari, Land Use

3. 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, including any seasonal restrictions.
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e) Requirements for leasing of right of way or pedestrian easements.

f) Provisions for street sweeping, excavation and construction.

g) Location of construction signing and pedestrian detour routes.

h) All other construction activities as they affect the public street system.

In addition, the applicant shall submit for review and approval a plan for providing pedestrian
access during construction of this project. Access shall be provided at all times during the
construction process, except when specific construction activities such as shoring, foundation
work, and construction of frontage improvements prevents access. General materials storage and
contractor convenience are not reasons for preventing access.

The applicant shall secure sufficient off-street parking for construction workers before the issuance
of any clearing and grading, building, or demolition permit.

AUTHORITY: Bellevue City Code 11.70 & 14.30
Reviewer: Jon Regalia, Transportation Right of Way

4. CIVIL ENGINEERING PLANS - TRANSPORTATION

Civil engineering plans produced, signed, and stamped by a qualified professional 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 included in
said plans and 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. Specific requirements for the engineering plans include, but are not
limited to:

a) Traffic signs and markings.

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

¢) Handicapped ramps, crosswalk revisions, and crosswalk equipment such as pushbuttons.

d) Installation or relocation of streetlights and related equipment.

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

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

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

Specific requirements are detailed below.

(h) The private road connecting 116™ Avenue NE to the East Campus Drive will be designed and
constructed per civil plans design and details submitted on June 10, 2009. This will include
channelization, marking and signage and addition of 6-foot wide concrete sidewalk on the
south side of the road.

(i) Transformers and utility vaults to serve the building shall be placed inside the building or below
grade, to the extent feasible.
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1) Miscellaneous:

+ Driveway aprons for the proposed 26 feet wide commercial driveway on 116™ Avenue NE
must be constructed in accordance with Design Manual Standard Drawing DEV-6.

+ Landings on sloping approaches are not to exceed a 7% slope for a distance of 30 feet
approaching the back edge of sidewalks. Driveway grades must be designed to prevent vehicles
from bottoming out due to abrupt changes in grade.

+ Vehicle and pedestrian sight distance must be provided per Bellevue City Code 14.60.240
and 14.60.241. Sight distance triangles must be shown at all driveway locations and must consider
all fixed objects and mature landscape vegetation. Vertical as well as horizontal line of sight must
be considered when checking for sight distance.

AUTHORITY: Bellevue City Code 14.60; Transportation Department Design Manual

Reviewer: Abdy Farid, Transportation

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

1. FIRE DEPARTMENT REQUIREMENTS

General
a. No site plan view of the canopy over East Campus Drive is provided. The canopy must
have a vertical clearance of 13’6” if it extends over the roadway. IFC 503.3.4

b. Hydrants must have 3’ clear space. This includes shrubs and plants. One of the hydrants
on East Campus Drive is shown in the planter area. IFC 508.5.4 and 508.5.5

c. Elevator pit on level 2 is depicted on grid line C, however on level 3 and up the shaft is
on grid line D. Correct this mistake.

d. Sheet A2.5 shows levels 5-9 however level 9 has its own plan on A2.6. Correct these
inconsistencies.

e. Confirm that the locations of the wall FDC’s are on blank walls and no injuries to fire
fighters would occur from broken glass or other hazards.

Sprinkler

f. The sprinkler and standpipe system is addressed in Chapter 7 of the Bellevue Fire
Department Development Standards (BFDDS). Bellevue has adopted the 2007 edition of
NFPA-13, but does not grant a reduction in remote area for quick response sprinklers.
Wet systems in commercial spaces must be designed as a minimum to a criteria for
Light Hazard (0.10 gpm/sq. ft. over the remote 1,500 sq. ft. of floor area).

g. Two separate water supplies are required for the sprinkler/standpipe system in
accordance with COB Amended IFC 903.3.5.2. One must be a permanent City water
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main connection and the second must be a dedicated reservoir. The reservoir must be
sized in accordance with IFC 903.3.5.2 and must comply with NFPA-22 (Water Tanks)
and be equipped with an automatic fill assembly that will refill the tank within 4 hours.
Two independently driven fire pumps shall be provided and sized for the sprinkler
demand and standpipe operations. One pump shall be provided for the city water supply
and one shall be provided for the on site reservoir. NFPA 20

Covered loading docks shall have a sprinkler density of 0.40 gpm over 3,250 square (dry
system) foot area. BFDDS 7.06.15

Standpipe

J-

The design of the standpipes shall meet three design points: 1) Provide 750 gpm at a
minimum residual pressure of 100 psi. 2) Provide 300gpm at 175psi at the outlet of the
hydraulically most remove hose connection. 3) Sprinkler system demand with required
hose streams. COB Amended 905.3.8 and Chapter 7 of BFDDS.

Location of Class | standpipe hose connections must be in accordance with COB
Amended IFC 905.4.

Fire Alarm

Fire Alarm systems shall be provided in accordance with IFC 907, Chapter 8 of the
BFDDS, and NFPA 72 — 2007 edition. In particular:

(1) Smoke detectors shall be installed to comply with I[FC 907. They shall be connected to
the Fire Alarm system.

(2) Sprinkler zoning by floor is required.

(8) Wiring for the fire alarm systems shall meet the requirements of NFPA 72 with regards
to Survivability, and IBC 909.20.6 as relates to shaft pressurization control wiring, and
BFDDS chapter 11.

(4) An approved two-way, fire department communication system designed and installed in
accordance with NFPA 72 shall be provided for fire department use as required by IFC
907.2.12.3 and 1007.6.3.

Smoke Control
m. A separate permit is required for a smoke control system. Submittal requirements are

detailed in Chapter 11 of the BFDDS and Number Sheet 42. Drawings must include all
zones, all required equipment, definitions of fans and dampers, positive indication
supervisory switches, wiring in raceways, a listed smoke control panel (SCP), and a
smoke control functional matrix. Note that the BFDDS include many details and standard
features applicable to the Smoke Control Panel and procedures applicable to the Special
Inspector.

Provide 2hr protection of control and power wiring for stair and elevator pressurization
systems per COB Amended 909.20.6.1. Wiring for the fire alarm systems shall meet the
requirements of NFPA 72 on Survivability, and IBC 909.20.6 as relates to shaft
pressurization.

Generator
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0. The installation of generators, fuel tanks and fuel piping shall require a review and
approval by both the fire and mechanical departments. This system shall be submitted
under a “BL” permit.

p. The requirements of IFC 3404 must be met. Please review this section carefully with the
design of the generator and fuel locations.

Building Radio Coverage

g. Provide a complete building radio coverage system in accordance with IFC 511.
Knox Box

r. Provide a Knox box at an approved location in accordance with IFC 506.1.
Emergency Planning

s. A high-rise emergency operations plan shall be prepared as specified in the Bellevue
Fire Department High-Rise Emergency Handbook see Bellevue amendment IFC 404.3.2.

Reviewer: Travis Ripley, Fire Department

2. SOLID WASTE, RECYCLING & GARBAGE UPKEEP

The applicant shall provide a written document showing that Allied Waste has been contacted to
establish adequate sizing of recycling and solid waste collection areas for this project using current
standards. In addition, the owner shall provide for the return of receptacles and trash not removed
from the property back into the building the day of pick-up; all rights of way and public easements
shall not be occupied by trash receptacles, dumpsters, recycling bins or other such items.
AUTHORITY: Land Use Code 20.20.725

Reviewer: Carol Saari, Land Use Division

3. COMPACT STALLS

The applicant shall portray compact stalls on the building permit plan set. No more than 25% of the
parking stalls shall be compact stalls.

AUTHORITY: Land Use Code 20.25J.050

Reviewer: Carol Saari, Land Use Division

4. TRANSPORTATION IMPACT FEE

Payment of the traffic impact fee will be required at the time of building permit issuance. This fee
is subject to change and the fee schedule in effect at the time of building permit issuance for the
above ground building permit will apply.

AUTHORITY: Bellevue City Code 22.16

Reviewer: Abdy Farid, Transportation Department

5. 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.
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AUTHORITY: Bellevue City Code 14.60.060, 110, 120, 150, 180, 181, 190, 240, 241
Reviewer: Abdy Farid, Transportation Department

6. EXISTING EASEMENTS

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

AUTHORITY: Bellevue City Code 14.60.100

Reviewer: Jon Regalia, Transportation Department Right of Way

7. EASEMENTS FOR STREET LIGHT BOXES AND VAULTS

The applicant shall provide easements to the City for location of street light facilities such as
above-grade boxes and below-grade vaults between the building and sidewalk within the
landscape area.

AUTHORITY: Bellevue City Code 14.60.100

Reviewer: Abdy Farid, Transportation Department

8. PEDESTRIAN EASEMENTS

The applicant shall provide sidewalk and utility easements to the City such that sidewalks outside
of the City right of way along the property frontage are located within a pedestrian easement area.
AUTHORITY: Bellevue City Code 14.60.100

Reviewer: Abdy Farid, Transportation Department

9. 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 and Land Use Code 20.25J.050.B
AUTHORITY: Bellevue City Code 14.60.070; Land Use Code 20.25J.050.B.
Reviewers:  Abdy Farid, Transportation Department
Carol Saari, Land Use Division
10. PHASING PLAN / DELAYED CONSTRUCTION PLAN

Prior to issuance of the building permit, the applicant shall provide the following:

(¢) A Phasing Plan: The phasing plan shall indicate different phases of construction of the
project and project timeline.

(d) Delayed Construction Plan: The delayed construction plan shall be a plan to indicate how the
site will be secured if construction is delayed for any reason. At a minimum the plan shall
include street frontage improvements, including all plantings, to be installed prior to
abandonment of the site. In addition, the plan shall include black netting material (i.e. black
polyethylene woven knit) or another approved material for any vertical protective covering of
the exterior of the building.

AUTHORITY: Land Use Code 20.30F.145.D

Reviewer: Carol Saari, Land Use

D. PRIOR TO TCO: The following conditions are required by City Code and supported by
City Policy. These conditions shall be complied with prior to issuance of the Temporary
Certificate of Occupancy (TCO):
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1. LANDSCAPE INSTALLATION ASSURANCE DEVICE

All site landscaping shall be 100% complete per the plan approved by the City. Alternatively, the
applicant shall submit the following: 1) a red-marked plan identifying which landscape areas are
incomplete; 2) an estimate for the total cost to complete these areas; and 3) a notarized
Assignment of Savings dedicated to the City for 150% of the estimated cost to complete these
areas per the approved Landscape Plan.

AUTHORITY: Land Use Code 20.40.490

Reviewer: Carol Saari, Land Use

2. LANDSCAPE MAINTENANCE ASSURANCE DEVICE

The applicant shall file with the Development Services Department a landscape maintenance
assurance device for a one-year period; provide an assignment of savings or letter of credit for
20% of the cost of labor and materials for all required landscaping.

AUTHORITY: Land Use Code 20.40.490

Reviewer: Carol Saari, Land Use

3. GATEWAY

The applicant shall provide six (8) benches for the gateway at NE 10" Street, per the attached plan
sheet A1.3.

AUTHORITY: Land Use Code 20.25J.070

Reviewer: Carol Saari, Land Use

4. SIGN MASTER PLAN PACKAGE

The applicant shall provide a sign mater plan package to document architecturally compatibility
with the building.

AUTHORITY: Bellevue City Code 22B.10

Reviewer: Carol Saari, Land Use

5. STREET FRONTAGE IMPROVEMENTS

All street frontage improvements and other required transportation elements, including street light
and traffic signal revisions, must be constructed by the applicant and accepted by the City
Inspector. All existing street light and traffic signal apparatus affected by this development,
including traffic controllers, pedestrian signal poles, traffic signal poles, and power sources, must
be relocated as necessary. 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
assurance devices will not be accepted in lieu of construction.

AUTHORITY: Bellevue City Code 14.60.090, 110, 120, 150, 181, 200, 210, 240, 241;
Transportation Department Design Manual Sections 9, 12, 14, 19, 20; and Transportation
Department Design Manual Standard Drawings DEV-2, DEV-3, DEV-6, DEV-10, TE-4, TE-5, TE-7,
TE-10, TE-11, TE-12 and TE-21.

Reviewer: Abdy Farid, Transportation Department

6. PAVEMENT RESTORATION

Pavement restoration associated with street frontage improvements or to repair damaged street
surfaces shall be provided as follows:
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Near this project 116™ Avenue NE has been classified as “Overlay Required” with the
City’s trench restoration program; therefore, a grind and overlay will also be required.
The grind and overlay would likely be for a length of at least 100 feet for the full width of
any affected lane. Details of any trench restoration must be shown on the engineering
plans.

AUTHORITY: Bellevue City Code 14.60. 250; Design Manual Design Standard #21
Reviewer: Jon Regalia, Transportation Department Right of Way

7. 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; Land Use Code 20.25J.050.B
Reviewer: Abdy Farid, Transportation Department

Carol Saari, Land Use Division
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Chapter 1 — Tree Protection During Construction

The purpose of this section is to identify management practices that should be employed at
construction sites to guarantee successful tree and vegetation protection before, during, and
through a lifetime of site use and maintenance. The City of Bellevue regulates and manages tree
retention during development through the Land Use Code and the Clearing and Grading Code.
Trees and vegetation are preserved for several reasons:

* To sustain both the function and value of vegetation assets.

® To enhance public safety by carefully maintaining the health of on-site vegetation and to
reduce liability.

* To contain costs associated with site restoration.

= To reduce or avoid soil compaction and degradation.

* To avoid physical injury to existing trees.

* To avoid root injury to trees and other vegetation.

* To protect soils and hydraulic integrity of the entire site.

* To protect existing irrigation, utilities and underground drainage.

®* To prevent sediment-laden and/or polluted runoff from entering drainage systems and

water bodies (streams, wetlands, lakes).

1.2 Definitions

Critical Root Zone (CRZ) — The circular area around the base of a tree calculated as the
distance to the furthest extent to the tree’s dripline.

Development Project - Any construction activity including demolition, grading, drainage
improvements, new construction of main house or accessory structures, added square footage to
existing main house or accessory structures, site preparation and landscaping.

“Dial-Before-You-Dig” — A statewide system is in place to allow contractors to locate
underground utilities before construction. This contact is mandatory. The phone number is 1-
800-424-5555.

Diameter at Breast Height (DBH) — The diameter of the tree trunk at four and one-half feet
(or 54 inches) above natural grade level. The diameter may be calculated by using the following
formula: DBH= circumference at 4.5-feet x 3.14. To determine the DBH of multi-trunk trees or
measuring trees on slopes, consult the current Guide for Plant Appraisal, published by the
Council of Tree and Landscape Appraisers.

Drip line - The circular area around the base of a tree, as measured by the furthest lateral extent
of the foliage.

Injury — Any action that is likely to cause permanent damage or death to a tree, such as:
bruising, scarring, tearing or breaking of roots, bark, trunk, branches or foliage, herbicide or
poisoning.



Project Arborist - A tree care professional retained by the owner for the purpose of overseeing
on-site activity involving the welfare of the trees to be retained.

Project Manager— The person assigned to the construction project by the department or the
contractor who is responsible for managing the overall project. Project management duties
include schedule, budget, and related logistics, including construction site management.

Root Buffer — A temporary layer of material to protect the soil texture and roots. The buffer
shall consist of a base course of tree chips spread over the root area to a minimum of 6-inch
depth, capped by a layer of 3/4-inch quarry gravel to stabilize 3/4-inch plywood on top.

Significant Tree — A healthy evergreen or deciduous tree, eight inches in diameter or greater at
four feet above existing grade. (Land Use Code 20.50.046)

Seoil Compaction — The compression of soil particles that may result from the movement of
heavy machinery and trucks, storage of construction materials, structures, paving, etc. within the
tree protection zone. Soil compaction can result in atrophy of roots and potential death of the
tree, with symptoms often taking 3 to 10 years to manifest.

Seil Fracturing - The loosening of hard or compacted soil around a tree.
Street Tree - Any tree growing within the street right-of-way, outside of private property.

Temporary Erosion & Sedimentation Control (TESC) — A system of best management
practices on a construction site designed to prevent displacement of soil particles and remove
eroded sediment from storm water.

Tree Appraisal - A method of determining the monetary value of a tree as it relates to the real
estate value of the property, neighborhood, or community.

Tree Protection Zone (TPZ) — The circular area around a tree calculated as 1.5 feet of radius
for every inch of DBH, or no less than 6 feet, whichever is greater that is required to be protected
with a fenced enclosure.

Tree Protection Fencing — A temporary enclosure erected around a tree to be protected at the
boundary of the tree protection zone. Tree protection fencing should consist of six 6 foot high
chain link fence, mounted on two inch diameter galvanized iron posts, driven into the ground to a
depth of at least 2-feet at no more than 10-foot spacing.

Trenching - Any excavation to provide irrigation, install foundations, utility lines, services,
pipe, drainage, or other property improvements below grade.

Vertical Mulching - Auguring, hydraulic or air excavation of vertical holes within a tree's root
zone to loosen and aerate the soil, to mitigate soil compaction.

Warning Sign — A warning sign shall be prominently displayed on each fence. The sign shall
be a minimum of 8.5 x 11-inches and clearly state: “WARNING — Tree Protection Zone - This
fence shall not be removed and any injury to this or these trees is subject to penalty according to
BCC 14.06.100.”



1.3 Background

Trees and vegetation can be impacted during construction in many ways and often times the
damage is not seen for several months or even years after the construction is completed. Proper
tree protection can benefit not only the tree by reducing stress during construction but also the
developer and property owner by reducing long term costs associated with future maintenance.
The cost of removing a tree killed by construction after development is far greater than the cost
of protecting the tree during construction.

Common types of tree injuries that occur during construction may include:

* Mechanical injury to roots, trunk or branches

* Compaction of soil by storing of materials or equipment, which degrades the functioning of
roots, inhibits the development of new roots and restricts drainage.

* Changes in existing grade which can cut or suffocate roots

" Alteration of the water table - either raising or lowering

* Changes in drainage patterns that promotes erosion or excessive accumulation of runoff
* Sterile soil conditions associated with stripping off topsoil

= Damage to roots from dumping of liquids or rinsing of construction equipment

Not all damage occurs to trees and vegetation during the actual construction of buildings or
structures. Trees are often damaged during the landscaping phase after the heavy equipment and
workers have left. Installing irrigation, applying topsoil and turf installation also causes damage
to trees. All construction-related impacts can produce long-term maintenance problems that can
be avoided by following the BMPs set forth in the remainder of this chapter.

Understanding that trees and vegetation are dynamic organisms, the City of Bellevue expects the
project manager, the project arborist and the City staff to work cooperatively throughout the
project to protect the health of the tree and consider the benefits and values that trees provide in
all management practices. Any deviations from this BMP should only be performed with
written consent from the appropriate city department and under supervision from the Project
Arborist.

1.4 Best Management Practices

1.4.1 Pre-Construction Planning & Permitting Phase

In preparation for new construction, the project manager will:

* Know and understand the development and building regulations concerning trees and

vegetation in the area, including critical areas and clearing and grading regulations.

= Contact “Dial-Before-You-Dig” (1-800-424-5555) to locate any underground utilities onsite
before construction begins.

* Ensure that irrigation and drainage systems are operable and adequate.

®= Identify and protect natural water flows and drainage patterns and maintain vegetated
buffers.



* Develop an erosion control plan and turbidity monitoring plan for projects near streams,
wetlands and slopes.

* Consult the property owner or site manager(s) for site and maintenance history prior to
finalization of site plans.

* Assign a project arborist. The project arborist shall be a qualified professional who has
expertise in the evaluation and management of trees such as a Certified Arborist, a
Registered Consulting Arborist, a Licensed Landscape Architect or a Certified Forester. The
project arborist will be responsible for decisions related to vegetation on site before, during
and after construction.

Tree Protection Plan

The project manager shall submit a Tree Protection Plan (TPP) prepared by a project arborist that
includes the following two elements:

1. Inventory of the significant trees. The project arborist shall conduct an inventory of all
significant trees on the site and those on adjacent properties with drip lines extending onto the
project site or within 15 feet, whichever is greater. The inventory shall include an inspection with
the results being recorded in a tree table and a corresponding map. The minimum data required
for each tree includes:

* A tree number to associate each tree to data in an inventory table
* Each tree shall be identified to species.

* The tree size described by DBH and canopy spread.

» The tree condition or any observed defects.

* A calculation of the total diameter inches of significant trees on the site along with an
indication of the interior or perimeter location of the tree, if applicable to the proposed
development type and tree retention regulations.

* The tree map shall show the location of the significant trees on the site with tree numbers
corresponding to the tree inventory table.

2. Description of tree protection and mitigation measures. These measure will be
implemented for all significant trees to remain on the project site per LUC 20.20.900. This
element of the TPP shall include a map illustrating the following information (see Sample Tree
Protection Plan Map TP-3): »

» Tree Protection Zones (TPZ) on the site. This shall be a radius around every tree of 1.5
feet for every inch of DBH or a minimum of 6 feet, whichever is greater. Any reduction
of TPZ closer to the Critical Root Zone (CRZ) must be accompanied by mitigating
measures and be approved in writing by the City of Bellevue. The TPZ may not be
smaller than the CRZ. See standard detail TP-1.

» Proposed development improvements including utility connections and grade
modifications.

* Staging areas, entry and exit routes for personnel and equipment.

* [Irrigation and drainage systems to be protected from damage, unless system renovation is
planned.



Temporary erosion sediment control (TESC) measures and proposed clearing limits.

Associated with the map will be a written plan of expected tree protection techniques that

will be used on the project as per the Land Use Code and the Clearing and Grading Code (see
standard details). The plan should also include a timetable for project team meetings and the
schedule for the project arborist monitoring.

Finally, if required by the City of Bellevue, the plan will have a calculation of appraisal

amounts to be collected by the City as an assurance device in the form of a deposit equal to
the tree appraisal value of all protected trees as determined under the methods described in
the Guide for Establishing Value of Trees and Other Plants, published by the International
Society of Arboriculture.

1.4.2 Pre-Construction Site Preparation Phase

Prior to beginning construction activities the project arborist will supervise and verify the
following tree protection measures are in place and comply with the approved TPP:

Clearing limits and tree protection shall be clearly staked on the project site to be verified
and approved by the City’s clearing and grading inspector at the required preconstruction
meeting.

A 6-inch layer of coarse mulch or woodchips is to be placed in the Tree Protection Zone
(TPZ) of the protected trees. Mulch is to be kept 12 inch from the trunk.

Any trees that have been identified for removal can occur prior to installation of tree
protection fencing with written approval from The City and under direction of the project
arborist.

Tree Protection Fencing of 6 feet chain link fencing shall be installed around the TPZ of
protected tree(s). Fence posts shall be 1.5 inches in diameter and are to be driven 2 feet
into the ground. The distance between posts shall not be more than 10 feet. In instances
where the TPP has identified a need for temporary modifications to the TPZ, movable
barriers of chain link fencing secured to cement blocks may be substituted for “fixed”
fencing. The fence may not be moved without authorization from the City Staff, in
accordance with the approved TPP..

Tree protection fencing shall have a warning signs prominently installed on each fence
at 20-foot intervals. The sign shall follow the approved tree protection sign format
presented in the standard details and be a minimum 8.5-inches byl 1-inches in size. See
standard detail TP-4.

Should temporary access into the TPZ be approved, an additional 3 inch layer of gravel
and % inch plywood shall be placed over the CRZ.

Entry and exit routes shall be established and fenced off with chain link or construction
fencing.

1.4.3 Construction Phase

During the Construction phase, the project arborist should inspect the site on a regular basis to
ensure the TPP is being adhered and report any conflicts or deviations to the City of Bellevue
Clearing and Grading Inspector. The project arborist also needs to be available at the site to
monitor construction activities that require encroachment within the TPZ, such as grading or
trenching. It may also be necessary to have other key project team members available to monitor



these activities. During construction, situations may require a variance from the TPP. All
variances from the TPP should be approved in writing by the City.

The Clearing and Grading Inspector and project arborist shall instruct construction personnel that
the following conditions shall be avoided:

* Allowing run off or spillage of damaging materials into the approved TPZ.

» Storing construction materials, portable toilets, stockpiling of soil, or parking or driving
vehicles within the TPZ.

» Discharging exhaust into foliage.
= Securing cable, chain, or rope to trees or shrubs.

» Trenching, digging, tunneling or otherwise excavating within the CRZ or TPZ of the
tree(s) without first obtaining authorization the City and under direct supervision from the
project arborist.

* Any damage due to construction activities shall be reported to the project arborist and
City Staff within six hours so that remedial action can be taken.

The City staff and project arborist shall provide periodic inspections during construction. Four-
week intervals are recommended should be sufficient to assess and monitor the effectiveness of
the TPP and to provide recommendations for any additional care or treatment. More frequent
inspections may also be required based on the approved TPP.

The following best management practices should be followed and conducted under the
supervision of the project arborist:

* Only excavation by hand or compressed air (air spade) shall be allowed within the TPZ
of trees. Machine trenching shall not be allowed.

* In order to avoid injury to tree roots, when a excavating or trenching at the edge of the
TPZ and roots less than 2 inches are encountered , the roots on the wall of the trench
adjacent to the trees shall be hand trimmed, making clean cuts through the roots. All
damaged, torn and cut roots shall be given a clean cut to remove ragged edges, which
promote decay. Trenches shall be back-filled within 24 hours. Where this is not
possible, the side of the trench adjacent to the trees shall be kept shaded with four layers
of dampened, untreated burlap, wetted as frequently as necessary to keep the burlap wet.

»  Where roots 2 inches or larger are encountered along the TPZ boundary, they shall be
reported immediately to the project arborist, who will decide whether the Contractor may
cut the root as mentioned above or shall excavate by hand or with compressed air under
the root. All exposed roots are to be protected with dampened burlap.

= Where possible route pipes outside of the TPZ of a protected tree to avoid conflict with
roots.

* Where it is not possible to reroute pipes or trenches, the contractor shall bore or tunnel
beneath the TPZ of the tree. The boring shall take place not less than 3 feet below the
surface of the soil in order to avoid encountering “feeder” roots. All boring equipment
must be staged outside of the TPZ.




All grade changes adjacent to the TPZ of a significant tree shall be supervised by the
project arborist. Cuts or Fills of soil that are adjacent to the TPZ will have a retaining
wall system designed in consultation with the project arborist and approved in writing by
City Staff. Retaining walls must also comply with the Clearing and Grading Code
(Bellevue City Code 23.76).

The project arborist shall be responsible for the preservation of the designated trees.
Should the project manager fail to adhere the specifications in the TPP, it shall be the
responsibility of the project arborist to report the matter to City Staff as an issue of non-
compliance within 24 hours of discovery.

Additionally, it is the responsibility of the Project Manager to ensure compliance with the
following activities:

Construction shall be monitored regularly to ensure compliance with TPP. Work shall be
stopped if tree protection BMPs are not being followed by the contractor.

Cement washout pits and chemical holding areas shall be located away from TPZs, all
critical areas and critical area buffers.

Contractor parking and material storage shall be limited to already impacted areas away
from TPZs.

Site offices and equipment shall not encroach into TPZs.

Refueling and maintenance areas shall be kept away from trees, native soils, water bodies
and drainage systems. Fuel spills will not be tolerated on construction sites. If pollutants
leak or are discharged into a water-body, the City of Bellevue Clear and Grade Inspector,
as well as the Department of Ecology shall be contacted.

To the extent possible, construction equipment shall be kept away from all onsite
vegetation, especially those within designated protection areas.

TESC implementation, maintenance, and removal shall follow City of BelleWe
regulations.

1.4.5 Post-Construction

The Post-Construction Phase does not end when the equipment leaves and the new tenants move
in. Important follow-up monitoring of the protected trees will help ensure their survival and

identify signs of early stress.

>

The applicant shall arrange with the project arborist for the long-term care and monitoring of
preserved trees completing post-construction tree maintenance, including pruning, mulching,
fertilization, irrigation, and soil aeration where necessary. The following activities shall occur as
prescribed by the project arborist in the TPP’s post-construction phase:

As part of site cleanup, all soil and root protection material shall be removed, by hand.
All soil and root protection material such as wood chips, gravel and plywood are to be
removed where present. With approval from the project arborist, wood chips may remain
on site even in the TPZ area, if desired.

The project manager shall provide for remediation of any cc)'mpacted soil by methods
such as aeration or vertical mulching.



The project manager shall provide for the application at least 1 inch of water per week by
deep watering in the absence of adequate rainfall.

The trees shall be fertilized with slow released phosphorus, potassium, calcium,
magnesium, and other macro- and micro-nutrients as indicated by a soil test

o The project arborist should wait at least one year before prescribing any nitrogen.

o Fertilize lightly with slow release nitrogen after 1 year, and then make annual
light nitrogen applications for the next 3 years.

Inspect trees annually for at least 3 years after construction to look for changes in
condition, signs of insects or disease, and to prescribe maintenance needs.

Remove trees that are badly damaged or are in irreversible decline as determined by the
City Staff and the project arborist.

Continue to monitor and protect not only the large, established trees on the site but also
those newly planted in the landscape as per LUC 20.20.520K.

Provide annual inspection reports to the City for a minimum of three years, unless an
extended timeline is required by the City.

1.4.6 Mitigating Tree and Infrastructure Conflicts

Contflicts may occur when tree roots grow adjacent to paving, foundations, sidewalks, or curbs
(hardscape). Improper or careless extraction of these elements can cause severe injury to the
roots and instability or even death of the trees. The following alternatives must first be consid-
ered before root pruning within the TPZ of a tree:

Removal of Pavement or Sidewalk:

Removal of existing pavement over tree roots shall include the following precautions:
Break hardscape into manageable pieces with a jackhammer or pick and hand load the
pieces onto a loader. The loader must remain outside the TPZ on undisturbed pavement
or off exposed roots. Do not remove base rock that has been exploited by established
absorbing roots. Apply untreated wood chips over the exposed area within one hour, then
wet the chips and base rock and keep moist until overlay surface is applied.

Replacement of Pavement or Sidewalk:

An alternative to the severance of roots greater than 2- inches in diameter should be
considered before cutting roots. If an &lternative is not feasible, remove the sidewalk, as
stated above, cut roots with a sharp, clean saw, as approved by the project manager or
Urban Forester and replace sidewalk using #3 dowels at the expansion joint if within 10-
feet of a street tree. Use wire mesh reinforcement if within 10-feet of the trunk of a tree.
Note: Any work in the right-of-way requires a ROW usage permit from the
Transportation Department.

Alternative methods to prevent root cutting:

o . Grinding a raised sidewalk edge.
o Ramping the walking surface over the roots or lifted slab with pliable paving.
o Routing the sidewalk around the tree roots.

o Install boardwalk, flexible paving, or rubberized sections.



New sidewalk or driveway design should consider alternatives to conventional
pavement and sidewalk materials. Substitute permeable materials for typical asphalt or
concrete overlay, sub-base or footings to consider are: permeable paving materials (such
as ECO-Stone or RIMA pavers), interlocking pavers, flexible paving, wooden walkways,
and brick or flagstone walkways on sand foundations.

Avoid tree and infrastructure conflicts and associated costs by the following
planting practices:

o Plant deep rooting trees that are proven to be non-invasive.

o Over soil that shrinks and swells, install a sidewalk with higher strength that has
wire mesh and/or expansion slip joint dowel reinforcement.

o Fracture soil with an air spade and backfill with sand prior to planting to promote
deep rooting and improved drainage.

o Install root barrier only along the hardscape area of the tree and allow roots to use
open lawn or planter strip areas.

o Dedicate at least 10-linear feet of planting space for the growth of each tree.

o Provide a dedicated irrigation system or zone for the tree, so the trees do not have

to compete and are not dependent on the turf and shrub irrigation.

o Avoid planting trees over underground drainage systems where root intrusion will
impede function of the system.

Alternative Base Course Materials:

When designing hardscape areas near trees, the project architect or engineer should
consider the use of recommended base course material such as an engineered structural
soil mix. An approved structural soil mix will allow a long term cost effective tree and
infrastructure compatibility that is particularly suited for the following types of
development projects:

o repair or replacement of sidewalk greater than 40-feet in length;
o planting areas that are designed over structures or parking garages;

o confined parking lot medians and islands or other specialized conditions as
warranted.

1.5 Training

The project arborist should provide training to all construction personnel to ensure they
understand all tree protection during construction site BMPs.

The construction supervisor and architect should have current training and education
dealing with tree protection during construction site management. This training should
include topics regarding protecting trees and erosion control on construction sites.

Project arborists should receive training in appraising and evaluating tree and plant
damage according to literature or courses endorsed by the International Society of
Arboriculture.
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