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REQUEST & REVIEW PROCESSES

A Request
The applicant requests Design Review approval for a 3-unit residential townhome project on
two lots zoned R-10 with a total of 17,312 square feet (SF).

B. Review Process
The Design Review is a Process Il decision made by the Director of the Development
Services Department. An appeal of a Process Il decision is heard by the Hearing Examiner.

SITE CONTEXT & PROPOSAL

A Site Context & Design
The site is located in the south- ===
eastern quadrant of the inter-

section of NE 8" Street and 99"
Avenue NE, or approximately
ohe block west of the Down-

town boundary. It consists of
two undeveloped lots. The
existing vegetation is limited to ]
grasses. Access fo the site is
from 99" Avenue NE. The site
and surrounding zoning is
shown on the map at right.;
North: R-3.5 - SF residential;
East: R-10/20 - SF residential;
South: R-10 - MF residential;
West: R-3.5 - SF residential.

DINTN-MU

G8TH AVE NE

B. Site Design

The corner site includes a landscape buffer averaging 12-feet in width along each street
frontage. For the NE 8" frontage, the proposal includes an 8-foot high brick fence with
24" square brick pilasters spaced at 10-feet on center. The street side of the wall is
visually softened with Emerald Green Arborvitae and boxwood. The 99" Avenue NE
frontage includes an iron fence hung from the same brick pilasters at 10-feet on-center.
The fence location is centered within the frontage landscaping. A total of four surface
parking stalls are proposed for guest parking. These stalls are visually screened by the
frontage and side yard landscaping. To ensure that the site landscaping is properly
maintained, the applicant must submit a Landscape Maintenance Device for 20% of the
total cost of all site landscaping prior to the issuance of any occupancy permit. The
device is released in full after one year provided that the site landscaping is found to be
healthy and per the approved plan based on an inspection of the site by City staff.

C. Building Design

The proposal is for three attached, two-story townhomes. The design is craftsman-
inspired. The building envelope is modulated with pitched roofs, exterior wall offsets,
dormers and bay windows, The exterior materials include composition shingles, brick,
cedar (like) shingles and horizontal bevel siding. The rear (east) elevations are clad with
board and batten and horizontal bevel siding. The perspective below is for illustrative



The Savoy
09-130397-LD
Page 4 of 14

purposes only. The proposed wall along 99" Avenue NE is wrought iron with brick
pilasters, as shown on the plans. Second, “The “Savoy” sign is not part of this decision.

CONSISTENCY WITH LAND USE CODE / ZONING REQUIREMENTS

A Use / Applicable Code Sections

The single-family-attached use is permitted in the R-10 zone per LUC 20.10.440. The
proposal is required to conform to the Transition Area Design District requirements (LUC
20.25B) and meet the Design Review decision criteria (LUC 20.30F).

B. Dimensional Requirements

All applicable dimensional requirements of the Land Use Code will be met. The table on
the following page provides more detailed information on the requirements and how they
are met by the proposed development.
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DENSITY/DIMENSIONAL REQUIREMENTS
ITEM REQ'D/ALLOWED PROPOSED/EXISTING
Dwelling Units/Acre | 3.97-units 3-units
Minimum Lot Area 8,500 SF 17,882 SF.

Building Setbacks
for R-10 in
Transition

NE 8™ St. Frontage: 20 ft.
99" Ave. NE Frontage: 20 ft.
Side: 5 ft.

NE: 8" St~ 21 ft.
99" Ave. NE: 36 ft.-1.5 inches
Side: 6 ft-3".

area as percentage
of site area.

Rear: 25 ft. Rear: 26 ft.-10.5 inches
Landscape Buffers
N. side 10 feet min. 20 ft.
E. side 8 feet min. 8 ft.
S. side 8 feet min. 8 ft.
Bldg. Ht. (measured | 30 ft. 30 ft.
from avy. existing
grade to midpoint of
pitched roof)
Lot Coverage by 35 Percent 35 Percent
Structure
Impervious surface | 80% Approximately 53 Percent

(9,212 SF)

Significant Tree
Retention

100% within the site perimeter
landscape area, plus 15% of the
diameter inches of all significant
trees located outside of the site
perimeter landscape area.

There are no existing significant
trees on this site.

Parking Stalls

6 parking stalls (2 per unit)

10 parking stalls (2 per unit, 4
visitor parking stalls)

C. Transition Area Design District Development Standards

1. Development Standards: The site is located within 300 feet of a single-family
land use district, and subject to the development standards of the Transition Area
Design District {(LUC 20.25B.040). The proposal must comply with the following

standards:

a. Building Height: The proposed building meets the 30" height limit of the R-30 zone

in transition, measured from average existing grade around the base of the building

to the mid-point of the pitched roof.
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the 30' building setback from a single-family district does not apply. The proposal
meets all other required building setbacks of the R-10 zone in transition, assuming
the fence along the site’s northern boundary does not exceed 8-feet in height.

c¢. Landscaping, Open Space, and Buffers: The proposed landscaping complies with
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A 20-foot buffer is not required because the site does not abut a single-family district.
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d. Site Design Standards: The proposal includes four surface parking stalls for
guests. These stalls will be screened by fencing/landscaping.

e. Mechanical Equipment: Rooftop mechanical equipment is not proposed.

f. Refuse Containers: The refuse and recycling containers will be stored in the
garages.

g. Signs: The proposal does not include any signs.

2, Site Design Guidelines: The proposal complies with the Site Design
Guidelines of LUC 20.25B.050.A as follows:

a. Vehicular access: Vehicular access will occur directly from 99" Avenue NE, not
through an abutting residential district.

b. Loading/refuse collections areas: The homeowners will be responsible for placing
their refuse containers at the curb on collection days, and returning them to their
garages after collection.

c. Significant vegetation retention: The existing site does not have any significant
trees to retain. The proposed landscaping meets the transition area requirements
and will help soften the visual impact of the project on nearby residential uses.

d. Compatibility with surrounding residential development: The site design responds
to the physical characteristics of the site and its context. The proposed structures
will be visually screened from the neighbors by site perimeter landscaping. The
closest residential building is located approximately 33-feet from the proposed
buildings, and will be visually separated by vegetation.

3. Building Design Guidelines: As conditioned, the proposed building design
complies with the Building Design Guidelines (LUC 20.25B.050.B)

a. Exterior Cladding: Proposed exterior cladding materials include horizontal
siding, brick, board and batten and asphalt composition roofing. All of the
proposed materials are appropriate for a residential use and compatible with
nearby residential development. However, the proposed brick work lacks the kind
of details and gradation of scale that is typical for Craftsman design. Specifically,

it -
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V.

the columns at the entry are monolithic, composed entirely of brick, with no
gradation in scale. The same is true for the brick veneer around the garage

doors. Typically, craftsman era brick work includes some level of detailing.
Columns are typically constructed of brick up to approximately waist height or sill
height, then capped with stone, and completed with wood, or steel clad with wood.
For the brick work around the garage doors, the corners should be detailed to help
distinguish one unit from the next. Second, a soldier course at approximately waist
height or sill height can create a horizontal element that relates to the overall lines
of the building. In any case, the goal is for the brick work to be consistent with the
overall design concept. Therefore, prior to the issuance of a building permit, this
decision requires design changes to the brick columns and veneer to achieve
gradation in scale and ievel of detailing typical of craftsman era design.

b. Building scale. The proposed buildings include offsets, recesses, pitched roofs,
divided-lite windows and craftsman-style garage doors to help break down the
overall scale. As conditioned, the number and variety of such elements is
appropriate for the overall design.

¢. Roof form. The proposal includes 12/12 pitched roofs. This is consistent with the
overall design and compatible with nearby residential development.

d. Ccmmunication dishes. The proposal does not include communication dishes.

e. Compatibility of materials and colors. The materials and colors proposed are
compatible with surrounding residential development and the natural envircnment.

PUBLIC NOTICE AND COMMENT

Application Date: November 24, 2009

Notice of Application: December 24, 2009

Minimum Comment Period: January 7, 2010

Comments Received: The City did not receive any written comments on this proposal

TECHNICAL REVIEW

A Clearing and Grading Section, Planning & Community Development
(Staff contact: Janney Gwo, 425-452-6190; jgwo@bellevuewa.qov )

1. The clearing and grading permit may NOT be issued until the related design review
application is approved and the appeal period has expired. However, since there were no
parties of record, the C+G permit may be issued before the appeal period expires if the
applicant agrees in writing not to appeal the Design Review decision.

2. Based on a review of the site, rainy season resfrictions do not apply to this
project. Although this site is not subject to rainy season restrictions, appropriate erosion and
sedimentation control must be designed and implemented per the City of Bellevue Clearing
& Grading Code (BCC Chapter 23.76).
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VL.

Vil

B. Utilities Department
The applicant has submitted an application for Utility review under 09-132620-UE. All
water sewer and storm drainage review approvals and inspections will be through the
developer extension process.

C. Transportation Department

The proposal plans generally conform to Transportation Department requirements.
Frontage improvements, including a sidewalk and standard driveway access will be
provided along 99" Avenue NE. Frontage improvements cannot be required along NE
8" street because the site does not gain access from this street. However, the applicant
has expressed the willingness to construct this sidewalk if the City will pay for it.
Transportation staff will work with the applicant during the construction phase to explore
the potential for adding the NE 8" Street sidewalk to the project scope of work.

D. Fire Department

The proposed site development generally conform to Fire Code requirements. Fire-
related conditions of approval must be met prior to issuance of any building permit for the
proposed project. See Section X of this report for Fire Department Conditions of
Approval.

CHANGES TO PROPOSAL DUE TO CITY REVIEW

A Site Design

There were no required changes to the site design. However, the applicant has
expressed the willingness to work with the City on the possible construction of a sidewalk
along the NE 8" Street frontage.

B. Building Exterior
The only required change to the building exterior is by condition of approval, in order to
achieve brick work that is closer to Craftsman era residential design.

C. Building Height
The building height measurement was revised from average finish grade to average
existing grade, consistent with the requirement for Transition Area development.

DECISION CRITERIA

The Director may approve, or approve with modifications, an application for
Design Review if:

A, The proposal is consistent with the Comprehensive Plan.
Finding: The site is located in the North Bellevue Subarea of the City’'s Comprehensive
Plan. The site is designated for low density multi-family development (MF-L). The

proposal is consistent with the following Comprehensive Plan policies:

Housing Policies:

Policy HO-11. Encourage new residential development to achieve a substantial portion
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of the maximum density allowed on the net buildable acreage.

Finding: At three units, the proposal is the maximum permitted density, based on the
zoning and site area.

Policy HO-12. Encourage in-fill development on vacant or under-utilized sites that have
adeqguate urban services and ensure that the infill is compatible with the surrounding
neighborhoods.

Finding: The proposal is for three attached townhomes. The design includes offsets
between the units to acknowledge the single-family context. The architectural lines and
materials of the building exterior are also consistent with the surrounding single-family
development.

Land Use Policies:

Policy LU-18. Provide, through land use regulation, the potential for a broad range of
housing choices to meet the changing needs of the community.

Finding: The proposal is for attached townhomes that include design characteristics
which are typical of traditional single-family, detached housing.

Policy LU-19. Encourage adequate pedestrian connections with nearby neighborhood
and transit facilities in all residential site development.

Finding: The proposal includes the construction of a new sidewalk along the 99" Avenue
NE, the street frontage from which the site gains vehicular access. This decision also
requires the applicant to construct a sidewalk along the NE 8" Street frontage, which will be
paid for by the City. The required sidewalk on 99" Avenue NE must be same width and
location as recently constructed sidewalks along this frontage. The required sidewalk along
the NE 8" Street frontage must be 8-feet in width and constructed to City standard.
Together the sidewalks will provide connections to Downtown for the future project
occupants and their neighbors.

North Bellevue Subarea Policies:

Policy S-NB-2. Provide for land uses and a range of density on undeveloped land in
North Bellevue that will not over-burden its ability to remain a viable residential area.

Finding: The proposed use and development is consistent and compatible with the
residential development of the area.

Policy S-NB-3. Scale down multifamily development as it approaches single-family
areas so as to create an appropriate transition.

Finding: The proposed density is at the low end for muiti-family, with a scale and design
that is reminiscent of single-family, detached housing. The proposal is a good fit for the
site context, which includes both single-family and muliti-family development.
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Policy S-NB-28. Orient new residential development towards exiting residential streets
and away from major arterials.

Finding: The proposed project is oriented toward 99" Avenue NE, not NE 8" Street.

Policy 8-NB-37. Buffer existing or new residential development from arterial streets
through the use of landscaping, berms, setbacks, and the preservation of existing
landscaping.

Finding: The proposal includes an 8-foot high brick screen wall along the entire NE 8"
Street frontage. The street side of this wall is visually softened with Emerald Green
Arborvitae and boxwood.

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

Finding: As conditioned, the proposal complies with all requirements of the Land Use
Code. For more information see Sections LA and IIl.C for a summary of dimensional
requirements and the Transiticn Area development standards and design guidelines.

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

Finding: As conditioned, the proposal complies with all applicable Design Guidelines
contained in LUC 20,25B.050. Sections I11.C.3 and X of this report provide more
information on how the proposal addresses the design guidelines.

D. 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.

Finding: As conditioned, the proposal is compatible with and responds to the existing and
intended character and appearance of development of the subject property and immediate
vicinity. The townhome concept is compatible with nearby development, which includes
single-family and multi-family structures. The architectural lines and extericr materials work
together to break down the scale of the proposed development and achieve a character
which is similar to nearby single-family residential structures. Section X provides more
information on brick detailing.

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

Finding: The proposal will be served by adequate public facilities including streets, fire
protection and utilities. The site will be accessed from 99" Avenue NE, an existing public
street. A Sidewalk will be constructed along this frontage that connects to the existing
sidewalk to the south and a sidewalk will be constructed along NE 8" Street. The existing
and proposed utilities are adequate to serve the proposed development. The structure
will be required to meet all applicable fire protection requirements.
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VI

DECISION

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

CONDITIONS OF APPROVAL:
The following conditions are imposed on the applicant under the authority referenced:

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

1. CONSTRUCTION DAYS/HOURS

Excluding National Holidays, construction noise is allowed from 7:00 a.m. to 6:00 p.m.
Monday through Friday, and from 9:00 a.m. to 6:00 p.m. on Saturday. Exceptions to these
hours MAY be granted pursuant to 9.18.020C.1, if necessary to accommodate construction
which cannot be undertaken during exempt hours. Prolonged exposure to construction
noise would have a significant impact on the residents of the area. Therefore, exemptions
for short term work outside of normal construction hours shall be limited and reviewed on a
case by case basis to verify necessity and ensure appropriate noise mitigation is utilized.
Exemptions from the Noise Control Code require a written request submitted two weeks
prior to the scheduled onset of any construction activity outside of the permitted hours.
Such requests 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: BCC 9.18.040

Reviewer: Ken Thiem

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

1. COMPLIANCE WITH BELLEVUE CITY CODES AND ORDINANCES
Compliance with all applicable Bellevue City Codes and Ordinances including but not
limited to the following is required:

Clearing and Grading Code - BCC Title 23.76 Janney Gwo, 425-452-6190
Transportation Code - BCC Title 14.60 Ray Godinez, 425-452-7915
Right-of-Way Use Permit - BCC Title 14.30 Jon Regalia, 425-452-4599
Bellevue Utilities Code - BCC Title 24 Rob Hutchinson, 425-452-7903
Construction Codes - BCC Title 23 Lee Kranz, 425-452-2732

Land Use Code - BCC Title 20 Ken Thiem, 425-452-2728
Sign Code - BCC Title 22B Ken Thiem, 425-452-2728
Noise Code - BCC Title 9.18 Ken Thiem, 425-452-2728

Uniform Fire Code - BCC Title 23.11 Travis Ripley, 425-452-6042
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2 NOISE ABATEMENT TECHNOLOGY

The use of the best available noise abatement technology is required during construction
in order to mitigate construction noise impacts to the neighborhood residents.

Authority: BCC 9.18.020F

Reviewer: Ken Thiem

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. ADDRESSES

The applicant shall contact the Utilities Department 425-452-4858, to have an address
assigned to each proposed unit. The address numbers shall be in accordance with the
International Fire Code (IFC) requirements.

Authority: LUC 20.40.425, IFC 505.

Reviewer: Travis Ripley

2. COMBINE LOTS

The two lots must be combined into one lot. To meet this requirement the applicant shall
submit a Boundary Line Adjustment for City review and approval.

Authority: LUC 20.20.010,

Reviewer: Ken Thiem

3. IFC REQUIREMENTS

The demolition and construction shall conform to the requirements of IFC chapter 14.
Address numbers shall be in accordance with IFC 505.

Authority: IFC

Reviewer: Travis Ripley

4, BRICK DETAILING

The designs for the brick columns and brick veneer around the garage openings shall be revised to
include traditional brick details that provide a gradation of scale and level of detail commensurate
with Craftsman era residential design.

Authority: LUC 20.25B.050.8.2

Reviewer: Ken Thiem

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

1. LANDSCAPE INSTALLATION ASSURANCE DEVICE

The applicant shall file a Landscape Maintenance Assurance Device (LMAD) with the
Development Services Department. The device may be in the form of an assignment of
savings or letter of credit equal to 20% of the cost of labor and materials. The device
shall be held by the Development Services Department for one year and released in full if
the landscape conforms to the City approved plan and all of the plants are alive and well.
Authority: LUC 20.20.520.K.1-2 and LUC 20.40.490

Reviewer: Ken Thiem
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2. FENCE HEIGHT

To ensure compliance with the 20-foot setback requirement for structures, the fence
along the site's northern boundary shall not exceed 8-feet in height from grade.
Authority: LUC 20.20.010

Reviewer: Ken Thiem
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