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REQUEST AND REVIEW PROCESS

A. Background

The Enclave at Fox Glen Preliminary Plat (Plat) and Planned Unit Development (PUD), including
the associated administrative Design Review and State Environmental Policy Act Threshold
Determination, was approved on December 8, 2006 by the City’s Hearing Examiner and
confirmed by the City Council on March 22, 2007 through the passing of Ordinance 5725 to
settie an appeal.

A subsequent administrative amendment and rezone (07-139482-L| and 07-122520-LQ)
increased the density from 25 to 26 units through the use of the 10% bonus allowed under a
PUD approval and modified the concomitant associated with City Ordinance No. 4448 that
accompanied the rezone of this site from R-2.5 to R-10 by requiring the provision of one
affordable unit.

Plat engineering, including clearing and grading and road construction was completed and the
Final Plat was issued in June of 2008 (08-113037-LG). At the time of this writing, construction
on Building N on Lots 23 and 24 is well under way.

B. Request

The applicant is requesting minor modifications to the PUD due to conditions that have arisen
once construction began. Refer to Section Il of this report for additional information. Changes
proposed are internal to the site, are discreet to the outside observer, and/or are oriented
towards the project’s central courtyard. These revisions are the following:

1. Construction of interior facing decks on the second floor, front facade of Unit Type C-2.
These decks will match the overall design and materials of the previously approved decks
on adjacent Unit Type A-2.

2. Removal of one of two tandem garage spaces (interior space) in Units A-2 and replacing
them with an interior Rec Room. This change would necessitate the provision of one new
window on the rear fagade and one new door on the side fagade.

3. Shifting of Building C on Lots 5 and 6 approximately four feet to the west (closer to the
street) to protect existing trees.

4. Revision to the approved landscape plan for the interior Tract ‘D’ open space, including the
removal of additional existing trees and replanting with 15 new trees.

C. Approvals Required

The PUD Amendment is a Process Il decision by the Director of the Development Services
Department (LUC 20.30D.285). The amendment may be appealed to the Hearing Examiner by
a party of record. The proposed modifications to the Design Review decision are reviewed
through the Land Use Exemption process (LUC 20.30F.175), which may not be administratively
appealed to the Hearing Examiner.
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CURRENT SITE DESCRIPTION, ZONING, AND LAND USE CONTEXT

A. Site

The project site is located in the Crossroads subarea of northeast Bellevue. The property is
internal to a large city block bounded on the north by N.E. 20" Street, on the east by 156"
Avenue N.E., on the south by N.E. 8" Street and on the west by 148" Avenue N.E. It is located
approximately 900 feet west of 156" Avenue N.E. with developed multifamily properties east and
south of the site and developed single family neighborhoods to the west of the site. Site access
is from the northeast comer of the site via an easement along the north 30 feet of the three
condominium complexes east of the site. There are no Critical Areas as defined by LUC 20.25H
on the site, and the west 300 feet of the site lies within a Single Family Transition Overlay
District (LUC 20.25B). Site clearing, grading, and plat infrastructure activity began on the site in
September of 2007 and currently, Building N is under construction and nearing completion on
Lots 22 and 23.

B. Zoning

The site was rezoned from R-2.5 to R-10 in 1992 with Ordinance 4448 to comply with the State
Growth Management Act (GMA), which requires that zoning be consistent with the
Comprehensive Plan land use designation. As a result of Ordinance 4448, passed on
November 23, 1992, the proposal site was rezoned from R-2.5 to R-10 (Rezone # ‘s REZ 92-
3982 and REZ 92-3984). The Crossroads subarea plan map currently designates the project
site as Muitifamily — Low density (MF-L). The project is surrounded by multi-family housing to
the north, east and south, and by single family housing to the west.

Zoning Map
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C. Land Use Context

To the west the project site abuts a single family neighborhood consisting of three subdivisions;
Highland Firs, Fox Glen and Fox Chase. To the north is an undeveloped portion of a multifamily
property owned by the Cascadian- KCHA Limited Partnership. To the east, the site abuts the
Innisfree condominium complex. Two additional condominium complexes, lronwood and
Evergreen Estates, lie farther to the east between the Innisfree complex and 156" Avenue N. E.
To the south and southeast the site abuts developed multifamily complexes in R-30 zoning.

The project site is internal to a very large block of land (approximately 218 acres or 9,500,000
sq. ft.) which does not have any public streets or pedestrian paths that extend through the block
in either the north-south or east-west directions. The single family properties in the west half of
the block have access to 148" Avenue N. E. via public streets that either loop back to 148"
Avenue N.E. or end in cul-de-sacs. Many of the properties on the east side of the block are
large with direct access to 156" Avenue N.E., N.E. 8" Street or Bel-Red Road/N.E. 20" Street.
Several properties, including this site, have access to a public street only via a private easement
or easements across adjacent properties.

Vicinity Map
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In the larger context, the project site is relatively close to two public schools that serve the site,
Stevenson Elementary (x 2/3 mi.) to the west and Highland Middie School (x2/3 mi.) to the
north. The Bellevue Aquatic Center is located at 601-143rd Ave N.E., approximately % mile to
the southwest of the site. Crossroads Shopping Center is + 1/4 mile to the east across 156%
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Avenue N.E. with Crossroads Park and Community Center to the east of the center. Fire station
#3 is located at 16100 N. E. 8" Street, approximately 2/3 miles from the site.

Aerial Photograph of the Vicinity
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PROPOSED SITE AND BUILDING CHANGES

A. Site Design — Proposed Changes

i. Moving Homes (Building C) on Lots 5 and 6

The applicant is proposing to move the two homes on Lots 5 & 6 (Building C) approximately
four (4) feet to the west, closer to the interior street. This move is requested to give greater
protection to existing, retained significant trees in the rear of the homes. Each home will still
have a driveway long enough to comfortably accommodate vehicles without having cars
overhang the public sidewalk. No changes to any of the remaining lots are proposed at this
time and no impact to the project’s parking supply is anticipated as a result of this change.
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ii. Revised Landscape Plan and Tree Retention for Tract ‘D’

In addition, the applicant has proposed a new landscape design for Tract ‘D’ (the interior
center open space). In the recorded Final PUD, the applicant had proposed to retain 12
significant trees (8-inch diameter or greater). Since then, a number of the trees within this
landscape space have either died or are in declining health. The arborist report by
International Forestry Consultants, Inc. dated February 16, 2010 was prepared to evaluate
the health of the trees and can be found in the project file for public viewing. The applicant

Proposed Landscape Design & Tree Retention
Tract ‘D’
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now proposes to retain a total of five trees and to mitigate for this reduction in tree retention
by planting 15 additional trees - including six new Cedar Trees and nine new assorted
deciduous trees. The new landscape design for Tract ‘D’ submitted for this application will
not only create a pleasant public open space that is superior to the original design, but will
add new, healthy trees to mitigate for the loss of the five declining trees.

No other changes to the site plan, including the remaining open space, site amenities,
access, utilities, or other features are proposed beyond what is described above. The site
will maintain the same square footage of open space, and will still be subject to the same
landscape design that was previously approved with the exception of Tract ‘D’. See file 05-
103350-LK for a copy of the original Preliminary Plat/PUD staff reportand 08-113037-LG for
the Final Plat drawings.

B. Building Design — Proposed Changes
The applicant is proposing the following two modifications to the building design:

i. New Decks on Unit Type C-2:

The applicant proposes to add decks onto the front facades of Unit Type C-2. There are 19
of these units within the PUD. In some locations, the C-2 units share a common wall with an
A-2 unit. The A-2 units already have an approved deck. The deck proposed on Unit C-2 is
similar in size, design and materials as the A-2 decks. All of these decks are or will be
internally-facing toward the central open space (Tract ‘D’) and will not be apparent to

Proposed Deck Addition to Unit C-2
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neighbors surrounding the project. The addition of the decks will add approximately 2,067
sq. ft. to the overall lot coverage by structure, or 21.6%. However, because the decks
overhang the driveways, there will be no change to the overall impervious surface
calculations and there will still be room in each driveway for guest parking such that the cars
will not block the public sidewalk. The addition of decks on the C-2 Unit type will not change
the character of the structures and is consistent with the original design review approval.

ii. Replacement of One Tandem Garage Space with ‘Rec Room’

The applicant is proposing to replace one of two interior garage spaces in Unit Type A-2 with
a Rec Room. This change of use for the space will necessitate the addition of one new
window along the rear fagade of the unit and a new exit door on the side facade. The
project’s parking balance will not be affected by this proposal and the project retains the
required minimum two parking spaces per unit.

Exterior Changes on Unit A-2
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/‘ Replace 1 Tandem

Garage Stall with
Rec Room

Remaining Garage
Stall

Unit A-2 First Floor Plan

iii. Colors:

Lastly, the applicant has provided color sample for the buildings — including body and trim
colors. The colors are earth tones and comply with the requirements laid forth in the
Hearing Examiner’s decision of 05-103350-LK. The approved color samples can be found
in the project file (10-106416-L1) and are available for public viewing.

IV. CONSISTENCY WITH THE COMPREHENSIVE PLAN AND ZONING:

A. Comprehensive Plan Consistency and Housing Policies:

The site is located in the Crossroads Subarea, District F, and designated Multi-family-Medium
(MF-M) per the Comprehensive Plan. Comp Plan consistency with the previously approved
Final Plat/PUD for this site was evaluated under file 05-103350-LK and was found to be
consistent with subarea, land use, housing, and environmental policies (see page 23 of Staff
Report dated August 31, 2006).

The proposal complies with the requirements of the Land Use Code and includes a request
to modify the dimensional requirements of the R-10 District and the Single Family Transition
Area within the context of a Planned Unit Development, as allowed under LUC 20.30D.
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LAND USE CODE DIMENSIONAL REQUIREMENTS

requirements except
20’ primary building
separation and 30’
height from existing
grade.

Category LUC Requirement Proposal Notes/Conditions
Zoning District R-10 with conditions No change

Overlay District: Site abuts Single No change -

Single Family Family zoning on the Complies with

Transition Area west. Transition Area”

Site Area per lot
Minimum lot size

8,500 square feet

No change

.Deviation approved
through PUD

Lot Coverage by
Structure - Total

35 percent maximum

New decks add 108
sq. ft. to 19 units
Total coverage is
+ 22 percent

Complies

Transition Area

30 feet on west

10 feet from north &
south and 20 feet
from east property
lines

30 feet from west

Lot Coverage per Lot 35 percent maximum No change Deviation approved
through PUD.
Impervious Surface 80 percent maximum No change Cofnplies
(Ordinance 5683) 44.26 percent
Building Setbacks
Front Yards 20 feet 20 feet typical — Varies by lot
shifting of Building C | Deviation approved with
4-feet to the west PUD. Refer to Condition
allowed under of Approval regarding
approved PUD shifting of building
pads in the future in
Section Xl of this
report.
Rear Yards 20 feet No change Deviation to rear and side

setback approved with
PUD.

Complies with Single

4-5 feet typical

Setback property line. to single | property line Family Transition Area
family zone (the district setback on west property
receiving Transition) line

Side Yards 5 feet No change Varies by lot - deviation

approved with PUD
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Category LUC Requirement Proposal Notes/Conditions
2 Side Yards 15 feet No change Varies by lot - deviation

4-10 feet typical approved with PUD

Transition Area 30 feet from abutting No change Complies

Setback (West) single family zone 30 feet

Transition Area 20 feet No change Complies in dimension

Landscape Buffer Minimum 20 feet

Transition Area 20 feet No change Modified with PUD.

Distance Between 8-10 feet

Bldgs

Transition Area 30 feet from average No change Varies with site

Building Height existing grade Individual building topography. — Height
height varies from above 30" approved with

28'-8” to 34'6” from
average existing
grade

PUD. See Section X for
discussion.

PUD Open Space (asa | 35% No change Includes open space in
percentage of site (affordable housing 58.8% common tracts,
area). modification LUC landscape areas,

20.20.128.C.5) walkways, etc.

(LUC 20.50.038)
PUD Recreation Space | 10% No change Complies
(as a percentage of site | (10,659 sq. ft.) 18.3%
area). Tracts D, E and
portion of tract C

Parking Spaces 2.0/(1)single family Reduction from 92 Complies with

unit=2

1.6 /(6)2-bedroom unit
=9.6

1.8 /(17) 3-bedroom
unit = 30.6

Total 42 stalls

stalls to 82 stalls
in garages and
driveways
Averages to 3.15
stalls per unit

requirements and still
provides off-street visitor
parking

V. STATE ENVIRONMENTAL POLICY ACT

VL.

Environmental impacts to surrounding community due to the construction activity approved
under 05-103350-LK have been analyzed during the original Enclave at Fox Glen PUD project
review and a SEPA DNS was issued. Potential impacts have not changed as a result of this
proposal and are within the range of impacts previously reviewed under 05-103350-LK and
amended by 07-139482-L1 and 07-122520-LQ. No additional SEPA review is required.

SUMMARY OF TECHNICAL REVIEWS

A. Utility Code
No changes that would affect the original City Utilities review are proposed with this
Administrative Amendment. The Utility Department conditions of approval associated with 05-




The Enclave at Fox Glen
PUD Administrative Amendment 10-106416-L1I
Page 13 of 16

VIi.

VIl

103350-LK still apply and remain unchanged by this proposed Rezone and Preliminary Plat/PUD
amendment.

B. Transportation Review

No changes that would affect the original Transportation review are proposed with this
Administrative Amendment. The Transportation Department conditions of approval associated
with 05-103350-LK still apply and remain unchanged by this proposed Rezone and Preliminary
Plat/PUD amendment,

C. Fire Code

No changes that would affect the original Fire Department review are proposed with this
Administrative Amendment. The Fire Department conditions of approval associated with 05-
103350-LK still apply and remain unchanged by this proposed Rezone and Preliminary Plat/PUD
amendment.

COMPLIANCE WITH APPLICABLE LAND USE CODE REQUIREMENTS

A. Land Use Code Dimensional Requirements

The Enclave at Fox Glen Preliminary Plat/PUD was originally reviewed for consistency with the
dimensional standards of the Land Use Code under files 05-103350-LK and PUD Amendment
07-139482-LI. To be approved, any changes to the previously approved PUD must be
consistent with the Land Use Code. The changes proposed under this request for revision are
limited to new decks on the front facades of Units C-2, a new ground floor window and door on
Units A-2, moving the buildings on Lots 5 and 6 approximately four feet towards the street to
protect existing trees, approval of specific colors, and the removal of five additional trees and
approval of a new landscape design in Tract ‘D”. No changes to the site’s landscaping (aside
from Tract ‘D), amount of open space, recreation space, access and circulation, or other
amenities are proposed. No changes to the minimum Iot size, minimum required setbacks,
maximum building height or any other dimensional requirements of the Land Use Code are
proposed as part of this action. All changes are internal to the site and the project and are not
apparent to the outside observer.

PUBLIC NOTICE AND COMMENT

The Notice of Application for this proposed Administrative Amendment was published in the
City’s Weekiy Permit Buiietin on March 11, 2010, and circuiated to property owners within 500
feet of the project site. No comment letters, emails, or phone calls were received during the 14
day comment period on March 25%

LUC 20.30D.285.D - ADMINISTRATIVE AMENDMENT OF A PUD - DECISION CRITERIA.
The Director may approve modifications to an approved Planned Unit Development as an
administrative amendment subject to the procedures set forth in LUC 20.35.200 if the following
criteria are met:

A. The amendment maintains the design intent or purpose of the original approval; and

RESPONSE: Design changes are limited to the minor modifications to the building
facades, the locations of the buildings on Lots 5 and 6 and a revision of the landscape
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design for Tract ‘D’. All changes are design improvements to the approved PUD, do not
change the overall design concept of the project, and will enhance the livability of the
project. Any future minor shifting of building foundations to facilitate tree protection will be
allowed without requiring a PUD Amendment as long as a minimum 20-foot front setback
from back of curb is maintained and the rear and side setbacks are not reduced. See

Conditions of Approval regarding future minor shifting of building pads in Section

XllI of this report.

The amendment maintains the quality of design or product established by the
original approval; and

RESPONSE: The design and construction of the units will remain consistent with the
original approval and the new Ian_qs_qape design for Tract ‘D’ will provide healthy trees, an

enhanced visual amenity, and will aiiow for better use of the open space than the original
design.

The amendment is not materially detrimental to uses or property in the immediate
vicinity of the subject property; and

RESPONSE: No changes to the previously approved Plat/PUD are proposed that would
affect the surrounding area and changes are primarily within the interior of the site. The only
change to the perimeter of the project is the addition of a new window on the rear fagade of
Unit Type A-2. This minor change enhances the overall design and appearance of the
entire fagade by adding architectural detail and interest to what was originally a blank wall
and is consistent with the original design review approval.

Xil. 20.30F.175.C - LAND USE EXEMPTION / DESIGN REVIEW AMENDMENT CRITERIA

The Director may determine that an addition or modification to a previously approved project or
(design review) decision is exempt from further review or review as a new application, provided the
following criteria are met:

A.

The proposal does not result in any significant adverse impact beyond the site; and

RESPONSE: The majority of the proposed changes are within the site interior and none

affect the surrounding properties.
The proposal is within the general scope of the purpose and intent of the original
approval; and

RESPONSE: The proposal is consistent with the purpose and intent of the original
Preliminary Plat/PUD approval.

The proposal complies with applicable Land Use Code requirements, and all
applicable development standards, and is compatible with all applicable design
criteria; and

RESPONSE: No changes to the overall site design are proposed as part of this
amendment beyond the movement of the building on Lots 5 and 6 approximately four feet
to the west and the new, improved design for Tract ‘D’. The proposed changes are
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XIil.

consistent with all applicable LUC requirements, development standards, and design
criteria.

D. The proposal does not add square footage that is more than 20 percent of existing
gross square footage; and

RESPONSE: The proposal does not add square footage of more than 20 percent.

E. Ifan addition or expansion has been approved within the preceding 24-month period,
the combined additions will not add square footage that exceeds 20 percent of
existing gross square footage.

RESPONSE: No revisions or expansions to the approved design review have been
approved within the preceding 24-month period. The previous Administrative Amendment

was approved in January of 2008 (07-139482-L1). The addition of decks on 19 of the units
does not add square footage that exceeds 20 percent of the existing gross square footage.

DECISION OF DIRECTOR WITH CONDITIONS

After conducting the various administrative reviews associated with this proposal, including
applicable Land Use consistency, and City Code and Standard compliance reviews, the
Director of the Development Services Department does hereby APPROVE WITH
CONDITIONS the Preliminary Plat/PUD amendment application.

A. COMPLIANCE WITH BELLEVUE CITY CODES AND ORDINANCES

Applicable Codes, Standards and Ordinances Contact Person

Clearing & Grading Code — BCC 23.76 Janney Gwo, 425-452-6190

Construction Codes — BCC Title 23 Building Review Desk,
425-452-4121

Fire Code — BCC 23.11 Adrian Jones, 425-452-4122

Land Use Code — BCC Title 20 Sally Nichols, 425-452-2727

Noise Control Code — BCC 9.18
Sign Code — BCC Title 22

Transportation Code — BCC 14.60 Chris Dreaney, 425-452-5264
Right of Way Use Code — BCC 14.30 Jon Regalia, 425-452-4599
Utility Code — BCC Title 24 Rob Hutchinson, 425-452-7903

B. GENERAL CONDITIONS

1. Conditions of Approvali

All conditions of approval for the original PUD decision, as well as subsequently approved
Administrative Amendments and actions (05-130350-LK and Ordinance 5725, 07-139482-
LI, and 07-122520-LQ and Ordinance 5817) apply to this PUD Amendment.

Authority: ORDINANCE 5725, COB File # 05-103350-LK Hearing Examiners Report
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Dated December 8, 2007, ORDINANCE 5817, COB File #07-122520-LQ, and 07-139482-

LI _
Reviewer: Sally Nichols, Land Use

2. Minor Changes to Building Pad Locations

Unless otherwise dimensioned on Site Plan A2.1a submitted with this proposal, the
minimum front setback for the homes, measured from the back of curb, shall be 18-feet.
The applicant may shift the actual building locations with respect to this 18-foot front
setback by submitting a written request to Land Use. Shifting of the buildings will be
allowed only in order to enhance tree protection. No rear or side setbacks may be
reduced.

Authority: LUC 20.30D
Reviewer: Sally Nichols, Land Use

Attachments:
Project Drawings
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