




CONTENTS 
 

I. Request/Proposal Description      Pg. 2 
 
II. Site Description, Zoning & Land Use Context    Pg. 4 
 
III. Consistency with Land Use Code/Zoning Requirements   Pg. 4 
 
IV. Public Notice & Comment       Pg. 10 
 
V. Technical Review        Pg. 10 
 
VI. State Environmental Policy Act (SEPA)     Pg. 13 

 
VII. Changes Resulting from Design Review     Pg. 17 

 
VIII. Decision Criteria        Pg. 17 
 
IX. Decision         Pg. 19 
 
X. Conditions of Approval       Pg. 19 
 
 
 
Attached:  Project Plans & Drawings 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Keybank @ Kelsey Creek Center 
Project 10-121139-LD 
Page 2 of 24 
 

     

I. REQUEST/PROPOSAL DESCRIPTION 
 
The applicant requests Design Review approval and a SEPA determination to construct a 2,850 
square foot, 22 foot tall Keybank building with associated parking, circulation and landscape 
improvements within the Neighborhood Business land use district. 
 
A. Site Design 
 
Site design objectives focus on providing an easily accessible parking area and drive-thru for 
vehicles while providing for basic pedestrian needs, a gateway corner feature, and landscape 
improvements compatible with the planned redevelopment of Kelsey Creek Center which 
received its own Design Review approval (10-121806-LD) March 31, 2011. 

 
 
The existing site has very little landscape 
area and the proposal increases it 
significantly.  85% of the lot is currently 
paved and the proposal reduces this to 
74%, resulting in much more landscape 
area.  This includes a mix of new 
deciduous and evergreen trees, shrubs, 
and groundcovers in a palette that will be 
compatible with the landscape plant 
selections planned for the adjacent Kelsey 
Creek Center redevelopment.   
 
See color sketch above, landscape plan to 
the right, and attached Project Plans and 
Drawings for additional information about 
the site design. 
 
 
 

Proposed Keybank  with 
Kelsey Creek Center 
beyond as envisioned 
after redevelopment.  

Landscape Plan  

N 
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B. Building Design 
 

Established nearby uses include gas stations, a church, and a hospitality use to the north; a gas 
station and small scale office uses to the west; and Kelsey Creek Center to the adjacent south 
and east.  The overall size, height, and architectural treatments of the proposed building are 
compatible with this established pattern.  The building’s exterior will be clad in a red brick, with 
stone accent bands and base, black aluminum storefront windows with vision glass, and 
aluminum coping along the roofline.  The drive-thru canopy will have matching brick, stone, and 
coping.  Last, the detached trash & recycling area will have matching brick, stone cap, and 
chain link gate with screen color to match the brick.  All of the signs needed for the bank are 
graphically depicted within a sign plan set which is part of this Design Review approval.  After 
this Design Review has been approved, a subsequent sign permit consistent with plans 
submitted with this application will have to be approved before any signs could be installed.  The 
sign drawings are not included in the attached Project Plans & Drawings, but they are in the 
Design Review project file at the City Hall Records Office.   

 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 

 
See the building elevations above, as well as the attached Project Plans and Drawings for full 
information about the building design. 

West Elevation (facing 148
th
 Avenue SE) 

North Elevation (facing Main Street) 

Trash & 
Recycling 
Enclosure  

North Elevation (facing Main Street) 
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II. SITE DESCRIPTION, ZONING, & LAND USE CONTEXT 

 
The subject property is located on 
the southeast corner of Main 
Street and 148th Avenue SE (see 
left).  This ½-acre project site was 
formerly used as a gas station. 
 
The property is located within the 
Neighborhood Business (NB) land 
use district (see below).  The NB 
zoning designation is overlaid by 
the Community Retail Design 
District, within which project 
proposals must receive a Design 
Review approval prior to the 
issuance of construction permits 
(LUC 20.25I). 
 

 
This commercial site is 
surrounded by other commercial 
property on all sides.   

 
North:  Gas stations, a church, 
and hospitality (Neighborhood 
Business & Office zoning).  
 
West:   Gas station and small 
scale offices (Neighborhood 
Business & Office zoning). 
 
South & East:  Kelsey Creek 
Center. (Community Business 
base zoning, with a concomitant 
zoning agreement overlay). 
 
 
III. CONSISTENCY WITH LAND USE CODE/ ZONING REQUIREMENTS 
 
A. General Provisions of the Land Use Code 
 
1. Use 
Uses are regulated by LUC 20.10.400 (Use Charts), LUC 20.20 (General Development 
Requirements) and LUC 20.25I Community Retail Design District.  The use proposed for this 
project is permitted in the NB land use district subject to Design Review approval. 
 
 

Project 

Site 

N 

Kelsey Creek Center,  
Property under separate ownership 

N 

Kelsey Creek Center,  
Property under separate ownership 

Project 

Site 
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2. Dimensional Requirements     
All applicable dimensional requirements of the Land Use Code will be met.  Refer to the 
following chart for specific information. 
        

 
 

Permitted/Required Proposed 

Height 20 feet maximum 
(LUC 20.20.070) 

22 feet 

Lot 
Coverage 

35%  (LUC 20.20.010) 13% 

 

Setbacks None, except to meet minimum landscape 
buffer and gateway boulevard & intersection 
requirements as described in Subsections III.B 
& C below. 

(LUC 20.20.010, 20.25I.040 & 050) 

75 feet – east/rear side 
14 feet – west/front side 
65 feet – south side 
23 feet – north side 

Parking 4 stalls/1,000 SF (LUC 20.20.590) 
2,613 SF x 4/1,000 = 10 stalls minimum 

12 parking stalls 

Landscape 1) Street frontage and internal property lines:  
10 feet, Type III 
 
 
 
 
2) Parking Area:  Type V 
17.5 square feet per stall x 12 stalls = 210 SF 
(LUC 20.20.520) 

1) 10 feet, Type III for 
internal property lines.  
Variable along the street 
frontage greater than 10 
feet. 
 
2) 508 SF, Type V. 
 
In addition, conditions of 
approval are included in 
Section X of this report 
requiring replacement of 
damaged street trees, 
landscape installation and 
maintenance assurance 
devices. 

Queue at 
Drive-Up 

7 car lengths x 12 feet/car = 84 feet 
(LUC 20.20.590.K.5) 

84 feet 

Minimum Lot 
Area 

No minimum (LUC 20.20.010) 22,070 square feet 
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Recycling & 
Solid Waste 
Collection 
Area 

At least one area of a size measuring at least 
14.25 SF, as calculated here (LUC 20.20.725):    

5 SF/1,000 SF @ 2,850 SF = 14.25 SF min 

A 48 SF screened 
dumpster and recycling 
enclosure is proposed.  In 
addition, a condition of 
approval is included in 
Section X of this report 
requiring endorsement by 
Allied Waste prior to 
building permit issuance. 

Mechanical 
Equipment 

Locate on the roof or below grade and visually 
screen, unless this requirement is modified by 
the City for projects requiring discretionary 
approval per LUC 20.20.525.C.5 & 6. 

All mechanical equipment 
is proposed on the roof 
behind parapet walls. 
Since the plans do not 
provide a specific location 
and dimension, a condition 
of approval is included in 
Section X of this report 
requiring these details on 
the building permit plans. 

Minimum 
Street 
Frontage 
Width 

0 feet (LUC 20.20.010) 148th Ave SE - 124 feet 
Main Street – 123 feet 

Minimum Lot 
Width 

0 feet (LUC 20.20.010) 148 feet 

Maximum 
Impervious 
Surface 

80% (LUC 20.25C.040) 74% 

Loading Off-street, at least 10’x55’ plus maneuvering 
length and accessible from a public street. 

(LUC 20.20.590.K.4) 

Loading will be short term 
and occur at the south side 
of the building, away from 
the street and driveway. 

In addition to the loading 
provisions proposed, a 
condition of approval is 
included in Section X of 
this report which expressly 
prohibits loading from the 
public right of way. 
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B. Community Retail Design District Design Guidelines (LUC 20.25.I.040) 

 
Building Design Guidelines 

 
1. Buildings in a multi-building complex should achieve unity of design through use of similar 
architectural elements, such as roof form, exterior building materials, colors, and window pattern. 
2. Individual buildings should incorporate similar design elements, such as surface materials, 
color, roof treatment, windows and doors, on all sides of the building to achieve a unity of design. 
 
The somewhat standardized KeyBank design incorporates brink, stone, and metal awnings that 
will be compatible with the architecture proposed for redevelopment of Kelsey Creek Center.  
Refer to the drawings on pages 2 & 3 of this report and the attached Project Plans & Drawings for 
more information. 
 
Site Design Guidelines 
 
1. Parking areas should be designed to minimize conflicts between pedestrian and vehicular 
movements. Parking area landscaping should be used to define and separate parking, access, 
and pedestrian areas within parking lots. 
2. The landscape design for the site should include plantings which emphasize the major 
points of pedestrian and vehicular access to the site. 
 
Parking areas have been designed to minimize the conflicts between pedestrians and vehicles, 
with landscaping to enhance the pedestrian areas particularly on the street side of the building. 
 
3. Site features such as fences, walls, refuse and recycle enclosures, and light fixtures should 
be designed to be consistent with the scale and architectural design of the primary structure(s). 
Such site features should be designed and located to contribute to the pedestrian environment 
of the site development. 
 
The recycling and solid waste enclosure proposed at the rear of the site will have minimal 
visibility to the streets and sidewalk, and will be made of materials consistent with the building.  
Light fixtures, the bench within the corner landscape area, and all other site furnishings are 
proposed to be of a style that will be compatible with the building. 
 
4. Loading areas should not be located between the building and the street unless there is no 
alternative location possible. Loading areas, if located between the building and the street, 
should be oriented away from the street and screened to minimize views of the loading area 
from the street and sidewalk. Loading areas should not be located on the side of a building 
which faces toward a residential use. 
 
Loading and refuse collection is proposed to occur on-site on the side of the building that faces 
away from the street.  These activities will not be readily apparent to pedestrians or drivers on 
148th Avenue SE or Main Street. 
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5. In multiple-building complexes, buildings should be located to facilitate safe and comfortable 
pedestrian movement between buildings. On sites which are adjacent to other properties within 
the Community Retail Design District, building location should be chosen to facilitate pedestrian 
and vehicular connections to buildings on those adjacent properties. 
6. In locations and districts specifically described in the Comprehensive Plan Urban Design 
Element Figure UD.1, consideration should be given to locating buildings closer to the public 
street with entrances to the buildings from the public sidewalk, with no intervening parking or 
driving area. Corner locations are particularly appropriate for this treatment. 
7. Opportunities should be found for safe, convenient, and pleasant pedestrian connections to 
existing transit facilities. Where needed, shelters and lay-bys for transit vehicles should be 
incorporated into the site development. 
 
Building placement is influenced by the intent to provide convenient and efficient vehicular 
circulation to the building and drive-thru, safe pedestrian access on this parcel and to the 
adjacent Kelsey Creek Center, buildings near and facing the public sidewalk, and a gateway 
feature at the corner.  As stated for items 1 – 3 above, parking areas have been designed to 
minimize the conflicts between pedestrians and vehicles, with additional plaza, walkway, and 
landscape areas to enhance the pedestrian experience throughout the site.  Further, pedestrian 
access is provided to and from the public sidewalks where existing transit services are provided. 
 
C. Community Retail Design District Design Standards (LUC 20.25.I.050) 
 
Special Corner Feature 
 
If the property is located at the intersection of two arterial streets, the site development shall 
incorporate a special corner feature at the corner of the site. A special corner feature can be a 
landscape feature, seasonal color planting area, sculpture or water feature. The feature should 
provide a visual landmark and some amount of seating area. If the property is not located at an 
intersection, a similar feature should be considered in conjunction with a transit stop or at the 
primary access point to the site. 
 
Because the project is oriented to the intersection of 148th Avenue SE and Main Street, a 
gateway feature is included consisting of a plaza, expanded landscape area, and seating.  The 
area will serve as a place of refuge for pedestrians waiting to cross the street, as a resting 
place, and as an identifying element for this major street intersection. 
 
Building Design Standards 
 
1. The design of buildings shall incorporate elements such as special architectural details, 
distinctive color schemes, special art and other features, which are sensitive to and enhance the 
surrounding area and serve to distinguish the complex from other retail complexes in the City. 
2. The sides of a building which face toward a public street shall include public entrances to the 
building and windows to provide visual access to the activity within the building. 
3. The sides of a building which face toward an adjoining property, but not toward a public street, 
shall include elements such as windows, doors, color, texture, landscaping or wall treatment to 
provide visual interest and prevent the development of a long continuous blank wall. 
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4. Building design shall provide for architecturally integrated signage. Signs shall be in proportion 
to the development and oriented to the main direction access and to pedestrian movement. Signs 
shall meet the requirements of Chapter 22B.10 BCC, Bellevue Sign Code. 
 
The building will have architectural features that are sensitive to the surrounding area and 
compatible with the architecture proposed for Kelsey Creek Center such as brick, stone, metal 
roof, and lighting with cut-off panels so light doesn’t extend beyond the property.  The street 
sides of the building will have windows with visual access to the activity within the building, and 
interesting architectural elements on all facades since they are viewed and accessed from all 
four sides.  See the drawings on page 3 and the attached Project Plans & Drawings. 
 
Internal Walkways 
 
1. Walkways, of six feet in width minimum, shall be provided from the public sidewalk or right-
of-way to the building. At a minimum, walkways shall be located to connect focus points of 
pedestrian activity such as transit stops and street crossings to the major building entry points. 
2. Walkways shall be provided to connect with walkways or potential walkway locations on 
adjoining properties in the district to create an integrated internal walkway system along the 
desired lines of pedestrian travel. The width of the walkway should be commensurate with the 
anticipated level of pedestrian activity along the connecting walkway.  On the sides of the 
building which provide public access into the building, the walkway should be wide enough to 
allow for sidewalk seating area or window gazing as well as pedestrian travel. 
3. Internal walkway surfaces shall be designed to be visually attractive and distinguishable from 
driving surfaces through the use of durable, low maintenance surface materials such as pavers, 
bricks, or scored concrete to enhance pedestrian safety and comfort. 
 
Concrete walkways are proposed throughout the site and plaza spaces with special paving 
between the building and the public sidewalk providing for safe and pleasant access.  Parking 
areas have been designed to minimize the conflicts between pedestrians and vehicles, with 
additional landscape areas to provide separation and enhance the pedestrian experience. 
 
Other Development Standards 
 
1. Rooftop equipment shall be visually screened pursuant to LUC 20.20.525. The design and 
color of equipment should be integrated with the building architectural style.  

 
Refer to Section III.A.2 regarding rooftop mechanical equipment and screening. 
 
2. The outdoor display of building materials and similar bulky products shall be screened from 
views from the public street, sidewalk, and properties outside the district with a durable, solid 
wall or fence, or an evergreen hedge or a combination of the above. The screening requirement 
does not apply to the display of seasonal products of a decorative nature such as bedding 
plants, Halloween pumpkins, and holiday greens. 
 
No outdoor display is proposed, but a condition of approval is included in Section X of this report 
should outdoor display be proposed in the future if a different tenant occupies this building. 
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3. Bicycle racks shall be provided on-site. Facilities for a minimum of 10 bicycles shall be 
provided for developments having 100 or fewer parking stalls. 
 
Bicycle racks are not shown on the site plan.  Therefore, a condition of approval is included in 
Section X of this report requiring enough bike racks for at least 10 bicycles. 
 
IV. PUBLIC NOTICE AND COMMENT 
 
Application Date: August 25, 2010 
Application Completeness Date: October 1, 2010 
Notice of Application published: October 7, 2010 
Public Notice Sign installed: October 7, 2010 
Minimum Comment Period ended:  October 21, 2010 
 
Although the minimum required public comment period ended on October 21, 2010, comments were 
accepted up to the date of this decision.  No written public comments were received prior to 
finalization of this staff report. 
 
V. TECHNICAL REVIEW 

 
Clearing & Grading, Building and Fire 

 
These reviewers have no comments or requirements for this Design Review; all comments are 
reserved for construction permit review. 
 
Utilities 

 
The City has adequate capacity for providing water, sewer and storm drainage service for this 
proposal.  See Section X of this report for Utilities related Conditions of Approval. 
 
Transportation 

 
Site Access:  Access to the proposed project will be provided via a driveway off 148th Avenue 
SE.  That driveway will be located on the adjacent Kelsey Creek Center property approximately 
40 feet south of Keybank’s southern property line.  Use of, and responsibility for, said driveway 
will be shared with the adjacent property under a private easement agreement between the 
property owners.   This agreement must be executed and recorded against the affected 
properties at the King County Recorder’s Office prior to issuance of a building permit for this 
project.      
 
Egress from the site will be available via three options listed below. 
1. Use of the same shared driveway described above. 
2. Use of a one-way outbound drive aisle into a portion of the Kelsey Creek Center’s parking 
lot near the northeastern corner of the Keybank site.   
3. Use of a one-way, outbound, right-turn-only driveway onto Main Street, located 
approximately 110 feet east of 148th Avenue SE.  During the subsequent review of engineering 
plans for this development, the Transportation Department may decide to require the developer 
to install a c-curb within Main Street in order to further restrict undesirable movements at that 



Keybank @ Kelsey Creek Center 
Project 10-121139-LD 
Page 11 of 24 
 

     

driveway and improve traffic operations and safety.  After occupancy of the site, the city may, at 
city expense, decide to install such a c-curb in Main Street at any time.  Loading/unloading shall 
be provided within the Keybank site or, by agreement between the property owners, in the 
Kelsey Creek Center site.  Note that on-street loading/unloading will not be allowed. 
 
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 (ADA) and the Transportation Development Code (BCC 
14.60), and the provisions of the Transportation Department Design Manual.   
 
1. A combined street frontage plan is required as part of the final clearing and grading plan set.  
This plan must show street trees, landscaping strips, sidewalks, driveway aprons, handicapped 
ramps, crosswalks, the existing traffic signal pole and related equipment, and new pedestrian 
push buttons and related equipment.  Street trees must be shown with the proper separation, 
which is generally 25 feet apart, 25 feet from the traffic signal pole, and at least ten feet from 
any driveway edge as defined by Point A in standard drawing DEV-6.  Street tree spacing must 
consider trees and streetlights planned for adjacent property.  No new streetlights are required.   
 
2. Whenever public sidewalks, crosswalks, handicapped ramps, et cetera are revised, 
compliance with the ADA must be achieved.  Title II of the federal ADA regulations, part 35.151, 
says that new construction or alterations of public facilities shall, “to the maximum extent 
feasible, be altered in such manner that the altered portion of the facility is readily accessible to 
and usable by individuals with disabilities.”  This requires bringing the sidewalks, crosswalks, 
ramps, and pedestrian signals up to the latest ADA standards, which include the following: 
 
• Sidewalk cross slopes shall 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.  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.    
 
• ADA-compliant curb ramps shall be installed where needed, consistent with standard 
drawings TE-12 or TE-13.  Two new handicapped ramps at the northwest corner of the site 
would be preferred over one ramp, if adequate space is available.  If the position of the existing 
ramp is revised, then crosswalk revisions may be required.   
 
• Pedestrian push buttons immediately adjacent to the Keybank property at the intersection of 
148th Avenue SE and Main Street must meet the latest ADA standards, which will require an 
upgrade of the pedestrian push button system.  This system upgrade may require revising some 
of the pedestrian pushbutton system hardware on other corners of the intersection.  Complete 
plans for upgrading the pedestrian pushbutton system must be prepared by a licensed engineer 
familiar with such systems and submitted for review and approval as part of the development’s 
final engineering plans. 
 
3. The sidewalks on both adjacent street frontages for the Keybank site shall be completely 
removed and reconstructed with a sidewalk at least eight feet wide, behind a planter strip at 
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least 4 four feet wide, not including the curb.  The design and appearance of the sidewalks shall 
comply with the standards and drawings in the Transportation Department Design Manual, 
including standard drawing TE-11.  Sidewalks on the Keybank site must align with sidewalks 
planned for construction on the adjacent property.   
 
4. Old driveways that will not be reused must be closed.  Concrete and subgrade must be 
removed from planter areas.  Old curb cuts must be closed with new sidewalk per 
Transportation Department Design Manual standard drawing TE-11 and new curb and gutter 
per standard drawing TE-10.   
 
5. The driveway on Main Street shall have an approach width, as defined in standard drawing 
DEV-6, of 20 feet.  Signs and arrows shall be installed by the developer as needed to ensure that 
the driveway is restricted to one-way, outbound, right-turn-only usage.  Specific details and 
locations for such signs and arrows will be determined in the review and approval of the final 
engineering plans for the development.  The driveway approach to Main Street shall be 
consistent with standard drawing DEV-6, which may be modified with Transportation Department 
approval to reduce the severity of sidewalk grade changes and to encourage right turns. 
 
6. During review of the engineering plans for the development, the Transportation Department 
may decide to require the developer to install a c-curb within Main Street in order to create a 
more effective prohibition against left turn movements at the driveway.  If required, such c-curb 
will be installed per Transportation Department standard drawings TE-9A and 9B.   
 
7. Landscaping strips on the street frontages shall be irrigated with a metered water source.  
Electrical connections for lighting in 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.    
 
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.   
 
9. No fixed objects, including fire hydrants, trees, signs, and streetlights, 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 4 x 4-inch wooden post. 
 
10. 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 public sidewalks located outside the city right of way 
fronting this site.   
 
The developer must determine whether any utility easements within the site will be affected by 
this development.  Any negative impact that this development has on those utility easements 
must be mitigated or easements relinquished.  
 
Transformers and utility vaults to serve the site shall be placed within the site or below grade, to 
the extent feasible.  Any such facilities that cannot be placed within the site shall not be placed 
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in the travel lane of a street or in the main walking path of a sidewalk, to the extent feasible.    
Holiday Construction & Traffic Restrictions:  Work involving lane closures and other impacts to 
traffic will be restricted in certain areas of Bellevue from November 15th each year to January 
5th of each year.  If work activities are scheduled to fall within this window of time, the applicant 
will be required to obtain specific approval in advance for lane closures or other impacts to 
traffic.  There will be no guarantees that daytime lane closures on 148th Avenue SE will be 
allowed during this time period.  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. 
 
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.  
 
Near this project both Main Street and 148th Avenue SE have been classified as “Overlay 
Required,” based on the existing condition of the pavement.  Pavement restoration for any 
trenching or damage to the street surface will require a grind and overlay at least 50 feet long 
for the full width of any affected lane.  The exact limits of the grind and overlay will be 
established through a right of way use permit. 
 
See Section X of this report for Transportation Department related Conditions of Approval. 
 
VI. STATE ENVIRONMENTAL POLICY ACT  (SEPA) 
 
Projects expected to involve more than 500 cubic yards of grading volume are required to 
receive environmental review under SEPA (Bellevue Development Code 22.02.032.3).  This 
project proposes 1,155 cubic yards of earthwork.  Therefore, environmental review was 
conducted. 
 
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 the 2009-2020 
Transportation Facilities Plan Final Environmental Impact Statement (TFP EIS) updated 
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November 2009.  This document is available in the Records Room, Bellevue City Hall, 450 110th 
Avenue NE.  Transportation-related impacts associated with this project are consistent with the 
potential projected impacts analyzed in the 2009-2020 TFP EIS.  Adverse impacts which are 
less than significant are usually subject to City Codes or Standards 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 project site will require minimal earthwork to shape the sub-grade for new improvements.  
In order to control erosion, a Temporary Erosion Control (TESC) Plan will be implemented in 
accordance with City standards.  The TESC will provide Best Management Practices including 
temporary erosion control measures, inserts in all adjacent and on-site catch basins during 
construction, and temporary siltation and erosion controls maintained during construction. 

AIR 

Air emissions from construction are anticipated to be minimal.  During construction, there will be 
equipment exhaust that will be emitted from vehicles using gasoline or diesel fuels.  These 
emissions will be temporary and not have a lasting or harmful affect on the project or adjacent 
properties.  There will also be airborne dust particles affecting air quality, principally during the 
grading and filling phase of the project.  Following construction, it is anticipated that there will be 
a reduction in air quality impacts with the cessation of the existing fueling facility operations.   

WATER 

The project does not include work within or near any surface water body, nor will groundwater 
be withdrawn or discharged.  As such, water impacts are not anticipated to result from this 
project.  Water runoff will occur from the impervious paved surfaces, the building roof top and, to 
a lesser extent, from the landscape areas.  On-site storm water will be collected in a series of 
catch basins that will be routed through a treatment chain consisting of settlement pipe and 
storm filter vault prior to release into the existing public storm sewer system located within the 
adjacent right of way.  

PLANTS 

The project will increase the amount of landscape area and provide a plant palette compatible 
with that approved for the adjacent Kelsey Creek Center under Design Review 10-121806-LD.  
See page 2 and attached Project Plans & Drawings for a landscape plan. 
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AESTHETICS 

Surrounding properties are developed with a mix of commercial, office, church and hospitality 
uses.  These uses consist primarily of single-story structures.  The proposal is a single-story 
structure of compatible style and scale as the other uses within the surrounding area.  See page 
3 and attached Project Plans & Drawings for exterior elevations of the proposed bank building. 

NOISE 
 
Noise will be generated from the construction phase of the development.  The City of Bellevue 
Noise Ordinance, BCC 9.18.040 regulates hours of construction-related noise and the 
conditions under which they may be expanded.  Conditions of approval are included in Section 
X of this report regarding construction hours and noise abatement. 
 
TRANSPORTATION 
 
Long-Term Impacts and Mitigation 
 
The long-term impacts of development projected to occur in the City by 2020 have been 
addressed in the City’s Transportation Facilities Plan (TFP) EIS. The impacts of growth which 
are projected to occur by 2020 are evaluated on the roadway network assuming that all the 
transportation improvement projects proposed in the current TFP are in place. The TFP EIS 
divides the City into several Mobility Management Areas (MMAs) for analysis purposes. The 
Keybank project lies within MMA # 9, which has a 2020 total growth projection of 36,962 square 
feet of new retail space.  The adjacent Kelsey Creek Center development proposes growth of 
21,063 new square feet of retail space, leaving 15,899 square feet of unallocated retail growth 
available in MMA 9.  The Keybank development proposes to construct 2,850 square feet of 
retail space.  However, a gas station/convenience store with 1,933 square feet of retail space 
was decommissioned, resulting in a net increase of only 917 square feet of retail space.  This 
net increase is significantly less than the available retail growth in the MMA.  Therefore, the 
volume of proposed development is within the assumptions of the TFP EIS. 
  
Transportation impact fees are used by the City to fund street improvement projects to alleviate 
traffic congestion caused by the cumulative impacts of development throughout the City. 
Payment of the transportation impact fee, as required by BCC 22.16, contributes to the 
financing of transportation improvement projects in the current adopted TFP, and is considered 
to be adequate mitigation of long-term traffic impacts. 
 
Payment of the transportation impact fee is required at the time of building permit issuance. The 
gross impact fee for the bank with drive-up windows is estimated to be $58,681.50, assuming a 
building of 2850 square feet.  Per Transportation Department administrative policy, the 
developer may be eligible for impact fee credit for removing the gas station/convenience store, if 
that facility was in typical use within two years prior to application for a new building permit.  The 
impact fee credit for removing a gas station / convenience store with eight fueling positions 
would be $40,944.  Thus, the net impact fee would be $17,737.50.  These fee rates are subject 
to change and the fee schedule in effect at the time of building permit issuance will apply.  A 
significant fee increase has been adopted to take effect on January 1, 2013, with another 
increase on January 1, 2016.    
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Mid-Range Impacts and Mitigation 
 
Project impacts anticipated to occur in the next six years are assessed through a concurrency 
analysis. The Traffic Standards Code (BCC 14.10) requires that development proposals 
generating 30 or more PM peak hour trips undergo a traffic impact analysis to determine if the 
concurrency requirements of the State Growth Management Act are maintained.   
 
The proposed bank development with drive-up windows will generate approximately 40 new (non 
pass-by) PM peak hour trips, based on the city’s standard trip generation rate of 14.2 trips per 
1000 square feet.  However, the gas station/convenience market which formerly occupied the 
site generated approximately 48 new (non pass-by) PM peak hour trips, based on the rate of 
6.02 per fueling position.  Thus, the proposed development is not expected to create an increase 
in traffic, and no concurrency analysis is required at this time.  If the Keybank development is 
significantly delayed, and the gas station/convenience market remains dormant for an extended 
period, then the use of credit for the preexisting gas station/convenience trips will be reevaluated.      
 
Short-Term Operational Impacts and Mitigation 
 
Bellevue Transportation Department staff analyzed the short-term operational impacts of 
preliminary versions of the proposed site plan in order to recommend transportation mitigation 
and frontage improvements. This analysis included traffic operations and safety on the adjacent 
streets and queuing at the proposed drive-up windows during the PM peak hour.  Transportation 
Department staff concluded the following, all of which are now reflected on the attached Project 
Plans & Drawings: 
 
1. In order to reduce operational impacts and improve safety at the intersection of 148th 
Avenue SE and Main Street, as well as on 148th Avenue SE south of that intersection, and to 
reduce conflicts between adjacent driveways on 148th Avenue SE, the site’s access from 148th 
Avenue SE should be moved toward the south onto the adjacent property. 
 
2. In order to reduce operational impacts and improve safety on Main Street and at the 
intersection of 148th Avenue SE and Main Street, the site’s driveway on Main Street should be 
as far from the intersection as is feasible on this site.  This driveway must be one-way, restricted 
to right turns out only.  During engineering plan review for the development, the Transportation 
Department may decide to require the developer to install a c-curb within Main Street in order to 
create a more effective prohibition against other turn movements at the driveway. 
 
3. A connection that allows traffic to go from the Keybank site into the Kelsey Creek Center 
parking lot without using the adjacent streets is recommended.   
 
According to research on drive-through stacking presented at a 2009 meeting of the Institute of 
Transportation Engineers, the maximum queue length at the bank’s drive-up windows is not 
expected to exceed four vehicles in each row, which could be accommodated on the bank site.  
In the unlikely event of longer queues, additional vehicles can be accommodated within a 
parking area in the Kelsey Creek Center, and would not spill back onto 148th Avenue SE. 
 
See Section X of this report for Transportation Department Conditions of Approval related to 
items 1 – 3 above. 
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VII. CHANGES RESULTING FROM DESIGN REVIEW 
 

Building Exterior 
 
1. All sides of the building have entries or windows to allow physical and visual access to the 
activity within the building. 

 
Site Design 

 
1. Landscape frontage improvements along Main Street and 148th Avenue SE have been 
designed to be particularly accommodating for pedestrians, with an 8 foot wide sidewalk and a 4 
foot wide planted strip intended to provide a buffer from the roadway. 
 
2. Landscaping along Main Street and 148th Avenue SE has been designed to screen the 
parking lot from the street.  A landscape buffer at least 10 feet wide planted with groundcover, 
shrubs and trees is proposed along the street side perimeter. 
 

3. A gateway feature with special landscaping, paving, and seating is shown at the corner of 
Main Street and 148th Avenue SE. 
 

4. Mechanical equipment that was originally proposed on the ground in the space between the 
building and street is now shown on the building rooftop and screened as required. 
 

5. A two foot minimum width is now specified between the building and adjacent sidewalk 
where the plans originally were not clear whether enough space would be provided to 
accommodate plantings. 
 
6. The trash and recycling containers are now shown hidden inside an enclosure designed to 
be architecturally compatible with the proposed building. 
 

7. An originally-proposed driveway to 148th Avenue SE has been removed.  Instead, an 
easement agreement with the adjacent Kelsey Creek Center allows access through the project 
site.  Though not itself a design feature, this easement had a significant effect on the orientation 
of the building and site design. 

 
VIII. DECISION CRITERIA 

 
A. The Director may approve, or approve with modifications, an application for 
Design Review if: 
 
1. The proposal is consistent with the Comprehensive Plan. 
 
The Neighborhood Business Comprehensive Plan designation generally supports banks as a 
land use.  The following Comprehensive Plan policies are applicable to this proposal: 

Land Use Element 

Policy LU-8:  Ensure that commercial uses are contained within carefully delineated areas.   
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The proposal is to redevelop an existing commercial use within an established commercial 
neighborhood. 

Policy LU-9:  Maintain compatible use and design with the surrounding built environment when 
considering new development or redevelopment within an already developed area.   
As an allowed use, banks are presumed to be compatible with other uses within the same land 
use district. The site improvements are in conformance with the applicable design standards 
and are consistent with the surrounding development. 

Policy LU-13:  Reduce the regional consumption of undeveloped land when appropriate.   
The proposal is to re-use existing developed property; it will not use undeveloped land. 

Urban Design Element 

Policy UD-17:  Consider the maintenance of existing and added vegetation in site design and 
development.   
The project adds a considerable amount of additional landscaping as shown on the attached 
Project Plans & Drawings and summarized in the chart in sub-section III.A.2 of this report. 

Policy UD-39:  Include clear and ample walkways from street sidewalks and parking areas to 
building entrances and within and between developments as part of site design.   
A new pedestrian connection is proposed from 148th Avenue SE to the bank building, along with  
access planned through the parking area at the adjacent Kelsey Creek Center. 

Environmental Element 

Policy EN-7:  Promote growth management strategies that protect air, water, land, and energy 
resources consistent with Bellevue's role in the regional plan to contain an Urban Center.   
This redevelopment project promotes growth management strategies by concentrating 
commercial development within an established commercial area.  Neither undeveloped land nor 
consumption of more resources is impacted by this project. 

Policy EN-15:  Integrate site-specific development standards with urban watershed scale 
approaches to managing and protecting the functions of critical areas.   
The project incorporates water quality measures in accordance with the Vasa Creek Basin 
within the Lake Sammamish watershed. 

Policy EN-38:  Restore and protect the biological health and diversity of the Lake Washington 
and Lake Sammamish watersheds within the City of Bellevue's jurisdiction.   
Adherence to the prescriptive requirements of the Lake Sammamish water quality design 
standards promotes the restoration and protection of this watershed. 

Policy EN-49:  Preserve existing vegetation or provide or enhance vegetation that is compatible 
with the natural character of Bellevue.   
Preservation of existing on-site landscaping and use of plantings from the City's plant palette 
promote this policy. 
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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 
III of this report for specific information on Land Use Code consistency. 
 
3. The proposal addresses all applicable design guidelines or criteria of this Code in a 
manner which fulfills their purpose and intent. 
 
As conditioned, the proposal complies with all applicable Design Standards and Guidelines 
contained in LUC 20.25I (Community Retail Design District) as described in Section III.B of this 
staff report. 

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. 

 
The project is located within an established commercial area as envisioned by the Neighborhood 
Business Comprehensive Plan designation.  Established uses include gas stations, churches, 
hospitality, and offices with various design themes.  The site design and architectural treatment 
of the proposed building are consistent with the appearance and quality of the established 
surrounding area.  The project will increase the amount of landscape area and provide a plant 
palette compatible with that approved for the adjacent Kelsey Creek Center under Design 
Review 10-121806-LD.  See attached Project Plans & Drawings for a landscape plan. 

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.   
 
IX. DECISION  
 
After conducting the various administrative reviews associated with the proposal, including 
applicable Land Use consistency, SEPA and City Code & Standard compliance reviews, the 
Development Services Department Director does hereby APPROVE WITH CONDITIONS the 
subject proposal. 
 
X. CONDITIONS OF APPROVAL: 
 
The following conditions are imposed under the authority referenced: 
 
A. GENERAL CONDITIONS: The following conditions apply to all phases of development. 

 
1. COMPLIANCE WITH BELLEVUE CITY CODES AND ORDINANCES 
The applicant shall comply with all applicable Bellevue City Codes and Ordinances including but 
not limited to: 
 
Clearing and Grading Code - BCC 23.76  Savina Uzunow  425/452-7860 
Bellevue Development Standards             “ 
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Transportation Code - BCC 14.60   Carl Wilson     425/452-4394 
Trans. Improvement Program - BCC.22.16                “ 
Right-of-Way Use Permit - BCC 14.30  Ron Kessack   425/425-4599 
Bellevue Utilities Code - BCC Title 24  Don Rust    425/452-4856 
Construction Codes - BCC Title 23   Lee Kranz  425/452-5369 
Land Use Code - BCC Title 20   Mike Upston   425/452-2970 
Sign Code - BCC Title 22B                            “ 
Noise Control - BCC 9.18     “    
International Fire Code    Adrian Jones    425/452-6034 
 
2. 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 9.18.020C.1 when necessary to 
accommodate construction which cannot be undertaken during exempt hours.  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.  
Authority: BCC 9.18.040 
Reviewer:   Mike Upston 
 
3. USE OF BEST AVAILABLE NOISE ABATEMENT TECHNOLOGY  
The use of best available noise abatement technology consistent with feasibility is required 
during construction to mitigate construction noise impacts to surrounding uses. 
Authority: BCC 9.18.020.F 
Reviewer:  Mike Upston 
 
4. OUTDOOR DISPLAY  
Outdoor display and storage is prohibited on this property. 
Authority: LUC 20.25A.040 
Reviewer:   Mike Upston, Land Use 
 
5. ON-STREET LOADING & UNLOADING 
On-street loading and unloading will not be permitted. 
Authority: LUC 20.20.590.K.4 
Reviewer:  Mike Upston, 425-452-2970 
 
6. PRELIMINARY DESIGN APPROVAL 
The Utilities Department approval of the Design Review application is based on the preliminary 
utility design only.  Final civil engineering of the utility design may require changes to the site 
layout to accommodate the utilities. 
Authority: BCC Title 24.02, 24.04, 24.06 
Reviewer: Don Rust 
 
7. UTILITY CODES & ENGINEERING STANDARDS 
The water, sewer, and storm drainage systems shall be designed per the current City of 
Bellevue Utility Codes and Utility Engineering Standards.  Utilities Department design review, 
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plan approval, and field inspection is performed under the Developer Extension Agreement and 
Utilities Permit Processes. 
Authority: BCC Title 24.02, 24.04, 24.06 
Reviewer: Don Rust 
 
8. HOLIDAY CONSTRUCTION & TRAFFIC RESTRICTIONS 
Work involving lane closures and other impacts to traffic will be restricted in certain areas of 
Bellevue from November 15th each year to January 5th of each year.  If work activities are 
scheduled to fall within this window of time, the applicant will be required to obtain specific 
approval in advance for lane closures or other impacts to traffic.  There will be no guarantees 
that daytime lane closures on 148th Avenue will be allowed during this time period.  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.  The Transportation 
Department will be monitoring traffic and may modify this moratorium accordingly. 
Authority: BCC 14.30.060 
Reviewer:   Ron Kessack, 425-452-4631 
 
9. VEHICULAR ACCESS RESTRICTIONS 
Access to this site from 148th Avenue and egress to 148th Avenue will be restricted to a shared 
driveway located on the adjacent property approximately 40 feet south of the Key Bank’s 
southern property line.  Egress to Main Street will be via a one-way, outbound, right-turn-only 
driveway.   No direct access from Main Street will be allowed.   
Authority: BCC 14.60.150 
Reviewer: Carl Wilson, Transportation Department, 425-452-4228 

 
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. RIGHT-OF-WAY USE  PERMIT  
Prior to issuance of any construction permit, the applicant shall secure applicable right-of-way 
use permits from the City’s Transportation Department, which may include: 

a) Designated truck hauling routes. 

b) Truck loading/unloading activities. 

c) Location of construction fences. 

d) Hours of construction and hauling. 

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

f)  Provisions for street sweeping, excavation and construction. 

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 prevent access. General materials storage 
and contractor convenience are not reasons for preventing access. The applicant shall secure 
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sufficient off-street parking for construction workers before the issuance of a clearing and 
grading, building, a foundation or demolition permit. 
Authority:  BCC 11.70 & 14.30 
Reviewer:  Ron Kessack (425) 452-4631 
 
2. CIVIL ENGINEERING PLANS – TRANSPORTATION    
Civil engineering plans produced by a qualified engineer must be approved by the 
Transportation Department prior to issuance of the clearing and grading permit. The design of 
all street frontage improvements and driveway accesses must comply with the Americans with 
Disabilities Act, the Transportation Development Code, the Transportation Department Design 
Manual, and specific requirements stated elsewhere in this document.  All relevant standard 
drawings from the Transportation Department Design Manual shall be copied exactly into the 
final engineering plans.  Requirements for the engineering plans include, but are not limited to: 

a) Traffic signs and markings for turning restrictions at the northeast driveway and any 
other signage required to meet Transportation Department standards. 
b) Curb, gutter, sidewalk, and driveway approach design.  Requirements include sidewalk 
width, driveway width, and driveway grade per the Transportation Department Design Manual.  
The engineering plans shall be the controlling document on the design of these features; 
architectural and landscape plans must conform to the engineering plans as needed.   
c) Design of one-way driveway with a width of 20 feet connecting to Main Street.   
d) Upgrade of handicapped ramp(s) at the adjacent street corner. 
e) Installation or relocation of pedestrian push-buttons and related equipment to meet ADA. 
f) Relocation of streetlight or traffic signal equipment if necessary.     
g) Sight distance per BCC 14.60.240 and 241 for all driveways.  Show the required sight 
triangles and include any sight obstructions, including those off-site.  Consider all fixed objects 
and mature landscape vegetation. 
h) Location of fixed objects in the sidewalk or near the driveway approach. 
i) Trench restoration within any street right of way. 
j) Transformers and utility vaults to serve the building shall be placed within the site or below 
grade, to the extent feasible. 

 
Authority: BCC 14.60, Transportation Department Design Manual, and Transportation  
  Department Standard Drawings 
Reviewer: Carl Wilson, Transportation Department, 425-452-4228 
 
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. BICYCLE RACKS 
Bicycle racks shall be provided for at least 10 bicycles in a location(s) to be approved by Land 
Use under a Land Use Exemption combined with the building permit application. 
Authority: LUC 20.20.25I.050.D.2 
Reviewer:  Mike Upston, Land Use 
 
2. MECHANICAL EQUIPMENT 
All mechanical equipment shall be clustered on the roof and fully screened behind the parapet, 
with the specific location and dimensions clearly depicted on the final building plans.  Land Use 
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review will occur under a Land Use Exemption combined with the building permit application. 
Authority: LUC 20.20.525.C.5 & 6 
Reviewer:  Mike Upston, Land Use 
 
3. ALLIED WASTE ENDORSEMENT 
The applicant shall provide a written endorsement by Allied Waste of the recycling and solid 
waste collection area’s accessibility and function. 
Authority:  LUC 20.20.725 
Reviewer:  Mike Upston 
 
4. TRANSPORTATION IMPACT FEE 
Payment of the transportation impact fee is required at the time of building permit issuance. The 
gross impact fee for the bank with drive-up windows is estimated to be $58,681.50, assuming a 
building of 2850 square feet.  The developer may be eligible for impact fee credit for removing 
the previous use, as described above under Long-Term Impacts and Mitigation.  If credit is 
granted, the impact fee would be reduced by up to $40,944.  These fee rates are subject to 
change and the fee schedule in effect at the time of building permit issuance will apply.      
Authority: BCC 22.16     
Reviewer:   Carl Wilson, Transportation Department, 425-452-4228 
 
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, landscaping, 
and architectural site plans must accommodate on-site traffic markings, signs and driveway 
design as specified in the engineering plans.  These plans must also comply with vehicle and 
pedestrian sight distance requirements, as shown on the engineering plans. 
Authority: BCC 14.60.060, 110, 120, 150, 180, 181, 190, 240, 241  
Reviewer:   Carl Wilson, Transportation Department, 425-452-4228 
 
6. EXISTING EASEMENTS 
The developer must determine whether any utility easements within the site will be affected by 
this development.  Any negative impact that this development has on those utility easements 
must be mitigated or easements relinquished.    
Authority:    BCC 14.60.100 
Reviewer:        Ron Kessack (425) 452-4631 
 
7. DEDICATION OF NEW PEDESTRIAN / UTILITY EASEMENTS 
The applicant shall provide sidewalk and utility easements to the City such that public sidewalks 
outside of the City right of way are located within a pedestrian/utility easement area. 
Authority: BCC 14.60.100 
Reviewer: Carl Wilson, Transportation Department, 425-452-4228 
 
8. PRIVATE ACCESS EASEMENT AGREEMENT 
Access to the proposed project will be provided via a driveway off 148th Avenue to be located on 
the adjacent property (Kelsey Creek Center) approximately 40 feet south of the Key Bank’s 
southern property line.  Use of and responsibility for said driveway will be shared with the 
adjacent property under a private Easement Agreement between the property owners.   This 
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agreement must be executed and recorded against the affected properties at the King County 
Recorder’s Office prior to approval of a building permit for the Key Bank development.      
Authority: BCC 14.60.110 
Reviewer: Carl Wilson, Transportation Department, 425-452-4228 
 
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): 

 
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:  LUC 20.40.490 
Reviewer:  Mike Upston 
 
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: LUC 20.40.490 
Reviewer:  Mike Upston 
 
3. STREET FRONTAGE IMPROVEMENTS  

All street frontage improvements and other required transportation elements, including 
pedestrian signal revisions, must be constructed by the applicant and accepted by the 
Transportation Department Inspector.  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 if necessary.  All required improvements must be 
constructed per the approved plans or as directed by the Transportation Department inspector. 
Bonding or other types of assurance devices will not be accepted in lieu of construction, unless 
the city requires a delay.   
Authority: BCC 14.60, Transportation Department Design Manual, and Transportation  
  Department Design Manual Standard Drawings. 
Reviewer: Carl Wilson, Transportation Department, 425-452-4228 
 
4. PAVEMENT RESTORATION 

Both Main Street and 148th Avenue adjacent to the Key Bank site are presently classified as 
“Overlay Required,” based on the existing condition of the pavement.  Pavement restoration for 
any trenching or damage to the street surface will require a grind and overlay at least 50 feet 
long for the full width of any affected lane.  The exact limits of the grind and overlay will be 
established through a right of way use permit.   
Authority: BCC 14.60. 250; Design Manual Design Standard #21 
Reviewer: Ron Kessack (425) 452-4631 
 
























