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DETERMINATION OF NON-SIGNIFICANCE

PROPONENT: Bellevue Park Il Apartment

LOCATION OF PROPOSAL.: 88 102" Avenue NE

DESCRIPTION OF PROPOSAL: Proposal for a 160-unit residential apartment that will also include
approximately 10,400 SF of ground-level pedestrian-oriented
commercial/retail use and 213 parking spaces in four stories of below-
grade parking. Proposal will also include the demolition of two existing
buildings.

FILE NUMBERS: 11-113550-LD

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

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

This DNS is issued after using the optional DNS process in WAC 197-11-355. There is no further
comment period on the DNS. There is a 14-day appeal period. Only persons who submitted written
comments before the DNS was issued may appeal the decision. A written appeal must be filed in the
City Clerk’s Office by 5 p.m. on March 8, 2012.

[ This DNS is issued under WAC 197-1 1-340(2) and is subject to a 14-day comment period from the date

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

This DNS may be withdrawn at any time if the proposal is modified so that it is likely to have significant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

Cant, 1 ettt 2/22)20/2.

Environmental Coordinator Date

OTHERS TO RECEIVE THIS DOCUMENT:
State Department of Fish and Wildlife

State Department of Ecology,

Army Corps of Engineers

Attorney General

Muckleshoot Indian Tribe
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Planner:

State Environmental Policy Act
Threshold Determination:

Director’s Decision:

Bellevue Park Il Apartments

88 102" Avenue NE

Mixed-use residential project with 160 residential units,
approximately 10,400 SF of ground level commercial/retail
space and underground parking for 213 vehicles on a 0.58
acre site zoned DNTN-OB and located in Subdistrict B of
the Downtown Perimeter Design District.

11-113550 -LD

Weber Thompson (Jim Westcott)

Process Il, Combined Design Review decision and SEPA
Determination

Sally Nichols
Determination of Non-significance (DNS)
Carnst “V HNetand

Carol V. Helland, Environmental Coordinator
Development Services Department

Approval with Conditions
Michael A. Brennan, Director
Development Services Department

By: darie ”V “Fteatlem A

Carol V. Helland, Land Use Director

Date of Application: June 1, 2011

Notice of Application: June 30, 2011
Public Meeting: September 14, 2011
Decision: February 23, 2012
Appeal Deadline: March 8, 2012

For information on how to appeal a proposal, visit the Development Services Center at City Hall, 450 110"
Avenue NE, or call (425) 452-6800. Comments on State Environmental Act Determinations can be made with or
without appealing the proposal within the noted comment period for the SEPA determination. Appeal of the
decision must be received in the City Clerk’s office by 5 p.m. on the date noted for appeal of the decision.
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REQUEST/PROPOSAL DESCRIPTION

The applicant requests Design Review approval for a mixed-use residential project with 160
residential apartment units, approximately 10,400 SF (square feet) of commercial and
retail space, and four stories of underground parking with 213 stalls. The site is
approximately 0.58 acres and it is located in the Downtown — Old Bellevue Land Use
District and within Subdistrict B of the Downtown Perimeter Design District.

View Looking South from
Downtown Park — NE 1°" Street Facade

A. Site Design
The proposal site lies at the intersection of NE 1% Street and 102" Avenue NE, directly
south of Bellevue’s Downtown Park. An existing alley runs adjacent to the site along

the eastern and southern property lines.

The overall design maximizes the development potential of the site. The footprint of
the proposed building will take up most of the site and ground-level commercial/retail
uses take up most of the street frontage on 102™ Avenue NE and NE 1% Street. The
residential entry and lobby will also be located on 102" Avenue NE. The proposed
streetscape frontage along both public streets will include 12-foot wide sidewalks and
four-foot wide planting strips with street trees, ornamental plantings and benches. The
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existing parallel parking will remain along 102" Avenue NE. Pedestrian-oriented
retail/commercial spaces will be provided in the building along the majority of the street
frontage on NE 1* Street and 102™ Avenue NE. An existing signal vault, located at the
corner of NE 1% Street and 102" Avenue NE, will be moved slightly and located within
a proposed planting area.

Parking ingress and egress, the loading dock, and trash facilities are all located and

accessed off NE 1% Place, which is the existing two-way, east/west alley running along
the southern property line of the proposal site. NE 1% Place can only be entered off of
102" or 103" Avenues NE. Vehicles may also use the existing alley along the eastern
property line to exit onto NE 1* Street. The applicant will provide a pedestrian mid-
block connection through this north-south alley as well as along the southern building
fagade facing NE 1% Place, creating a mid-block connection from NE 1% Street leading
to Main Street in Old Bellevue.

Site Plan

NORTH-SOUTH ALLEY

Garage &
Loading Entry

potential use as o | - L7~
outdoor dining ; C y 4

NE 1ST PLACE %
EAST-WEST ALLE

Residential
Entry & Lobby
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© T®7 Parallel Parking to remain

Planting Strip with Street i
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B. Building Design
The proposed building will contain seven stories of residential apartments over a two-
story podium. The podium will have one level of residential units over a ground floor
level consisting of pedestrian-oriented commercial/retail spaces and the residential
entry lobby and building support/"back-of-house” spaces. There will be a total of 160
apartments, consisting of studios and one and two-bedroom units. There will also be
four stories of below grade parking with 213 parking stalls.

The building mass has been pushed to the west and modulated in order to provide as
much light, air, and visual interest between the residences in the proposed building
and adjacent buildings, including the Borgata apartment building directly to the east.
The configuration of the building will be a shallow ‘U’ shape, which will create an
outdoor amenity terrace space that will be open to the east for use by the residents.

No two facades of the building are the same. Through modulation, variety of
materials, and the purposeful design of different horizontal and vertical planes, the
building will have visual interest from all sides. The use of the exterior “frame” on the
northern and southern facades will create an interesting roof form. The northern
“frame” will be pulled up past the roof to also help enclose the outdoor terrace space
and provide screening of the elevator and stairway penthouses and mechanical
equipment located on the roof. All of these elements will help to break down the
apparent rectilinearity and bulk of the building.

Bird’s Eye View from the Southeastern Corner

Downtown Park

Rooftop Amenity
Terrace

it

Loading & Parking
Garage Entry
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All building materials, including the glazing, have been chosen for their high
quality and low-reflectivity. The primary building materials for the upper seven
stories will be comprised of glass, metal panels, aluminum and concrete. Ebony
brick L-shaped panels accented with composite ‘wood’ and metal panels will be
introduced at the lower two-story, podium/street level. This change in materials,
along with additional architectural detailing will help break down the scale of the
building’s street fagades and will add interest at the street/pedestrian level. Clear,
storefront glazing will be placed in front of all the commercial/retail spaces to
enable visibility into these spaces and a continuous, glazed marquee will provide
year-round weather protection along both street frontages.
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A code-required stepback along 102™ Avenue NE will physically step the building
face back approximately 15-feet from first two floors at the L-2 level. This
stepback will help to create a scale/contextual relationship between the lower
floors of the building and adjacent buildings in Old Bellevue. This relationship will
be further emphasized at the southwest corner of the building, where the podium
will actually step down to a height that is similar to the existing smaller building to
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the south on 102" Avenue NE. The stepback will also provide outdoor patio
space for seven west-facing residential units. More importantly, it will help to
break down the mass of the building fagade and provide a more human-scaled
pedestrian environment along the street.

C. Process
Design Review is required by Land Use Code (LUC) 20.25A.010.C. The Design
Review and SEPA Threshold Determination are both Process Il decisions. Process I
is an administrative process. The Environmental Coordinator issues the SEPA
Threshold Determination and the Director of Development Services issues the Design
Review decision. An appeal of any Process Il decision is heard and decided upon by
the City of Bellevue Hearing Examiner.

Il. SITE DESCRIPTION, ZONING, & CONTEXT

A. Site Description (Existing)
The site is actually composed of three separate lots — Lots 6, 7 and 8 — of the Proctor’s
First Addition to Bellevue Plat. For the purposes of this report, all three lots will be
referred to as the “site.” A Boundary Line Adjustment will be required prior to issuance
of the building permit to combine the three parcels into one building lot. Refer to
Condition of Approval regarding the boundary line adjustment in Section Xl of
this report.
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The proposal site is located on a corner site with frontage on both NE 1* Street (a
collector arteriaL) and 102" Avenue NE (a local street). The existing parallel parking
along the 102" Avenue NE frontage will remain with the proposed development.
There is no parking on NE 1% Street.

On the northern parcel of the site, there is currently a one-story, wood frame retail
building and associated parking. The southern two parcels contain a collection of 2-
story wood frame retail buildings and an associated parking lot.

On the southernmost parcel, one of the buildings was once used as a Fire Station. To
the east of the site, across the alley, is the Borgata — a five-story residential apartment
building and a small, two-story concrete masonry block commercial building. The
parking garage of the Borgata is accessed off this alley. To the south of the site, there
is a block of two-story retail buildings that fronts onto Main Street. The service access
for these buildings, as well as for the Main Street buildings, is through the existing
public right of way (alley) — NE 1% Place. Refer to the Transportation Department
discussion regarding site access, NE 1° Place and the alleys in Section VI.A of
this report.

Borgata Apartments Toed s

Looking southeast to the northwest corner of the proposal site —
intersection of NE 1% Street and 102™ Avenue NE

The elevation of the site drops approximately 11-feet from the site’s highpoint at the
northeastern corner of the northern lot to the southwestern corner on the southern lot
boundary. Directly north of the site are the City of Bellevue Downtown Park and the
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Park’s parking lot. Across 102" Avenue NE to the west, a new nine-story hotel is
proposed to be built and is undergoing building permit review at the time of this
writing.

East-West Alley (NE 1% Place) looking east North-South Alley (102" Place) looking north to
NE from 102nd Ave. NE to 103™ Ave. NE 1** Street — Entry to Borgata Apartments garage
on the left

B. Site Zoning
A site zoning map is provided below. The site is zoned Downtown-OB (Old Bellevue)
and located in Subdistrict B of the Downtown Perimeter Design District. The site was
rezoned in 1981 through Ordinance 3013 to implement the 1979 Downtown Subarea
Plan Map. The Perimeter Design District was initially adopted in 1985 (Ord. 3553)
and amended in 1991 (Ords. 4235 & 4268). The proposed retail and residential uses
are allowed outright in Subdistrict B of the Downtown-OB zone.

Land Use Districts
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C. Site Context
The proposed site fronts both NE 1% Street and 102™ Avenue NE. NE 1% Street is
designated as a Type “C” streetscape and 102" Avenue NE is a Type “A” streetscape
per the LUC’s Design Guidelines Building/Sidewalk Relationships (DG-B/SR). The
surrounding properties are all located in the same land use district, Downtown — Old
Bellevue (DNTN-OB)/Subdistrict B, and are developed as follows:

North: DNTN-OB, Subdistrict B, Downtown Park and associated parking lot

East: DNTN-OB, Subdistrict B; mixed-use residential; the Borgata and a two-
story CMU commercial building

West: DNTN-OB, Subdistrict B; proposed hotel development

South: DNTN-OB, Subdistrict B; residential/commercial; one and two-story

commercial building fronting onto Main Street and 102™ NE
CONSISTENCY WITH LAND USE CODE/ ZONING REQUIREMENTS
A. General Provisions of the Land Use Code
1. Use
The proposed residential and commercial/retail uses are permitted in the Downtown-OB,
Perimeter District ‘B’ land use district.
2. Dimensional Requirements

The dimensional/area requirements that apply in DNTN-OB, Subdistrict B, are listed
below and compared to the proposal.

Table 1: DIMENSIONAL REQUIREMENTS

Item Permitted/Required Proposed Comments/Conditions

25,377 SF Located in DNTN-OB,

Perimeter Design Dist. B

Project Limit No minimum

Building Height 90 FT plus 9 FT (10%
of allowed ht.) &

15 FT for non-

113’-11” FT (includes
15 FT for rooftop
mechanical equip.)

Measured from average
finish grade to the roof-
tops, excluding 15-FT

habitable space =
114 FT — measured
from average finished
grade

allowed for rooftop
mechanical equip. LUC
20.25A.090 & 20.50.012
Meets requirement.

Building LUC 20.25A.020.B.5.b

Coverage 100% 100% applies.
Meets requirement.

Total Gross No maximum GSF 239,293 SF LUC 20.50.022 excludes

Square Feet (GSF) vent shafts, stairwells and
balconies.

Floor Area Ratio . . Meets requirements

(FAR) ki through FAR Amenity

’ ) 5.0 Incentive System.
5.0 Max.

Refer to Section I11.B below.
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no more than 40 FT

Avenue NE fagade

Item Permitted/Required Proposed Comments/Conditions
Exempt Maximum 1.0 FAR 10,594 SF Meets the criteria of
Retail/Ped- (25,377 SF) 10,594 SF < 25,377 LUC 20.25A.030.C
Oriented Frontage SF and LUC 20.25A.115
(POF) Floor Area
Total GSF for FAR 126,883 SF LUC 20.50.022 excludes
parking and mechanical
areas. The 10,594 SF of
POF is excluded per LUC
20.25A.020.B.3
Floor Area per 20,000 GSF/FLR 17,714 SF Floor plates may be
Floor Above 40 (Averaged)* averaged per
Feet LUC 20.25A.020
Floor Area per 12,000 GSF/FLR 17,264 SF*
Floor Above 80 (Averaged) Meets requirement
Feet
Averaged Floor Above may be
Plate averaged =
17,714 Max. Average | *17,264 SF Overall
Average
Setbacks Front:
NE 1% Street=0 FT | NE 1* Street =0 FT | Meets Requirement
102nd Ave. NE = 102nd Ave. NE =
OFT OFT
M:**
SE 1°'Pl. (alley) = 20 | Varies from a min. of | *Modification to rear and/or
FT on all floors above | approx. 14'FT to 20’ side setback may be
40 FT Measured FT"** allowed by Director per
from centerline of LUC 20.25A.020.B.2.
alley
See discussion in Section
Side:** [11.LA.3 below.
North-South Alley =
20 FT. on all floors Varies from a min. of
above 40 FT. approx. 1 FT to 20
Measured from FT"**
edge of alley
Upper Level 15 FT along 102™ Minimum of 15 FT Meets requirement.
Stepbacks Avenue NE at a ht. along entire 102"
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(including 4-foot
planting strip & curb)

Item Permitted/Required Proposed Comments/Conditions
Refuse &
Recycling Provided: LUC 20.20.725
Residential: 1.5 SF/unit @ 160 Meets requirement.
units = 240 SF 923 SF trash room,
exceeding minimum Allied Waste reviewed the
Retail: 5 SF/1000 SF with by 630 SF. plans and provided written
support for the size of and
10,594 SF POF =53 the access to the refuse
SF and recycling area.
Total Min. Area
Required: 293 SF
Sidewalk Width 125 FT 125 FT LUC 20.25A.060

(including 4-foot
planting strip & curb)

Refer to Condition of
Approval regarding
alternative sidewalk
designs in Section Xl of
this report.

As conditioned, meets
requirement

Landscaping -
Street Tree
Caliper & Species

Planting Strip:

4 FT-wide planting
strip along NE 1%
Street and 102"
Avenue NE

Street Trees:

NE 1% Street:
Quercus coccinea-
Scarlet Oak

3" Caliper

102" Ave. NE:
Gleditsia triacanthos
‘Skyline’

3” Caliper

4 Ft- wide planting
strip with street trees,
shrubs, groundcover,
benches and
irrigation

NE 1% Street:
Quercus coccinea-
Scarlet Oak

3" Caliper

102" Ave. NE:
Gleditsia triacanthos
‘Skyline’

3” Caliper

LUC 20.25A.060.B, Plate B
Street Tree Map, and

LUC 20.25A.090.D.4.c
(DNTN Perimeter Dist.)

Meets requirement
Refer to Conditions of

Approval regarding the
final landscape plan,

planting strip/right-of-way
irrigation, landscape

installation and
maintenance assurance
devices, and maintenance
agreement with the Parks
Department in Section XI
of this report.

3. Setback Modification
The applicant has requested modification of the required rear and side setbacks.
Modifications can be approved if the design is consistent with the Design Review
criteria of LUC20.25A.110 and if the design will provide sufficient space to
encourage an open and airy downtown.

The proposed setbacks are achieved through interesting building form and
modulation; resulting in a building that complies with the Design Review criteria
(see discussion of Design Review criteria in Section IV.C of this report).
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Approximately 44 percent of the eastern fagade will have setbacks that are much
greater than 20-feet, beginning at building level L-2. That is where the building is

cut out to provide the outdoor terrace on level L-2.

In addition, both eastern and

southern facades face onto public rights-of-way (alleys) — NE 1* Place along the
southern fagade and the north-south alley along the eastern fagade. The
openness created by the alleys in conjunction with the setbacks provides light

and air between the proposed building and adjacent neighbors.

4. Parking and Loading Requirements

Table 2: PARKING & LOADING REQUIREMENTS

. Comments/
Item Required Proposed Conditions
\ . . . Meets
Residential Min.1/unit 160-stalls
(160 Units) Max. 2/unit 320-stalls | 100 Stalls | LUC 20.25A.050
Commercial Min. 2/1000 SF Min. 14 *20 % reduction
Retail (7,000 Max. 4/1000 SF Max. 28 allowed for shared
SF) stalls = 10 stalls
Restaurant Min. 10/1000 SF 35-stalls 49-10=39 stalls
(3,500 SF) Max. 20/1000 SF 70-stalls
Total: Meets LUC
Min. 14+35= 39 stalls* 20.25A.050.C
49 stalls - 10 =
39 stalls*
Total Min. Stalls
oo Meets
Total ?ggg;l:lcl 212 stalls LUC 20.25A.050
‘ No Compact stalls required. _
) , 65% = Meets LUC
0,
Compact Stalls Up 65% of required parking stalls may 138 stalls | 20.25A.050.F .2
be compact.
Modification
allowed per LUC
O;“;g OFT | 20.20500K.4
dedlestad Refer to Condition
. . g f Approval
Loading Area 10 FT wide x 50 FT lo loadin ot Approval
9 " stall astg regarding
loadi provisions for
dockg loading in Section

Xl of this report.

B. Special Requirements

1. Floor Area Ratio (FAR) and Amenity Incentive System Requirements

a.

BASIC FAR: The BASIC FAR requirement equals: 20% of the project limit

in square feet (SF) multiplied by the BASIC FAR permitted for a non-
residential building in the DNTN-OB District: (0.2 X 25,377 SF X 0.5 = 2,538
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SF). The amount of BASIC FAR Amenity Earned is 53,550 SF (see Table 3
below) and this amount exceeds the minimum BASIC requirement of 2,538

8F.
Table 3: BONUS AMENITY AREA EARNED
Project Area (Site) 25,377 SF
Project Gross Floor Area (GFA) Proposed 126,883 SF
BASIC Permitted Floor Area (FAR) for Residential
DNTN-OB 50,754 SF

Basic Residential FAR (2.0) X Project Area 20X 28,871 SF=80,754 SF

MAXIMUM Permitted Floor Area (FAR) for

Residential DNTN-OB 126,885 SF

Maximum Residential FAR (5.0) X Project Area B 22,377 8F = 126,405 SF

BASIC FAR Amenity Required 2,538 SF
Basic Non-Residential FAR (.5) x 20% of 0.5x (0.2 x 25,377) = 2,638 SF *
the Project Area * 2,538 “buys” 50,754 SF
5 53,550 SF
L BASIC FAR Amenity Earned (See Table 4
0 below) 53,550 SF > 2,538 SF — Meets
2 requirement of LUC 20.25A 020.C
m Excess BASIC points that may be used to 51,012 SF
earn Non-Basic FAR
Basic Amenity Earned — Basic Required 53,650 SF — 2,638 SF = 51,012
o NON-BASIC Earned 370,018 SF
@
“? Remaining NON-BASIC FAR Amenity to 76,129 SF
C | Earn
S« 126,883 SF — 50,754 SF = 76,129 SF

GFA - Basic Permitted FAR of 2.0

421,030 SF
Remaining FAR Available after BASIC
51,012 SF + 370,018 SF = 421,030 SF
Excess BASIC Points + NON-BASIC
Provided 421,030 SF > 76, 129 SF — Meets
requirement of LUC 20.25A.030

423,568 SF

Total FAR Amenity Earned (Refer to Table 4 below)

BASIC FAR Amenity Earned + NON-BASIC FAR

Amenity Earned 53,550 SF + 370,018 SF = 432,568 SF

Excess FAR Amenity Earned R4 901 SF

(Total FAR Earned — BASIC FAR Amenity

Required — Remaining FAR Amenity to Earn) el e B i

344,901 SF
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b. NON-BASIC FAR: In order to develop to a maximum FAR of 5.0, the
proposed project is required to include amenities that support 126,883 SF of

building floor area.

The total amount of points (BASIC and NON-BASIC)

required are 78,667 (2,538 SF + 76,129SF). The proposed amenity package
has earned 423,568 SF of FAR amenity points as shown in Table 3 above.
Therefore, there is an excess of 344,901 SF and the proposal meets all FAR
amenity requirements.

Table 4: FAR BONUS AMENITIES

Amenity Units of | Bonus | Bonus Floor How it Meets the
Measure | Ratio Area Earned Design Criteria &
Benefits the Public
b _8 Pedestrian- The space is visually
‘% ‘e | Oriented 267.75 200-1 53,550 and physically
o GE’ Frontage LF ' (267.75 x 200) | accessible from NE 1°
< | (POF) Retail St. & 102" Ave. NE
Sub-Total 53,550 SF
asic
All of the parking area
Underground 68,685 21 137,370 is below Average
o o | Parking SF ' (68,685 x 2) | Finish Grade
n 9
© "=
m ‘c | Residential
€ & | Use 10924 | 211 | 232648 SF
z<
Sub-Total 370,018 SF
onus
COMBINED
TOTAL 423,568 SF

As part of the building permit application, the applicant shall submit a detailed design
for each proposed FAR amenity with a design component and a statistical summary
for each amenity. Prior to TCO, the floor area earned through the Amenity Incentive
System, and the total bonus floor area actually utilized for the project, project
drawings and conditions of approval must be recorded with King County, Division of
Records (LUC 20.25A.030.D). Refer to Condition of Approval regarding amenity
designs and statistics and bonus system and pedestrian-oriented frontage
recording in Section Xl of this report.

C. Requirements Applicable to Old Bellevue (LUC20.25A.070)

1. Street Improvements

102" Avenue NE: Streetscape improvements will include a 6-inch curb, a 4-foot

wide planting strip (with benches, street trees, and lighting), and a 12-foot wide
sidewalk with decorative scoring on the concrete paving.
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NE 1% Street: Streetscape improvements will include a 6-inch curb, a 4-foot wide
planting strip with street trees, a 12-foot wide sidewalk, and a landscaped planter
between the sidewalk and the entry to the commercial space. There is an existing
underground stormwater vault below the public sidewalk. The applicant will be
required to provide landscaping at this vault location, either in the form of a
shallow planting area over the vault (if allowed by utilities) or planter that sits on
the sidewalk. Refer to Condition of Approval reqarding the landscape
planting strip over the stormwater vault (on NE 1% Street) in Section Xl of

this report.

2. Mid-Block Connections (LUC 20.25A.060)
This proposal will enhance the pedestrian experience along the existing, but
unimproved, pedestrian connection along NE 1% Place (the east-west alley). The
northern half of the right-of-way will be redeveloped with a 5-foot wide sidewalk
and 6-inch curb, which will run along the southern fagade of the proposal building.

There is also an existing flush sidewalk along the eastern side of the north-south
alley at the base of the Borgata building. The applicant will be required to maintain
and enhance this current mid-block route along the alley by delineating a flush, 5-
foot wide pedestrian walking surface along the eastern building wall, extending
from NE 1% Street to NE 1 Place. This walkway will then connect with the
proposed five-foot wide curb and sidewalk described above. The proposed
walkway will be delineated via a change in materials and/or texture from the road
surface and it will be designed to handle the weight of fire trucks, as well as
garbage and commercial trucks. Public access signage will be placed off of 102"
Avenue NE and NE 1° Street to convey the message that pedestrians may use
the alleys as mid-block connections. Refer to Conditions of Approval regarding
the civil engineering plans for transportation and public access signage for
pedestrian mid-block connections in Section Xl of this report.

S| Yw

=SS5 =

8 Ml frontage with
il continuous marquees

102" Avenue NE Fagade/Northwest Corner



11-113550-LD Design Review
Bellevue Park Il Apartments
Page 17 of 58

3. Pedestrian-Oriented Frontage (POF) and Marquees
The proposal will provide pedestrian-oriented frontage (commercial/retail space) in
the ground-floor level of the podium, along the majority of the building frontage on
102" Avenue NE and NE 1% Street. The storefronts will all have floor to ceiling
clear glazing and the fagade materials will be ebony brick L-shaped panels
accented with composite ‘wood’ and metal panels. A continuous, glazed marquee

will also provide year-round weather protection for the entire length of the street

frontage. Refer to Conditions of Approval regarding storefront glazing and
bonus system and pedestrian-oriented frontage recording in Section Xl of

this report.

IV. Design Guidelines & Design Criteria

A. Design Guidelines Building/Sidewalk Relationships - LUC 20.25A.115
The proposal site is located on two different sidewalk types within the Downtown.

1. 102" Avenue NE is designated as Type ‘A’ Right-of-Way:

“Rights-of-way designated ‘A’ shall have the highest orientation to
pedestrians. This shall be achieved by emphasizing the designer
relationship between the first level of the structure and the horizontal space
between the structure and the curb line. This relationship should emphasize
to the greatest extent possible, both the physical and visual access into and
from the structure, as well as the amenities and features of the outside
pedestrian space. In order to achieve the intended level of vitality, design
diversity, and people activity on an ‘A’ right-of-way, retailing or marketing
activities shall be provided for in the design.”

The proposal includes pedestrian-oriented commercial/retail spaces along the
entire street frontage. Storefront window will be required to have clear vision
glass to allow visual access into these spaces from the pedestrian environment.
The formal entry to the residences is also on this facade. A glazed marquee,
extending along the entire fagade, will provide continuous weather protection.
The proposed street frontage development includes an 8-foot wide sidewalk with
unique scoring patterns and a 4-foot wide planting strip with street trees and
benches. These planting strips will be separated with paving materials to allow
exiting for passengers in the cars that parallel park in front of the building. The
proposed improvements along this street frontage will generate pedestrian
activity, help create sense of place, and provide a pedestrian-friendly north-
south connection between the Downtown Park, the Old Bellevue shopping
district, and residential neighborhoods to the south.

2. NE 1° Street is designated as Type ‘C’ Right-of-Way:

“Rights-of-way designated ‘C’ shall have a moderate orientation to
pedestrians.  This shall be achieved by designing some relationship
between exterior and interior activities with respect to visual access. Design
attention should be given to sidewalk-related activities and amenities.

‘C’ rights-of-way are to provide a major pedestrian connection between the
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core area residential areas surrounding the CBD.”

The proposal includes pedestrian-oriented commercial/retail space that will span
the entire street frontage. Clear storefront glazing will provide visual access into
this space from the sidewalk. Due to grade changes, there will also be a linear
planter along the front of the commercial space that will help separate the open

- space directly outside of the building wall from the public sidewalk and right-of-

B.

way. This space would have the ability to be used for outdoor dining and the
planter would be an effective buffer between this space and the public sidewalk
and busy street. As with 102" Avenue NE, the entire street front on SE 1%
Street will have glazed marquees over the public sidewalk, an 8-foot wide
sidewalk, a 4-foot wide planting strip with street trees, and planting over the
stormwater vault under the sidewalk (see discussion in Section 111.C.1 above).
The proposed improvements at the frontage will provide a pedestrian-friendly
experience that will connect Old Bellevue with the Downtown Park and the
Downtown Core to the east.

Perimeter District Design

1.

Special Standards - LUC 20.25A.090.D.5
The proposal meets the applicable Special Design Standards for a development
within the Perimeter Design District:

a. Upper Level Stepbacks:
The applicant has provided the required 15-wide stepback along the entire
102" Avenue NE fagade, which will pull the upper seven floors of the west-
facing facade back from the street, thereby diminishing the overall bulk of
the building; particularly at the street level. This stepback will also provide
outdoor private space to two residential units on the L-2 level and five units
on the L-3 level.

b. Lighting:
All exterior lighting fixtures will be required to have cutoff shield to minimize
impacts to adjacent properties. Refer to Condition of Approval regarding
exterior lighting in Section Xl of this report.

c. Signage:
This decision excludes preliminary approval of any building signage. The
applicant will be required to submit a complete sign package for City Review
and approval prior to the issuance of any occupancy permits, tenant
improvement permits, or individual sign permits for the commercial/retail
spaces. All signs must be an integral part of the architectural design, and
scaled to the pedestrian environment. Each sign will require a sign permit,
which will be reviewed according to the design criteria of the sign package
and this design review. Refer to Condition of Approval reqarding the
sign permit package and individual sign permits in Section Xl of this

report.

Perimeter Design District Design Guidelines — LUC 20.25A.090.E

The proposal meets the following applicable Downtown Perimeter Design District
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Design Guidelines:

a.

Development projects should include a mid-block street, where
feasible, to provide more convenient circulation within the perimeter of
the Downtown and to promote development with a human scale.

Public rights-of-way (alleys) already exist and will remain in place. However,

they will be redeveloped as a result of this project. The access to the

Bellevue Park Il parking garage and loading facilities will be off NE 1% Place,
the east-west alley, to pull these functions off the public streets. In addition,
the proposal will provide a delineated pedestrian walkway through both
alleys to enhance the existing mid-block pedestrian circulation. Refer to the
discussion in Section I1ll.C.3 regarding pedestrian mid-block
connections in Old Bellevue and the Transportation Department
technical review comments in Section VI of this report.

Buildings should incorporate interior arcades, open courtyards,
enclosed plazas or combinations thereof which offer mid-block
pedestrian connections between perpendicular and/or parallel streets.
Due to the presence of existing mid-block pedestrian routes, the applicant
will be required to enhance these existing routes in lieu of creating additional
open space connections through the site. Refer to a. above and Section
I11.C.3 regarding pedestrian mid-block connections in Old Bellevue.

Buildings should be clad with materials which minimize reflected light.
Overhangs, awnings, sunscreens, and other devices should be
considered to minimize conditions of glare.

The specific materials proposed for the building — ebony brick, vision glass,
metal panels, and bonded composite panels — have been chosen for their
low reflectivity. Additionally, in the pedestrian realm at ground level, the
sidewalk will have glazed marquees which will provide weather protection
while at the same time diffuse light.

Building facades should be divided into increments through the use of
bay windows, offsets, angled facets, recesses and other architectural
features, which serve to break down the scale.

The applicant has used numerous architectural elements to break down the
scale of the building, including the following:

e The ‘U-shape of the building above the podium provides an interesting
interplay of building walls and their respective shade patterns on the
southern and eastern sides of the building. The ‘U-shape inherently
modulates the volume of the building and will provide considerable
spatial relief to neighbors — while at the same time diminishing the visual
bulk of the structure. This shape also allows light and air into the interior
of the block, and creates interest via the design of the landscaped
terrace (L-2) that is created in the interior of the ‘U’.
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‘V'-shaped
facade

The use of the exterior “frame” on the northern and southern facades
creates interest and another level of depth to these facades. On the
north end, the framework is then pulled up past the roof to help enclose
the outdoor terrace space and provide screening of the elevator and
stairway penthouses and mechanical equipment located on the roof.
This architectural treatment of the upper 15-feet will provide architectural
interest and will be integral to the entire building composition.

“Frame” structure
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North Fagade — Northeast Corner

The northeastern corner employs a ‘V’-shape — again to provide air and
light into the alley and create visual interest on what might otherwise be
a flat fagade.

The required stepback has been provided along the entire 102™ Avenue
NE facade. The stepback must occur at or below 40-feet in height. The
applicant could have initiated the stepback at the third story. However,
the stepback was accommodated above the second floor of the podium,
which provides a more appropriate scale for the Old Bellevue
neighborhood context, where there are generally one or two-story
retail/commercial spaces at the street level. Additionally, the height of the
podium will be reduced at the southwestern corner of the building to
provide a transition down to the scale of the low-rise structure directly
across the alley to the south (Edward Jones and others).
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“Frame” structure
on south facade
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e At the street level, a higher level of architectural detailing in both the form
and materials of the two-story facade also will serve to create a richer
pedestrian experience between the street and the retail/commercial
facades. The building treatment at the sidewalk level is critical as 102"
is an important link between the Downtown Park, the urban core, and
Main Street in Old Bellevue.

e The building facade on 102" has at least four different surface planes.

e The corner at the intersection of NE 1 Street and 102" NE is notched
and pulled back to open up the corner, create an articulated building
form, and provide space for useable open space at the sidewalk level. In
addition, the northwest corner of the building by the alley is notched,
adding further interest to the facade.

e Window and window panel offsets on all facades create an interesting
visual rhythm along the entire facade.

Rooftops should incorporate features such as pitched or sloped forms,
terraces, and perimeter planting to soften an otherwise rectilinear
profile.

Refer to discussion in Section I.B — Building Design. The “frame” on the
northern fagade will be pulled up past the rooftop to create an interesting
roof form and provide an architecturally interesting railing for the outdoor
rooftop terrace. The terrace will incorporate overhead screening and
landscaping, which will further help to soften the hard edges of the building.

Surface parking should be concealed from street level views by berms,
hedges, walls or combinations thereof.

There will be no surface parking. All parking will be within the underground
garage.
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dg. Special attention should be given to the provision of elements at or
near the ground level such as awnings, recessed entries, water
features, address signs, seasonal flower beds, seating, pedestrian
oriented uses and display kiosks.
Refer to discussion of the Streetscape Improvements Applicable to Old
Bellevue in Section I11.C of this report. The applicant will provide weather

protection via glazed marquees along both street frontages, recess the

building entries, and provide approximately 270 linear feet of pedestrian
oriented frontage. Landscaping, including street trees, shrubs and/or
groundcover, will be provided in planting strips and in a raised planter at the
northwest corner. Benches will also be incorporated in the planting strip
along 102" Avenue NE. Design review of the project signage will take
place under sign design package, which must be submitted to Land Use
prior to application for any sign permits. Refer to Condition of Approval
reqarding the sign permit package in Section Xl of this report.

C. Design Review Criteria— LUC 20.25A.110
The proposal meets the Design Review Criteria of LUC 20.25A.110 for SITE DESIGN
and DOWNTOWN PATTERNS AND CONTEXT.

1. SITE DESIGN (LUC 20.25A.110.A)
a. Vehicular Circulation and Parking

i. Parking & Service Areas: All required parking will be accommodated within
the four levels of underground garage. Access to the garage will be from a
single location off NE 1% Place (the east-west alley). The exit from the
parking garage is required to meet the requirements for sight distance. The
loading area for delivery vehicles will be located within the building on the
ground level, sharing the same access point and driveway as the rest of
the garage. Solid waste and recycling containers will be stored in a trash
room near the garage entry. Garbage and recycling trucks will pick-up the
trash from the alley. However, trash containers will be rolled out to the
alley just before pick-up and returned to the trash room immediately after
pick-up. No trash containers will be allowed to remain in the alley and
block vehicular circulation. Refer to Condition of Approval regarding
solid waste/recycling containers in Section Xl of this report.

i. Existing Alleys and Site Access: Refer to the Transportation
Department discussion of Site Access and a discussion of the alleys
in Section VI of this report.

b. Pedestrian Circulation and Amenities (see LUC 20.25A.060)

i. Frontage Sidewalks: Both frontage sidewalks will be 12-feet wide,
including 4-foot planting strips. Each strip includes 3-inch caliper street
trees. Approximately 268 linear feet of ground floor pedestrian-oriented
retail/commercial space is proposed next to the public sidewalk on both
NE 1% Street and 102™ Avenue NE. Clear glazing will provide visual
access from the sidewalk into the pedestrian-oriented retail/commercial
spaces.
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ii. Street Trees: The proposed street trees include Gleditsia triacanthos
‘Skyline’/Skyline Honeylocust along 102" Avenue NE and Quercus
coccinea/Scarlet Oak along NE 1% Street. This is consistent with LUC
20,25A.060. Plate B and the street trees proposed for the Bellevue Park
Hotel across the street to the west on 102™ Avenue NE.

iii. Walkways/Old Bellevue: Due to the presence of the existing alleys along

the southern and eastern edges of the proposal site and the existing

pedestrian walkway along the base of the western elevation of the

Borgata building, the proposal will include the following:

o Raised sidewalk along the southern fagade of the building.

¢ Pedestrian walkway in the alley along the entire eastern fagade of the
building (western edge of the north-south alley). This walkway will
then connect with the proposed raised sidewalk along the southern
fagade of the building described above.

Wind and Sun

The overall building mass has been pushed to the west in order to provide
as much light and air between this building and the existing Borgota
apartment building across the alley to the east. The proposal building has
been designed in a shallow ‘U-shape above the podium level (L-2). The
open courtyard created by the ‘U’ will open up to the east. In addition, the
northeast corner of the building has been articulated in a V' shape
beginning at the 4" floor to pull the residential units away from the alley and
to allow a greater distance between the proposal building and the units at
the Borgata.

Open Space

Public open space will be provided at the street corner by notching the
building. Additional open space has been created directly outside of the
retail/commercial space along the northern fagade (outside of the right-of-
way), which could be used as outdoor seating for a restaurant use. Planting
strips in the sidewalk will have benches and decorative plantings, thereby
encouraging pedestrian activity. The building will also have outdoor terrace
areas on the podium level (L-2) and rooftop for use by the residents.

Light and Glare

The specific materials proposed for the building — brick, vision glass and
bonded composite panels — have been chosen for their low reflectivity.
Additionally, at the ground level, the sidewalk will have glazed marquees
which will provide weather protection as well as diffuse light. The applicant
will also use landscaping (street trees, shrubs and groundcover) to mitigate
against potential glare on the public streets and provide pleasant pedestrian
spaces. These street trees will also help to mitigate the heat island effect
from paving on the public sidewalk.

The exterior amenity courtyard on top of the podium (Level L-2) will be
landscaped with a variety of bamboos, grasses and ferns in raised beds. On
the rooftop amenity terrace, there will be multiple areas of green roof. These
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plantings will reduce the heat island effect of what would otherwise be
exposed roof and will add visual interest when viewed from surrounding
buildings.

All exterior building lighting will be required to include cut-off shields to
minimize the impacts of light to the future residents and to off-site properties.
Refer to Condition of Approval regarding exterior lighting in Section XI

of this report.

2. DOWNTOWN PATTERNS AND CONTEXT (LUC 20.25A.110.B)

a. Natural Setting and Topography

The proposed project is within a relatively flat urban context. The site slopes
slightly to the south and the first floor commercial spaces will be stepped to
take advantage of the grade and add interest. The parking for the proposal
will be underground in a four-story parking garage.

b. Landscape Design

i. Street Frontage: The proposed street frontage development includes
planting strips between the sidewalk curb. The plantings, which include
street trees, shrubs and groundcover, will visually soften the building and
improve separation between vehicles and pedestrians. The strips will also
be spaced to allow people exiting from cars in the parallel parking spaces,
while still providing continuous growing medium throughout the planting
strip. The planting strips will also be required to have irrigation on a
separate system with its own meter to facilitate future maintenance by the
City of Bellevue. Refer to Condition of Approval regarding the
planting strip irrigation system and planting strip paving in Section
X! of this report.

Residential Courtyard and Rooftop Terrace: In addition to the plantings
within the city right-of-way and public sidewalk, the applicant will provide
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Outdoor Terrace
—includes BBQ,
fireplace &
paved gathering
spaces

two outdoor terraces for the residents of the building. One terrace will be
on the podium level (L-2), within the “U’ space crated by the building form.
This space will have paved terrace space for gatherings and plantings of
bamboos, grasses and ferns in raised planters.

There will also be an outdoor terrace on the rooftop that will include

multiple areas of green roof, paved areas for seating and gathering, an
outdoor fireplace, and barbeque area.

Rooftop Amenity Terrace
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Utility Vaults: Above-ground mechanical equipment (boxes and vaults)
will not be allowed in any public sidewalks. If they are placed in planting
areas, they shall be adequately screened with vegetation. The existing
signal vault at the corner of NE 1% Street and 102" Avenue NE is
proposed to be relocated within a planting area. The relocated box shall
be wrapped with a graffiti-resistant digital image. The design of the image
shall be coordinated between the applicant and Land Use prior to
installation. Refer to Conditions of Approval regarding ground-
mounted mechanical equipment screening and the relocated signal
vault in Section Xl of this report.
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c. Views

The building will be pulled back from the north-south alley. The form of the
building has been designed with a ‘U-shape to lessen the impact of the
building on the views from the adjacent neighbors.

Building Height and Bulk

i. Mass & Void: Although the shape and square footage of the proposal site

f.

dictated a rectangular building, the proposed design has used building
articulation, a shallow ‘U-shaped building, and layers of architectural
detail and materials to break down the hard, rectilinear edges of the
structure. Because the building is surrounding on all sides by public
streets and/or alleys, there will be a feeling of openness between this
building and adjacent neighbors.

ii. Fagade Step-back: The required 15-foot stepback on the building’s west
facade on 102" Avenue NE occurs at both the second and third floors.
The stepback will provide terraces for the residents on the L-3 level, with
excellent solar orientation and views to the west. The stepback will also
provide a transition and scale relationship to the smaller building to the
south and existing buildings fronting onto Main Street. Lastly, the
stepback will add interest and help reduce the apparent scale of the
building at the sidewalk/pedestrian level.

ii. Rooftop Modulation:

The “frame” structure on the northern fagade of the building, discussed in
Section 1.B — Building Design, will provide screening of the rooftop
stairway and elevator penthouses. More importantly, this architectural
feature will provide interest and modulation at the rooftop; particularly at
the northwest corner of the building. The “frame” will blur the hard edge at
the top of the building, thereby helping to soften the hard orthogonal
geometry of the building.

Transitions

The proposed building’s podium (Levels L-1 and L-2) is designed to help
create a transition to the adjacent buildings and uses in Old Bellevue, which
vary from one side to the next. On the eastern side, the building fagade will
be articulated and the courtyard on Level L-2 will allow light and air to the
multi-story Borgata building. The podium at the southwestern corner of the
building has been reduced in height to better transition to the adjacent two-
story building to the south. Glazed marquees over both street frontages will
allow light to penetrate down to the ground level.

Patterns of Activity

The proposal will include commercial/retail spaces along both NE 1% Place
and 102" Avenue NE. The frontage sidewalks will be a minimum of 12.5-
feet, (including curb) with planting strips to separate autos and pedestrians.
There will be space in front of the retail spaces along the northwestern corner
for future outdoor dining. All garage exhaust vent(s) are required to be
located and designed to avoid impacts to pedestrian areas/connections and
pedestrian activity. Refer to Condition of Approval regarding restaurant
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and garage exhaust vents and certification in Section Xl of this report.

g. Signage
The applicant must submit sign permits and a complete sign package for City
review and approval prior to the issuance of any occupancy permits or sign

‘permits. All signs must be an integral part of the architectural design, and
scaled to the pedestrian environment. Refer to Condition of Approval

reqarding sign permit package in Section Xl of this report.

V. PUBLIC NOTICE AND COMMENT

Application Date: June 1, 2011
Notice of Application: June 30, 2011
Public Meeting: September 15, 2011

Minimum Comment Period: July 14, 2011

The minimum required public comment period ended on July 14, 2011, but comments were
accepted up to the date of this decision. Six citizens submitted written comments on the
proposal. They were generally informational in nature. In addition, a public meeting was
held on September 15, 2011 at Bellevue City Hall. Three citizens attended this meeting.
The comments from the meeting as well as the written comments are summarized below,
followed by a response from staff.

1. Comment: Has the project acquired necessary funding?
Response: Funding is not part of design review and contact information for the

project representative was given.

2. Comment: There is concern about the amount of traffic that this proposal will generate.
Response: Refer to discussion of traffic impacts by the Transportation
Department in Section VIl (State Environmental Policy Act) of this report.

3. Comment: Has the applicant provided the upper level stepback required for the
Perimeter Design District?
Response: The applicant has provided the required stepback along the entire 102"
Avenue NE facade. Refer to the discussion of this stepback in Section IV.B
(Perimeter Design District Special Standards) of this report.

4. Comment: How has the applicant responded to LUC 20.25A.090.E.3 and LUC
20.25A.110.A.5 regarding building materials and their effect on light and glare.
Response: The specific materials chosen for the building all have low reflectivity.
Refer to discussion in Section IV.B.2.c and Section IV.C.1.f in this report.

5. Comment: How has the applicant responded to LUC 20.25A.090.E.4 regarding fagade
articulation to break down building scale?
Response: The applicant has used building modulations, variety of materials and
detail, and massing to create an interesting building that breaks down the scale of the
building. Refer to discussion in Section IV.B.2.d in this report.
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6. Comment: How as the applicant responded to LUC 20.25A.090.E.5 regarding the

building rooftop?

Response: Through design review, the applicant has redesigned the rooftop
expression via the “frame” concept and has added a rooftop terrace to soften the
rectilinear profile of the building. Refer to discussion in Section I.B (Building

Design) and Section IV.B.2.¢ in this report.

VI. TECHNICAL REVIEW

A.

Transportation

Site Access

The site is bounded on all four sides by public rights of way. NE 1% Street, which is
classified as a Collector Arterial, is adjacent to the site’s north side. NE 1% Place, a
public right-of-way functioning as an alley, is adjacent to the south side. 102™
Avenue NE, a local street, is adjacent to site’s west side. 102™ Place, a public right
of way functioning as an alley, is adjacent to the east side. 102" Place serves only
one-way northbound traffic with only a right turn out onto NE 1* Street.

Access in and out of the proposed development will be provided via only one
vehicular connection directly into the south side of the building from NE 1% Place. No
direct vehicle access into the development will occur from 102" Avenue NE, 102™
Place, or NE 1% Street. Refer to Condition of Approval regarding vehicular
access restrictions in Section Xl of this report.

All loading, unloading, deliveries, and garbage storage are intended to take place
within the building. However, since NE 1% Place functions as an alley, some backing
of trucks between the alley and the building’s loading dock will be allowed. In
addition, the adjacent parking bay on 102™ Avenue NE may be used for loading and
unloading activity if space is available, provided that vehicles are legally parked. The
parking bay on 102" Avenue NE will not be reserved for users of the development,
and loading/unloading activity will not be allowed to block vehicle lanes on NE 1%
Street or 102" Avenue NE.

In order to comply with the access requirements mentioned above, including
adequate truck access to the loading dock and fire truck access in adjacent alleys, the
developer / owner will be required to sign and record at the county recorder’s office
the three documents described below. Additional details about these requirements
can be found in other parts of this Design Review Staff Report.

1. A document committing the property owner to implement and enforce certain
restrictions on truck size and activity. The exact limits on truck size and activity
will be based on the actual truck movements needed to access the site’s loading
dock. The document will be conditioned such that the city may modify these
restrictions in the future if necessary to accommodate future changes in truck
activity or future changes to the geometry of the alleys, which may be modified
as other properties develop. Refer to Condition of Approval regarding
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provisions for loading in Section Xl of this report.

2. A document retaining a right for drivers of vehicles that will access the site’s
loading dock to maneuver on private property south of part of the right of way of
NE 1% Place. Refer to Condition of Approval reqarding access easement or

 agreement for a part of NE 1% Place in Section XI of this report.

3. A public easement for vehicular and pedestrian access at the southeast corner of
the new building, extending approximately 10 feet diagonally into the site, and
allowing a 28-foot curb radius and a five-foot walking surface around the corner.
Refer to Condition of Approval regarding a transportation easement at the
SE corner of the proposed building in Section Xl of this report.

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, the Transportation Development
Code (BCC 14.60), the Transportation Department Design Manual, and any
requirements stated in this document. Refer to Conditions of Approval regarding
civil engineering plans for transportation and street frontage improvements in
Section Xl of this report.

1. Combined street tree, landscaping, and streetlight/signal plan: Plans submitted
to date are adequate for Design Review approval regarding the general location
of streetlights, street trees, planter strips, and street furnishings. Prior to
approval of the clearing and grading permit, a combined plan showing all street
trees, street landscaping, street furniture, streetlights, traffic signal hardware
revisions, and above grade signal and power cabinets is required for review and
approval, along with all engineering details and specifications needed for
installation of the lighting and signal hardware and other street furnishings. The
goal is to provide the optimum number of street trees while not compromising the
light and safety provided by streetlights. Light level analysis to help determine
the location, wattage, and style of streetlights has been done for 102" Avenue,
but similar analysis is still needed for NE 1% Street near the site. Street trees
must have the proper separation (generally 25 feet apart) and the proper spacing
from driveways (generally ten feet from Point A in standard drawing DEV-7A or
equivalent). Streetlights must generally be 25 feet from the nearest street trees.
The signal cabinet may be located in a planter strip if at least three feet from the
face of the curb. The signal cabinet shall have a decorative wrap, and the
design shall be coordinated between the applicant and the Land Use,
Transportation, and Ultilities reviewers.

The developer is required to install at the developer's expense all lights, poles,
foundations, pushbuttons, controllers, cabinets, wires, conduit, and related
lighting or signal equipment that is required to implement the systems shown on
the approved engineering plans. Among other streetlight equipment, the
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developer is required to install two streetlights on 102" Avenue, although that
may be reduced to one light if the developer of the Bellevue Park Hotel, located
on the west side of 102™ Avenue, proceeds to install a streetlight ahead of
Bellevue Park Il. A cooperative arrangement between the two developers

“regarding streetlight installation on 102" Avenue may be acceptable.

The Americans with Disabilities Act: ADA requires that sidewalk cross slopes not

exceed two percent. The sidewalk cross slope may be less than two percent
only if the sidewalk has a longitudinal slope sufficient to provide adequate
drainage. 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, with a six-inch curb height. Building elevations shall be consistent
with the required curb and sidewalk elevations. Spot elevations must be included
in the building plans in a manner that proves that building elevations are
designed to correspond to the sidewalk elevations shown in the engineering
plans, especially at entrances and other key points. Curb and sidewalk
elevations will not be revised to fit the building. City inspectors may require spot
surveys during construction in order to confirm the required elevations. City staff
are presently considering methods to guarantee that building elevations will
match the sidewalk elevations, and such a method may be required of this
development prior to approval of the podium building permit. Refer to Condition
of Approval regarding building and site plans — transportation in Section XI

of this report.

ADA requires provision of a safe pedestrian travel zone for visually handicapped
pedestrians. The pedestrian travel zone must be free of potential tripping
hazards. Any planter boxes installed in the sidewalk to improve pedestrian sight
distance at intersections or access points must be designed to reduce the
tripping potential. Traffic signal controller boxes, streetlight contactor cabinets,
and other hardware must be located so as not to interfere with the pedestrian
travel zone. Buildings shall be designed so that doors do not swing out into the
pedestrian travel zone. Installation of colored or textured bands to guide
pedestrians in the direction of travel may be advisable, subject to the
requirements for non-standard sidewalk features.

ADA-compliant curb ramps shall be installed where needed, consistent with
standard drawings TE-12 or TE-13. ADA compliance may require installation of
pedestrian pushbuttons on small auxiliary poles in addition to the main signal
pole at the intersection of NE 1% Street and 102" Avenue.

Curb, gutter, and sidewalk construction: On both NE 1% Street and 102" Avenue
NE adjacent to the site, the existing curb, gutter, and sidewalk shall be
completely removed and reconstructed with a sidewalk width of at least twelve
feet, not including the curb. (In some cases, at the discretion of the
Transportation Department inspector, existing curb and gutter may remain in
place if not damaged or badly worn, and if present standards are met.) Any
planters or tree wells are included in the twelve-foot width. Curb extensions and
parking bays are in addition to the twelve-foot width. Parking bays will be
designed with curb radii of twelve feet.




11-113550-LD Design Review

Bellevue Park
Page 31 of 58

Il Apartments

At any location where the sidewalk extends over a basement or parking garage,
a construction method that will prevent differential settling must be used. Such
method must be acceptable to the Transportation Department and must be
included in the final engineering plans.

Generally, a full depth expansion joint is required at the back of the public
sidewalk, although this may vary in conjunction with a construction method to

prevent differential settling.

Sidewalk appearance: The design and appearance of the sidewalk and
landscaping on both NE 1% Street and 102™ Avenue NE shall comply with the
standards and drawings in the Transportation Department Design Manual,
including standard drawings TE-11 and DEV-3, and the Americans with
Disabilities Act.

The sidewalk shall be constructed of standard concrete with a broom finish and a
two-foot by two-foot score pattern, unless both the Transportation Department
and Land Use agree to accept any non-standard pattern, color, or other features.
If alternative paving materials are proposed, samples must be submitted for
review. If approved, any non-standard patterns, colors, or other features may be
installed only if an agreement is recorded against the property to hold the
landowners responsible for maintenance and replacement of all such non-
standard sidewalk features. Refer to Condition of Approval regarding
alternative sidewalk designs in Section Xl of this report.

With approval of Transportation and Land Use, longitudinal planter strips may be
installed instead of tree wells. In the area of the large existing underground
storm water vault along NE 1% Street, consider above-grade landscaping
treatments. Planter boxes would be acceptable above said vault, provided they
are movable to accommodate access to the vault, but not so easily movable that
vandals could move them. Any solid object must be at least 1.5 feet behind the
face of the curb, but not so wide as to interfere with the pedestrian travel zone. If
planter boxes are proposed, then a method must be found to accommodate
irrigation and drainage without creating a drainage problem within the sidewalk.

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

Prior to issuance of the clearing and grading permit, the developer must provide
a plan sheet or sheets showing the sidewalk scoring pattern, the placement of full
depth expansion joints, placement of any non-standard materials and features in
the public sidewalk, and the grade of any parts of the sidewalk, ramps, or
driveway approach that differ from the general sidewalk grade. Landscaping and
engineering plans must be coordinated. The engineering plans will control
construction of the public sidewalk. Refer to Condition of Approval regarding
civil engineering plans for transportation in Section Xl of this report.
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Midblock pedestrian connections: The city has determined that NE 1% Place and
102™ Place must be treated as midblock pedestrian connections, as well as
serving as alleys. Due to the limited width in the alleys, city staff determined that
the preferred option is to create a walking route that is ADA compliant, but that
might be occasionally occupied by maneuvering vehicles. The walking route
must be visually delineated by a non-asphalt surface and a low, mountable curb.

Both the walking surface and the mountable curb must be designed to

accommodate the weight of heavy vehicles as needed. Sidewalks in the alleys
must have a minimum concrete thickness of six inches. The final design must be
included in the civil engineering plans for the development'’s clearing and grading
permit. It is recognized that design aspects that differ from existing city
standards will be needed. Refer to Condition of Approval reqarding civil
engineering plans for transportation in Section Xl of this report.

Irrigation and other features in planter area: Tree wells and other landscaping
within the sidewalk or planter strip on any adjacent city street right of way shall
be irrigated with a metered water source. Electrical connections for lighting in
tree wells or planter strips may be allowed, if installed in compliance with the
electrical code and subjected to an electrical inspection. Irrigation devices and
electrical components shall not create a tripping hazard in the sidewalk. Refer
to Condition of Approval regarding planting strip/right-of-way irrigation in
Section Xl of this report.

Driveway connection: The driveway entering the building from NE 1% Place shall
have at least 24 feet of width, and shall be designed to achieve adequate
pedestrian sight distance per BCC 14.60.241. Any pillars or other sight
obstructions within the sight triangles shall be designed with minimum width. In
no case shall the width of such sight obstructions exceed 30 inches when viewed
from the applicable angle, and a clear view at least two feet wide must be
provided inside such obstructions, on the side away from the intersection of the
driveway and NE 1% Place.

Structure under right of way, sidewalk, or transportation easement: No new
building structure or garage shall be constructed under a street right of way or
existing public sidewalk or utility easement. With some conditions (to be finalized
during engineering and building plan review) new structure may be allowed under
a new sidewalk/utility easement or new vehicular easement. If new building
structure is allowed under such an easement, then allowances for future utilities,
such as installation of spare conduits, must be provided if requested by the city.
Structure under a sidewalk must be designed to prevent damage due to drainage
from the sidewalk, and the city must be indemnified against damage to the
building caused by such drainage or damage to the building caused by traffic,
use of the sidewalk, or by maintenance or repair of the sidewalk.

No soil nailing is allowed under a street right of way, sidewalk/utility easement, or
vehicular easement without an indemnification agreement that protects the city.
Temporary shoring walls may be allowed under a sidewalk easement (but not
under right of way) if the wall and pilings will not interfere with existing or planned
utilities, and if pilings under the sidewalk are cut off at least eight feet below
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grade. Refer to Condition of Approval regarding soil nailing and shoring in
Section Xl of this report.

Utility vaults (includes all above-ground mechanical equipment). To the extent
feasible, 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, although above-ground mechanical equipment (boxes

10.

11.

12.

13.

14.

and vaults) will not be allowed. If the location of any utility vaults within a
sidewalk cannot be avoided, then vault lids must be outside the pedestrian travel
zone, and the elevation of vault lids must correspond to the sidewalk elevation
needed to achieve ADA compliance. Vault lids within a sidewalk must have a
non-skid surface meeting the latest standards. Above-ground mechanical
equipment, if placed in planting areas, shall be adequately screened with
vegetation. Refer to discussion of utility vaults and the relocated signal
vault in Section 1V.C.2.b.iii and Condition of Approval regarding ground-
mounted mechanical equipment screening in Section Xl of this report.

Structure above sidewalk: Any awning, marquee, balcony, etc. over a sidewalk
or utility easement must be at least 16 feet above grade, or be removable (with
an agreement regarding removal and replacement); and must have at least 3 feet
horizontal clearance from any streetlight or traffic signal pole. No supports will be
allowed within a public sidewalk. No structure will be allowed above a city right
of way without a long-term lease of airspace. Refer to Condition of Approval
regarding removable marquees in Section Xl of this report.

Fixed objects on street frontage: Fixed objects are defined as anything with

breakaway characteristics stronger than a 4-inch by 4-inch wooden post.

a. No fixed objects, including fire hydrants, trees, and streetlight poles, are
allowed within ten feet of a driveway edge, defined as Point A in standard
drawing Dev-7A or equivalent, without Transportation Department approval.

b. Fixed objects near a parking bay must be located to accommodate the
overhang of vehicles maneuvering to park.

c. Fixed objects must be at least three feet behind the face of curb on any city
street. This may be reduced to 1.5 feet with Transportation Department
approval, except that streetlight poles and signal equipment must meet the
requirement for at least three feet.

Fire_connections in sidewalk: Fire standpipes and similar equipment must be
outside the public sidewalk, if feasible. If the sidewalk cannot be avoided, then
such equipment must meet the requirements for fixed objects and must not be
within the pedestrian travel zone.

Overhead utility lines: No new overhead utility lines will be allowed within or
across any right of way or transportation easement, and existing overhead lines
must be relocated underground, except for high voltage transmission lines.

Traffic signs and markings: Engineering plans for the development must show all
existing and proposed traffic and street name signs and pavement markings.
Some existing pavement markings may need to be refreshed at the developer’s
expense if badly worn or if damaged during construction.
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15. Non-required street furnishings: Street furnishings not required by
Transportation Department standards, such as benches or raised planters, will
be allowed with an indemnification agreement making the adjacent property
owner responsible for such furnishings. The appearance, style, and location of
such features must be acceptable to both the Transportation and Land Use.

Refer to Condition of Approval regarding alternative sidewalk designs in

Section Xl of this report.

16. Site drainage to street or sidewalk: Per IBC section 3201.4, drains from the
building or roof shall not discharge onto a public sidewalk. In addition, treatment
of storm water from the site flowing to any city street or public sidewalk shall
meet the standards of the Utilities Department.

17. Door swing: Doors shall not swing out into the public sidewalk area.

18. Radius at alley intersection: The turning radius at the intersection of NE 1 Place
and 102" Place (the two alleys) must be acceptable to the Fire Department.

19. Vehicle and pedestrian sight lines: Vehicle and pedestrian sight triangies shall
be achieved per BCC 14.60.240 and 14.60.241, including consideration of all
fixed objects and mature landscape vegetation. Vertical as well as horizontal line
of sight must be considered when checking for sight distance. At the corner of
102™ Place and NE 1% Street, the developer chose to cut back the corner of the
building to achieve the required sight lines. At the corner of NE 1 Place and
102" Avenue NE, the developer chose to install a planter in the sidewalk
adjacent to the corner of the building in order to steer southbound pedestrians
out of a blind spot. Such an installation requires the developer to sign and record
an indemnification agreement making the property owner responsible for the
planter. Refer to Condition of Approval regarding alternative sidewalk
designs in Section Xl of this report.

20. Metal covers in streets: As much as feasible, any new manhole lids and other
metal covers shall be located outside the tire paths of through lanes on any city
street.

Refer to Condition of Approval regarding civil engineering plans for
transportation in Section Xl of this report.

Easements and Access Agreements

On NE 1% Street, NE 1% Place, and 102™ Avenue NE, the property owner shall
provide sidewalk and utility easements to the City as needed to encompass the full
required width of any sidewalks located outside the city right of way fronting this site.
Refer to Condition of Approval reqarding sidewalk and utility easements on
adjacent streets in Section Xl of this report.

Prior to issuance of any building permit for this development, the developer must
obtain and record at the county recorder’s office either a public easement or a private
access agreement for vehicular ingress and egress over property that is adjacent to
the existing city right of way along a portion of the south side of NE 1*' Place. This is
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necessary to accommodate the movement of trucks accessing the loading dock within
the proposed Bellevue Park Il building. The minimum area necessary for this purpose
is shown approximately by the dark gray crosshatching on Figure T1. Said easement
or agreement shall be binding on the owner(s) of tax parcels 6899300051 and
6899300060 for as long as needed to provide access to Bellevue Park Il. The exact
boundaries will be set by a legal description to be approved by the city prior to
recording of the document, based on accommodating said truck movements. Refer
to Condition of Approval regarding access easement or agreement for part of
NE 1° Place in Section XI of this report.

At the southeast corner of the building, the developer must grant to the city and
record at the county recorder’s office a public easement for vehicular and pedestrian
access extending approximately 10 feet diagonally into the site, and allowing a 28-
foot curb radius and a five-foot walking surface, around the corner, as shown on all

FIGURE T1

*Dark gray area is approximate minimum needed for truck access to
proposed loading dock for Bellevue Park Il. “Corner Radius” is needed for fire trucks
turning north from NE 1°* Place to 102" Place.
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civil engineering plans, received at the City on December 12, 2011. This easement is
necessary to complete the area needed for vehicles, including fire trucks, to turn from
NE 1% Place to 102™ Place, and to allow space for a pedestrian route around the
corner. This easement will apply to street and sidewalk surfaces and subgrade above

part of the development’s garage. The easement will include language exempting the

city from liability for damage to the building caused by traffic, use of the right of way or

easement, drainage from the right of way or easement, or repair and maintenance

activity within the right of way or easement. The approximate area for this easement
is indicated by the blue arrow labeled Corner Radius on Figure T1 (above). The exact
boundaries of the easement will be set by a legal description to be approved by the
city prior to recording of the easement. Refer to Condition of Approval regarding
transportation easement for southeast corner of the proposed building in
Section Xl of this report.

Any utility easements contained on this site must be identified. Any negative impact
that this development has on those utility easements must be mitigated or easements
relinquished. Transformers and utility vaults to serve the building shall be placed
inside the building or below grade, to the extent feasible. Refer to Condition of
Approval regarding existing utility easements in Section Xl of this report.

Holiday Construction & Traffic Restrictions

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

this report.

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 or
travel lanes may not be closed except as specifically allowed by a Right of Way Use
Permit. Refer to Condition of Approval regarding the right-of-way use permit in
Section Xl of this report.

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
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produce a more durable surface without the unsightly piecemeal look that often
comes with small strip patching. Near this project the following requirements apply:

a. NE 1% Street is presently classified as “Standard Trench Restoration.” Any cuts in
the street surface shall be restored per the appropriate selection(s) from standard
drawings ROW-1 through ROW-7.

b. 102" Avenue NE and NE 1% Place are presently classified as “Overlay Required.”
Any cuts in the street surface shall be restored with a grind and overlay at least 50
feet long for the full width of any affected lane.

c. 102" Place (the north/south alley) has a unique concrete structure. Any cutting of
the concrete surface will require a special design, which must be included in the
final engineering plans for this development.

These classifications change from time to time, based on pavement conditions. Prior
to construction, the final pavement restoration requirements will be established in the
right of way use permit for this development. Refer to Condition of Approval
regarding pavement restoration in Section Xl of this report.

Transportation Management Program

In order to reduce single occupant vehicle trips and provide enhanced options to
employees and infrastructure users, the City has adopted code provisions for a
transportation management program. The owner of this development shall, prior to
issuance of the initial building permit, sign and record an agreement approved by the
City of Bellevue to establish a transportation management program to the extent
required by BCC14.60.070 and 14.60.080. A residential or mixed use development
with 100 or more multifamily dwelling units must post ridesharing and transit
information from an approved source in a visible central location, as described in BCC
14.60.070 F.1. The required transportation management program must be
implemented prior to initial occupancy of the building. Refer to Condition of
Approval regarding the transportation management program and the
implementation of the transportation management program in Section Xl of this

report.

B. Utilities
Utility Department approval of the design review application is based on the
conceptual design only. Changes to the site layout may be required to accommodate
the utilities after utility engineering is approved. Refer to Condition of Approval
regarding utilities conceptual approval in Section Xl of this report.

C. Parks Department
The proposed street trees match the required street trees along each frontage,
including four Gleditsia triacanthos ‘Skyline’/Skyline Honeylocust along 102™ Avenue
NE and one new and one existing Quercus coccinea/Scarlet Oak along NE 1° Street.
All new street trees are to be 3-inch caliper or greater and are required to be planted
per the ROW Planting Specifications and Construction Details (Attachment E to this
report). It is highly recommended that the planting strip on 102™ Avenue NE be in
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one continuous strip of growing medium to promote healthy street tree growth. This
means that pathways from the curb to the sidewalk, provided because of the on-street
parallel parking, should be designed using Silva Cells or other device such that the
growing medium is continuous under the paving material. The irrigation for the right-
of-way plantings shall be on a separate meter to allow accessibility for any necessary
maintenance work by the City of Bellevue. Lastly, prior to the release of the landscape

maintenance assurance device, the applicant and the City of Bellevue shall enter into

an agreement regarding future maintenance of the streetscape and right-of-way.
Refer to Conditions of Approval regarding planting strip/right-of-way irrigation,
planting in the right-of-way/streetscape, and maintenance agreement with the
City of Bellevue in Section Xl of this report.

D. Fire
The Fire Department has reviewed the proposal for compliance with applicable codes
and standards. As conditioned, this proposal will conform to these requirements.
Refer to Conditions of Approval regarding Fire Department requirements in
Section Xl of this report.

Vil. STATE ENVIRONMENTAL POLICY ACT

The environmental review indicates no probability of significant adverse environmental
impacts occurring as a result of the proposal (see Environmental Checklist in the project file
at City Hall Records Office). Therefore, issuance of a Determination of Non-Significance
(DNS) is the appropriate threshold determination under the State Environmental Policy Act
(SEPA) requirements with the incorporation by reference of the 2009-2020 Transportation
Facilities Plan Final Environmental Impact Statement (TFP EIS), dated November 2008
and adopted April 2009 (available in the Records Office at City Hall). This document
analyzes the transportation and air quality impacts of the City’s Traffic Task Force
recommendations to meet the Comprehensive Plan, Transportation Element, and Mobility
Management goals.

This section of the staff report is an addendum to the adopted EIS referenced above.
Adverse impacts which are less than significant are usually subject to City Code or
Standards which are intended to mitigate those impacts. Where such impacts and
regulatory items correspond, further documentation is not necessary. For other adverse
impacts which are less than significant, Bellevue City Code Section 22.02.140 provides
substantive authority to mitigate impacts disclosed through the environmental review
process. A discussion of the impacts is noted below together with specific conditions of
approval. These impacts will be mitigated through exercise of Code authority as well as
through project-specific conditions of approval, contained in Section XI of this report.

1. Earth
The proposal site consists of three contiguous parcels. The existing building on the
southernmost parcel was originally constructed as a fire station in 1945 and later
converted for retail use in 1970. A Phase 1 Environmental Site Assessment (ESA) and
Limited Subsurface Investigation for the Jenkins Property, 10203 Northeast 1% Street
and 14 and 16 102" Avenue Northeast (Phase 1 ESA Report) was prepared by
Environmental Partners, Inc. in January of 2008 and is available for public viewing in
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the project file. This report identified an unused gasoline underground storage tank
(UST) south of the southern building. There is also an active heating oil UST located
west of this building and a former UST was located east of the building. Subsurface
investigation detected gasoline-range organics (GRO) and benzene, toluene,
ethylbenzene, and xylenes (BTEX) in concentrations exceeding the MTCA Method A
cleanup level for soil in the vicinity of the unused gasoline UST. The lateral extent of the
concentration of GRO and BTEX in the soil above the Model Toxics Control Act (MTCA)
Method A cleanup level is limited to this southern parcel of the Bellevue Park Il property
and a portion of the City of Bellevue NE 1% Place (east-west alley) right-of-way. The
vertical extent of this contaminated soil is estimated to be from 8 to 30 feet below
ground surface (bgs).

2. Water

The depth to groundwater measured in site monitoring wells in 2008 ranged from 25 to
30 feet bgs with a groundwater flow direction towards the southeast. Concentrations of
GRO and BTEX exceeding the MTCA Method A cleanup levels were detected in the
groundwater samples, near and in the down-gradient direction of groundwater flow from
the unused gasoline UST located south of the building on the southern parcel of the
Bellevue Park Il site. The estimated lateral extent of this contamination extends from
the southern parcel to the NE 1° Place right-of-way.

The concentration of GRO and BTEX in the soil and groundwater exceeding the MTCA
Method A cleanup levels is most likely a result of a release of gasoline from the UST
that was formerly used by the Fire Department. The extent of contamination appears to
be limited.

CONCLUSION — Earth And Water

In order to obtain a property-specific No Further Action determination from the
Department of Ecology (DOE) for this site, the property will be enrolled in the COE’s
Voluntary Cleanup Program (VCP) under MTCA. A Cleanup Action Plan (CAP) has
been prepared and submitted to the DOE. Cleanup activities will be conducted in
conjunction with the excavation activities for the underground garage associated with
this proposal; where excavation of the entire property to 32 bgs or greater is expected.
Activities will include removal and off-site disposal of contaminated soil, pretreatment of
groundwater prior to disposal, tank removal, and soil and groundwater testing. Once
the contaminated soil has been removed and the cleanup action completed, a Cleanup
Action report, documenting the results of the site cleanup, will be prepared and
submitted to Ecology along with a request for a No Further Action determination under
the VCP. No construction permits will be issued prior to DOE’s approval of the CAP.
Refer to Condition of Approval reqgarding the Department of Ecology no further
action determination in Section Xl of this report.

The City of Bellevue and the applicant have entered into an agreement to split the costs
of the cleanup activities on the proposal site. All cleanup costs for work within the City
right-of-way will be the responsibility of the City, although the cleanup activities will be
conducted as part of the cleanup on the proposal site.

Washington State Department of Ecology Model Toxics Control Act:
http://www.ecy.wa.gov/pubs/9406.pdf
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3. Utilities
The water and sanitary sewer systems have adequate capacity for the proposed use.

4. Noise

Construction Noise: The Bellevue Noise Control Ordinance BCC 9.18 limits noise levels

at the property line to 60 dBA (A-weighted sound level), except from 7:00 a.m. to 6:00
p.m. on weekdays and 9:00 a.m. to 6:00 p.m. on Saturdays that are not legal holidays.
Expanded hours may be approved by the Land Use Director under two conditions: to
accommodate traffic mitigation and/or for construction of essential public facilities. The
site is located near residential uses to the east and west. Restricting the construction
hours will reduce noise impacts to neighboring properties. Expanded construction
hours during evening or early morning hours should be avoided to minimize noise
impacts to nearby residents. In addition, the contractor must use the best available
noise abatement technology consistent with feasibility during construction. Refer to
Condition_of Approval regarding construction hours and use of best available
noise abatement technology in Section Xl of this report.

Interior Noise: Bellevue City Code, 9.18, prohibits the approval of new residential
structures where the exterior noise level exceed Ldn (day-night average sound level) of
65 dBA anywhere along the site boundary, unless the construction can achieve interior
noise levels of 40 dBA in sleeping areas and 45 dBA in non-sleeping areas. Prior to the
issuance of any building permit, the applicant must submit an Acoustical Engineer’s
report on the proposed construction and the anticipated maximum noise thresholds
inside the units facing a street frontage. Before any occupancy permits are issued, the
noise levels must be measured inside a random sample of the residential units and the
report revised to reflect the resuits. If the actual noise levels exceed the maximum
required thresholds, the acoustical report must include recommendations to modify the
construction to meet the interior noise thresholds. Refer to Conditions of Approval
regarding the acoustical engineer’s report and noise measurements prior to TCO
in Section Xl of this report.

Garage Exhaust Noise/Air: The garage exhaust vents must be designed and located to
prevent adverse impacts to the pedestrian environment and to the people living in or
near the project. The applicant must provide certification by a noise consultant that the
operation of the garage exhaust fans will not exceed 60 dBA, and that the velocity and
direction of airflow will not adversely affect the pedestrian environment or the residents
of the project/neighborhood. In addition, odors from any proposed restaurant use may
not escape from the building, thereby adversely affection residents, adjacent neighbors
or pedestrians. Refer to Conditions of Approval regarding restaurant and garage
exhaust and certification in Section Xl of this report.

5. 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 Bellevue. The impacts of
projected growth are evaluated on the roadway network assuming that all the
transportation improvement projects proposed in the City’s current Transportation
Facilities Plan are in place. The Transportation Facilities Plan Bellevue divides the City
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into several Mobility Management Areas (MMASs) for analysis purposes. The Bellevue
Park 1l development lies within MMA # 3, which has a 2020 total growth projection of
7043 new multi-family dwelling units and 1,259,252 square feet of new retail space.
The Bellevue Park Il development proposes 160 new multi-family dwelling units and
10,400 square feet of retail space. Based on information from the King County

Department of Assessments, the development will remove 11,689 square feet of

existing retail space, for a net reduction of 1289 square feet of retail. Therefore, the

volume of proposed development is within the assumptions of the Transportation
Facilities Plan Bellevue.

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

this report.

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 net new p.m. peak hour trips undergo a
traffic impact analysis to determine if the concurrency requirements of the State Growth
Management Act are maintained.

Based on the number of development units specified above, this development will
generate approximately 76 net new PM peak hour trips; however, 79 trips were used to
check for concurrency. City staff distributed and then assigned project-generated trips
to the street network using the City’s EMME-2 travel forecasting model with the current
Capital Investment Program network. By adding the expected project-generated trips to
the traffic volumes in the model, the area average levels of service were determined. To
create a baseline condition for comparison, the levels of service were also determined
using traffic volumes without the project-generated trips. In this project analysis, three
system intersections received 20 or more p.m. peak hour trips. Neither the maximum
area-average levels of service nor the congestion allowances would be exceeded as a
result of traffic generated from this proposal. Therefore, the proposed development
passes the concurrency test. The concurrency analysis spread sheets and test results
are included in the Transportation Department file for this development.

This project complies with the Traffic Standards Code and is receiving a Certificate of
Concurrency. See Attachment B for this certificate. The rules of concurrency
reservation are outlined in the Traffic Standards Code Director’s Rules, updated July
21, 2011. The _concurrency determination is reserved to this project at the land use
decision date. A complete building permit has already been submitted; therefore, under
BCC 14.10.010.D and 14.10.040.F, the Certificate of Concurrency will remain in effect
for the life of the building permit application, pursuant to BCC 23.05.090.H. At issuance
of building permit, the Certificate of Concurrency will be extended and remain in effect
for one additional year (with the possibility of up to two one-year extensions) as
provided for in BCC 23.05.100.
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Short Term Operational Impacts and Mitigation

City staff analyzed the short term operational impacts of this proposal in order to
recommend mitigation if necessary. These impacts included accident rates at nearby
intersections and PM peak hour traffic operations and level of service at nearby
intersections. No problems associated with the proposed development were identified

in those analyses.

In addition, three site-specific issues were examined, based on the access points

described in the Summary of Technical Reviews:

a. Access from the site using NE 1% Place to 102™ Avenue NE: Traffic exiting NE 1
Place to 102" Avenue NE during the PM peak hour presently has an average
delay of 9.9 seconds per vehicle with Level of Service A. With the proposed
development in place, that average delay per vehicle during the PM peak hour
would increase to 10.7 seconds, and the Level of Service would fall to Level B.
That change is not a significant problem.

b.  Access from the site using 102"™ Place to NE 1% Street: Traffic exiting 102™ Place
to NE 1% Street during the PM peak hour presently has an average delay of 9.3
seconds with Level of Service A. With the proposed development in place, that
average delay would increase to 9.4 seconds with no change in the Level of
Service.

c.  Southbound Queue on 102" Avenue NE north of Main Street: Analysis of 95"
percentile queues showed that southbound peak hour traffic on 102™ presently
queues back an average of about 20 feet (approximately one car length) from the
stop bar at Main Street. With the development, the 95" percentile southbound
peak hour queue would average about 40 feet (approximately two car lengths). In
comparison, NE 1% Place is 95 feet from Main Street, so no blockage of NE 1%
Place would be expected under normal conditions.

The short-term traffic analysis discussed above is based largely on analysis published
in the Transportation Impact Study — Bellevue Park Il, June 2011, by The Transpo
Group, a transportation consultant hired by the developer. This study is available for
public viewing in the Transportation Department file for this project.

VilIl. CHANGES TO PROPOSAL DUE TO CITY REVIEW

A. Site Design
e The building was pulled back at the southeast corner to allow for truck movement
from NE 1°' Place to the north-west alley.

B. Building Exterior
o The upper 15-feet of the building was redesigned to be an integral piece of the
entire building composition and to add an interesting roof form.
e Marquees were added along NE 1% Street
Building modulation was included to add interest to the building and open up the
alleyway to allow more light and air to adjacent buildings.
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IX. DECISION CRITERIA
The Director may approve, or approve with modifications, an application for Design

Review if:
1. The proposal is consistent with the Comprehensive Plan.

This project is,Consistent with the Comprehensive Pian, which ,ihcludes policies for the

provision of housing along with policies that address the goals of site and building
design. The addition of new residential units is consistent with the City’s goal of
creating housing for its population and the region under the State’s Growth
Management Act. The most relevant Comprehensive Plan Policies related to this
proposal are outlined below:

Policy LU-9: Maintain compatible use and design with surrounding built environment
when considering new development or redevelopment within an already developed
area.
Response: The residential and pedestrian-oriented uses proposed are consistent
with the uses on the surrounding properties in Old Bellevue.

Policy HO-17: Encourage infill development on vacant or under-utilized sites that have

adequate urban services and ensure that the infill is compatible with the surrounding

neighborhoods.
Response: The existing three parcels are under-utilized sites within the Old
Bellevue subarea. The existing structures are one to two stories tall and the overall
density of development is significantly less than is allowed by code on the site.
This proposal seeks to use all of the allowed development opportunity on the site.
A mixed-use development that combines residential and retail uses is compatible
with existing surrounding development.

Policy UD-2: Support designs for the built environment that are visually stimulating
and thoughtful and which convey excellence in architecture and workmanship, and
durability in building materials.
Response: The design of the building, using articulation, varying planes, and an
thoughtful mix of durable, high-quality building materials will result in building of
superior design that will fit well within its Old Bellevue context.

Policy S-DT-26. Encourage residential uses to occur in mixed-use structures or
complexes.
Response: The proposal is a mixed-use residential building with retail uses
occupying all of the ground floor — except for spaces required for the residential
functions. The building will have 10,594 SF of pedestrian-oriented
commercial/retail space and approximately 116,324 SF of residential use (160
residential units).

Policy S-DT-40. Enhance the appearance of all types of streets and adjoining
sidewalks with street trees, landscaping, water features, pedestrian-scaled lighting,
street furniture, paving treatments medians, or other softening treatments as
appropriate.
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Policy S-DT-57. Create pedestrian linkages within and between the Downtown Districts
as well as to surrounding residential areas outside Downtown.

Policy S-DT-87. Provide a graceful pedestrian connection from Downtown Park
through Old Bellevue to Meydenbauer Bay.

Policy S-DT-114. Strengthen pedestrian connections between Downtown Park and

other Downtown features, such as Bellevue Square, the NE 6th Street pedestrian

corridor, Bellevue Way, Main Street, and Meydenbauer Bay. This will enhance the role

of the Park as a major pedestrian destination and as a pedestrian linkage with other
areas of Downtown.
Policy UD-75. Use urban design features to soften the public right-of-way and sidewalk
environment as appropriate. These features include, but are not limited to, street frees,
landscaping, water features, raised planter boxes, potted plantings, pedestrian-scaled
lighting, street furniture, paving treatments, medians, and the separation of pedestrians
from traffic.
Policy S-DT-124. Utilize sidewalk, landscaping, and green space treatments within
Perimeter Areas to provide a ftransition from Downtown to surrounding residential
neighborhoods.
Response: The proposal enhances the pedestrian right-of-way along both public
street frontages, thereby helping to create a pleasant pedestrian experience from
the Downtown Park, through Old Bellevue, to the residential neighborhoods to the
south. This has been accomplished by the provision of pedestrian-oriented
frontage, continuous marquees, landscaped planting strips with street trees and
benches, and interesting paving patterns in the sidewalk.

Policy S-DT-88. Encourage redevelopment to maintain some of the historic fagade
treatments of older buildings in this district.
Response: Although the building is contemporary in its use of materials, the
provision of ground floor retail space, the required stepback on 102" Avenue NE,
and the detailing at the ground/pedestrian level are similar to and take design
inspiration from the older historic facades in Old Bellevue.

Policy UD-8. Design rooftop mechanical screening so that it is integral with building
architecture. Consider the visual effects of technical advances such as satellite dishes,
on building design.
Policy UD-68. Encourage rooflines which create interesting and distinctive forms
against the sky within the Downtown.
Response: Refer to discussion of the roofline and the “frame” on the northern and
southern facades in Sections I.B and 1V.B.2.e of this report.

Policy UD-11. Encourage architectural elements that provide for both rain cover and
access to sunlight in pedestrian areas.
Response: The applicant has proposed a glass and metal marquee along the
entire street frontages on NE 1% Street and 102" NE, thereby providing a
significant piece of transparent, uninterrupted weather protection for the pedestrian
circulating through Old Bellevue, while still allowing light to penetrate through.

Policy UD-22. Foster and value private open space as a contribution to the visual
character of the community.
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Response: The proposal provides semi-private open space in the courtyard on
Level L-2, along the eastern edge of the building that will open up light to the alley
and provide views of landscaping on this level. Additional semi-private open space
for the residents will be provided on the roof level and will include areas for seating
~ and outdoor cooking on a communal grill. Private decks will be provided for the
residents on Level L-3 along 102™ Avenue, thereby taking advantage of the

required stepback and providing visual interest through the use of planters and

landscaping.

2. The proposal complies with the applicable requirements of this Code.
Response: The tables in Section llLA-C of this report summarize the applicable
requirements and compare them to that for the proposed project. The proposal
complies with the LUC requirements for building height, lot coverage, floor area ratio
and parking. The proposal also conforms to the applicable design guidelines and
decision criteria, as described in Section IV. A-C.

3. The proposal addresses all applicable design guidelines or criteria of this Code
in a manner which fulfills their purpose and intent.
Response: Refer to Section IV of this report, which includes information on how the
design guidelines and criteria are met.

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.
Response: The proposal will be compatible with the scale and character of new
development in Old Bellevue. Architectural detailing responds to the design motifs
found in the older, smaller buildings along Main Street. The proposed exterior materials
(brick, metal, glass marquees, and glazing) are visually harmonious with the
surrounding development. The pedestrian experience, with additional pavement
detailing, benches, ornamental landscaping, and street trees, will be consistent with the
character of development around Old Bellevue and serves as an elegant transition from
the Downtown Core and the Downtown Park to Main Street and Meydenbauer Bay
beyond.

5. The proposal will be served by adequate public facilities including streets, fire
protection, and utilities.
Response: The proposal site has access to water, sewer and electrical services.

X. DECISION

After conducting the various administrative reviews associated with the proposal, including
applicable Land Use consistency, SEPA and City Code & Standard compliance reviews, the
Director does hereby APPROVE WITH CONDITIONS the subject proposal.
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Xl. CONDITIONS OF APPROVAL.:
The following conditions are imposed on the applicant under the authority referenced:

A. GENERAL:
The following conditions are per each phase of the development:

1. Compliance with Bellévue 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 23.76 Janney Gwo, 425-452-6190
Bellevue Development Standards Carl Wilson, 425-452-4228
Transportation Code - BCC 14.60 Carl Wilson, 425-452-4228
Trans. Improvement Program - BCC.22.16  Carl Wilson, 425-452-4228
Right-of-Way Use Permit - BCC 14.30 Tim Stever, 425-452-4294
Bellevue Utilities Code - BCC Title 24 Don Rust, 425-452-4856
Construction Codes - BCC Title 23 Jon Anderson, 425-452-7102
Code - BCC Title 20 Sally Nichols, 425-452-2727
Sign Code - BCC Title 22B Sally Nichols, 425-452-2727
Noise Control - BCC 9.18 Sally Nichols, 425-452-2727
Uniform Fire Code - BCC 23.11 Adrian Jones, 425-452-6032
Parks Department Tom Kuykendall, 425-452-7924

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. Prolonged exposure to noise
created by extended hour construction activity would likely have a significant
impact on the surrounding residents. In order to minimize detriment to nearby
residential uses, the contractor shall not rely on City issuance of a blanket
exemption from the Noise Control Code during the construction period.
Allowances for short term work outside of normal construction hours shall be
limited and will be reviewed on a case by case basis to verify necessity and ensure
appropriate noise mitigation is utilized to protect surrounding uses and properties.
Exemptions from the Noise Control Code must be submitted in writing two weeks

prior to the scheduled onset of extended hour construction activity. Such request
shall include a noise analysis prepared by a noise consultant, including
recommendations for achieving the noise limitations of the Noise Ordinance for

new residential construction.

AUTHORITY: BCC 9.18.040
REVIEWER:  Sally Nichols, Land Use

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.
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AUTHORITY: BCC 9.18.020F
REVIEWER: Sally Nichols, Land Use

4.  Utilities Conceptual Approval
_Utility. Department _approval of the design review application is based on the
conceptual design only. Changes to the site layout may be required to
accommodate the utilities after utility engineering is approved.

AUTHORITY: BCC 24.02, 24.04, 24.06
RVIEWER: Mark Dewey, Utilities

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

AUTHORITY: BCC 14.30.060
REVIEWER: Tim Stever, Right-of-Way/Transportation

6. Vehicular Access Restrictions
Access to and from this site on NE 1% Street will continue to be restricted to right-
turn-out only.

AUTHORITY: BCC 14.60.150
REVIEWER: Carl Wilson, Transportation

7. Fire Department Conditions

The following shall be addressed in all future permit submissions:

1. Provide automatic fire sprinklers per NFPA 13. (IFC 903)

2. The Fire Department Connection (FDC) shall be located at the front entrance
with a fire hydrant located within 50 ft of the FDC. (IFC 903/912)

3. Provide fire alarm system per NFPA 72. (IFC 907)

4. Provide carbon monoxide alarms for each separate sleeping area if fuel fire
appliances are present. (IFC 907.2.9)

5. Provide complete information for the generator. (IFC Chapters 27 & 34) Need
specific information on intake and exhaust for generator room and refueling
station.

6. Provide standpipes for the building. (IFC 905)

7. Provide an elevator that will accommodate 24 inch by 84 inch ambulance
stretcher. (IBC 3002.4)

8. Provide a Knox Box with keys to the building at an approved location. (IFC
506)

9. Provide a smoke control system for the building meeting the requirements of
Bellevue amended IBC 503 (e).

AUTHORITY: International Fire Code (IFC) 506, 903, 905, 907, & 912, IFC
Chapters 27 and 34, IBC 503 (e) & 3002.4, and BCC 5749,
Bellevue Fire Department Development Standards (BFDDS)
REVIEWER:  Adrian Jones, Fire
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8.

Provisions For Loading

The building shall be designed to accommodate all loading, unloading, and
deliveries within the building. On-street loading and unloading will not be
permitted, with the following exceptions:

_a..._Some backing of trucks between the alley and the building’s loading dock will

be allowed. Geometric constraints in the alley necessitate restricting the size
of trucks that will access the site.

b. The parking bay on 102" Avenue may be used for loading and unloading if
space is available and provided that vehicles are legally parked. The parking
bay will not be reserved for users of the development.

¢. No loading or unloading activity will be allowed to block vehicle lanes on NE
1% Street or 102" Avenue NE.

d. Garbage pick-up may occur in the alley (refer to Condition D.4 for additional
requirement for garbage pick-up).

In order to comply with the above requirements regarding access and loading, the
developer / owner is required to sign and record with King County an agreement
that outline the provisions above and if necessary, implement and enforce certain
restriction on truck size and activity. The exact limits on truck size and activity will
be based on the actual truck movements needed to access the site’s loading dock.
The language of the document to be recorded will allow the city to modify these
restrictions in the future, if necessary, to accommodate future changes in truck
activity or future changes to the geometry of the alleys.

AUTHORITY: LUC 20.20.590.K.4, BCC 14.60.150
REVIEWER: Carl Wilson, Transportation

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 or clearing and grading permit, the applicant
shall secure applicable right-of-way use permits from the City’s Transportation
Department, which may include:

a) Designated truck hauling routes.

b)  Truck loading/unloading activities.

c) Location of construction fences.

d) Hours of construction and hauling.

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
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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 sufficient off—sfreét parking'fo'r construcﬁon workers

before the issuance of a clearing and grading, building, a foundation or demolition
permit.

AUTHORITY: BCC 11.70 & 14.30
REVIEWER: Tim Stever, Transportation

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 be in
conformance with the requirements of the Americans with Disabilities Act (ADA),
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.

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

c) All engineering details for handicapped ramps, crosswalk revisions, and
crosswalk equipment such as pushbuttons.

d) All engineering details for installation or relocation of streetlights and related
equipment.

e) All engineering details for installation or relocation of traffic signal equipment.

f) Extra utility conduits shall be provided under the sidewalk along 102™
Avenue NE to compensate for future utility space that will be lost in the area
where the sidewalk will be directly over the parking garage.

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

h)  Location of fixed objects in the sidewalk, near the driveway approach, or near
the intersections of NE 1% Place and 102" Avenue and NE 1° Street and
102" Place.

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

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

k)  Vehicle and pedestrian sight distance must be provided per BCC 14.60.240
and 14.60.241. Sight distance triangles must be shown at all driveway
locations and must consider all fixed objects and mature landscape
vegetation. Vertical as well as horizontal line of sight must be considered
when checking for sight distance.
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AUTHORITY: BCC 14.60, Transportation Department Design Manual, and
Transportation Department Design Manual Standard Drawings.
REVIEWER:  Carl Wilson, Transportation

3. Alternatlve Streetscape Desngns

Any sidewalk design that includes non-standard pattern, color, or other features

such as street furnishings not required by transportation Department standards
(benches, raised planters, etc.) will be allowed only if it meets Transportation and
ADA requirements, and is reviewed and approved by both the Transportation
Department and Land Use. If alternative paving materials are proposed, samples
must be submitted for review. If approved, any non-standard patterns, colors, or
other features may be installed only if an agreement is recorded against the
property to hold the landowners responsible for maintenance and replacement of
all such non-standard sidewalk features.

AUTHORITY: BCC 14.30
REVIEWER: Carl Wilson, Transportation

4. Department of Ecology No Further Action Determination
No construction permits will be issued prior to DOE’s approval of Bellevue Park II's
submitted Clean-up Action Plan (CAP) and No Further Action determination. A
copy of DOE’s approval shall be submitted to Land Use.

AUTHORITY: WAC 197-11
REVIEWER:  Sally Nichols, Land Use

5. Boundary Line Adjustment
Prior to the issuance of any construction permits, the applicant shall submit and
receive City approval of a Boundary Line Adjustment (LW Permit) to create one
project site.

AUTHORITY: LUC 20.45B.260
REVIEWER: Sally Nichols, Land Use

6. Planting Strip over Stormwater Vault (on NE 1% Street)
Prior to issuance of the clearing and grading permit, the applicant shall submit final
plans for the landscaping along the curb of NE 1% Street in the location of the vault.
If the planting is to be in a shallow planting bed, provide evidence that the design
has been reviewed by utilities. If the planting is to be in on-grade planters, provide
cut sheets of the planter design. In all cases, provide an appropriate planting plan.

AUTHORITY: LUC 20.20.520
REVIEWER:  Sally Nichols, Land Use

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:
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1. Transportation Impact Fee
Payment of the transportation impact fee will be required at the time of building
permit issuance for the above ground structure. Presently, the impact fee for
multifamily dwellings in the downtown area is $685 per unit. The fee for
miscellaneous retail is $1.90 per gross square foot. The fee for a high turnover
restaurant is $7.69 and for a quality restaurant is $7.64 per gross square foot.

Other retail and restaurant types have different fee rates, and the appropriate type
will be determined prior to fee payment. These fees are subject to change and the
fee schedule in effect at the time of building permit issuance for the above ground
building permit will apply. A 50% fee increase is scheduled to take effect on
January 1, 2013. The site is eligible for impact fee credit for removal of the existing
land uses, unless those areas have been vacant for more than two years at the
time of fee payment.

AUTHORITY: BCC 22.16
REVIEWER:  Carl Wilson, Transportation

2. 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. The city may impose
requirements on the building permit to assure that construction will comply with the
required elevations. During construction, city inspectors may require additional
survey work at any time in order to confirm proper elevations. Building plans,
landscaping plans, and architectural site plans must accommodate traffic markings
and signs, sidewalk designs, and driveway and alley designs as specified in the
engineering plans. Building plans, landscaping plans, and architectural site plans
must comply with vehicle and pedestrian sight distance requirements, as shown on
the engineering plans. The driveway grade into the building must be designed to
prevent vehicles from bottoming out due to abrupt grade changes, and must not be
so steep as to create a vertical sight obstruction for vehicles entering or exiting the
building.

AUTHORITY: BCC 14.60.060, 110, 120, 150, 180, 181, 190, 240, 241
REVIEWER: Carl Wilson, Transportation

3. Existing Utility Easements
Any existing utility easements contained on this site must be identified.  Any
negative impact that this development has on those utility easements must be
mitigated or easements relinquished prior to issuance of a building permit.

AUTHORITY: BCC 14.60.100, BCC 14.30
REVIEWER:  Tim Stever, Transportation

4. Access Easement or Agreement for Part of NE 1° Place
No building permit for this development will be issued until the developer obtains
and records at the county recorder’s office a public easement or a private access
agreement for vehicular ingress and egress over property that is adjacent to the
existing city right of way along a portion of the south side of NE 1% Place (the
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east/west alley), as described in Section VI.A of this Staff Report and shown
approximately on Figure T1 of this report. Said easement or agreement shall be
obtained from the owner(s) of the affected parcels along the south side of NE 1%
Place, and shall be binding on the owner(s) of those parcels for as long as needed
to provide access to Bellevue Park Il. The developer of Bellevue Park Il is
responsible for negotiating with the affected owner(s) to obtain the easement or
agreement. The exact boundaries will be set by a legal description to be approved
by the city prior to recording the document.

AUTHORITY: BCC 14.60.100
REVIEWER: Carl Wilson, Transportation

5. Transportation Easement at Southeast Corner of the Proposed Building

No building permit for this development will be issued until the developer / owner
grants to the city and records at the county recorder’s office a public easement for
vehicular and pedestrian access at the southeast corner of the building, extending
approximately 10 feet diagonally into the site, and allowing a 28-foot curb radius
and a five-foot walking surface, as described in Section VI.A of this Staff Report.
This easement is necessary to complete the area needed for vehicles, including
fire trucks, to turn from NE 1 Place to 102™ Place, and to allow space for a
pedestrian route around the corner. This easement will apply to street and
sidewalk surfaces and subgrade above part of the development’'s garage. The
easement will include language exempting the city from liability for damage to the
building caused by traffic, use of the right of way or easement, drainage from the
right of way or easement, or repair and maintenance activity within the right of way
or easement. The approximate area for this easement is indicated by the blue
arrow labeled Corner Radius on Figure T1. The exact boundaries of the easement
will be set by a legal description to be approved by the city prior to recording of the
easement.

AUTHORITY: BCC 14.60.100
REVIEWER: Carl Wilson, Transportation

6. Sidewalk and Utility Easements on Adjacent Streets

The applicant shall provide sidewalk and utility easements to the City such that
sidewalks outside of the City right of way along the property frontages are located
within a sidewalk and utility easement area. With city approval, the language of
such easements may be modified to accommodate building structure under new
sidewalk areas. If so, then the easement will include language exempting the city
from liability for damage to the building caused by traffic, use of the right of way or
easement, drainage from the right of way or easement, or repair and maintenance
activity within the right of way or easement.

AUTHORITY: BCC 14.60.100
REVIEWER: Carl Wilson, Transportation

7. Soil Nailing and Shoring
Soil nailing will be allowed under a street right of way, sidewalk/utility easement, or
vehicular easement only if an indemnification agreement that protects the city is
completed prior to issuance of the shoring permit. Temporary shoring walls will be
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10.

11.

allowed under a sidewalk easement (but not under right of way) if the shoring wall
and pilings will not interfere with existing or planned utilities, and if pilings under the
sidewalk are cut off at least eight feet below grade.

AUTHORITY: BCC 14.30
REVIEWER: Carl Wilson, Transportation

Transportation Management Program

The owner of the property being developed shall sign and record at the King
County Office of Records and Elections an agreement to establish a Transportation
Management Program to the extent required by Sections 14.60.070 and 14.60.080.

AUTHORITY: BCC 14.60.070, 14.60.080
REVIEWER:  Carl Wilson, Transportation

Removable Marquees

Any awning, marquee, balcony, etc. over a sidewalk or utility easement must be at
least 16 feet above grade, or be removable (with an agreement regarding removal
and replacement); and must have at least 3 feet horizontal clearance from any
streetlight or traffic signal pole. No supports will be allowed within a public
sidewalk. No structure will be allowed above a city right of way without a long-term
lease of airspace.

AUTHORITY: BCC 24.04.160.B4, LUC 20.25A.030
REVIEWER:  Carl Wilson, Transportation

Ground-Mounted Mechanical Equipment Screening

No mechanical equipment (including power, telephone, traffic control, etc.) shall be
located in above ground cabinets in a “pedestrian travel zone.” Such equipment
shall be located in underground vaults, in a building, or substantially screened in
planting areas per the approval of the Transportation Department and Land Use.

AUTHORITY: LUC 20.20.650
REVIEWER:  Sally Nichols, Land Use

Restaurant and Garage Exhaust and Certification
Restaurant/garage vents shall be located such that exhaust and odors are directed
away from pedestrians. All vents shall be architecturally integrated to the building.

Provide certification by a noise consultant or mechanical engineer that the noise
from the exhaust fans will not exceed 60 dBA and a determination by the City's
Mechanical Plans Examiner that the velocity and direction of airflows from the
exhaust system within pedestrian areas not exceed 500 CFM.

AUTHORITY:  BCC 9.18.030, LUC 20.25A.100.E.5, 20.25A.110.B.3.b, and
20.30F.145
REVIEWER: Sally Nichols, Land Use
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12.

13.

14.

15.

Amenity Designs and Statistics

The building permit submittal plans and drawings shall include a detailed design for
each proposed FAR amenity with a design component and a statistical summary
for each amenity.

AUTHORITY:  LUC 20.25A.030
REVIEWER:  Sally Nichols, Land Use

Final Landscape Plan

A Final Landscape Plan shall be submitted with the Building Permit application for
review by Land Use and the Parks Department. Provide details for any electrical
outlets that are proposed to be located within the planting strips.

AUTHORITY: LUC 20.20.520.1
REVIEWER: Sally Nichols, Land Use

Planting Strip/Right-of-Way Irrigation

The irrigation system for all street trees and landscaping within the right-of-way
shall include a separate water meter and controller that can be accessed at all
times by the City of Bellevue. Include automatic operation and rain sensors to
override the automatic cycle if needed. Where feasible, drip irrigation should be
used to reduce water loss due to over-spray and evaporation.

If the irrigated area exceeds 500 square feet then the landscape irrigation
budgeting section of the Water Code applies.

Prior to building permit approval, the final irrigation plan must be reviewed and
approved by the City of Bellevue Utilities and Parks Departments.

Electrical connections for lighting in tree wells or planter strips may be allowed, if
installed in compliance with the electrical code and subjected to an electrical
inspection. As-built drawings shall be submitted to the City of Bellevue Parks
Department and Land Use.

AUTHORITY: BCC 24.02.205, LUC 20.25A.060.B
REVIEWER:  Sally Nichols, Land Use

Planting in Right-of-Way/Streetscape

a) It is suggested that any paving over the planting strip shall be designed using
Silva Cells or any other technique such that the paving can be placed OVER
growing medium (versus over compacted soil required for traditional concrete
sidewalks).

b) Planting shall be done according to the Parks Department Best Management
Practices.

c) Parks Department representative shall be on-site to inspect street trees prior to
planting and at the time of planting to observe the installation.

AUTHORITY: LUC 20.25A.060.B
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REVIEWER:  Tom Kuykendall, Parks Department
Sally Nichols, Land Use

16. Exterior Lighting

17.

18.

The applicant shall submit a detailed design for all building exterior lighting.
Lighting shall be contained to this site and not be permitted to spill-over to adjacent
sites. In addition, information on retail lighting along the pedestrian-oriented
frontages (NE 1% Street and 102" Avenue NE) shall be supplied as well. All
exterior building lighting is required to include cut-off shields to minimize impacts of
light and glare.

AUTHORITY: LUC 20.25A.110.A.5
REVIEWER: Sally Nichols, Land Use

Acoustical Engineer’s Report

The applicant shall submit an Acoustical Engineer’s report on the proposed
construction and the anticipated maximum noise thresholds inside the units facing
each street frontage, including the alleys.

AUTHORITY: BCC9.18
REVIEWER:  Sally Nichols, Land Use

Storefront Glazing

To ensure visibility from the sidewalk into the retail use spaces, clear (non-tinted,
non-reflective) window glass shall be used. A sample of the glass shall be
submitted to the Land Use Division of DSD for review and approval prior to building
permit issuance.

AUTHORITY: LUC 20.25A.030.C.1, 20.25A.090.E, 20.30F.145
REVIEWER:  Sally Nichols, Land Use

D. PRIOR TO ANY 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.

Street Frontage Improvements

All street frontage improvements and other required transportation elements,
including street light and traffic signal revisions, must be constructed by the
applicant and accepted by the Transportation Department Inspector. All existing
street light and traffic signal apparatus affected by this development, including
traffic controllers, pedestrian signal poles, traffic signal poles, and power sources,
must be relocated as necessary. All transportation improvements required by city
code or by other sections of this document must be constructed per the approved
plans or as directed by the Transportation Department Inspector. Sidewalks,
crosswalks, streetlights, and signal equipment must be fully functional, safe for
public use, and ADA compliant. Bonding or other types of assurance devices will
not be accepted in lieu of construction.
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AUTHORITY: BCC 14.60 and Transportation Department Design Manual
REVIEWER: Carl Wilson, Transportation

2. Pavement Restoration
. Pavement restoration associated with street frontage improvements or to repair .
damaged street surfaces shall be provided as listed below. Pavement restoration

_classifications change from time to time, based on pavement conditions. Prior to
construction, the final pavement restoration requirements will be established in the
right of way use permit for this development.

a. NE 1% Street is presently classified as “Standard Trench Restoration.” Any
cuts in the street surface shall be restored per the appropriate selection(s)
from standard drawings ROW-1 through ROW-7.

b. 102" Avenue NE and NE 1% Place are presently classified as “Overlay
Required.” Any cuts in the street surface shall be restored with a grind and
overlay at least 50 feet long for the full width of any affected lane.

c. 102" Place (the north/south alley) has a unique concrete structure. Any
cutting of the concrete surface will require a special design, which must be
included in the final engineering plans for this development.

AUTHORITY: BCC 14.60. 250; Design Manual Design Standard #21
REVIEWER: Tim Stever, Transportation

3. Implementation of the Transportation Management Program
The Transportation Management Program required by Bellevue City Code
Sections 14.60.070 and 14.60.080 per a condition of approval above must be
functional prior to issuance of the initial certificate of occupancy.

AUTHORITY: BCC 14.60.070, 14.60.080
REVIEWER: Carl Wilson, Transportation

4. Solid Waste/Recycling Containers
The applicant shall sign and record with King County an agreement that runs with
the property which requires all recycling bins, refuse containers and similar items to
be moved out of the building immediately prior to pick up by building staff, and
moved back into the building immediately upon completion of pick-up. No trash
containers will be allowed to remain in and/or block the public right-of-way/alley.

AUTHORITY: LUC 20.20.725 and 20.25A.110.B
REVIEWER: Sally Nichols, Land Use

5. Bonus System & Pedestrian-Oriented Frontage Recording
The applicant shall record 1) a copy of the approved bonus point calculations
(Tables 2, 3 and 4 in Section I11.B of this report), 2) an agreement to maintain only
pedestrian-oriented frontage uses in the retail tenant spaces on NE 1°! Street and
102" Avenue NE, and 3) the project drawings and conditions of this Design
Review with the King County Office of Records and Elections.

AUTHORITY: LUC 20.25A.020.D.3
REVIEWER: Sally Nichols, Land Use
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6.

10.

Landscape Installation Assurance Device

All site landscaping shall be 100% complete per the plan approved by the City.
Alternatively, the following may be submitted: 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. The assurance device will be released upon complete installation, inspection
and approval by the land use reviewer for the project.

AUTHORITY: LUC 20.40.490
REVIEWER: Sally Nichols, Land Use

Landscape Maintenance Assurance Device

File with the Development Services Department a landscape maintenance
assurance device for a one-year period in the form of an assignment of savings or
letter of credit for 20% of the cost of labor and materials for all required
landscaping.

AUTHORITY: LUC 20.20.520.K and 20.40.490
REVIEWER: Sally Nichols, Land Use

Maintenance Agreement with the City of Bellevue

After one-year, the landscape shall be inspected by Land Use and the Parks
Department. Prior to the release of the Landscape Maintenance Assurance Device,
the applicant and the City of Bellevue shall enter into an agreement to determine
future maintenance responsibilities for the streetscape and streetscape plantings.

AUTHORITY: LUC 20.25A.060
REVIEWER: Sally Nichols, Land Use

Sign Permit Package

The applicant shall submit a complete sign design package for City review and
approval prior to the issuance of any occupancy permits for the building, tenant
improvement permits for the commercial spaces, or sign permits. All signs shall be
an integral part of the architectural design and signs at or near the street shall be
scaled to the pedestrian environment.

AUTHORITY: LUC 20.25A.110.B.7.a-c, BCC 22B.10 (Sign Code)
REVIEWER: Sally Nichols, Land Use

Public Access Signage for Pedestrian Mid-Block Connections

Two “Public Access” signs (one at the entrance to the alley along NE 1% Street and
one at the entrance to NE 1% Place on 102™ Avenue NE) as depicted in the
Bellevue Wayfinding Manual shall be prominently located to convey the message
that pedestrians may use the alleys as-mid-block pedestrian connections. The
exact location of these signs (generally placed on building or planter walls) shall be
as directed by the Land Use.

AUTHORITY: LUC 20.25A.060 and 20.30F.145
REVIEWER: Sally Nichols, Land Use
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11. Noise Measurements
The noise levels must be measured inside a random sample of the residential units
facing each street and the original acoustical report shall be revised to reflect the
results. If the actual noise levels exceed the maximum required thresholds, the
acoustical report must include recommendations to modify the construction to meet
the interior noise thresholds.

AUTHORITY: BCC9.18
REVIEWER:  Sally Nichols, Land Use

12. Relocated Signal Vault
The relocated signal vault at the intersection of NE 1% Street and 102" Avenue NE
shall be wrapped in a vinyl coating with a landscape motif. The proposed design
shall be coordinated between the applicant and Land Use prior to installation.

AUTHORITY: LUC 20.20.650
REVIEWER:  Sally Nichols, Land Use

E. PRIOR TO ISSUANCE OF SIGN PERMITS

1. Individual Sign Permits

All signage shall be pedestrian oriented. Design review of individual signs and
compliance with the approved sign package will occur through review of each sign
permit application. The sign package plans, elevations, and/or sketches shall
include but are not limited to:

1. Location

2. lllumination

3. Color and Materials

4. Design (no cabinet or freestanding signs are permitted)

AUTHORITY: LUC 20.25A.110, LUC 20.30F, BCC 22B.10.025.B.4
REVIEWER:  Sally Nichols, Land Use

ATTACHMENTS
A. Design Review Submittal Drawings
B. Certificate of Concurrency

C. Environmental Checklist
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CERTIFICATE OF CONCURRENCY

BELLEVUE PARK IT APARTMENTS

te documents the Transportation Department Director’s decision that the development project at
venue NE (Design Review File No. 11-113550 LD) complies with the requirements of the Traffic
ode (BCC 14.10). This decision reserves 79 p.m. peak hour trips to this project, subject to Process
either the concurrency determination or the Design Review decision. A building permit application
122619 BB) was filed for the project on September 9, 2011, and deemed complete on October 7,
soncurrency reservation will remain in effect for the life of the building permit application (BCC
). Upon issuance of the building permit, concurrency is reserved for one year; the applicant may
> two one-year extensions (BCC 23.05.100.E).

J.ﬂ
Director, Transportation gﬁ
7 [Ax/ 12

Date




v vinneriecessing

City of Bellevue Submittal Requirements 27a

ENVIRONMENTAL CHECKLIST
4/18/02

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

Sy v 0

BACKGROUND INFORMATION

v Permit Processing

At
Property Owner: Bellevue Park, LLC
Proponent: Doug Ciserella

Contact Person: Jim Westcott, c/o Weber Thompson Architects
(If different from the owner. All questions and correspondence will be directed to the individual listed.)

Address: 555 Terry Ave., Suite 200, Seattle, WA 98109 v/

Phone: 206-344-5700 _*

Proposal Title: Bellevue Park Il Apartments v~

Proposal Location: 10203 Street ¥ 88 /0ZnA Ave. NE

(Street address and nearest cross street or intersection) Provide a legal description if available.

Please attach an 8 74" x 11" vicinity map that accurately locates the proposal site.

Give an accurate, brief description of the proposal’s scope and nature:

1. General description: Nine story residential building with ground floor retail and below grade parking v/
2. Acreage of site: 25,377 sf v

3. Number of dwelling units/buildings to be demolished: 0 Dwelling units / Two buildings (W/W@)

4. Number of dwelling units/buildings to be constructed: 160 Dwelling units / One building v

v
5. Square footage of buildings to be demolished: 6,101 sf

6. Square footage of buildings to be constructed: 238,420 gsf (incl. garage) 7
7. Quantity of earth movement (in cubic yards): 32,000 cubic yards &

S SR
8. Proposed land use: Resjdential

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

Build. Ht.: 1}04&; 9 stories; Ext. Mat'l.: Window wall & Mtl. Panel &om,aoﬂ/@ board, brick
10. Other W3 W" (rncl, 18 ' far reet foviny/muechanicatl)

N/A




Estimated date of completion of the proposal or timing of phasing:

Phase | Building Permit: 1/2/2012; Phase Il Building Permit: 2/29/2012
ohoring Permuik i

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

No v

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

Phase | Environmental Site Analysis and Limited Subsurface Investigation - January 10, 2008

1m0 prepaned by Farallon Lonsylting, 4/22/20/ re. RO ¢ BTEX aor1-6.1% o
mr&wv,‘w'ﬁcf Z’fzjzaﬂ wi faw%nf 3 /mﬁ/ /F70 coriens iz 70 u%
o you know whether appllcatrons are pending for government pprovals of other proposals directly affecting the

property covered by your proposal? If yes, explain. List dates applied for and file numbers, if known.

Unknown - 772 — &&W wrider 4'4/0—%471&6(40/% Vo 227 /ﬁ% Resnct,)

List any government approvals or permits that will be needed for your proposal, if known. If permits have been applied for,
list application date and file numbers, if known.
Y+ U7898 -8BV (; .ﬁ/)on‘ﬂ7) 117409 - Be Fhaxe / 5404',44[/;77

Demolition Permit; Building Permit; Mechanical Permit; Electrical Permit; Plumbing Permit. &zaz f‘ mdz, .5/Idﬂ'/)7

Please provide one or more of the following exhibits, if applicable to your proposal. v/
(Please check appropriate box(es) for exhibits submitted with your proposal):

0 Land Use Reclassification (rezone) Map of existing and proposed zoning

(1 Preliminary Plat or Planned Unit Development
Preliminary plat map

00 Clearing & Grading Permit U(\
Plan of existing and proposed grading
Development plans

¢ Building Permit (or Design Review) \(}\.
Site plan ‘ b(p p
Clearing & grading plan . - 08( M
/\Q} v
LY

[0 Shoreline Management Permit
Site plan

‘7 6
A. ENVIRONMENTAL ELEMENTS A W M"‘j 9

1. Earth
s
a. General description of the site: # Flat [ Rolling [ Hilly [0 Steep slopes [l Mountalns 1 Other
wrban S/4
b. What is the steepest slope on the site (approximate percent slope)? v
5% +/-

c. What general types of soil are found on the site (for example, clay, sand, gravel, peat, and muck)? If you know ¢~
the classification of agricultural soils, specify them and note any prime farmland.

Glacial drift with till-like aspects.



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

No

e. Describe the purpose, type, and approximate quantities of any filling or grading proposed. Indicate source
of fill.

No fill req'd.

v
Could erosion occur as a result of clearing, construction, or use? If so, generally describe

Possible during construction but, unlikely. /¢l of @p. COP1 S/NACA2 28] LTIV )?

. About what percent of the site will be covered with impervious surfaces after project construction (for v’

example, asphalt or buildings)?

100%

Proposed measures to reduce or control erosion, or other impacts to the earth, if any:

. @&q qU v
Code required erosion control. : N 1% W"'A”I/

v
2. AR v

a. What types of emissions to the air would result from the proposal (i.e. dust, automobile odors, and industrial

wood smoke) during construction and when the project is completed? If any, generally describe and glve
approximate quantities if known.

oo MﬂM o

b. Are there any, off-site sources of emissions or odor that may affect your proposal'7 |f S0, generally describe.

Non known ,V‘ﬂ

c. Proposed measures to reduce or control emissions or other impacts to the air, if any: M

~/ﬂ

Lo""

| /)W
To be determined.

3.
M @”’

3. WATER

a.

Surface

/

(1) Is there any surface water body on or in the immediate vicinity of the site (including year-round and
seasonal streams, saltwater, lakes, ponds, wetlands)? If yes, describe type and provide names. If



appropriate, state what stream or river it flows into.

No.

v

(2) Will the project require any work over, in, or adjacent to (within 200 feet) the described waters? If

Yes, please describe and attach available plans.

NA. P

(3) Estimate the amount of fill and dredge material that would be placed in or removed from surface

water or wetlands and indicate the area of the site that would be affected. Indicate the source of
fill material.

N/A.

v

(4) Will the proposal require surface water withdrawals or diversions? Give general description,

(®)

(6)

b. Ground

(1)

(2)

purpose, and approximate quantities if known.

N/A.

Does the proposal lie within a 100-year floodplain? If so, note location on the site plan.
No.

Does the proposal involve any discharges of waste materials to surface waters? If so, describe/é‘éxm

the type of waste and anticipated volume of discharge. .

No.

Will ground water be withdrawn, or will water be discharged to ground water? Give general

description. wm M‘x W 5
, . . . Y ,’)00% Ol >
Yes; Dewatering during construction. 4

Describe waste material that will be discharged into the ground from septic tanks or other sources,
if any (for example: Domestic sewage; industrial, containing the following chemicals...;
agricultural; etc.) Describe the general size of the system, the number of such systems, the
number of houses to be served (if applicable), or the number of animals or humans the system(s)

are expected to serve.

None.



c. Water Runoff (Including storm water)

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

so, describe.
| W ﬁf,,)ogow“ Qy}

(2) Could waste materials enter ground or surface waters? If so, generally describe. /fﬁ
a\ @”U

Unknown.

No.

d’

d. Proposed measures to reduce or control surface, ground, and runoff water impacts, if any WM U,M

'Y
Code required controls. 7’ M)/;O% v‘)fl)'

w‘wv“

4. Plants
| o
a. Check or circle types of vegetation found on the site:
L /ff“/ "
"/ deciduous tree: alder, maple, aspen, other

(1 evergreen tree: fir, cedar, pine, other l/

o shrubs i 1
f* M
1 grass

.
RS

1 pasture
[ crop or grain V
1 wet soil plants: cattail, buttercup, bulrush, skunk cabbage, other

y
A

[0 water plants: water lily, eelgrass, milfoil, other

Y

1 other types of vegetation J(\
b. What kind and amount of vegetation will be removed or altered? M

Shrubs / deciduous trees. ' X0

c. List threatened or endangered species known to be on or near the site. o'

W
None known. WY 6\%
MR
d. Proposed landscaping, use of native plants, or other measures to preserve or enhance vegetation on t N\M
site, if any: \P‘y

0‘1
Adaptive plants & low water use plants are being proposed. 00&)
5 \}‘ﬂ‘}\ #})?



5. ANIMALS

a. Check or circle any birds and animals which have been observed on or near the site or are known to be on
or near the site: :

;/ Birds: hawk, heron, eagle, songbirds, other:

- Mammals: deer, bear, elk, beaver, other:

0 Fish: bass, salmon, trout, herring, shellfish, other: M/

b. List any threatened or endangered species known to be on or near the site. M

None known : M
c. Is the site part of a migration route? If so, explain. | o}»}‘v O,Vl/(\
Unknown. Y VV h
d. Proposed measures to preserve or enhance wildlife, if any: ?\)‘\ ‘
To be determined.

6. Energy and Natural Resources

a. What kinds of energy (electric, natural gas, oil, wood stove, solar) will be used to meet the completed
project’s energy need? Describe whether it will be used for heating, manufacturing, etc.

Electric. go‘?’; '

b. Would your project affect the potential use of solar energy by adjacent properties? If so, generally describ%\p‘%

Unknown W opdy
c. What kinds of energy conservation features are included in the plans of the proposal? List other propose bM
measures to reduce or control energy impacts, if any: ;

©®

To be determined.
7. Environmental Health

e
a. Are there any environmental health hazards, including exposure to toxic chemicals, risk of fire and Q\V/ \“w
explosion, spill, or hazardous waste, that could occur as a result of this proposal? If so, describe. d{\

M
. Ground water:Tetracholoroethylene (PCE); Soil: Benzine & Xylene above req'd. clean-up levels. %(ﬂ‘
M eko, BTEX, (oowlhum prtion F sike ¢ ke ¢ NELSHP. (row) 40,
W

(1) Describe special emergency services that might be required. I
'
at né‘
o MM
(2) Proposed measures to reduce or control envnzc\)nmental health hazards if any (\l
N0

To be determined. ()0‘ ¢ f/\p ) \N[

N/A.




b.

Noise

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

operation, other)? ‘C

Unknown.. TW
v/

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

would come from the site. b"
" of
AT ¢
Typical construction noise. : 4 v “/\'
{/W I'W
v M
(3) Proposed measures to reduce or control noise impacts, if any: ¢ o

To be determined. {/m;‘;\/\“’ (/‘/ 4
P"ﬂ @

8. Land and Shoreline Use

a.

J

What is the current use of the site and adjacent properties?

Site: Commercial; Adjacent Properties: Residential, Hospitality, Commercial.
Has the site been used for agriculture? If so, describe. Vv

No.
Describe any structures on the site.

One - @ne story wood frame structure; One - Fwo story wood frame structure.

Will any structures be demolished’? If so, what? ’J‘w\l

Yes, both existing structures. \/ {1) U)N)/
What is the current zoning classification of the site? % O\d’

DNTN-OB / Perimeter Design District "B". OQJ w&’
What is the current comprehensive plan designation of the site? ’ N

N/A. | 2 p%

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

N/A. J

Has any part of the site been classified as an “environmentally sensitive” area? If so, specify.

No. W’

Approximately how many people would reside or work in the completed project? J an\)p’

160 to 320 people. v‘)

j. Approximately how many people would the completed project displace? 1, Y’\

k.

Commercial use only.
Proposed measures to avoid or reduce displacement impacts, if any: /

N/A.



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

any: . ’b‘ 4{\

M"‘
City of Bellevue Design Review.

9. Housing vl/'h)l

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

160 market rate apartments.

v

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

0 units.
c. Proposed measures ;[o reduce or control housing impacts, if any:
N/A
10. Aesthetics

a. What is the tallest height of any proposed structure(s), not including antennas; what is the principal exterior
building material(s) proposed?

WAk U,O’ﬁaet / Window wall & Metal Panel. \7)6

X
b. What views in the immediate vicinity would be altered or obstructed? % J})‘}J Uoby (\() }))

Territorial views from adjacent residential building.

'

N/A. ‘00"’ b\bp\ \p\ o W W \ ({\9)0"

>

11. Light and Glare 0,,"‘4)\ q of}?:/ | v vay'/\p,\(o\
& v&’ g

\
/ \rsf\ v
c. Proposed measures to reduce or control aesthetic impacts, if any: )(V 0’ 9 P
V

<

a. What type of light or glare will the proposal produce? What time of day would it mainly occur? 0” ‘\(\ 4
Unknown. M 0
b. Could light or glare from the finished project be a safety hazard or interfere with views? \)J‘?
/

Unknown. ‘ M
M’i\f)%;
8 "
ol



C.

d.

12. Recreation

a.

v
What existing off-site sources of light or glare may affect your proposal?

Unknown. \ M
Proposed measures to reduce or control light or glare impacts, if any: ﬁ&‘/\b
i

To be determined. W \y

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

W\ City park across the street to the north.

C.

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

No.

v/

Proposed measures to reduce or control impacts on recfeation, including recreation opportunities to be
provided by the project or applicant, if any:

N/A.

13. Historic and Cultural Preservation

a.

C.

Are there any places or objects listed on, or proposed for, national, state, or local preservation registers v
known to be on or next to the site? If so, generally describe.

No.

Generally describe any landmarks or evidence of historic, archeological, scientific, or cultural importance
known to be on or next to the site.

N/A.

Proposed measures to reduce or control impacts, if any:J

N/A.

14. Transportation

a.

)
Identify public streets and highways serving the site, and describe proposed access to the existing street
system. Show on site plans, if any. :

102nd Ave. NE; NE 1st St.;NE 1st Pl.; Alley.
J
Is site currently served by public transit? If not, what is the approximate distance to the nearest transit stop?

Nl

No / within four blocks. "
How many parking spaces would be completed project have? How many would the project eliminate?
New: 213; Eliminated: 45.

Will the proposal require any new roads or streets, or improvements to existing roads or streets, noW

Including driveways? If so, generally describe (indicate whether public or private).

No. v M m
Will the project use (or occur in the immediate vicinity of) water, rail, or air transportation? If so, generally v
{

describe.

No.



f. How many vehicular trips per day would be generated by the completed project? If known, indicate when
peak volumes would occur.

Unknown. (D/
g. Proposed measures to reduce or control transportation impacts, if any: w{\ 0)) v

To be determined. w
v /
W

" 3 L[)
15. Public Services \'/ (/
v

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

Yes; 160 new residences.
b. Proposed measures to reduce or control direct impacts on public services, if any.

AN e s poler ca
To be determined. v

16. Utilities

a. Circle utilities currently available at the site: electricity, natural gas, water refuse service, telephone
sanitary sewer, septic system, other. o

Electr|C|ty, natural gas, water, refuse service, telephone, sanitary sewer.

b. Describe the utilities that are proposed for the project, the utility providing the service, and the general
construction activities on the site or in the immediate vicinity which might be needed.

To be determined.

Signature

The above answers are true and complete to the best of my knowledge. | understand that the lead agency is
relying on them to make its decision.

Signature... 7. £ LUK

10

N



