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May 28, 2013 
 
Re:   Star Rental Bellevue 

Critical Area Report & Narrative Description 
 
Project Location:  12900 Northup Way, Bellevue Washington 
 
Proposed Modification: 
We are requesting modification to a geological hazard steep slope critical area on 
developed site.  We are proposing a building expansion within the 75’ toe-of-slope 
structure setback as defined in 20.25H.035. 
 
Project Site / Description: 
The proposed development involves a 20’ x 40’ single story expansion of an existing 
building on a developed site.  The site is generally flat with sloped areas along the 
north and south sides of the site.  The slope at the north of the site is classified as a 
critical area steep slope. The expansion is being proposed within the 75’ steep slope 
structure setback buffer and will occur on an area that is currently developed/paved.  
The proposed expansion will come to within 46’ of the toe of the steep slope. 
 
The sites immediately to the east and west also contain steep slope critical areas.  
Structures on these sites have been built in both the critical area structure setback and 
within the steep slope itself. 
 
The flat area of the site contains the existing building and existing paved parking and 
circulation area.  The original one-story tilt-up concrete structure was constructed in 
1969 and a one-story metal structure addition to the north was constructed in1988.  A 
portion of this existing structure is located in the 75’ steep slope structure setback.   
 
Avoiding Impact: 
The current land/building owner requires more space for repair and service of their 
rental equipment.  Servicing the rental equipment on site is integral to business 
operations.  Several options to expand the current service area were considered and 
evaluated.  Building expansion to the east and west are not feasible, as the expansion 
would eliminate required site circulation for both the business operations and fire 
department vehicle access.  Expansion to the south of the property was also 
considered and studied, however business operations require semi-truck/trailer 
access and circulation to load and deliver large rental equipment to customers.  
Expansion to the south would eliminate the existing required circulation turn-around 
space for the semi-truck/trailer vehicles.  In addition, expansion to the south would not 
allow the new service area to be adjacent to the existing service area. 
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Expansion to the north was the only viable option to allow the facility to have adjacent 
service areas required for operation and continued on-site circulation of semi 
truck/trailers. 
 
Minimal Impact: 
The proposed expansion occurs on an existing paved, flat area of the site.  The 
expansion will not be any closer to the toe of the steep slope than the existing 
structure, and considerably further away from the steep slope than the structures on 
the adjacent properties to the east and west. The proposed expanded structure will 
utilize continuous concrete footings and slab-on-grade for minimal impact/soil 
disturbance. Existing impervious area and storm drainage conveyance system will 
remain unchanged.  Natural vegetation within the site will remain unchanged except 
for improvements in landscape mitigation on the steep slope as noted below. 
 
Habitat assessment (20.25H.165): 
The current critical area structure setback to be modified consists of asphalt parking 
and vehicle circulation.  The proposed structure expansion in this area will not impact 
vegetation (as none currently exists) or animal habitat.  No species of local importance 
listed in 20.25H.150 have been observed in the critical area structure setback where 
expansion of the structure is proposed.  Current storm water drainage occurs over 
existing paved surface and is captured via catch basin and discharged into the public 
sewer system.  The expanded portion of the structure will utilize roof/gutter systems 
with downspouts connected to existing site drainage conveyance system and will 
continue to discharge the storm water to the public storm system.  Storm drainage will 
remain unchanged as a result of the proposed expansion. 
 
Proposed mitigation (20.25H.C.3): 
Re-vegetating a portion of the existing steep slope equal to the area of expansion into 
the critical area is being proposed.  The area to be re-vegetated currently contains 
evergreen blackberry.  New native plants appropriate for steep slope restoration per 
the King County Native Planting Guidelines are being proposed in an area of the steep 
slope where native vegetation currently does not exist.  The remainder of the steep 
slope along the north property line contains existing small to medium deciduous trees 
and understory shrubs that will remain unchanged. 
 
Summary: 
1. The area of the proposed building expansion does not change or negatively affect 

the current steep slope structure setback condition while the area of the proposed 
landscape mitigation will improve the existing steep slope condition, providing a net 
gain in critical area function within the site. 

2. The proposed development is compatible with other uses and structures in the 
immediate area and land use district. 
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3. A geotechnical report dated April 10, 2013 has been prepared by Goetech 

Consultants, Inc. that outlines their findings and recommendations, indicating: 
• The proposed project will not increase the geological hazards on the site or 

neighboring properties, if constructed according to their recommendations 
contained within the report. 

• The project has been designed so that potential hazard from the critical area 
has been mitigated to a level that is equal to or less than would exist if no 
modification was proposed. 
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PROJECT LOCATION

PROJECT ADDRESS:
12900 NORTHUP WAY  98005

TAX ACCESSORS PARCEL #:
2825059144

LEGAL DESCRIPTION:
POR OF NE 1/4 OF NE 1/4 BAAP ON W LN SD SUBD 670 FT S
FR NW COR THOF TH S 88-23-54 E 415.88 FT TO TPOB TH N
88-23-54 W 150 FT TH S 02-12-08 W 417.25 FT TO NLY MGN OF
NORTHRUP RD TH E ALG SD NLY MGN TAP S 00-01-24 E FR
POB TH N 00-01-24 W TAP 12 FT S OF SD PT TH E TO W LN OF
130 AVE NE TH NLY ALG SD AVE TAP S 88-23-54 E FR POB TH N
88-23-54 W TO POB LESS ST RD # 520

SCOPE OF WORK:
20'-0" X 40'-0" EXPANSION OF EXISTING STORAGE AND
REPAIR PORTION OF THE BUILDING.  INTERIOR RENOVATION
OF EXISTING OFFICE AND RETIAL PORTION OF THE BUILDING

Index to Drawings

ARCHITECT:

Project Information

BARKING DOG DESIGN
DAVID HEINEN,
3213 W. WHEELER ST. #283
SEATTLE, WA 98199
T: (206) 283-6014

CONTACT:  DAVID HEINEN, AIA

STRUCTURAL
ENGINEER:

STABBERT ENGINEERING LLC
227 BELLEVUE WAY NE #462
BELLEVUE WASHINGTON 98004
P:  (425) 968-5432

CONTACT:  MATT STABBERT

GENERAL
CONTRACTOR:

HST CONSTRUCTION
410 BELLEVUE WAY SE, SUITE 205
BELLEVUE WA  98004
T:  (425) 455-1212
F:  (425) 671-0856

CONTACT: CHRIS HOLMES

ARCHITECTURAL DRAWINGS

A-1 PROJECT INFORMATION AND CSWPPP PLAN
A-2 SITE PLAN / ENLARGED MITIGATION AREA PLAN
A-3 ARCHITECTURAL FLOOR PLAN
A-4  BUILDING ELEVATIONS
A-5 BUILDING SECTION

STAR RENTALS
2302 SOUTH TACOMA WAY
TACOMA,  WA  98409
P:  (360) 475-0081
F:  (360) 475-0187

CONTACT:   RANDY SINGLETARY
  OPERATIONS MANAGER
  

BUILDING
OWNER:

Project Location

Project Team

Applicable Codes

20.25D.060 - EXISTING CONDITIONS WITHIN BR-CR ZONE:
SCOPE OF THIS PROJECT FALLS BELOW $150,000 DEVELOPMENT THRESHOLD

20.25H.120.C:
75' STRUCTURE SETBACK REQUIRED FROM TOE OF EXISTING STEEP SLOPE AREA

REQUIRED SETBACK FROM PROPERTY LINE = 0' @ ALL YARDS

MAX. IMPERVIOUS AREA = 75%
EXISTING/PROPOSED IMPERVIOUS AREA = 38,168/45,730 = 83.5%
(NO CHANGE TO EXISTING IMPERVIOUS AREA UNDER THIS SCOPE)

MAX. BASE BUILDING HEIGHT = 45'
PROPOSED BUILDING HEIGHT = 20'

PARKING (20.25D.120):

GENERAL OFFICE:  3:1000 NSF MIN. AND 4:1000 NSF MAX.
MFR/ASSEMBLY:  1.5:1000 NSF MIN. AND 2:1000 NSF MAX.
RETAIL:   3:1000 NSF MIN. AND 4.5:1000 NSF MAX.

OFFICE AREA = 845 SF = 3 PARKING STALLS MIN.
RETAIL AREA = 410 SF = 2 PARKING STALLS MIN.
MFR./ASSEMBLY AREA = 4,775 SF = 8 PARKING STALLS MIN.
13 PARKING STALLS REQUIRED / 13 PARKING STALLS PROVIDED

BUILDING CONSTRUCTION:
TYPE V-B

ALLOWABLE HEIGHTS AND AREAS:
EXISTING BUILDING:  S-1 STORAGE/REPAIR, B OFFICE, M RETAIL
PROPOSED EXPANSION:  S-1 STORAGE/REPAIR

B-OFFICE = 9,000 SF / 2 STORIES
S-1 STORAGE/REPAIR = 9,000 SF / 1 STORY
M- RETAIL = 9,000 SF / 1 STORY

TABLE 508.4: NO SEPARATION IS REQUIRED BETWEEN B, M AND S-1
OCCUPANCIES

*BUILDING WILL BE CLASSIFIED AS S-1 (MOST RESTRICTIVE) NON-
SEPARATED, NON-SPRIKLERED OCCUPANCY
FOR THE TYPE V-B CONSTRUCTION TYPE:
BASE ALLOWABLE AREA = 9,000 SF
BASE ALLOWABLE HEIGHT = 1 STORY

EXISTING AND NEW BUILDING AREA TOTALS 6,240 SF < 9,000 ALLOWABLE SF

Land Use Building

2009  International Building Code
2009  International Mechanical Code
2009  International Fuel Gas Code
2009  International Fire Code
2009  Uniform Plumbing Code
2008  National Electrical Code
City of Bellevue Land Use Code

ZONING:
BR-GC (BEL-RED GENERAL COMMERCIAL)

OCCUPANCY AND USE:

EXISTING AND PROPOSED:
B-OFFICE, S-1 STORAGE AND SERVICE, M-RETAIL (CUSTOMER SERVICE AREA)

GROSS BUILDING AREA:
EXISTING:       5,220 SF
NEW:          810 SF
TOTAL ENCLOSED BUILDING AREA:  6,030 SF

COVERED OUTDOOR STORAGE:      220 SF
TOTAL BUILDING AREA:    6,250 SF

AREA BREAKDOWN BY USE:
B-OFFICE:         845 SF
M-RETAIL (CUSTOMER SERVICE AREA):     410 SF
S-1 STORAGE AND SERVICE AREA:  4,775 SF

LOT AREA = 45,730 SF    (13.6% LOT COVERAGE)

MAX. F.A.R. = 1.0      PROPOSED F.A.R.= .136

DESIGN REVIEW IS NOT REQUIRED 20.25D.030.C.2
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Tree:
Big Leaf Maple
Acer Macrophyllum
Exposure:  sun - shade
Moisture:  dry - moist
Mature Height:  100 feet
Quantity Planted: (3) 2" caliper trunk
Space 20' apart

Shrub
serviceberry; juneberry
Amelanchier alnifolia
Exposure:  sun - shade
Moisture:  dry - moist
Mature Height:  20 feet
Quantity Planted: (3) 5-gal pots
Space 8' apart

Shrub
tall Oregon grape
Mahonia aquifolium
Exposure:  sun - shade
Moisture:  dry - wet
Mature Height:  8 feet
Quantity Planted: (5) 2-gal pots
Space 4' apart

Shrub
red-flowering currant
Ribes sanguineum
Exposure:  sun - part shade
Moisture:  dry - moist
Mature Height:  6 feet
Quantity Planted: (5) 2-gal pots
Space 5' apart

Groundcover
Exposure:  beach strawberry
Fragaria chiloensis
Exposure:  sun - part shade
Moisture:  dry
Mature Height:  1 foot
Quantity Planted: (36) 1-gal pots
(Space 2' apart)

PLANTING NOTES:

1.  Soil retention. The duff layer and native topsoil should be retained in an undisturbed state to the maximum
extent practicable.

2. A topsoil layer with a minimum organic matter content of ten percent dry weight in planting beds, and
5% organic matter content in turf areas, and a pH from 6.0 to 8.0 or matching the pH of the original
undisturbed soil. The topsoil layer shall have a minimum depth of eight inches except where tree roots limit
the depth of incorporation of amendments needed to meet the criteria. Subsoils below the topsoil layer
should be scarified at least 4 inches with some incorporation of the upper material to avoid stratified
layers, where feasible.

3. Planting area must be mulched with 2 inches of organic material

4. Quality of compost and other materials used to meet the organic content requirements:
a. The organic content for “pre-approved” amendment rates can be met only using compost that meets the
definition of “composted materials” in WAC 173-350-220. This code is available online at: http://
www.ecy.wa.gov/programs/swfa/facilities/350.html
The compost must also have an organic matter content of 35% to 65%, and a carbon to nitrogen ratio
below 25:1.
The carbon to nitrogen ratio may be as high as 35:1 for plantings composed entirely of plants native to the
Puget Sound Lowlands region.
b. Calculated amendment rates may be met through use of composted materials as defined above; or
other organic materials amended to meet the carbon to nitrogen ratio requirements, and meeting the
contaminant standards of Grade A Compost.
The resulting soil should be conducive to the type of vegetation to be established.

N

N

SCALE: 1"   = 20'1 Site Plan
0 10' 20' 40'

SCALE: 1/8"   =    1'-0"2 Site - Enlarged Mitigation Area
0 4' 8' 16'

20.25D.060 - EXISTING CONDITIONS WITHIN BR-CR ZONE:
SCOPE OF THIS PROJECT FALLS BELOW $150,000 DEVELOPMENT THRESHOLD

20.25H.120.C:
75' STRUCTURE SETBACK REQUIRED FROM TOE OF EXISTING STEEP SLOPE AREA

REQUIRED SETBACK FROM PROPERTY LINE = 0' @ ALL YARDS

MAX. IMPERVIOUS AREA = 75%
EXISTING/PROPOSED IMPERVIOUS AREA = 38,168/45,730 = 83.5%
(NO CHANGE TO EXISTING IMPERVIOUS AREA UNDER THIS SCOPE)

MAX. BASE BUILDING HEIGHT = 45'
PROPOSED BUILDING HEIGHT = 20'

PARKING (20.25D.120):

GENERAL OFFICE:  3:1000 NSF MIN. AND 4:1000 NSF MAX.
MFR/ASSEMBLY:  1.5:1000 NSF MIN. AND 2:1000 NSF MAX.
RETAIL:   3:1000 NSF MIN. AND 4.5:1000 NSF MAX.

OFFICE AREA = 845 SF = 3 PARKING STALLS MIN.
RETAIL AREA = 410 SF = 2 PARKING STALLS MIN.
MFR./ASSEMBLY AREA = 4,775 SF = 8 PARKING STALLS MIN.
13 PARKING STALLS REQUIRED / 13 PARKING STALLS PROVIDED

Land Use
ZONING:
BR-GC (BEL-RED GENERAL COMMERCIAL)

OCCUPANCY AND USE:

EXISTING AND PROPOSED:
B-OFFICE, S-1 STORAGE AND SERVICE, M-RETAIL (CUSTOMER SERVICE AREA)

GROSS BUILDING AREA:
EXISTING:       5,220 SF
NEW:          810 SF
TOTAL ENCLOSED BUILDING AREA:  6,030 SF

COVERED OUTDOOR STORAGE:      220 SF
TOTAL BUILDING AREA:    6,250 SF

AREA BREAKDOWN BY USE:
B-OFFICE:         845 SF
M-RETAIL (CUSTOMER SERVICE AREA):     410 SF
S-1 STORAGE AND SERVICE AREA:  4,775 SF

LOT AREA = 45,730 SF    (13.6% LOT COVERAGE)

MAX. F.A.R. = 1.0      PROPOSED F.A.R.= .136

DESIGN REVIEW IS NOT REQUIRED 20.25D.030.C.2
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Building Elevations
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SCALE: 1/8"   =    1'-0"4 East Elevation

SCALE: 1/8"   =    1'-0"1 North Elevation
SCALE: 1/8"   =    1'-0"2 South Elevation
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