
 

 

 

DEVELOPMENT SERVICES DEPARTMENT 
ENVIRONMENTAL COORDINATOR 
450 110th Ave NE., P.O. BOX 90012 
BELLEVUE, WA 98009-9012 

 

 

 

 OPTIONAL DETERMINATION OF NON-SIGNIFICANCE (DNS) NOTICE MATERIALS 

 

 
The attached materials are being sent to you pursuant to the requirements for the Optional DNS 

Process (WAC 197-11-355).  A DNS on the attached proposal is likely.  This may be the only 

opportunity to comment on environmental impacts of the proposal.  Mitigation measures from standard 

codes will apply.  Project review may require mitigation regardless of whether an EIS is prepared.   A 

copy of the subsequent threshold determination for this proposal may be obtained upon request. 

 

File No.  13-134794-LD    
 
Project Name/Address:   Spring District Residential/1227 124th Avenue NE  

  
    
Planner:       Carol Hamlin     
 
   
Phone Number:      (425)-452-2731     
 
 

Minimum Comment Period:    February 27, 2014, 5PM    

 
 
Materials included in this Notice: 
 

 Blue Bulletin 

 Checklist 

 Vicinity Map 

 Plans 

 Other:   
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ENVIRONMENTAL  CHECKLIST  
10/9/2009 

Thank you in advance for your cooperation and adherence to these procedures.  If you need assistance in 
completing the checklist or have any questions regarding the environmental review process, please visit or 
call Development Services (425-452-6800) between 8 a.m. and 4 p.m., Monday through Friday (Wednesday, 
10 to 4).  Assistance for the hearing impaired: Dial 711 (Telecommunications Relay Service).  

 

INTRODUCTION 

Purpose of the Checklist: 

 
The State Environmental Policy Act (SEPA), Chapter 43.21c RCW, requires all governmental agencies to 
consider the environmental impacts of a proposal before making decisions.  An environmental impact 
statement (EIS) must be prepared for all proposals with probable significant adverse impacts on the quality 
of the environment.  The purpose of this checklist is to provide information to help you and the City of 
Bellevue identify impacts from your proposal (and to reduce or avoid impacts from the proposal, if it can be 
done) and to help the City decide whether an EIS is required. 

 

 

Instructions for Applicants: 
 
This environmental checklist asks you to describe some basic information about your proposal.  Answer the 
questions briefly, with the most precise information known, or give the best description you can.  You must 
answer each question accurately and carefully, to the best of your knowledge.  In most cases, you should be 
able to answer the questions from your own observations or project plans without the need to hire experts.  If 
you really do not know the answer or if a question does not apply to your proposal, write "do not know" or 
"does not apply."  Giving complete answers to the questions now may avoid unnecessary delays later. 
 
Some questions ask about governmental regulations such as zoning, shoreline, and landmark designations. 
Answer these questions if you can.  If you have problems, the Planner in the Permit Center can assist you. 
 
The checklist questions apply to all parts of your proposal, even if you plan to do them over a period of time 
or on different parcels of land.  Attach any additional information that will help describe your proposal or its 
environmental effects.  Include reference to any reports on studies that you are aware of which are relevant 
to the answers you provide.  The City may ask you to explain your answers or provide additional information 
reasonably related to determining if there may be significant adverse impacts. 
 
 

Use of a Checklist for Nonproject Proposals: A nonproject proposal includes plans, policies, and 
programs where actions are different or broader than a single site-specific proposal. 
 
For nonproject proposals, complete the Environmental Checklist even though you may answer "does not 
apply" to most questions.  In addition, complete the Supplemental Sheet for Nonproject Actions available 
from Permit Processing. 
 
For nonproject actions, the references in the checklist to the words project, applicant, and property or site 
should be read as proposal, proposer, and affected geographic area, respectively. 
 
 

Attach an 8 ½” x 11 vicinity map which accurately locates the proposed site. 
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ENVIRONMENTAL  CHECKLIST  
4/11/2013 

 
If you need assistance in completing the checklist or have any questions regarding the environmental review process, 
please visit or call Development Services (425-452-6800) between 8 a.m. and 4 p.m., Monday through Friday 
(Wednesday, 10 to 4).  Assistance for the hearing impaired: Dial 711 (Telecommunications Relay Service).  
 

BACKGROUND INFORMATION 

 
Property Owner: 
 
Proponent: 
 
Contact Person: 
(If different from the owner.  All questions and correspondence will be directed to the individual listed.) 
 
 Address: 
 
 Phone: 
 
Proposal Title: 

 
Proposal Location: 
(Street address and nearest cross street or intersection) Provide a legal description if available. 
 
Please attach an 8 ½” 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: 
 
2.   Acreage of site: 
 
3.   Number of dwelling units/buildings to be demolished: 
 
4.   Number of dwelling units/buildings to be constructed: 
 
5.   Square footage of buildings to be demolished: 
 
6.   Square footage of buildings to be constructed: 
 
7.   Quantity of earth movement (in cubic yards): 
 
8.   Proposed land use: 
 
9.   Design features, including building height, number of stories and proposed exterior materials: 
 
 
 
10. Other 
 
 

 
 
 



 

 

1227 124th Avenue NE, Bellevue, Washington 

 

 

Vicinity map – nts. 

site vicinity

SPRING DISTRICT Residential
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Estimated date of completion of the proposal or timing of phasing: 
 
 
 
 
Do you have any plans for future additions, expansion, or further activity related to or connected with this proposal?   If yes, 
explain. 
 
 
 
 
List any environmental information you know about that has been prepared, or will be prepared, directly related to this 
proposal. 
 
 
 
 
Do you know whether applications are pending for governmental approvals of other proposals directly affecting the 
property covered by your proposal?   If yes, explain.  List dates applied for and file numbers, if known. 
 
 
 
 
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. 
 
 
 
 
Please provide one or more of the following exhibits, if applicable to your proposal. 
(Please check appropriate box(es) for exhibits submitted with your proposal): 
 

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

   Preliminary Plat or Planned Unit Development  
      Preliminary plat map 
 

   Clearing & Grading Permit 
      Plan of existing and proposed grading 
      Development plans 
 

   Building Permit (or Design Review)  
      Site plan 
      Clearing & grading plan 
 

   Shoreline Management Permit 
      Site plan  
 
 
A.   ENVIRONMENTAL ELEMENTS 
 

     1.    Earth  
 

a.   General description of the site:   Flat     Rolling     Hilly     Steep slopes     Mountains     Other 
 

b.   What is the steepest slope on the site (approximate percent slope)? 
 
 

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

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

 
 
 
 
 

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

g.   About what percent of the site will be covered with impervious surfaces after project construction (for                
      example, asphalt or buildings)? 

 
 
 

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

     2.   AIR 
 

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 give          
     approximate quantities if known. 

 
 
 
 
 

b.  Are there any off-site sources of emissions or odor that may affect your proposal?  If so, generally describe. 
 
 
 

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

 
 
  
 
 

(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.   

 
 
 

(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. 

 
 
 
 
 
 

 
(4)   Will the proposal require surface water withdrawals or diversions?  Give general description,               
       purpose, and approximate quantities if known. 

 
 
 
 
 

(5)   Does the proposal lie within a 100-year floodplain?  If so, note location on the site plan. 
 
 

(6)   Does the proposal involve any discharges of waste materials to surface waters?  If so, describe          
        the type of waste and anticipated volume of discharge. 

 
 
 
 
 

b.   Ground 

 
(1)   Will ground water be withdrawn, or will water be discharged to ground water?  Give general                 
       description.     

 
 
 
 
 

(2)   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. 

 
 
 
 



C-003
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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. 

 
 
 
 
 

(2)  Could waste materials enter ground or surface waters?  If so, generally describe. 
 
 
 
 
 

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

4.   Plants 
 

a.   Check or circle types of vegetation found on the site: 
 

  deciduous tree: alder, maple, aspen, other 
 

  evergreen tree: fir, cedar, pine, other 
 

  shrubs 
 

  grass 
 

  pasture 
 

  crop or grain 
 

   wet soil plants: cattail, buttercup, bulrush, skunk cabbage, other 
 

   water plants: water lily, eelgrass, milfoil, other 
 

  other types of vegetation 
 
 

b.   What kind and amount of vegetation will be removed or altered? 
 
 
 
 
 

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

d.   Proposed landscaping, use of native plants, or other measures to preserve or enhance vegetation on the         
      site, if any: 
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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: 
 

   Fish: bass, salmon, trout, herring, shellfish, other: 
 
 

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

c.   Is the site part of a migration route?  If so, explain. 
 
 

d.   Proposed measures to preserve or enhance wildlife, if any: 
 
 

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. 

 
 

b.   Would your project affect the potential use of solar energy by adjacent properties?  If so, generally describe. 
 
 

c.   What kinds of energy conservation features are included in the plans of the proposal?  List other proposed       
      measures to reduce or control energy impacts, if any:     

 
 

7.   Environmental Health 
 

a.   Are there any environmental health hazards, including exposure to toxic chemicals, risk of fire and                    
      explosion, spill, or hazardous waste, that could occur as a result of this proposal?  If so, describe. 

 
 
 
 
 

(1)   Describe special emergency services that might be required. 
 
 
 
 
 

(2)   Proposed measures to reduce or control environmental health hazards, if any. 
 
 
 
 

b.   Noise 
 

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

 
 
 
 
 

(3)   Proposed measures to reduce or control noise impacts, if any: 
 
 
 
 
 

8.   Land and Shoreline Use 
 

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

b.   Has the site been used for agriculture?  If so, describe. 
 
 

c.   Describe any structures on the site. 
 
 
 
 
 

d.   Will any structures be demolished?  If so, what? 
 
 

e.   What is the current zoning classification of the site? 
 
 

f.   What is the current comprehensive plan designation of the site? 
 
 

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

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

i.   Approximately how many people would reside or work in the completed project? 
 
 
 

j.   Approximately how many people would the completed project displace? 
 
 

k.   Proposed measures to avoid or reduce displacement impacts, if any: 
 
 
 
 
 

l.   Proposed measures to ensure the proposal is compatible with existing and projected land uses and plans, if      
     any: 
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9.   Housing 
 
 

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

 
 
 
 
 

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

 
 
 
 
 

c.   Proposed measures to reduce or control housing impacts, if any: 
 
 
 
 

 

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? 

 
 

b.   What views in the immediate vicinity would be altered or obstructed? 
 
 

c.   Proposed measures to reduce or control aesthetic impacts, if any: 
 
 
 
 
 

11.   Light and Glare 

 

 
a.   What type of light or glare will the proposal produce?  What time of day would it mainly occur? 

 
 

b.   Could light or glare from the finished project be a safety hazard or interfere with views? 
 
 
 
 
 

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

d.   Proposed measures to reduce or control light or glare impacts, if any: 
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12.   Recreation 
 

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

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

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

 
 
 
 
 

13.   Historic and Cultural Preservation 

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

 
 

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

 
 

c.   Proposed measures to reduce or control impacts, if any: 
 
 
 

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. 

 
 

b.   Is site currently served by public transit?  If not, what is the approximate distance to the nearest transit stop? 
 
 

c.   How many parking spaces would be completed project have?  How many would the project eliminate? 
 
 

d.   Will the proposal require any new roads or streets, or improvements to existing roads or streets, not                 
       including driveways?  If so, generally describe (indicate whether public or private). 

 
 

e.   Will the project use (or occur in the immediate vicinity of) water, rail, or air transportation?  If so, generally         
     describe. 

 
 
 
 
 

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

 
 

g.   Proposed measures to reduce or control transportation impacts, if any: 
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15.   Public Services 
 
 

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. 

 
 
 
 
 

b.   Proposed measures to reduce or control direct impacts on public services, if any. 
 
 
 
 
 

16.   Utilities 

 

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

 
 

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. 

 
 
 
 
 

Signature 

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

 
 
 
 

Signature.................................................................................................. 
 
Date Submitted........................................................................................ 
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CRITICAL AREAS LAND USE PERMIT (Wetland buffer) 
Narrative Description for Site Plan B for 

Administrative Design Review for 
Spring District Residential by 
Security Properties Phase 1A 

 

A description of the project site, including landscape features, existing development, and site 
history as applicable.  

The proposal is a 2.53 acre residential development identified as Spring District Residential (SDR).  
The proposal will be developed as Phase 1A by Security Properties (SP) and is part of The Spring 
District (TSD) master development by Wright Runstad (WR).  

The proposal includes construction of 5 buildings for residential use and includes the demolition of 
a portion of an existing building slab on TSD Phase 1A portion of the master development. The 
proposal also includes associated infrastructure, including streets and utilities for the residential 
buildings’ operation. 

The land has been developed since the 1960’s and does not include any prime farmland. The 
affected geographic area is generally flat, with the exception of a graded artificial slope located at 
the western edge of the site along 120th Avenue NE. The slope is up to 50‐percent in places. Steep 
slope impacts and mitigation by the proposal are addressed in a separate critical areas permit 
document by SP project team member GeoEngineers. 

There is a Category III wetland near the northwest corner of the proposal and is often referred to as 
the 120th Avenue NE wetland – see attached Critical Areas Permit, Site Plan B. The City has 
documented that it will remove and mitigate this wetland and buffer at on offsite location as part 
of the City’s upcoming 120th Avenue NE widening project (120th Ave NE Stage 3, CIP #PW‐R‐168, 
approved and begun per City’s 2013‐2019 Adopted CIP). The wetland has been delineated and the 
mitigation plan documented in the City’s NE 4th/120th Avenue NE Corridor Project Wetland and 
Stream Delineation Technical Report (April 2011).  

A separate critical areas permit (by TSD) to support TSD Phase 1A site by WR for utilities through 
this wetland buffer has been approved by the City including a Critical Areas Report by Shannon & 
Wilson dated 6/4/13 ‐ see attached sheets CA‐001, CA‐002 and CA‐003 from that separate critical 
areas permit submittal (by TSD). 

An adjustment to the wetland buffer line is proposed at the south end of the buffer to 
accommodate the northwest corner of Building A of the proposed SDR development being within 
the 15 foot building setback line (BSBL) zone. The proposal will not encroach into the wetland 
buffer. Approximately 300 square feet of wetland buffer area will be relocated from the southeast 
buffer corner (near proposed Building A) to the south end of the buffer.  

No changes are proposed to the Buffer Restoration Planting Plan in the separate critical areas 
permit (by others) referenced above.  
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A description of how the design constitutes the minimum necessary impact to the critical 
areas.  

At the northwest corner of the SDR project site, the proposed Building A footprint and cantilever 
extend into the 15 foot wetland building setback line (BSBL) area. The Building A footprint and 
cantilever corners are approximately 9 feet and 2 feet clear of the wetland buffer edge respectively. 
A retaining wall (approximately 7 feet maximum height) is proposed within the 15 foot BSBL area 
but outside of the 60’ wetland buffer. The retaining wall prevents direct grading impacts on the 
wetland buffer and is offset 1 foot from the wetland buffer edge to allow for a planted screen in 
front. The wetland was categorized by the reports cited above and found to have low biological 
function and received a low habitat score. The impacts of the 15 foot BSBL encroachments will not 
inhibit current habitat functions and will not impact the wetland buffer or the wetland itself.  

Proposed Building A and the associated retaining wall have been placed to avoid the wetland and 
the wetland buffer, and only impact the 15 foot BSBL area.  

The proposed buildings (including proposed Building A) have been designed to step into the hillside, 
reducing the steepness of the man‐made steep slope. Steep slope impacts and mitigation by the 
proposal are addressed in a separate critical areas permit document by SP project team member 
GeoEngineers. 

A description of why there is no feasible alternative with less impact to the critical area, 
critical area buffer, or critical area structure setback.  

The proposed Building A footprint is one of five buildings in the SDR project site. Proposed Building 
A has been sited to front proposed NE 13th Street (part of TSD Phase 1A by WR) and the public 
pedestrian gateway element (a.k.a. “the hill climb stairs”) providing public connection from the 
upper SDR courtyard down to the landing at the intersection at NE 12th Street and 120th Ave NE.  
SDR project design elements include parking, utilities, vehicular / pedestrian access and circulation, 
and site amenities which include raised planters and benches in conjunction with the public 
pedestrian gateway element.   

Design constraints include costs and design limitations related to unconsolidated fill soils along the 
west edge of the SDR project site.   

Alternatives considered for the proposed Building A location include moving Building A to the south 
or reducing the building footprint to avoid the 15 foot BSBL. These alternatives present 
geotechnical and project viability constraints as outlined in the next section below. 

As noted above, the City has documented that it will remove and mitigate this wetland and buffer 
at on offsite location as part of the City’s upcoming 120th Avenue NE widening project (120th Ave 
NE Stage 3, CIP #PW‐R‐168, approved and begun per City’s 2013‐2019 Adopted CIP). 

 
A description of alternatives considered and why the alternative selected is preferred. 

The proposed Building A is one of five buildings in the SDR project site. Proposed Building A has 
been sited to front proposed NE 13th Street (part of TSD by WR) and the public pedestrian gateway 
element providing connection from the upper SDR courtyard down to the landing at the 
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intersection at NE 12th Street and 120th Ave NE.  SDR project design elements include parking, 
utilities, vehicular / pedestrian access and circulation, and site amenities which include raised 
planters and benches in conjunction with the public pedestrian gateway element.   

Alternative 1 ‐ Move Building A to the south to avoid the 15 foot BSBL. This alternative presents 
difficulties, including:  

• Relocation of Building A to the south of the current location would steepen gradients 
and/or increase retaining wall heights at the south side of the building, and would 
significantly constrict the required public pedestrian gateway element providing connection 
from the upper SDR courtyard down to the landing at the intersection at NE 12th Street and 
120th Ave NE. 

Alternative 2 – Extend Building A west and down the slope to the back of the future sidewalk to be 
constructed as part of the City’s upcoming 120th Avenue NE widening project (120th Ave NE Stage 
3, CIP #PW‐R‐168, approved and begun per City’s 2013‐2019 Adopted CIP).  This alternative 
presents difficulties, including:  

• Extending Building A to the west of the current location would create impacts to the 
wetland buffer. 

• Extending Building A to the west of the current location would create unmarketable and 
isolated residential and/or retail uses since they would be separated from the activity at 
the upper portion of the SDR site (and TSD master development) and would be separated 
from the activity along the public pedestrian gateway element. 

Alternative 3 – Reconfigure Building A to be outside of 15 foot BSBL. This alternative presents 
difficulties, including: 

• Reconfiguration of Building A would limit intended site density.  

Selected Alternative – As described above and shown on attached Critical Areas Permit, Site Plan 
B where Building A does not impact the wetland buffer and has only a minor encroachment into 
the 15 foot BSBL.  This alternative was selected because: 

• The wetland was found to have low biological function and received a low habitat score.  

• The impacts of the 15 foot BSBL encroachments will not inhibit current habitat functions 
and will not impact the wetland buffer or the wetland itself.  

• Additional wetland buffer area is available as shown. 

• As noted above, the City has documented that it will remove and mitigate this wetland and 
buffer at on offsite location as part of the City’s upcoming 120th Avenue NE widening 
project (120th Ave NE Stage 3, CIP #PW‐R‐168, approved and begun per City’s 2013‐2019 
Adopted CIP). 
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A summary of how the proposal meets each of the decision criteria contained in Land Use 
Code Section 20.30P.  

LUC 20.30P.140 Decision criteria.  

The Director may approve or approve with modifications an application for a Critical Areas Land Use 
Permit if:  

A.  The proposal obtains all other permits required by the Land Use Code; and  

The SDR project is in the process of obtaining all necessary permits not previously obtained 
including this Administrative Design Review (ADR) submittal that will be followed by Building 
Pad Demolition Permit, Clearing and Grading Permit and Building Permits for Buildings A, B, C, D 
and E.  The TSD project has received all other necessary permits for the TSD Phase 1A of the 
master development including NPDES, Demolition, Clearing & Grading, Utility Extension, and 
Right‐of‐Way Permits.  

B.  The proposal utilizes to the maximum extent possible the best available construction, design 
and development techniques which result in the least impact on the critical area and critical 
area buffer; and  

The SDR selected contractor will utilize best available practices so that disturbance of the 
wetland and wetland buffer will be avoided during construction.  

C.  The proposal incorporates the performance standards of Part 20.25H LUC to the maximum 
extent applicable; and  

See response below to LUC 20.25H Performance Standards.  

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

The will comply with City code requirements regarding the provision of adequate public facilities 
including streets, fire protection, utilities, and public amenities. 

E.  The proposal includes a mitigation or restoration plan consistent with the requirements of 
LUC 20.25H.210; except that a proposal to modify or remove vegetation pursuant to an 
approved Vegetation Management Plan under LUC 20.25H.055.C.3.i shall not require a 
mitigation or restoration plan; and  

The proposal makes no changes to the previously approved Buffer Restoration Plan shown on 
attached Plan Sheet CA‐002 referenced above for TSD. The TSD Vegetation Management Plan is 
discussed in the Critical Areas Report (Shannon & Wilson) referenced above for TSD. The above 
referenced TSD Critical Areas Report and Buffer Restoration Plan meet the requirements of LUC 
20.25H.210. The wetland buffer adjacent to SDR Building A will be modified and the 15 foot 
BSBL line will be revised as indicated on the attached Critical Areas Permit, Site Plan B. 

F.  The proposal complies with other applicable requirements of this code.  

The proposal complies with applicable City requirements, as described in this narrative. No 
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additional requirements have been identified. 

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

The proposal complies with all City code requirements regarding the provision of adequate 
public facilities including streets, fire protection, utilities, and public amenities. No additional 
requirements have been identified.  

H.  The proposal includes a mitigation or restoration plan consistent with the requirements of 
LUC 20.25H.210; except that a proposal to modify or remove vegetation pursuant to an 
approved Vegetation Management Plan under LUC 20.25H.055.C.3.i shall not require a 
mitigation or restoration plan; and  

The proposal makes no changes to the previously approved Buffer Restoration Plan, shown on 
attached Plan Sheet CA‐002. The Vegetation Management Plan is discussed in the Critical Areas 
Report (Shannon & Wilson). The Critical Areas Report and Buffer Restoration Plan meet the 
requirements of LUC 20.25H.210. The wetland buffer line adjacent to SDR Building A will be 
modified and the 15 foot BSBL line will be revised as indicated on the attached Critical Areas 
Permit, Site Plan B. 

I.   The proposal complies with other applicable requirements of this code.  

The proposal complies with the requirements of LUC 20.25H and 20.30P.  

A summary of how the proposal meets each of the criteria and performance standards contained in 
Land Use Code Section 20.25H associated with the critical area you are modifying.  

See description below of how the proposal meets LUC 20.25H criteria and performance standards 
for wetlands. Steep slope impacts and mitigation by the proposal are addressed in a separate 
critical areas permit document by SP project team member GeoEngineers. 
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LUC 20.25H.055 Uses and development allowed within critical areas – 
Performance standards.  

LUC 20.25H.055  

C.   Performance Standards.  

2. New and Expanded Uses or Development. As used in this section, “facilities and systems” is a 
general term that encompasses all structures and improvements associated with the allowed uses and 
development described in the table in subsection B of this section:  

a. New or expanded facilities and systems are allowed within the critical area or critical area buffer 
only where no technically feasible alternative with less impact on the critical area or critical area 
buffer exists. A determination of technically feasible alternatives will consider:  

i.   The location of existing infrastructure;  

The location of existing infrastructure related to this proposal does not require the proposal to 
directly impact the wetland or wetland buffer areas.  

The City has documented that it will remove and mitigate this wetland and buffer at on offsite 
location as part of the City’s upcoming 120th Avenue NE widening project (120th Ave NE Stage 
3, CIP #PW‐R‐168, approved and begun per City’s 2013‐2019 Adopted CIP). 

ii.    The function or objective of the proposed new or expanded facility or system;  

All of the proposed buildings, parking, utilities, vehicular / pedestrian circulation, and site 
amenities are essential to the feasible development of the site.  

iii.    Demonstration that no alternative location or configuration outside of the critical area or 
critical area buffer achieves the stated function or objective, including construction of new or 
expanded facilities or systems outside of the critical area;  

The proposal does not directly impact the wetland or the wetland buffer area. The wetland 
buffer adjacent to SDR Building A will be modified and the 15 foot BSBL line will be relocated in 
order to maintain the 15 foot BSBL with no change to the total buffer area. The proposal does 
not change the previously approved Buffer Restoration Plan (by TSD) and Vegetation 
Management Plan (by TSD). 

The City has documented that it will remove and mitigate this wetland and buffer at on offsite 
location as part of the City’s upcoming 120th Avenue NE widening project (120th Ave NE Stage 
3, CIP #PW‐R‐168, approved and begun per City’s 2013‐2019 Adopted CIP). 

iv.    Whether the cost of avoiding disturbance is substantially disproportionate as compared to 
the environmental impact of proposed disturbance; and  

The relocation or reconfiguration of Building A as outlined in the above alternatives would 
steepen gradients, increase retaining wall heights, would significantly constrict the required 
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public pedestrian gateway element, impact the feasibility of the project, and  create 
unmarketable and isolated residential and/or retail uses. 

v.   The ability of both permanent and temporary disturbance to be mitigated.  

This proposal will not temporarily or permanently disturb the wetland or the wetland buffer 
area. The proposal does not change the previously approved Buffer Restoration Plan (by TSD) 
and Vegetation Management Plan (by TSD). Steep slope impacts and mitigation by the proposal 
are addressed in a separate critical areas permit document by SP project team member 
GeoEngineers.  

b. If the applicant demonstrates that no technically feasible alternative with less impact on the critical 
area or critical area buffer exists, then the applicant shall comply with the following:  

i.   Location and design shall result in the least impacts on the critical area or critical area buffer;  

The location of the proposed Building A and associated retaining wall only encroaches upon the 
15 foot BSBL and does not directly impact the wetland buffer or the wetland itself.  

ii.    Disturbance of the critical area and critical area buffer, including disturbance of vegetation 
and soils, shall be minimized;  

This proposal will not temporarily or permanently disturb the wetland or the wetland buffer 
area, including disturbance of vegetation and soils. In addition, the project will implement and 
maintain temporary erosion and sediment control and best management practices to minimize 
impacts to critical areas during construction.  

iii.    Disturbance shall not occur in habitat used for salmonid rearing or spawning or by any 
species of local importance unless no other technically feasible location exists;  

This proposal will not temporarily or permanently disturb the wetland or the wetland buffer 
area. In addition, the wetland and buffer do not have habitat used for salmonid rearing or 
spawning or any species of local importance.  

iv.    Any crossing over of a wetland or stream shall be designed to minimize critical area and 
critical area buffer coverage and critical area and critical area buffer disturbance, for example by 
use of bridge, boring, or open cut and perpendicular crossings, and shall be the minimum width 
necessary to accommodate the intended function or objective; provided, that the Director may 
require that the facility be designed to accommodate additional facilities where the likelihood of 
additional facilities exists, and one consolidated corridor would result in fewer impacts to the 
critical area or critical area buffer than multiple intrusions into the critical area or critical area 
buffer;  

This proposal will not disturb or cross over the wetland or the wetland buffer area. 

v.    All work shall be consistent with applicable City of Bellevue codes and standards;  
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The proposal is consistent with City of Bellevue codes and standards.  

vi.    The facility or system shall not have a significant adverse impact on overall aquatic area flow 

peaks, duration or volume or flood storage capacity, or hydroperiod;   

The installation of this proposal will not impact the wetland or wetland buffer. The proposal 
does not change the previously approved Buffer Restoration Plan (by TSD) and Vegetation 
Management Plan (by TSD).  

vii.    Associated parking and other support functions, including, for example, mechanical 

equipment and maintenance sheds, must be located outside critical area or critical area buffer 

except where no feasible alternative exists; and  

No parking or support functions are proposed within the wetland or wetland buffer.  

viii.    Areas of new permanent disturbance and all areas of temporary disturbance shall be 
mitigated and/or restored pursuant to a mitigation and restoration plan meeting the 
requirements of LUC 20.25H.210.  

The installation of this proposal will not impact the wetland or wetland buffer. The proposal 
does not change the previously approved Buffer Restoration Plan (by TSD) and Vegetation 
Management Plan (by TSD).  
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20.25H.100 Performance standards. [Wetlands]  

LUC 20.25H.100  

Development on sites with a wetland or wetland critical area buffer shall incorporate the following 
performance standards in design of the development, as applicable:  

A.  Lights shall be directed away from the wetland.  

No light installation is proposed within the wetland buffer. Construction will be performed 
during the day and lighting impacts are not anticipated.  

B.  Activity that generates noise such as parking lots, generators, and residential uses, shall be 
located away from the wetland, or any noise shall be minimized through use of design and 
insulation techniques.  

No permanent noise disturbance will result from the installation of this proposal. Noise during 
construction will be minimized to the maximum extent possible, and is not anticipated to have 
any adverse effect on the wetland or wetland buffer function.  

C.  Toxic runoff from new impervious area shall be routed away from the wetlands.  

The proposal will reduce the impervious area within the SDR site.   Treated runoff from the site 
will be routed away/around the wetland and wetland buffer. 

D.  Treated water may be allowed to enter the wetland critical area buffer.  

The proposal will not create additional stormwater flows or direct treated flows from the SDR 
site toward the wetland or wetland buffer.  

E.  The outer edge of the wetland critical area buffer shall be planted with dense vegetation to 
limit pet or human use.  

The proposal will maintain the outer edge of the wetland buffer.  The proposal does not change 
the previously approved Buffer Restoration Plan (by TSD) and Vegetation Management Plan (by 
TSD). 

F.  Use of pesticides, insecticides and fertilizers within 150 feet of the edge of the stream buffer 
shall be in accordance with the City of Bellevue’s “Environmental Best Management 
Practices,” now or as hereafter amended.   

The proposal site does include a stream.  The proposal does not change the previously approved 
Buffer Restoration Plan (by TSD) and Vegetation Management Plan (by TSD).  
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A summary of how the proposal meets each of the criteria contained in Land Use Code 

Section 20.25H.230 as required for applications proposing a modification through the use the 

Critical Areas Report process.  

20.25H.230  

Generally, the critical areas report must demonstrate that the proposal with the requested 
modifications leads to equivalent or better protection of critical area functions and values than would 
result from the application of the standard requirements. Where the proposal involves restoration of 
degraded conditions in exchange for a reduction in regulated critical area buffer on a site, the critical 
areas report must demonstrate a net increase in certain critical area functions.  

This proposal will not directly impact the wetland or the wetland buffer area. The proposal does 
not change the previously approved Buffer Restoration Plan (by TSD) and Vegetation Management 
Plan (by TSD). The proposal will modify the wetland buffer line and the 15 foot BSBL line as shown 
on attached Critical Areas Permit, Site Plan B. The total area of the wetland buffer will remain the 
same. The wetland buffer BSBL setback will remain the same at 15 feet width as measured from the 
modified wetland buffer line. 

The project is not proposing a reduction in regulated critical area buffer, therefore, the proposal is 
not required to demonstrate a net increase in certain critical area functions.  
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QUERCUS COCCINEA

KATSURA TREE
SCARLET OAK

GATEWAY TREE

CAREX STIPATA
JUNCUS ENSIFOLIOUS

BIORETENTION

MISCANTHUS SINENSIS 'YAKU JIMA'
MYRICA CALIFORNICA
PENNISETUM ALOPECUROIDES
POLYSTICHUM MUNITUM

RESIDENTIAL CORRIDOR

ASARUM CAUDATUM
BLECHNUM SPICANT
CAREX TESTACEA 'PRAIRE FIRE'
CORNUS SERICEA 'MIDWINTER FIRE'
MOLINIA CARULEA 'MOORFLAME'
HELICTOTRICHON SEMPERVIRENS

RESIDENTIAL COURTYARD

ARCTOSTAPHYLOS UVA-URSI
CAREX ELATA 'AUREA'
CORNUS SERICEA 'MIDWINTER FIRE'
CORNUS SERICEA 'KELSEYI'
LILIUM COLUMBIANUM
PENNISETUM ALOPECUROIDES
POLYSTICHUM MUNITUM
SARCOCOCCA HOOKERIANA

HILLCLIMB

CAMASSIA QUAMASH
GARRYA ELLIPTICA
MAHONIA REPENS
MEADOW MIX
MYRICA CALIFORNICA
POLYSTICHUM MUNITUM
RIBES SANGUINEUM
SYMPHORICARPOS ALBUS

SMALL CAMAS
SILK TASSEL
CREEPING MAHONIA
MEADOW MIX
CALIFORNIA WAX MYRTLE
SWORD FERN
RED-FLOWERING CURRANT
SNOWBERRY

BUFFER

ARCTOSTAPHYLOS UVA-URSI
CAREX TESTACEA 'PRAIRIE FIRE'
CROCOSMIA 'YELLOW LUCIFER'
GAULTHERIA SHALLON
HELICTOTRICHON SEMPERVIRENS
HEMEROCALLIS 'STELLA D'ORO'
LIRIOPE SPICATA
LONICERA PILEATA
MAHONIA REPENS
MISCANTHUS SINENSIS 'YAKU JIMA'

KINNIKINNICK
PRAIRIE FIRE SEDGE
YELLOW LUCIFER CROCOSMIA
SALAL
BLUE OAT GRASS
STELLA D'ORO DAYLILY
CREEPING LILYTURF
PRIVET HONEYSUCKLE
CREEPING MAHONIA
DWARF MAIDEN GRASS

STREETSCAPE

ACER CIRCINATUM
ACER GRISEUM
MAGNOLIA WILSONII
STEWARTIA PSEUDOCAMELLIA

VINE MAPLE
PAPERBARK MAPLE
WILSON'S MAGNOLIA
JAPANESE STEWARTIA

MEDIUM DECIDUOUS TREE

FRAXINUS PENNSYLVANICA 'SUMMIT'
TILIA CORDATA 'GREENSPIRE'
ZELKOVA SERRATA

STREET TREE

MAGNOLIA 'GALAXY'
PRUNUS 'ACCOLADE'
CORNUS 'EDDIES WHITE WONDER'

GALAXY MAGNOLIA
ACCOLADE CHERRY
EDDIES WHITE WONDER DOGWOOD

FLOWERING TREE

BETULA PAPYRIFERA
CERCIDIPHYLLUM JAPONICUM
POPULUS TREMULOIDES

PAPER BIRCH
KATSURA TREE
QUAKING ASPEN

LARGE DECIDUOUS TREE

SHRUBS AND GROUNDCOVER

CALOCEDRUS DECURRENS
PINUS CONTORTA 'CONTORTA'
PSUEDOTSUGA MENZIESII

INCENSE CEDAR
SHORE PINE
DOUGLAS FIR

CONIFER TREE

A

B

C

D

A

B

C

D

1 2 3 4 5

1 2 3 4 5

COPYRIGHT GGLO. ALL RIGHTS RESERVED.
ORIGINAL SHEET SIZE IS 24"x36"

SHEET NO.

SHEET TITLE

GGLO PROJECT MANAGER:

GGLO PRINCIPAL IN CHARGE:

CHECKED BY:

DRAWN BY:

PROJECT NO.:

OWNER APPROVAL:

PLOT DATE:

MARK DATE DESCRIPTION

ISSUE INFORMATION

REVISIONS

ar
ch

ite
ct

ur
e 

 | 
 in

te
rio

r 
de

si
gn

  
|  

la
nd

sc
ap

e 
ar

ch
ite

ct
ur

e 
 | 

 p
la

nn
in

g 
&

 u
rb

an
 d

es
ig

n

1301 First Avenue

Suite 301

Seattle, WA 98101

Tel: (206) 467-5828

Fax: (206) 467-0627

Email:  gglo@gglo.com

http://www.gglo.com

G G L O
P

LO
T

 D
A

T
E

/T
IM

E
:

A 6/14/2013 ADR  PRE-SUBMITTAL REVIEW

OWNER:

PROJECT ADDRESS:

PROJECT:

SPRING DISTRICT
RESIDENTIAL

SECURITY PROPERTIES
PHASE 1A

1227 124TH AVE NE
BELLEVUE, WA 98005

SECURITY PROPERTIES
1201 3RD AVE, SUITE 5400
SEATTLE, WA 98101

B 10/25/2013 WRIGHT RUNSTAD ADR REVIEW

C 11/27/2013 COB DESIGN REVIEW (LD)

1
1
/2

7
/2

0
1
3
 3

:2
9
:1

4
 P

M

MAX ANDERSON

BETH DWYER

MS

DM

2012064.00

11/27/2013

L-201

PLANTING PLAN - WEST

 1
1/

27
/2

01
3 

C
O

B
 D

E
S

IG
N

 R
E

V
IE

W
 (

L
D

)

0'

SCALE:1/16"=1'-0"

16'8' 32'

PLAN
NORTH

 1/16" = 1'-0"1
PLANTING PLAN - WEST

BUILDING A

BUILDING E

BUILDING B

MARK DATE DESCRIPTION



UP

UP

T

X XXXXX

F F

F

W

W

17
0

1
7
2

180

178

178

18
0

180

180

18
0

1
7
8

1
7
4

176

176

LIMIT OF WORK

PROPERTY LINE

LI
M

IT
 O

F
 W

O
R

K

P
R

O
P

E
R

T
Y

 L
IN

E

LIMIT OF WORK PROPERTY LINE

PROPERTY LINE

LIMIT OF WORK

NE 12TH STREET

NE 13TH STREET

TREES

CONCEPT PLANT SCHEDULE

BOTANICAL NAME COMMON NAME

CERCIDIPHYLLUM JAPONICUM
QUERCUS COCCINEA

KATSURA TREE
SCARLET OAK

GATEWAY TREE

CAREX STIPATA
JUNCUS ENSIFOLIOUS

SAWBEAK SEDGE
DAGGERLEAF RUSH

BIORETENTION

MISCANTHUS SINENSIS 'YAKU JIMA'
MYRICA CALIFORNICA
PENNISETUM ALOPECUROIDES
POLYSTICHUM MUNITUM

DWARF MAIDEN GRASS
CALIFORNIA WAX MYRTLE
FOUNTAIN GRASS
WESTERN SWORD FERN

RESIDENTIAL CORRIDOR

ASARUM CAUDATUM
BLECHNUM SPICANT
CAREX TESTACEA 'PRAIRE FIRE'
CORNUS SERICEA 'MIDWINTER FIRE'
MOLINIA CARULEA 'MOORFLAME'
HELICTOTRICHON SEMPERVIRENS

RESIDENTIAL COURTYARD

ARCTOSTAPHYLOS UVA-URSI
CAREX ELATA 'AUREA'
CORNUS SERICEA 'MIDWINTER FIRE'
CORNUS SERICEA 'KELSEYI'
LILIUM COLUMBIANUM
PENNISETUM ALOPECUROIDES
POLYSTICHUM MUNITUM
SARCOCOCCA HOOKERIANA

KINNIKINNICK
GOLDEN SEDGE
MIDWINTER FIRE RED TWIG DOGWOOD
KELSEY'S DWARF RED OSIER DOGWOOD
TIGER LILY
FOUNTAIN GRASS
WESTERN SWORDFERN
SWEETBOX

HILLCLIMB

CAMASSIA QUAMASH
GARRYA ELLIPTICA
MAHONIA REPENS
MEADOW MIX
MYRICA CALIFORNICA
POLYSTICHUM MUNITUM
RIBES SANGUINEUM
SYMPHORICARPOS ALBUS

SMALL CAMAS
SILK TASSEL
CREEPING MAHONIA
MEADOW MIX
CALIFORNIA WAX MYRTLE
SWORD FERN
RED-FLOWERING CURRANT
SNOWBERRY

BUFFER

ARCTOSTAPHYLOS UVA-URSI
CAREX TESTACEA 'PRAIRIE FIRE'
CROCOSMIA 'YELLOW LUCIFER'
GAULTHERIA SHALLON
HELICTOTRICHON SEMPERVIRENS
HEMEROCALLIS 'STELLA D'ORO'
LIRIOPE SPICATA
LONICERA PILEATA
MAHONIA REPENS
MISCANTHUS SINENSIS 'YAKU JIMA'

KINNIKINNICK
PRAIRIE FIRE SEDGE
YELLOW LUCIFER CROCOSMIA
SALAL
BLUE OAT GRASS
STELLA D'ORO DAYLILY
CREEPING LILYTURF
PRIVET HONEYSUCKLE
CREEPING MAHONIA
DWARF MAIDEN GRASS

STREETSCAPE

ACER CIRCINATUM
ACER GRISEUM
MAGNOLIA WILSONII
STEWARTIA PSEUDOCAMELLIA

VINE MAPLE
PAPERBARK MAPLE
WILSON'S MAGNOLIA
JAPANESE STEWARTIA

MEDIUM DECIDUOUS TREE

FRAXINUS PENNSYLVANICA 'SUMMIT'
TILIA CORDATA 'GREENSPIRE'
ZELKOVA SERRATA

SUMMIT ASH
GREENSPIRE LITTLE LEAF LINDEN
VILLAGE GREEN ZELKOVA

STREET TREE

MAGNOLIA 'GALAXY'
PRUNUS 'ACCOLADE'
CORNUS 'EDDIES WHITE WONDER'

GALAXY MAGNOLIA
ACCOLADE CHERRY
EDDIES WHITE WONDER DOGWOOD

FLOWERING TREE

BETULA PAPYRIFERA
CERCIDIPHYLLUM JAPONICUM
POPULUS TREMULOIDES

PAPER BIRCH
KATSURA TREE
QUAKING ASPEN

LARGE DECIDUOUS TREE

SHRUBS AND GROUNDCOVER

CALOCEDRUS DECURRENS
PINUS CONTORTA 'CONTORTA'
PSUEDOTSUGA MENZIESII

INCENSE CEDAR
SHORE PINE
DOUGLAS FIR

CONIFER TREE

A
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D
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D
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TREES

ROOF CONCEPT PLANT SCHEDULE

BOTANICAL NAME COMMON NAME

PYRUS COMMUNIS 'BEURRE D'ANJOU' BEURRE D'ANJOU PEAR

FRUIT TREE

ALLIUM SCHOENOPRASUM
ROSMARINUS OFFICINALIS
VACCINIUM CRASSIFOLIUM 'WELLS DELIGHT'
VACCINIUM 'NORTH SKY'
VACCINIUM VITIS-IDAEA
FRAGARIA CHILOENSIS

CHIVES
ROSEMARY
WELLS DELIGHT CREEPING BLUEBERRY
NORTHSKY BLUEBERRY
LIGNONBERRY
BEACH STRAWBERRY

FOOD THEMED PLANTING

SEDUM MAT PRE-VEGETATED SEDUM MAT

GREEN ROOF

SHRUBS AND GROUNDCOVER

FICUS CARICA
CORYLUS CORNUTA

COMMON FIG
BEAKED HAZLENUT

SMALL EDIBLE TREE
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TREES

CONCEPT PLANT SCHEDULE

BOTANICAL NAME COMMON NAME

CERCIDIPHYLLUM JAPONICUM
QUERCUS COCCINEA

KATSURA TREE
SCARLET OAK

GATEWAY TREE

CAREX STIPATA
JUNCUS ENSIFOLIOUS

SAWBEAK SEDGE
DAGGERLEAF RUSH

BIORETENTION

MISCANTHUS SINENSIS 'YAKU JIMA'
MYRICA CALIFORNICA
PENNISETUM ALOPECUROIDES
POLYSTICHUM MUNITUM

DWARF MAIDEN GRASS
CALIFORNIA WAX MYRTLE
FOUNTAIN GRASS
WESTERN SWORD FERN

RESIDENTIAL CORRIDOR

ASARUM CAUDATUM
BLECHNUM SPICANT
CAREX TESTACEA 'PRAIRE FIRE'
CORNUS SERICEA 'MIDWINTER FIRE'
MOLINIA CARULEA 'MOORFLAME'
HELICTOTRICHON SEMPERVIRENS

WILD GINGER
DEER FERN
PRAIRE FIRE ORANGE SEDGE
MIDWINTER FIRE  RED TWIG DOGWOOD
PURPLE MOORGRASS
BLUE OAT GRASS

RESIDENTIAL COURTYARD

ARCTOSTAPHYLOS UVA-URSI
CAREX ELATA 'AUREA'
CORNUS SERICEA 'MIDWINTER FIRE'
CORNUS SERICEA 'KELSEYI'
LILIUM COLUMBIANUM
PENNISETUM ALOPECUROIDES
POLYSTICHUM MUNITUM
SARCOCOCCA HOOKERIANA

KINNIKINNICK
GOLDEN SEDGE
MIDWINTER FIRE RED TWIG DOGWOOD
KELSEY'S DWARF RED OSIER DOGWOOD
TIGER LILY
FOUNTAIN GRASS
WESTERN SWORDFERN
SWEETBOX

HILLCLIMB

CAMASSIA QUAMASH
GARRYA ELLIPTICA
MAHONIA REPENS
MEADOW MIX
MYRICA CALIFORNICA
POLYSTICHUM MUNITUM
RIBES SANGUINEUM
SYMPHORICARPOS ALBUS

SMALL CAMAS
SILK TASSEL
CREEPING MAHONIA
MEADOW MIX
CALIFORNIA WAX MYRTLE
SWORD FERN
RED-FLOWERING CURRANT
SNOWBERRY

BUFFER

ARCTOSTAPHYLOS UVA-URSI
CAREX TESTACEA 'PRAIRIE FIRE'
CROCOSMIA 'YELLOW LUCIFER'
GAULTHERIA SHALLON
HELICTOTRICHON SEMPERVIRENS
HEMEROCALLIS 'STELLA D'ORO'
LIRIOPE SPICATA
LONICERA PILEATA
MAHONIA REPENS
MISCANTHUS SINENSIS 'YAKU JIMA'

KINNIKINNICK
PRAIRIE FIRE SEDGE
YELLOW LUCIFER CROCOSMIA
SALAL
BLUE OAT GRASS
STELLA D'ORO DAYLILY
CREEPING LILYTURF
PRIVET HONEYSUCKLE
CREEPING MAHONIA
DWARF MAIDEN GRASS

STREETSCAPE

ACER CIRCINATUM
ACER GRISEUM
MAGNOLIA WILSONII
STEWARTIA PSEUDOCAMELLIA

VINE MAPLE
PAPERBARK MAPLE
WILSON'S MAGNOLIA
JAPANESE STEWARTIA

MEDIUM DECIDUOUS TREE

FRAXINUS PENNSYLVANICA 'SUMMIT'
TILIA CORDATA 'GREENSPIRE'
ZELKOVA SERRATA

SUMMIT ASH
GREENSPIRE LITTLE LEAF LINDEN
VILLAGE GREEN ZELKOVA

STREET TREE

MAGNOLIA 'GALAXY'
PRUNUS 'ACCOLADE'
CORNUS 'EDDIES WHITE WONDER'

GALAXY MAGNOLIA
ACCOLADE CHERRY
EDDIES WHITE WONDER DOGWOOD

FLOWERING TREE

BETULA PAPYRIFERA
CERCIDIPHYLLUM JAPONICUM
POPULUS TREMULOIDES

PAPER BIRCH
KATSURA TREE
QUAKING ASPEN

LARGE DECIDUOUS TREE

SHRUBS AND GROUNDCOVER

CALOCEDRUS DECURRENS
PINUS CONTORTA 'CONTORTA'
PSUEDOTSUGA MENZIESII

INCENSE CEDAR
SHORE PINE
DOUGLAS FIR

CONIFER TREE

SIZE QTY.

3-1/2" CAL.

1 GAL.
1 GAL.

1 GAL.
2 GAL.
1 GAL.
1 GAL.

4"
1 GAL.
1 GAL.
2 GAL.
1 GAL.
1GAL.

4"
1 GAL.
2 GAL.
2 GAL.
1 GAL.
1 GAL.
1 GAL.
2 GAL.

4"
2 GAL.
1 GAL.
VARIES
2 GAL.
1 GAL.
2 GAL.
2 GAL.

4"
1 GAL.
1 GAL.
2 GAL.
1 GAL.
1 GAL.
1 GAL.
2 GAL.
1 GAL.
1 GAL.

2" CAL.

2-1/2" CAL.

2" CAL.

2" CAL.

10' HT.

4

3,300 SF

3,057 SF

2 GAL.

3 GAL.

4,324 SF

50

7

15

16

936 SF

20,471 SF

3

573 SF

2" CAL.

2" CAL.

4"
1 GAL.
1 GAL.
2 GAL.
1 GAL.
1 GAL.
1 GAL.
2 GAL.
1 GAL.
1 GAL.

TREES

ROOF CONCEPT PLANT SCHEDULE

BOTANICAL NAME COMMON NAME

PYRUS COMMUNIS 'BEURRE D'ANJOU' BEURRE D'ANJOU PEAR

FRUIT TREE

ALLIUM SCHOENOPRASUM
ROSMARINUS OFFICINALIS
VACCINIUM CRASSIFOLIUM 'WELLS DELIGHT'
VACCINIUM 'NORTH SKY'
VACCINIUM VITIS-IDAEA
FRAGARIA CHILOENSIS

CHIVES
ROSEMARY
WELLS DELIGHT CREEPING BLUEBERRY
NORTHSKY BLUEBERRY
LIGNONBERRY
BEACH STRAWBERRY

FOOD THEMED PLANTING

SEDUM MAT PRE-VEGETATED SEDUM MAT

GREEN ROOF

SHRUBS AND GROUNDCOVER

FICUS CARICA
CORYLUS CORNUTA

COMMON FIG
BEAKED HAZLENUT

SMALL EDIBLE TREE

SIZE

1-1/2" CAL.

2 GAL.

MAT

7 GAL.
7 GAL.

QTY

3

412 SF

1,523 SF

3

A

B
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D

A

B

C

D
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1301 First Avenue

Suite 301

Seattle, WA 98101

Tel: (206) 467-5828

Fax: (206) 467-0627

Email:  gglo@gglo.com

http://www.gglo.com
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	Text18: Q2 of 2015.
	Text19: No.
	Text20: None.
	Text21: No.
	Text22: Administrative Design Approval in accordance with the DA, MDP & LUC 20.25D for the Bel-Red area including Major Major Project (BB), Clearing & Grading (GD), ROW Use & Shoring, MEP including SS & SD connection, Fire & Sign
	Check Box105: Off
	Check Box106: Off
	Check Box107: Off
	Check Box108: Yes
	Check Box109: Off
	Check Box110: Yes
	Check Box111: Off
	Check Box112: Off
	Check Box113: Off
	Check Box114: Off
	Check Box115: Off
	Text23: The affected geographic area is generally flat with the exception of a man made steep slope up to 50%.
	Text24: Fill overlying glacially consolidated soils (Vashon Till) & a thin peat/organic layer.
	Text25: There are no known indications or history of unstable soils in the immediate vicinity. The slope along the east side of 120th Avenue NE at the intersection on 12th Street is a man-made slope with no visible or know history of instability.
	Text26: Proposed earthwork includes the excavation of approximately 55,000 CY of existing grade for the construction of a common sub-grade parking garage. Of this material, approximately 4,000 CY will be used as fill if deemed suitable. Unsuitable soil or spoils will be exported to a licensed waste site. Structural fill, as needed and specified, will be trucked to the site from approved suppliers. 
	Text27: Yes. Erosion is possible during clearing & grading and construction at the west end of the project site. 
	Text28: 69%
	Text29: Erosion & Sediment Control (ESC) Plan per COB C&G Development Standards including BMP's & engineer of record recommendations. General techniques proposed during clearing & grading & construction: sediment ponds, fiber rolls, nets and blankets, wattle & silt fencing.Post construction: buffering/landscaping including terracing and engineered walls as required.
	Text30: Potential emissions: Dust & auto/construction equipment emissions beyond what BMP dust and pollution control measures are able to capture/contain.Quantities: Indeterminable.
	Text31: No.
	Text32: Limited & bulk deliveries, recommended use of high tier equipment, dust control through a proposed single point of entry to the site and quarry spall wheel wash station(s), sweeping and  vacuuming of impervious surfaces on and immediately adjacent to the site per BCC 23.76.
	Text33: Yes. Class III wetland adjacent to the northwest end of the project site along 120th Avenue NE. The wetland flows to Lake Bellevue, which flows to Sturtevant Creek to the southwest. Kelsey Creek is located northeast of the site.
	Text34: Yes. See attached preliminary grading & TESC plan which shows work adjacent to but outside of the 45' wetland buffer.
	Text35: No fill or dredge material will be placed in or removed from surface waters or wetlands as a result of the proposal. The aforementioned wetland will be filled and mitigated by the COB as part of the City's 120th Avenue NE Phases 2 and 3 widening project in the near future.
	Text36: The proposal will not require surface water withdraws or diversions. A February of 2013 geotechnical engineering report did not encounter groundwater during boring explorations and concluded that the site has a relatively deep groundwater table.
	Text37: No according to FEMA Flood Insur. Rate Maps, Comm. Panel nos. 53033C0368F & 53033C0656F.
	Text38: No, stormwater from impervious surfaces, e.g. rooftops, courtyards and a private drive will be collected, treated and conveyed through approved systems that eventually discharge into Lake Bellevue.
	Text39: This proposal will not involve withdrawals of, or discharges to groundwater. 
	Text40: None. This proposal does not include the discharge of waste materials into the ground from septic tanks or other sources. Residential, commercial and future retail uses within the project will be served by the City's public sewer system.
	Text41: Stormwater runoff will be generated by roads, driveways, rooftops and other on site impervious surfaces. Collected runoff will be treated and will outfall via City storm to Lake Bellevue by means of an approved/engineered on-site drainage system designed in accordance with the Stormwater Management Manual for Western Washington and City of Bellevue regulations.
	Text42: Not anticipated.
	Text43: Pervious paving, rain and rooftop gardens, landscaping and engineered bioretention systems while complying with all applicable requirements of the 2012 version of the Stormwater Management Manual for Western Washington (SWMMWW) and City of Bellevue Stormwater Management Guidelines.
	Text44: cottonwood & maple
	Check Box116: Yes
	Check Box117: Yes
	Check Box118: Yes
	Check Box119: Off
	Check Box120: Off
	Check Box121: Off
	Check Box122: Off
	Check Box123: Off
	Check Box124: Yes
	Text45: pine
	Text46: 
	Text47: 
	Text48: Blackberry & invasive grasses
	Text49: 100% of existing vegetation (cottonwood, pines, maple and invasive understory along edges of the existing warehouse slab and paved areas), roughly 11,000 sf., to be removed.
	Text50: None.
	Text51: 27,500 sf. of plantings, vegetated roof, bioretention including native and adaptive plants per LUC 20.25D.
	Check Box125: Yes
	Check Box126: Off
	Check Box127: Off
	Text128: Urban fowl, i.e. crow, seagull, robin, etc.
	Text129: None
	Text130: None
	Text52: None.
	Text53: Yes. However, most of Western Washington is located in the Pacific Flyway for migratory waterfowl.
	Text54: Future/permanent landscaping including use of native plantings to support small urban animals and fowl.
	Text55: Energy sourcing: Electricity & natural gas
	Text56: No. In fact, the height of proposed structures is less than that permitted by zoning assuming full FAR.
	Text57: HE/Energy star appliances and use of natural light where feasible.
	Text58: None.
	Text59: None. Proposed project uses are limited to residential, commercial future retail and parking of personal vehicles only.
	Text60: Spill Prevention, Control & Countermeasure Plan to be utilized by constructors of the project.
	Text61: None. No affects anticipated by existing noise.
	Text62: Construction related activities, traffic to and from the site and use of heavy equipment.Sound levels: Indeterminable.Note: The Bel-Red Corridor FEIS states that long-term noise impacts would be similar to the No-Action Alternative (70-72 dBA) in areas proposed for residential development.
	Text63: Appropriate hours of operation, confirmation that sound dampening devices required for all construction related equipment are performing as engineered and adherence to noise control requirements per BCC 9.18.  
	Text64: The site is vacant with no active uses. Adjacent properties include retail & residential uses.
	Text65: No.
	Text66: None.
	Text67: None.
	Text68: BR-OR-2.
	Text69: Bel-Red Subarea.
	Text70: NA.
	Text71: No. However, there is a class III wetland located northwest of the project site adjacent to 120th Ave NE.
	Text72: +/- 420
	Text73: None.
	Text74: NA.
	Text75: Adherence to the 2007 Bel-Red Corridor Project Steering Committee Recommendation, the Spring District Development Agreement, Master Development Plan and support throughout City of Bellevue Development Services (DC).
	Text76: +/- 320 middle income units.
	Text77: None.
	Text78: None.
	Text79: +/- 90 feet above average grade plane. Cementitious fiberboard panels.
	Text80: None.
	Text81: Structures that step with the topography, outward focus, green roofs, diverse massing and public spaces.
	Text82: Reflections from fenestration at early and late hours of the day.
	Text83: No.
	Text84: None.
	Text85: Shielded site & building lighting on photocells, dark sky compliant where feasible and no use of reflective glazing. The project shall also adhere to applicable Light & Glare requirements per LUC 20.20.522.
	Text86: Wilburton sports fields to the south, Hidden Valley sports park to the west and Cherry Crest Park to the North. 
	Text87: No.
	Text88: Public Hillclimb stair to future park, plaza and bike club for residents of the project.
	Text89: No.
	Text90: None.
	Text91: NA.
	Text92: Existing NE 12th St. & 120th Ave NE provide access to the site. NE 13th, 121st & 122nd will in the future.
	Text93: No. +/- 150 feet to (2) transit stop locations.
	Text94: +/- 320. None.
	Text95: 122nd Ave NE proposed as a private drive to the site/project.
	Text96: No.
	Text97: Traffic demand for this project included in the traffic analysis presented for the Master Development Plan.
	Text98: Ease of access from bike parking through the project to public streets & existing public transportation.Shared parking is being evaluated.
	Text99: Yes. However, a negligible impact to schools considering the project type and demographic.
	Text100: The project will be implementing standards similar to LEED ND which in-itself establishes methods to mitigate loads to public services, e.g. transportation, energy & water consumption, loads to storm & sewer, etc.
	Text101: Data/cable.
	Text102: Water, sanitary, storm - COBElectricity & gas - PSE
	Text103: 
	Text104: 08.05.13
	Text1: Spring District Residential IA, LLC
	Text2: Spring District Residential IA, LLC
	Text3: Michael Nanney
	Text4: 1201 3rd Avenue, Suite 5400, Seattle, Washington 98101
	Text5: 206.628.8003
	Text6: Spring District Residential IA
	Text7: 1227 124th Avenue NE, Bellevue, Washington
	Text8: (5) res towers of type IA, IB & VA construct. o/ (2) levels of below grade IA parking.
	Text9: 2.53
	Text10: NA
	Text11: +/- 320
	Text12: NA
	Text13: +/- 468,493
	Text14: +/- 55,000
	Text15: Multi-family Residential 
	Text16: Design: Public stair through site & res. courtyard, green roofs, rain gardens & amenity spaces. Height & story count by building: Building A = 70 ft. & 5 stories - Building B = +/- 95 ft. & 8 stories – Building C = 70 ft. & 5 stories - Building D = 70 ft. & 5 stories - Building E = 70 ft. & 5 stories. 
	Text17: Item 9 continued: Materials: Smooth finish concrete, cementitious fiber panels, phenolic resin panels, metal siding, vinyl & storefront glazing systems.


