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I. REQUEST / REVIEW PROCESS

A. REQUEST

The project proposed is to replace the existing Humane Society facility with a new three-story

building providing animal shelter, veterinary services, admin/support offices and adoption

services. The property is zoned LI, Light Industrial and all proposed uses are allowed with

the exception of the adoption function, which is substantially similar to a kennel use in the

Land Use Code and is not allowed. However, the Humane Society is a legal non-conforming

use on this property as it was legally permitted by King County prior to the property’s

annexation into the City of Bellevue in 1966. Legal non-conforming uses can be expanded or

rebuilt per Land Use Code 20.20.560. The proposed full reconstruction of the facility requires

a Conditional Use Permit (CUP). See Figure 1 below for a plan of the proposal.

Figure 1

The proposed reconstruction includes accessory parking, landscaping, utility installation, and
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other site disturbance. The eastern portion of the site contains Sunset Creek, steep slopes

and the associated buffers and setbacks that protect these critical areas. There is also an

area of steep slope along the western property line. The project proposes to reduce the 50-

foot top of slope buffer and the 50-foot structure setback from the stream. Trail

decommissioning and construction is proposed in the stream buffer which will be restored per

a mitigation plan and placed into a Native Growth Protection Area easement. A Critical Areas

Land Use Permit is required to approve the proposed buffer and setback reductions.

B. REVIEW PROCESS

The Conditional Use Permit (CUP) is a Process I decision which require a public hearing

before the City’s Hearing Examiner. The Critical Areas Land Use Permit (CALUP) and SEPA

Determination are Process II decisions made administratively by the Director. As allowed

under LUC 20.35.080 Process I and II decisions may be merged together into a consolidated

staff report. As a result, this application combines a CUP, CALUP, and SEPA review into a

consolidated staff report that includes the Director decision on Process II applications and a

recommendation on Process I applications for review by the Hearing Examiner.

II. SITE CONTEXT and DESCRIPTION

A. SITE CONTEXT

The site consists of two parcels that are zoned LI, Light Industrial and located in the Richards

Valley subarea of the City, north of I-90. The surrounding properties are also zoned LI. The

property to the west is associated with the King County Solid Waste Transfer Station. The

property to the east is a moving and storage facility. The property has street frontage on SE

Eastgate Way to the south and SE 32nd Street to the north. See Figure 2 below for the

current site.
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Figure 2

The site has steep slope critical areas and Sunset Creek which is a Type-F stream. The

headwaters of Sunset creek are south of I-90 in the Eastgate area of Bellevue. The stream

flows south to north and eventually enters a culvert that crosses under I-90 and exits on the

property adjacent to the east. The stream flows north and eventually crosses the project site

on the north east corner of the property where it flows into another culvert under SE 32nd

Street. Steep slope critical areas form the stream banks on either side of the stream, the

western bank is located on the project site. Only a portion of the eastern bank is on the site.

Another section of steep slope is found along the western property line. The stream corridor

is vegetated and contains a mix of medium to large big leaf maple, red alder, black

cottonwood, Douglas-fir trees and western red cedars. The stream corridor has relatively few

conifers. Sword fern and osoberry are common understory plants but English ivy and

knotweed, and other invasive plants are present in large areas. Miscellaneous trash and

debris are also found in the stream. While some vegetation is found in the developed area of

the property, most vegetation is located in the undeveloped areas. See Attachment 2 and

Figure 3 below for critical areas on the site.
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Figure 3

III. PROPOSED DEVELOPMENT

A. GENERAL PROVISIONS OF THE LAND USE CODE

1. Use

As previously stated the kennel use is only allowed by approval of a Conditional Use

Permit. The current use is a legal non-conforming use and the proposal to reconstruct the

facility requires approval of a Conditional Use Permit for the facility to include adoption

services that make this project substantially similar to a kennel use.
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2. Site Design

The site is generally shaped like a square and consists of one larger parcel and one

small parcel adjacent to Eastgate Way. There is street frontage along the north

property line on SE 32nd Street and along the southern property line along Eastgate

Way. The eastern portion of the site contains the Sunset Creek ravine and will not be

developed. The western area of the property is mostly developed and does contain a

small area of steep slopes which is a result of prior development of the area.

The project will have access onto both street frontages. Primary access for visitors

and employees will be provided from Eastgate Way. The existing site has two

driveways that connect to Eastgate Way. The eastern-most driveway will be removed

to leave only one driveway accessing onto Eastgate Way. The eastern driveway is

within the stream buffer and removal will allow this area to be restored. A secondary

access connects to SE 32nd Street and will be in the same location as the existing

driveway but is proposed to have limited use. Both resulting driveway connections will

be aligned along the western side of the property. A 10-foot wide pedestrian trail will

be installed in place of the eastern driveway to maintain a pedestrian connection.

Almost all of the proposed development will be contained within the existing developed

and paved area. The new building will be built within existing paved surfaces but will

be expanded slightly into the stream buffer that is outside the footprint of the existing

primary structure. The structure setback from the buffer is proposed to also be

reduced. The existing undeveloped area is remaining intact and the only disturbance

will be relocation of existing trails to ensure the trails meet the currently performance

standards for trail construction in a critical area. Restoration of the stream corridor is

also proposed. The stream corridor will also be placed into a Native Growth Protection

Easement (NGPE) which will protect the stream from future development.

The project is proposed to be constructed in phases to allow essential functions of the

facility to remain open during construction, since relocating all of the animals is not

feasible. The existing administration building and surrounding parking will be

demolished to allow for construction of the new facility. The dog kennel, veterinary,

adoptions, and admissions buildings will remain during construction. Once the new

facility is complete and can house all of the functions the remaining buildings will be

demolished and the parking lot for the facility constructed.

3. Building Design

The project will consolidate all existing uses and functions that are in separate

buildings, into one large structure. The proposed three-story, 54,000 square foot

building is rectangular with a 28,600 square-foot footprint intended to house all existing

functions and allow for future growth. The design is intended to provide more inviting

public spaces, more functional veterinary services, open workspaces, and more area

for animal activities and exercise. Dogs are housed on the lower level for easy access

to grade and outdoor exercise. The loading area, food storage, and trash collection

are on west façade of the building and at grade as well for ease of access to vehicles.
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Cats, veterinary functions, and adoption are located on the middle level of the building

which is at the same elevation as the primary parking lot. The building is oriented so

that the “front” façade is facing Eastgate Way and the parking lot adjacent to the street.

Access to the building is provided by pedestrian bridges that cross an existing slope

that is between the parking and the building. The majority of the exterior building

cladding is proposed to be metal box rib siding with wood and colored metal accents.

See Figure 4 below for renderings of the proposed building.

Figure 4

IV. CONSITENCY WITH LAND USE CODE REQUIREMENTS

A. STANDARD REQUIREMENTS AND DIMENSIONS

The site is zoned LI, Light Industrial. This project complies with the required dimensional

requirements as shown below.

BASIC INFORMATION

Zoning District LI, Light Industrial
Site Area 167,544 S.F.
Critical Area 48,434 S.F.

DEVELOPMENT STANDARD REQUIRED PROPOSED STANDARDS

Front Yard 15’ Greater than 15’

Rear Yard 10’ for landscaping buffer 10’ buffer
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Side Yard 8’ for landscaping buffer 8’ buffer

Maximum Building Height
45’ from Average Finished
Grade

44’-11”

Maximum Lot Coverage by Structures
(percent)

50 Percent 24 Percent

Impervious Surface (percent) 85 Percent 31 Percent

Office Floor Area Ratio 76,507 S.F. 53,260 S.F. total for all uses

Parking

Unspecified Use

89 parking stalls maximum
future demand per study

40 Staff
19 Volunteers
28 Customers

95 spaces

Refuse &
Recycling Collection Area

The proposal includes an area
totaling approximately 200 SF,
which complies with the
requirements of LUC
20.20.725 for unspecified uses.

The proposed waste collection
area has been reviewed and
approved by the designated
waste hauler per the letter in
the project file. The collection
area and screening provided
are required to be shown on
plans for the future
development permits.

Landscaping

Perimeter Buffers
North
South
East
West

Parking Lot

10 feet
10 feet
8 feet
8 feet

3,164 S.F. (33.3 S.F. per
stall)

Existing vegetation with infill
planting where needed used
to meet or exceed buffer
requirements

8,163 S.F.

Tree Retention
15 percent of total diameter
inches = 464 inches

81 percent of total diameter
inches = 2,515 inches

1. Veterinary Services

Veterinary services are subject to the following requirements found in LUC 20.20.130.

i. A veterinary clinic designed for the treatment and care of pet animals shall be

operated by a registered veterinarian.

ii. Animals shall be confined within the exterior walls of the building at all times.

iii. Pet day care services may be allowed as a subordinate use subject to the

provisions of subsection D of this section and LUC 20.20.840. All pet day care

services shall be isolated by soundproofing from all adjacent property and uses.

iv. Walls of interior-court animal runs shall be a minimum of eight feet high. Interior-

court animal runs shall be roofed and if there are open air spaces between the

top of the wall and the roof, they shall be enclosed with wire mesh.

v. All rooms housing animals shall have ample natural or mechanical ventilation.

vi. There shall be no cremation or other disposal of dead animals on the premises.
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The portion of the facility that encompasses veterinary services complies with these

requirements.

2. Parking

LUC 20.20.590.J contains requirements for permanent off-site parking. The phasing

of construction as part of this project will require temporary parking to be provided off-

site. Certain administrative functions will be temporarily relocated off-site for the

duration of the construction so that the associated employees will not be parking on-

site. However, the veterinary and adoption functions cannot be moved off-site and will

need to remain operational during construction. Visitor parking will be maintained on

the project site to allow visitors to park on an appointment basis. Employees that staff

the functions open during construction are proposed to park off-site and will either walk

or be shuttled to the site. Off-site parking agreements are required to be provided prior

to issuance of the building permit for the new facility. See conditions in Section X

for parking agreement requirement.

B. CRITICAL AREAS REQUIREMENTS LUC 20.25H

1. Critical Areas Functions and Values

The project has steep slopes and stream critical areas on-site which have habitat

value. The Land Use Code protects critical areas and their important functions and

values:

i. Streams and Riparian Areas

Most of the elements necessary for a healthy aquatic environment rely on

processes sustained by dynamic interaction between the stream and the adjacent

riparian area (Naiman et al., 1992). Riparian vegetation in floodplains and along

stream banks provides a buffer to help mitigate the impacts of urbanization

(Finkenbine et al., 2000 in Bolton and Shellberg, 2001). Riparian areas support

healthy stream conditions.

Riparian vegetation, particularly forested riparian areas, affect water temperature

by providing shade to reduce solar exposure and regulate high ambient air

temperatures, slowing or preventing increases in water temperature (Brazier and

Brown, 1973; Corbett and Lynch, 1985).

Upland and wetland riparian areas retain sediments, nutrients, pesticides,

pathogens, and other pollutants that may be present in runoff, protecting water

quality in streams (Ecology, 2001; City of Portland 2001). The roots of riparian

plants also hold soil and prevent erosion and sedimentation that may affect

spawning success or other behaviors, such as feeding.

Both upland and wetland riparian areas reduce the effects of flood flows. Riparian

areas and wetlands reduce and desynchronize peak crests and flow rates of floods
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(Novitzki, 1979; Verry and Boelter, 1979 in Mitsch and Gosselink, 1993). Upland

and wetland areas can infiltrate floodflows, which in turn, are released to the

stream as baseflow

Stream riparian areas, or buffers, can be a significant factor in determining the

quality of wildlife habitat. For example, buffers comprised of native vegetation with

multi- canopy structure, snags, and down logs provide habitat for the greatest

range of wildlife species (McMillan, 2000). Vegetated riparian areas also provide

a source of large woody debris that helps create and maintain diverse in-stream

habitat, as well as create woody debris jams that store sediments and moderate

flood velocities.

Sparsely vegetated or vegetated buffers with non-native species may not perform

the needed functions of stream buffers. In cases where the buffer is not well

vegetated, it is necessary to either increase the buffer width or require that the

standard buffer width be restored or revegetated (May 2003). Until the newly

planted buffer is established the near term goals for buffer functions may not be

attained.

Riparian areas often have shallow groundwater tables, as well as areas where

groundwater and surface waters interact. Groundwater flows out of riparian

wetlands, seeps, and springs to support stream baseflows. Surface water that

flows into riparian areas during floods or as direct precipitation infiltrates into

groundwater in riparian areas and is stored for later discharge to the stream

(Ecology, 2001; City of Portland, 2001).

ii. Geologic Hazard Areas

Geologic hazards pose a threat to the health and safety of citizens when

commercial, residential, or industrial development is inappropriately sited in areas

of significant hazard. Some geologic hazards can be reduced or mitigated by

engineering, design, or modified construction practices. When technology cannot

reduce risks to acceptable levels, building in geologically hazardous areas is best

avoided (WAC 365-190).

Steep slopes may serve several other functions and possess other values for the

City and its residents. Several of Bellevue’s remaining large blocks of forest are

located in steep slope areas, providing habitat for a variety of wildlife species and

important linkages between habitat areas in the City. These steep slope areas

also act as conduits for groundwater, which drains from hillsides to provide a water

source for the City’s wetlands and stream systems. Vegetated steep slopes also

provide a visual amenity in the City, providing a “green” backdrop for urbanized

areas enhancing property values and buffering urban development.

iii. Habitat Associated with Species of Local Importance

Urbanization, the increase in human settlement density and associated
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intensification of land use, has a profound and lasting effect on the natural

environment and wildlife habitat (McKinney 2002, Blair 2004, Marzluff 2005,

Munns 2006), is a major cause of native species local extinctions (Czech et al

2000), and is likely to become the primary cause of extinctions in the coming

century (Marzluff et al. 2001a). Cities are typically located along rivers, on

coastlines, or near large bodies of water. The associated floodplains and riparian

systems make up a relatively small percentage of land cover in the western United

States, yet they provide habitat for rich wildlife communities (Knopf et al. 1988),

which in turn provide a source for urban habitat patches or reserves.

Consequently, urban areas can support rich wildlife communities. In fact, species

richness peaks for some groups, including songbirds, at an intermediate level of

development (Blair 1999, Marzluff 2005).Protected wild areas alone cannot be

depended on to conserve wildlife species. Impacts from catastrophic events,

environmental changes, and evolutionary processes (genetic drift, inbreeding,

colonization) can be magnified when a taxonomic group or unit is confined to a

specific area, and no one area or group of areas is likely to support the biological

processes necessary to maintain biodiversity over a range of geographic scales

(Shaughnessy and O’Neil 2001). As well, typological approaches to taxonomy or

the use of indicators present the risk that evolutionary potential will be lost when

depending on reserves for preservation (Rojas 2007). Urban habitat is a vital link

in the process of wildlife conservation in the U.S.

2. Critical Areas Impacts

The majority of the site is developed and the proposed reconstruction will be located

almost entirely within the existing extent of development. The existing site predates

the current critical area regulations, which place a portion of the developed site within

stream and steep slope buffers and structure setbacks. The project proposes to

remove the developed site from critical areas protections by reducing the buffers and

structure setbacks. In exchange, the stream buffer will be enlarged in undeveloped

areas to maintain the buffer square footage, the stream corridor will be restored with

native planting, and the stream corridor and ravine will be placed into a Native Growth

Protection Easement to protect the stream into the future.

The applicant is proposing the following reductions through a Critical Areas Report.

 4,897 square feet of permanent stream buffer

 12,164 square feet of permanent stream setback

 7,946 square feet of permanent slope buffer

 12,320 square feet of temporary disturbance of stream buffer, slope buffer, and

stream structure setback from removal of existing improvements and

construction

See Figure 5 below for the existing site condition and the proposed buffer

reductions.
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Figure 5
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3. Conformance with Critical Areas Performance Standards

The City of Bellevue Land Use Code Critical Areas Overlay District (LUC 20.25H)

establishes performance standards and procedures that apply to development on any

site which contains in whole or in part any portion designated as steep slope critical

area, stream, or buffer. LUC 20.25H.055 establishes certain uses which are allowed

in critical areas. Uses which are not specifically allowed, require evaluation through a

critical areas report. This project proposes to modify slope buffers, stream buffer, and

structure setback through a critical areas report to remove the developed site from

regulation. The applicant has prepared the following information related to critical

areas on-site:

 Geotechnical Engineering Study by GeoEngineers dated September 17, 2014

 Environmental Conditions and Constraints Report by The Watershed

Company dated September 23, 2013



Humane Society
14-141381-LB and 14-141380-LO
Page 15 of 39

 Critical Areas Report dated by The Watershed Company dated September

2014

The project elements are subject to the requirements found in LUC 20.25H as

specified below:

i. Consistency with LUC 20.25H.055.C.3.f and LUC 20.25H.055.C.3.g

(Pedestrian Trail)

Private Nonmotorized Trails. New nonmotorized trails within the critical area or

critical area buffer are limited to those serving nonresidential uses, multifamily

residential uses, and more than one single-family lot. Private nonmotorized trails shall

comply with the performance standards for trails in subsection LUC 20.25H.055.C.3.g

as follows:

a. Trail location and design shall result in the least impacts on the critical

area or critical area buffer;

b. Trails shall be designed to complement and enhance the environmental,

educational, and social functions and values of the critical area with trail

design and construction focused on managing and controlling public

access and limiting uncontrolled access;

c. Trails shall be designed to avoid disturbance of significant trees and to

limit disturbance of native understory vegetation;

d. Trails shall be designed to avoid disturbance of habitat used for salmonid

rearing or spawning or by any species of local importance;

e. The trail shall be the minimum width necessary to accommodate the

intended function or objective;

f. All work shall be consistent with the City of Bellevue’s “Environmental

Best Management Practices” and all applicable City of Bellevue codes

and standards, now or as hereafter amended;

g. The facility shall not significantly change or diminish overall aquatic area

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

h. Where feasible and consistent with any accessibility requirements, any

trail shall be constructed of pervious materials;

i. Crossings over and penetrations into wetlands and streams shall be

generally perpendicular to the critical area, and shall be accomplished by

bridging or other technique designed to minimize critical area

disturbance considering the entire trail segment and function;

j. 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 site contains existing trails within the stream corridor. These trails serve to confine

access to the trails and limit disturbance. However, some of the trails are 25-feet or

closer to the stream. The project proposes to remove any trails within 25-feet of the

stream and construct new segments to replace those removed. Removed segments
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will be restored with native vegetation along with any temporary disturbance cause by

new construction. New trails will comply with the trail requirements and avoid trees

and the stream. There will be no change to the flood storage or capacity. No segment

of the trail will cross the stream. The base layers of any trail using crushed gravel

cannot be compacted and be considered pervious. Any trails within the NGPE must

be mulch. See Figure 6 below for image of the trails and conditions of approval

in Section XI for conditions on the mitigation plan.

Figure 6

ii. Consistency with LUC 20.25H.080

Performance standards – Streams. Development on sites with a type S or F stream or

associated critical area buffer shall incorporate the following performance standards in

design of the development, as applicable.

1. Lights shall be directed away from the stream.

2. Activity that generates noise such as parking lots, generators, and

residential uses shall be located away from the stream or any noise shall be

minimized through use of design and insulation techniques.

3. Toxic runoff from new impervious area shall be routed away from the stream.

4. Treated water may be allowed to enter the stream critical area buffer.

5. The outer edge of the stream critical area buffer shall be planted with dense

vegetation to limit pet or human use.

6. Use of pesticides, insecticides and fertilizers within 150 feet of the edge of

the stream critical area buffer shall be in accordance with the City of
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Bellevue’s “Environmental Best Management Practices,” now or as hereafter

amended.

The existing extent of development is being maintained and being reduced in some

instances. Noise and light generating sources will not substantially change from their

existing location and will be located further away in some cases by removal of the second

vehicle entry from Eastgate Way which is currently within the stream buffer. Lights

associated with the proposed dog run will be directed downward and away from the

stream. The existing drainage system is being updated to comply with current storm water

regulations which will be a significant improvement over existing storm water management

on the site by using on-site detention and routing runoff to sanitary sewer. No storm water

is proposed to discharge to the stream. The edge of the stream corridor is proposed to

be planted densely as part of the restoration of the corridor. As trails remain within the

stream buffer the following are required to be included on plans submitted under the

development permits

 The stream corridor shall be placed into a Native Growth Protection Easement and

Trail Easement.

 The trail entry points must contain signage for owners to clean up their pet’s waste

and that pets are required to be on-leash.

 A bag dispenser and receptacle container for waste collection is required at the

trail entry points an endpoints.

 NGPE signs are required to be spaced at least every 100 feet and must be located

at every trail entrance into the NGPE and at any trail endpoints.

 The edge of all trails within the stream buffer are required to be densely planted.

The proposed planting plan submitted with the clearing and grading permit is

required to show planting along the edge of all trail segments. Most of the trail

edges are proposed to be planted but the future plan must show all trail edges

planted.

See conditions of approval in Section XI.

iii. Consistency with LUC 20.25H.125

Performance standards – Landslide hazards and steep slopes. Development within

a steep slope critical area or the critical area buffer shall incorporate the following

additional performance standards in design of the development, as applicable.

a. Structures and improvements shall minimize alterations to the natural

contour of the slope, and foundations shall be tiered where possible to

conform to existing topography;

The site avoids steep slope critical areas and uses the existing developed area for

construction. The site also incorporates elevated bridges to connect the parking

area to the building to avoid regrading and fill.

b. Structures and improvements shall be located to preserve the most critical

portion of the site and its natural landforms and vegetation;
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The development avoids the eastern slopes which forms the ravine for Sunset

Creek. The geotech found that the eastern slope is the “most critical portion on

the site” and that the smaller slope along the western property line is man-made

and created during prior development (Geotech Report, Attachment 3)

c. The proposed development shall not result in greater risk or a need for

increased buffers on neighboring properties;

The geotech finds that the project will not result in a greater risk to neighboring

properties, given the avoidance of the eastern steep slopes (Geotech Report,

Attachment 3).

d. The use of retaining walls that allow the maintenance of existing natural

slope area is preferred over graded artificial slopes where graded slopes

would result in increased disturbance as compared to use of retaining wall;

The geotech finds that the use of retaining walls, where used, avoids graded

slopes and limits disturbance.

e. Development shall be designed to minimize impervious surfaces within the

critical area and critical area buffer;

Few changes are proposed within a steep slope critical area. The trails and sitting

areas will be the performance standards for trail construction that require pervious

materials.

f. Where change in grade outside the building footprint is necessary, the site

retention system should be stepped and regrading should be designed to

minimize topographic modification. On slopes in excess of 40 percent,

grading for yard area may be disallowed where inconsistent with this criteria;

The proposed facility is not located in a steep slope critical area and is mostly

within the existing developed area. The proposed site retention is designed to

minimize topographic modification, per the geotech (Geotech Report, Attachment

3).

g. Building foundation walls shall be utilized as retaining walls rather than

rockeries or retaining structures built separately and away from the building

wherever feasible. Freestanding retaining devices are only permitted when

they cannot be designed as structural elements of the building foundation;

The proposed building design utilizes the foundation for retention rather than using

rockers or retaining walls.
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h. On slopes in excess of 40 percent, use of pole-type construction which

conforms to the existing topography is required where feasible. If pole-type

construction is not technically feasible, the structure must be tiered to

conform to the existing topography and to minimize topographic

modification;

No construction is being proposed on slopes in excess of 40 percent.

i. On slopes in excess of 40 percent, piled deck support structures are required

where technically feasible for parking or garages over fill-based construction

types; and

No construction is being proposed on slopes in excess of 40 percent.

j. 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.

A mitigation plan has been provided which restores temporary disturbance and

mitigates for proposed buffer reductions.

iv. LUC 20.25H.145

Critical areas report – Approval of modification. Modifications to geologic hazard

critical areas and critical area buffers shall only be approved if the Director determines

that the modification:

a. Will not increase the threat of the geological hazard to adjacent properties

over conditions that would exist if the provisions of this part were not

modified;

The modifications to slopes and slope buffers are restricted to the project site and

largely recognize the existing development extent of the site that has existed for

decades, without incident, since the facility was originally constructed. The

geotech engineer has found the project will not impact adjacent properties.

b. Will not adversely impact other critical areas;

The project does not impact other critical areas.

c. Is designed so that the hazard to the project is eliminated or mitigated to a

level equal to or less than would exist if the provisions of this part were not

modified;

The geotech engineer has determined that the project does not impact the eastern

steep slope as the proposed development is within the existing developed area.
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d. Is certified as safe as designed and under anticipated conditions by a

qualified engineer or geologist, licensed in the state of Washington;

The geotech has found that the proposed development will have “no increased risk

to the existing slopes” (Geotech Report, Attachment 3).

e. The applicant provides a geotechnical report prepared by a qualified

professional demonstrating that modification of the critical area or critical

area buffer will have no adverse impacts on stability of any adjacent slopes,

and will not impact stability of any existing structures. Geotechnical

reporting standards shall comply with requirements developed by the

Director in City of Bellevue Submittal Requirements Sheet 25, Geotechnical

Report and Stability Analysis Requirements, now or as hereafter amended;

The applicant submitted a geotechnical report by GeoEngineers dated September

17, 2014. Per the findings in their report the project will not adversely impact

slopes on or off-site.

f. Any modification complies with recommendations of the geotechnical

support with respect to best management practices, construction

techniques or other recommendations; and

The geotech has provided recommendations for the project construction. The

recommendations in the project geotech report are required to be followed. See

conditions of approval in Section XI for conditions.

g. The proposed modification to the critical area or critical area buffer with any

associated mitigation does not significantly impact habitat associated with

species of local importance, or such habitat that could reasonably be

expected to exist during the anticipated life of the development proposal if

the area were regulated under this part.

Sunset Creek flows across the site and is presumed habitat for salmon, regardless

of fish presence in the on-site stream segment. Chinook, steelhead, sockeye,

coho and cutthroat have been observed by past stream inventories conducted by

the City. Certain species have been documented in the stream near the

confluence of Richards Creek extending up to SE 42nd St which is south of I-90.

These salmon are species of local importance. The project will impact the outer

edge of the stream corridor, where the existing development is located. Vegetation

removal within the stream corridor will be removal of invasive and noxious species

with reestablishment of native plants. Existing man-made debris and trash will be

removed from the stream as well. The stream corridor will be placed into a Native

Growth Protection Easement in order to ensure the remaining stream corridor is

protected from further disturbance. The project biologist finds that the proposal
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represents an immediate and long-term increase in habitat for species of local

concern.

V. PUBLIC NOTICE AND COMMENTS

Application Date: September 18, 2014

Notice of Application: October 9, 2014

Public Notice Sign: October 9, 2014

Minimum Comment Period: October 23, 2014

The project was publicly noticed in the City’s Weekly Permit Bulletin, in the Seattle Times, and by

signage posted on the project site on October 9, 2014. Comments were received from Karen

Walter with the Muckleshoot tribe regarding the proposed stream buffer planting and presence of

fish. The applicant’s response to the comments is provided in the file. The proposed stream buffer

planting is as required by the Land Use Code for mitigation of impacts to a stream and slope buffer

and structure setback. The stream corridor is also to be placed into a Native Growth Protection

Area. The plan also includes removal of numerous man-made debris, such as car batteries and

construction debris. Woody debris is also proposed to be placed in the stream corridor. As noted

previously, the City regulates Sunset Creek as a Type F stream as the stream is presumed habitat

for salmon. Monitoring reports were requested to be provided to the Muckleshoot tribe. The

applicant may choose to meet this request however the reports are available by public records

request to the City.

VI. TECHNICAL REVIEW

A. CLEARING & GRADING

The Clearing and Grading Division of the Development Services Department has reviewed

the proposed site development for compliance with Clearing and Grading codes and

standards. The Clearing and Grading staff found no issues with the proposed development

and has approved the application. The project will be reviewed for conformance with Clearing

and Grading code 23.76 and conformance with required Best Performance Measures.

B. UTILITIES

The Utilities Department has reviewed and approved the proposal. There are no implied

approvals of the utility engineering. Changes to the site layout may be required to

accommodate all water, sewer, and storm drainage. Design review, plan approval, and field

inspection shall be done through the Utility Developer Extension Agreement process, water

application process, side sewer permit(s) and/or storm drainage connection permits.

C. TRANSPORTATION REVIEW

Site Access

The primary auto access to the site will be provided via a new 30-foot wide driveway off of SE

Eastgate Way. The proposed driveway will be constructed per Development Standards Detail

DEV-7A. The existing asphalt driveway off of SE 32nd Street must be at least 16-foot wide
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for a one-way and 24-foot wide for two-way vehicular operation, and improved per

Development Standard Detail DEV- 7B.

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 and the Transportation Development Code (BCC 14.60), and the

provisions of the Transportation Department Design Manual.

1. For SE Eastgate Way frontage a combined street tree and street light plan is required

for review and approval prior to completion of engineering and landscape plans for

their installation. The goal is to provide the optimum number of street trees while not

compromising the light and safety provided by streetlights. Street trees and streetlights

must be shown on the same plan sheet with the proper separation (generally 25 feet

apart) and the proper spacing from driveways (ten feet from Point A in standard

drawing DEV-7A). The final engineering plans must include a streetlight plan and

specifications prepared by a qualified engineer familiar with street lighting and with

Bellevue’s streetlight requirements. All necessary engineering details, including

standard drawings, for any new or relocated streetlight and associated equipment

must be included in the final civil engineering plans for the Clearing and Grading

Permit.

2. The Americans with Disabilities Act (ADA) requires that sidewalk along SE Eastgate

Way 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. Bellevue’s standard for curb height is six inches, except where curb ramps

are needed. 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

3. The SE Eastgate Way frontage must be improved to include pavement widening for a

bike lane per city’s Pedestrian and Bicycle Transportation Plan B-144-S, 18” curbs and

gutters, 8-foot wide sidewalks, and street lights. The face of curb will be placed 16

feet from the right-of-way centerline. A street cross section must be submitted with

the construction plans. The applicant will improve the entire street frontage by

providing 5-foot asphalt shoulder along SE 32nd Street to connect pedestrians to the

site’s internal pedestrian paths.

4. The design and appearance of the sidewalk on SE Eastgate Way shall comply with

the standards and drawings in the Transportation Department Design Manual,

including standard drawings TE-11. The sidewalk shall be constructed of standard

concrete with a broom finish and a two-foot by two-foot score pattern.
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5. The new driveway on SE Eastgate Way shall have an approach width, as defined in

standard drawing DEV-7A, of 30 feet. The driveway apron design shall be consistent

with standard drawing DEV-7A. The existing asphalt driveway on SE 32nd Street shall

be improved per Transportation Development Design Manual DEV-7B. The landing

slope at the SE Eastgate Way and SE 32nd Street driveways will be at least 10% for a

distance of 20 feet approaching the back edge of the sidewalk and/or shoulder.

6. The applicant will be responsible for installing all street channelization, markings and

signage that is necessitated by their street frontage improvements on SE Eastgate

Way and SE 32nd Street. A channelization and signage plan must be included as part

of clear and grading construction plans.

7. 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.

8. 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. Fixed

objects are defined as anything with breakaway characteristics stronger than a typical

4 by 4 wooden post.

Holiday Construction & Traffic Restrictions

From November 15th to January 5th, 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.

Use of the Right of Way During Construction

Applicants often request use of the right of way and of pedestrian easements for materials

storage, construction trailers, hauling routes, fencing, barricades, loading and unloading

and other temporary uses as well as for construction of utilities and street improvements.

A Right of Way Use Permit for such activities must be acquired prior to issuance of any

construction permit including demolition permit. Sidewalks may not be closed except as

specifically allowed by a Right of Way Use Permit.

Pavement Restoration

The City of Bellevue has established the Trench Restoration Program to provide

developers with guidance as to the extent of resurfacing required when a street has been

damaged by trenching or other activities. Under the Trench Restoration Program, every

street in the City of Bellevue has been examined and placed in one of three categories

based on the street’s condition and the period of time since it has last been resurfaced.

These three categories are, “No Street Cuts Permitted,” “Overlay Required,” and

“Standard Trench Restoration.” Each category has different trench restoration
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requirements associated with it. Damage to the street can be mitigated by placing an

asphalt overlay well beyond the limits of the trench walls to produce a more durable

surface without the unsightly piecemeal look that often comes with small strip patching.

Near this project SE 32nd Street has been classified as ”Overlay Required” with the City’s

trench restoration program; therefore, a grind and overlay will be required. However,

“Standard Trench Restoration” is required for SE Eastgate Way. Details of any trench

restoration must be shown on the engineering plans.

D. Fire

The Fire Department has reviewed and approved the application finding that there are no

“fatal flaws” and that the building and all fire, life, and safety requirements will be reviewed

under the development permits. Fire access is required to be maintained and provided to

existing structures and building under construction during all phases of construction per

International Fire Code 503.

VII. STATE ENVIRONMENTAL POLICY ACT (SEPA)

The environmental review indicates no probability of significant adverse environmental

impacts occurring as a result of the proposal. The Environmental Checklist submitted with

the application adequately discloses expected environmental impacts associated with the

project. The City codes and requirements, including the Clear and Grade Code, Utility Code,

Land Use Code, Noise Ordinance, Building Code and other construction codes are expected

to mitigate potential environmental impacts. Therefore, issuance of an optional 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 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.

A. EARTH AND WATER

The submitted geotechnical report by GeoEngineers found the soils at the near surface of the

site are recessional outwash consisting of sand and gravel. Soil samples encountered topsoil

to depths of approximately six to eight inches. Soils below the topsoil consist of loose to

medium dense sand with variable gravel and silt to about nineteen and thirteen and a half

feet, respectably. Glacially consolidated soils were encountered below these depths

consisting of dense to very dense silty sand with variable gravel or hard silty clay with sand.

The geotech found ground water levels ranging on-site from a depth of nine and a half feet to

thirty feet and that the level would fluctuate depending upon the season and amount of rainfall.

The stream on-site is Sunset Creek which is a Type F stream that starts south of I-90 and

flows north under the freeway, across the site, and continues offsite until it reaches Richards

Creek.
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The project will be required to comply with all erosion and sediment control BMPs and the

Clearing and Grading code requirements as part of future development permits.

B. PLANTS AND ANIMALS

Construction will require removal of some existing trees within the area of existing

development. Removal of invasive and noxious vegetation is proposed within the stream

corridor with replanting of native vegetation throughout the stream corridor to follow. Chinook,

steelhead, sockeye, coho and cutthroat have been observed within various segments of

Sunset Creek by past stream inventories conducted by the City. Almost all of the remaining

stream buffer on the site prior to the proposed development is to be placed in a Native Growth

Protection Easement. Fencing and signage demarking the boundary of the NGPE is required

as a condition of approval.

C. NOISE

While construction noise and increased vehicle trips are expected during the construction

period, the Bellevue Noise Control Ordinance, Bellevue City Code 9.18, regulates hours of

construction-related noise emanating from the site. The Ordinance provides for an exemption

from the noise restrictions for the hours of 7:00 a.m. to 6:00 p.m. weekdays and 9:00 a.m. to

6:00 p.m. on Saturdays which are not legal holidays. Therefore, no specific measures to

reduce noise during this period are proposed.

D. TRANSPORTATION

1. Long Term Impacts

The long-term impacts of development projected to occur in the City by 2024 have

been addressed in the City’s Transportation Facilities Plan EIS. The impacts of growth

which are projected to occur within the City by 2024 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 EIS divides the City into several Mobility Management Areas (MMAs) for analysis

purposes. Humane Society development lies within MMA #10, which has a 2024 total

growth projection of 1,278,050 new gross square feet (GSF) that include institutional,

industrial and hotel uses. This development proposes a 37,795 GSF increase from

the current building square footage to a total of 58,272 GSF. Therefore, the volume

of proposed development is within the assumptions of the Transportation Facilities

Plan EIS.

Transportation impact fees are used by the City to fund street improvement projects

to alleviate traffic congestion caused by the cumulative impacts of development

throughout the City. Payment of the transportation impact fee, as required by BCC

22.16, contributes to the financing of transportation improvement projects in the

current adopted 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.
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2. Mid-Range Impacts

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 p.m. peak hour trips undergo a traffic

impact analysis to determine if the concurrency requirements of the State Growth

Management Act are maintained.

City staff directed the applicant’s traffic consultant, Transportation Engineering

Northwest (TENW), to determine trip generation rates for the proposal. According to

the TENW trip generation memo dated September 12, 2014, that the staff has

reviewed, the development will generate approximately 20 new p.m. peak hour trips.

Therefore, the proposed development is exempt from requirements of the concurrency

test.

3. Short Term Operational Impacts

City staff analyzed the short term operational impacts of this proposal in order to

recommend mitigation if necessary. These impacts included traffic operations

conditions at the site’s driveways such as vehicular and pedestrian sight distance, site

vehicular and pedestrian circulation, and accident history analysis for the past three

years.

The engineering plans such as the roadway plan with roadway cross-sections, street

lighting, street channelization markings and signage were submitted in conjunction

with frontage improvements on SE Eastgate Way and SE 32nd Street that include

pavement widening.

We do not anticipate any adverse operational impacts due to the proposed

development.

VIII. CHANGES TO PROPOSAL DUE TO CITY REVIEW

The project is substantially similar to the original proposal. Some details have been revised

to meet codes and critical areas regulations but the design is as proposed by the applicant.

Some changes to the proposed impacts to critical areas on-site were recommended and

include placing the stream corridor into a Native Growth Protection Area easement and

removing trails from within 25 feet of the stream. Several items that are required as

conditionals of approval concern the trail usage within the NGPA easement to limit disturbance

within the easement area.

IX. DECISION CRITERIA

A. 20.25H.255 CRITICAL AREAS REPORT DECISION CRITERIA

The Director may approve, or approve with modifications, the proposed modification where

the applicant demonstrates:
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1. The proposal includes plans for restoration of degraded critical area or critical

area buffer functions which demonstrate a net gain in overall critical area or

critical area buffer functions;

The plans propose to remove structures and trash, enhance the stream buffer with an

array of native conifer trees, understory shrubs and groundcover, add large woody

debris, and place the remaining stream corridor into a protected easement. The plan

proposes to provide a functional lift in terms of water quality, hydrology, habitat

function, and protection of functions.

2. The proposal includes plans for restoration of degraded critical area or critical

area buffer functions which demonstrate a net gain in the most important critical

area or critical area buffer functions to the ecosystem in which they exist;

The most important buffer functions on the site are associated with those provided

Sunset Creek, which is host to species of local importance and linked to downstream

resources. The goal of the proposed mitigation is to improve buffer functions, primarily

through removal of invasive and noxious species and replanting the stream buffer with

appropriate native species. See attachment 1 for planting plan. Per the submitted

critical areas report the implementation of the proposed plan will “help maintain the

health of the stream and stream buffer through developing a mature and healthy

riparian ecosystem” (Critical Areas Report, pg. 22, Attachment 2).

3. The proposal includes a net gain in stormwater quality function by the critical

area buffer or by elements of the development proposal outside of the reduced

regulated critical area buffer;

All storm water from surfaces will be directed to either the sanitary sewer or a storm

water detention vault. No storm water will be directed to critical areas. The current

site was developed decades ago and meets few current storm water requirements.

The reduction of input to the stream from site storm water and animal wastes will be

an important part of the site improvements.

4. Adequate resources to ensure completion of any required restoration,

mitigation and monitoring efforts;

Maintenance and monitoring is required for five years and is included as part of the

critical areas report. A separate maintenance and monitoring plan will be required to

be submitted as part of the clearing and grading permit for the site. An installation and

maintenance assurance device will be required prior to building permit issuance. The

amounts of the devices will be based on cost estimates for installation and monitoring

provided at building permit submittal. Copies of the monitoring reports will be

submitted annually to the City. The Muckleshoot tribe has also requested copies of

the reports be provided to them which the applicant can choose to provide. However,

the reports will be available by public record request to the City. See Conditions of
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Approval in Section XI of this report.

5. The modifications and performance standards included in the proposal are not

detrimental to the functions and values of critical area and critical area buffers

off-site; and

Removal of invasive and noxious weeds from this upstream location may benefit sites

downstream by removing a source of input. Planting the stream buffer will provide

more vegetation for erosion control and slope stability. The proposed planting and

woody debris will increase the diversity of species and will opportunity for input into

the stream. The project biologist finds that off-site critical areas will either “experience

no effect or a beneficial effect” as a result of the project (Critical Areas Report, pg. 23,

Attachment 2).

6. The resulting development is compatible with other uses and development in

the same land use district.

The proposal is compatible with the uses in this land use district and is maintaining the

existing use in an expanded facility.

B. 20.30P.140 CRITICAL AREAS LAND USE PERMIT DECISION CRITERIA

The Director may approve, or approve with modifications an application for a Critical Areas

Land Use Permit if:

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

The applicant must obtain development permits to construct the proposed

improvements which include clearing and grading, utility, building, and other permits.

Plans submitted for the development permits must reflect the plans reviewed under

this approval. See Conditions of Approval in Section XI of this report.

2. 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;

The proposal is consistent with required performance standards for projects in steep

slope critical areas and streams. The development has been located on the least

sensitive area of the site where the existing development is located. Upgrading the

site to current storm water requirements will ensure no untreated water enters the

stream.

3. The proposal incorporates the performance standards of Part 20.25H to the

maximum extent applicable, and ;

As discussed in Section IV of this report, the applicable performance standards of LUC
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Section 20.25H are being met.

4. The proposal will be served by adequate public facilities including street, fire

protection, and utilities; and;

The site will be adequately served by existing public facilities.

5. The proposal includes a mitigation or restoration plan consistent with the

requirements of LUC Section 20.25H.210; and

The submitted mitigation plan is consistent with LUC 20.25H.210.

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

The proposal complies with all other applicable code requirements as approved or

conditioned.

C. 20.30B.140 CONDITIONAL USE PERMIT DECISION CRITERIA

The City may approve or approve with modifications an application for a Conditional Use

Permit if:

1. The conditional use permit is consistent with the Comprehensive Plan

The site is located in the Richards Valley Subarea, and designated Light Industrial (LI)

per the Comprehensive Plan. The proposal is supported by the following goals and

policies of the Comprehensive Plan.

Subarea Goals and Policies

POLICY S-NH-1. Ensure that development and site planning comply with the

Sensitive Area Regulations

POLICY S-NH-5. Encourage land uses and site development that minimize the

appearance of intense development

POLICY S-NH-8. Encourage commercial areas to develop with sensitivity to their

surroundings

Finding: The proposal is in conformance with the City’s critical areas ordinance and

maintains the proposed development within the area that is already developed. The

proposed landscaping buffers and stream buffer planting will improve the landscaping

provided around the site to conform to the current landscaping requirements and

screen the site. The proposed development will consolidate the multitude of structures

and outdoor storage areas into one modern facility that will result in a more attractive

site as viewed from the street and adjacent property. The project conforms to the goal
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of maintaining the subarea as a “green and wooded place” that provides a mixture of

living and work opportunity.

Environmental Policies

POLICY EN-39. Restrict the runoff rate, volume, and quality to predevelopment levels

for all new development and redevelopment.

POLICY EN-41. Preserve and maintain fish and wildlife habitat conservation areas

and wetlands in a natural state and restore similar areas that have become degraded.

POLICY EN-45. Protect geologically hazardous areas, especially forested steep

slopes, recognizing that these areas provide multiple critical areas functions.

POLICY EN-67. Preserve a proportion of the significant trees throughout the city in

order to sustain fish and wildlife habitat.

Finding: The stream corridor will be mostly avoided by locating the proposed

development in the existing developed area. Redevelopment will direct and control all

storm water. The stream corridor will be restored with native plants and have invasive

plants and debris removed. The area will be placed into a Native Growth Protection

Easement to protect the stream into the future.

Land Use Policies:

POLICY LU-15. Encourage dedication of open space and preservation and restoration

of trees and vegetation to perpetuate Bellevue’s park-like setting and enhance the

city’s natural environment.

POLICY LU-16. Promote a variety of techniques to preserve open space and key

natural features, such as sensitive site planning, conservation easements, and open

space taxation.

POLICY LU-24. Encourage adequate pedestrian connections with nearby

neighborhood and transit facilities in all residential site development.

Finding: As stated previously, the stream corridor will be placed into a Native Growth

Protection Easement. The project also includes numerous trail improvements to

provide pedestrian connection across the site, from Eastgate Way to SE 32nd Street.

2. The design is compatible with and responds to the existing or intended

character, appearance, quality of development and physical characteristics of

the subject property and immediate vicinity.
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Finding: The site and surroundings are zoned Light Industrial and the use is

compatible with uses in the zone. The proposed building will be an improvement in

character, appearance, and quality over the existing facility.

3. The conditional use will be served by adequate public facilities including streets,

fire protection, and utilities

Finding: The project will connect to existing public utilities that are sufficient to serve

the future development. The Utility, Transportation, and Fire Departments have

reviewed the development and have found the project to be in conformance with their

codes or have required the project to make improvements where necessary.

4. The conditional use will not be materially detrimental to uses or property in the

immediate vicinity of the subject property

Finding: The project maintains the existing use on the site and does not propose any

new use, only the facility is to be enlarged and upgraded. The project is not materially

detrimental to uses or property in the vicinity of the site.

5. The conditional use complies with the applicable requirements of this Code

Finding: The project complies with code requirements.

X. CONCLUSION AND DECISION/RECOMMENDATION

After conducting the various administrative reviews associated with this proposal, including Land Use

consistency, SEPA and City Code and Standard compliance reviews, the Director of the Development

Services Department does hereby approve with conditions the Critical Areas Land Use Permit with

SEPA. This approval reduces steep slope buffers, a stream buffer, and stream structure setback.

In addition, after conducting the various administrative reviews associated with this proposal,

including Land Use consistency and City Code and Standard compliance reviews, the Director of the

Development Services Department does hereby recommend approval with conditions of the

Conditional Use Permit.

Note - Vested Status of CUP Approval: The vested status of the CUP approval shall expire

two years from the date of the City’s final decision, unless a completed building permit

application is filed before the end of the two year term. Upon issuance of a building permit,

the vested status of a land use permit approval shall be automatically extended for the life of

the project.

Note - Expiration of Critical Area Permit Approval: In accordance with LUC 20.30P.150,

a Critical Areas Land Use Permit automatically expires and is void if the applicant fails to file

for a building permit or other necessary development permits within one year of the effective

date of the approval. LUC 20.30P.150 allows for a greater time period for expiration. The
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vested status of the CUP expires after two years if no building permit is submitted. In order

to align the expiration of this CALUP with the CUP, the expiration of the CALUP approval is

extended to two years from the date of the City’s final decision on the CUP.

XI. CONDITIONS OF APPROVAL

Codes & Ordinances

The applicant shall comply with all applicable Bellevue City Codes and ordinances including but not

limited to:

Applicable Ordinances Contact Person

Clearing and Grading Code- BCC 23.76 Savina Uzunow, 425-452-7860

Construction Codes- BCC Title 23 Bldg. Division, 425-452-6864

Fire Code- BCC 23.11 Kevin Carolan, 425-452-7832

Land Use Code- BCC Title 20 Reilly Pittman, 425-452-4350

Noise Control- BCC 9.18 Reilly Pittman, 425-452-4350

Sign Code- BCC Title 22B Reilly Pittman, 425-452-4350

Transportation Code- BCC 14.60 Abdy Farid, 425-452-7698

Right of Way Use Code- BCC 14.30 Tim Stever, 425-452-4294

Utility Code- BCC Title 24 Chris Brookes, 425-452-6825

A. GENERAL CONDITIONS

The following conditions apply to all phases of development.

1. Holiday Construction and Traffic Restrictions

Construction activities such as hauling and lane closures between November 15th and

January 5th 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 Use

2. Provisions for Loading

The property owner shall provide an off-street loading space which can access a public

street. The number and size of loading spaces must be equal to the maximum number

and size of vehicles which would be simultaneously loaded or unloaded in connection

with this proposal. No on-street loading, unloading, or garbage pickup will be allowed.

The backing of trucks in any street or across any public sidewalk in order to access

this site is prohibited.

AUTHORITY: LUC 20.20.590.K.4, BCC 14.60.150

REVIEWER: Abdy Farid, Transportation Review
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3. Obtain Permits
The applicant shall obtain all other permits for infrastructure, utilities, building and other

improvements. No construction may commence until the appropriate permit is issued.

AUTHORITY: Land Use Code 20.25H

REVIEWER: Reilly Pittman, Development Services Department

4. Construction Hours

Noise related to construction is exempt from the provisions of BCC 9.18 between the

hours of 7 am to 6 pm Monday through Friday and 9 am to 6 pm on Saturdays, except

for Federal holidays and as further defined by the Bellevue City Code. Noise emanating

from construction is prohibited on Sundays or legal holidays unless expanded hours of

operation are specifically authorized in advance. Requests for construction hour

extension must be done in advance with submittal of a construction noise expanded

exempt hours permit.

AUTHORITY: Bellevue City Code 9.18.040

REVIEWER: Reilly Pittman, Development Services Department

5. Geotechnical Recommendations

The project shall be constructed per the recommendations of the geotechnical

engineer as found in the submitted geotechnical report dated September 17, 2014.

AUTHORITY: Land Use Code 20.25H

REVIEWER: Reilly Pittman, Development Services Department

6. Utilities

There are no implied approvals of the utility engineering. Changes to the site layout

may be required to accommodate the utilities. All water, sewer & storm drainage

design review, plan approval and field inspection shall be done through the Utility

Developer Extension Agreement process, water application process, side sewer

permit(s), and/or storm drainage connection permits.

AUTHORITY: Bellevue City Code 24.02, 24.04, 24.06

REVIEWER: Chris Brookes, Utilities Department

B. CONDITIONS PRIOR TO CLEAR AND GRADE PERMIT ISSUANCE:

1. 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 access and the turnaround

must be in conformance with the requirements of the Americans with Disabilities Act,

the Transportation Development Code, the provisions of the Transportation
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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) Installation or relocation of streetlights and related equipment.

d) Sight distance. (Show the required sight triangles and include any sight

obstructions, including those off-site.)

e) Location of fixed objects in the sidewalk or near the driveway approach.

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

g) Street lighting plan.

Specific requirements are detailed below.

i. In conjunction with frontage improvements on SE Eastgate Way that include

pavement widening a for 5-foot wide bike lane and construction of curb and gutter

and 8-foot wide concrete sidewalk, final engineering plans such as a road plan

with detailed roadway cross-sections, street lighting and street channelization

markings and signage are required.

ii. In conjunction with frontage improvements on SE 32nd Street that include

pavement widening for a 5-foot asphalt shoulder, final engineering plans such as

a road plan with detailed roadway cross-sections, street lighting and street

channelization markings and signage are required.

iii. Transformers and utility vaults to serve the building shall be placed inside the

building or below grade, to the extent feasible.

iv. Miscellaneous:

 The driveway apron on SE Eastgate Way shall be constructed in accordance

with Design Manual Standard Drawing DEV-7A. The driveway apron on SE

32nd Street shall be constructed per Design Manual Standard Drawing DEV-

7B

 Landings on sloping approaches are not to exceed a 10% slope for a

distance of 20 feet approaching the back edge of sidewalks. Driveway grades

must be designed to prevent vehicles from bottoming out due to abrupt

changes in grade.

 Vehicle and pedestrian sight distance must be provided per BCC 14.60.240
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and 14.60.241. Sight distance triangles must be shown at both 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.

AUTHORITY: BCC 14.60; Transportation Department Design Manual

REVIEWER: Abdy Farid, Transportation Review

2. Tree Protection
To mitigate adverse impacts to non-disturbed areas and trees to be retained during

construction, conformance with BMP T101 for tree protection is required which

includes:

 Clearing limits shall be established at the limit of non-disturbed areas and for

retained trees within the developed portion of the site, outside of drip lines. Six-

foot chain link fencing with driven posts, or an alternative approved by the Clear

and Grade Inspector, shall be installed at the clearing limits prior to initiation of

clearing and grading.

 No excavation or clearing should be performed within drip lines of retained trees,

except as specifically approved on plans. All such work shall be done by hand to

avoid damage to roots and shall be done under the supervision of an arborist

approved by the city.

AUTHORITY: Land Use Code 20.20.520, Bellevue City Code 23.76.060

REVIEWER: Reilly Pittman, Development Services Department

3. Arborist Recommendations

The project plans shall be revised as needed to reflect the changes and construction

techniques recommended by the arborist report dated January 9, 2015. The plans

need to identify special areas of arborist concern where excavation will be done by air

spade and/or where arborist direction is needed. The plans need to show any changes

to tree retention proposed.

AUTHORITY: Land Use Code 20.20.520

REVIEWER: Reilly Pittman, Development Services Department

4. NGPA Easement Fencing and Signage

The site plan submitted as part of the clearing and grading permit shall depict split rail

or other fencing on the perimeter of the NGPA easement. One sign denoting the area

is protected is required to be placed at least every 100 feet along the fence line and at

every gap in the fence for a trail entry into the easement. Signage is provided by the

City. Signage and fencing will be verified during Land Use inspection of the

landscaping and mitigation planting.
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AUTHORITY: Land Use Code 20.25H

REVIEWER: Reilly Pittman, Development Services Department

5. Animal Use of the NGPA Easement

Dispensers for animal waste bags are required at trail entry points and any end points

within the easement. Collection bins for animal waste are required at every trail entry

point. A sign at every trail entry must state that animals are required to be on-leash

and that the owners must dispose of any animal solid waste. The submitted plans

must show dispenser locations.

AUTHORITY: Land Use Code 20.25H.080.A.5

REVIEWER: Reilly Pittman, Development Services Department

6. Maintenance Surety and 5-Year Monitoring

A maintenance surety for the mitigation planting is required based on the cost estimate

for mitigation planting which includes all costs associated with maintenance and

monitoring for 5 years of monitoring, maintenance activity, plant replacement,

contingencies. The amount of the surety is determined by a cost estimate submitted

as part of the clearing and grading permit. The maintenance surety will be released

upon successful completion of the 5-year maintenance and monitoring plan as detailed

in the approved mitigation plan.

AUTHORITY: Land Use Code 20.25H

REVIEWER: Reilly Pittman, Development Services Department

7. Separate Maintenance and Monitoring Plan

A maintenance and monitoring plan, separated from the critical areas report, is

required as part of the clearing and grading permit plans.

AUTHORITY: Land Use Code 20.25H.220

REVIEWER: Reilly Pittman, Development Services Department

8. Edge of Trail Planting

The edges of all trails within the NGPA easement are required to be planted with dense

buffer planting. The mitigation planting plan shall be revised to show all trail edges

planted with vegetation and selected native plant species will limit animals and humans

from leaving the designated path areas.

AUTHORITY: Land Use Code 20.25H.080.A.5

REVIEWER: Reilly Pittman, Development Services Department

9. Hold Harmless Agreement

The applicant shall submit a hold harmless agreement in a form approved by the City

Attorney which releases the City from liability for any damage arising from the location

of improvements within a critical area buffer in accordance with LUC 20.30P.170. The
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hold harmless agreement is required to be recorded with King County prior to permit

issuance.

AUTHORITY: Land Use Code 20.30P.170

REVIEWER: Reilly Pittman, Development Services Department

10. Temporary Parking Agreement

A parking agreement for employees to park temporarily off-site is required prior to

issuance of the clearing and grading permit. The agreement needs to specify the

logistics and specifics about how employees will be shuttled to and from the site and

the location of the temporary parking.

AUTHORITY: Land Use Code 20.20.590

REVIEWER: Reilly Pittman, Development Services Department

11. Trails

The plans submitted with the clearing and grading permit shall specify that the trails

within the stream buffer are non-compacted mulch trails. All trails are required to be

in conformance with LUC 20.25H.055.C.3.f and LUC 20.25H.C.3.g

AUTHORITY: Land Use Code 20.25H.C.3.f and 20.25H.C.3.g

REVIEWER: Reilly Pittman, Development Services Department

C. PRIOR TO BUILDING PERMIT ISSUANCE:

1. Transportation Impact Fee

Payment of the traffic impact fee will be required at the time of building permit

issuance. This fee is subject to change and the fee schedule in effect at the time of

building permit issuance for the above ground building permit will apply. Fee credit will

be given for removal of the existing structures.

AUTHORITY: BCC 22.16

REVIEWER: Abdy Farid, Transportation Review

2. Building and Site Plans – Transportation

Building plans, landscaping plans, and architectural site plans must accommodate

driveway design 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.

AUTHORITY: BCC 14.60.060, 110, 120, 150, 180, 181, 190, 240, 241

REVIEWER: Abdy Farid, Transportation Review

3. Recycling and Solid Waste Collection Area

The waste collection area and screening shall be shown on the project plans.
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AUTHORITY: Land Use Code 20.20.725

REVIEWER: Reilly Pittman, Development Services Department

D. PRIOR TO ISSUANCE OF ANY CERTIFICATE OF OCCUPANCY

1. Street Frontage Improvements

All street frontage improvements and other required transportation elements, including

pavement widening, street light installation, must be constructed by the applicant and

accepted by the City Inspector. All existing street light and apparatus affected by this

development, including power sources, must be relocated as necessary. All required

improvements must be constructed as per the approved plans or as per direction of

the Transportation Department inspector. Bonding or other types of assurance

devices will not be accepted in lieu of construction. The applicant is responsible for

half-roadway improvements on SE Eastgate Way and SE 32nd Street.

AUTHORITY: BCC 14.60.090, 100, 110, 120, 130, 150, 181, 210, 240, 241, 250;

Transportation Department Design Manual Sections 4, 5, 7, 11, 14,

15, 19, 20, 21, 22, 23; and Transportation Department Design Manual

Standard Drawings DEV-1, DEV-7A, DEV-10, DEV-11, TE-2, TE-3,

TE-10, TE-11 and TE-21.

REVIEWER: Abdy Farid, Transportation Review

2. Pavement Restoration

Pavement restoration associated with street frontage improvements or to repair

damaged street surfaces shall be provided as follows:

a) SE 32nd Street: Based on this street’s pavement classification, it is designated as

“Overlay Required”. Street cutting is permitted only with extraordinary pavement

restoration. A full grind and overlay from center of the roadway to the new curb

line along the entire site’s frontage will be required.

b) SE Eastgate Way: Based on this street pavement’s classification, it is designated

as “Standard Trench Restoration”.

AUTHORITY: BCC 14.60. 250; Design Manual Design Standard #23

REVIEWER: Tim Stever, Right of Way Use

3. Land Use Inspection

An inspection by Land Use staff of all landscaping and mitigation planting is required.

Additional plant quantities may be required to ensure sufficient density is achieved as

stated in the report. This inspection will also check NGPA signage and fencing, and

animal waste collection.
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AUTHORITY: Land Use Code 20.25H

REVIEWER: Reilly Pittman, Development Services Department

4. Native Growth Protection Area Easement

The stream corridor is required to be placed into a Native Growth Protection Area

Easement as shown on the project plans. The easement agreement will be provided

by the City to the applicant and is required to be recorded with King County prior to

Land Use inspection approval.

AUTHORITY: Land Use Code 20.25H.030

REVIEWER: Reilly Pittman, Development Services Department
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