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I. REQUEST/PROPOSAL DESCRIPTION

A. Request
The applicant requests Design Review approval and a Threshold Determination under the State
Environmental Policy Act (SEPA) to construct a new office tower named “Office 415.” The proposal
is for a new 16-story office tower with a 2-story podium which includes street level retail and a retail
bank branch with drive through ATM, and 674 parking stalls in 7 levels of underground parking. The
total square footage of the proposed tower is approximately 317,195 gross square feet on a site area
of 0.88 acres. The project includes demolition of the existing 2-story Bank of America branch bank
and drive through ATM’s. Site improvements include site utilities, street level landscaping, art, and
pedestrian-oriented frontage.

B. Site Design
The site is rectangular, measuring approximately 195 feet in width (east-west) and approximately
197 feet in depth (north-south). There is approximately a 5.4 foot grade increase from the site’s
south to north boundaries. Access to the proposed underground parking garage is provided from
NE 4th Street and 106th Avenue NE. There will be a singular ATM drive through lane for the street
level retail bank branch that is accessed from 106

th
Avenue NE.

The main building entrance and retail entrance for pedestrians will be located on 106
th

Avenue NE.
The retail bank branch will have two pedestrian entrances: one along NE 4

th
Street and another at

the intersection of NE 4
th

Street and 106
th

Avenue NE. The proposal provides street trees, seating,
and plantings along NE 4

th
Street and 106

th
Avenue NE. Special paving will be provided at the main

building and retail storefront entries along 106
th

Avenue NE.

Figure 1 – Site Plan
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C. Building Design
The footprint of the proposed tower is rectilinear, composed of a 2-story podium and the remaining
floors above providing office space. The podium provides visual and scale relief at street level from
the primary massing. The exterior materials will be a combination of a clear and reflective curtain
wall, aluminum window mullions, light colored precast for vertical elements, and darker precast at
select horizontal spandrels. The façade expression utilizes 2-story vertical precast and façade
elements to create the perception of a finer scaled building and to emphasize verticality to the overall
massing. Exterior lighting will be used to emphasize the massing and the vertical expression. See
Section X.C for related conditions of approval.

The below grade parking garage is accessed via a ramp that can be approached by an internal two-
way driveway that connects to NE 4

th
Street and 106

th
Avenue NE. This internal street is situated

along the western and north perimeter of the site to maximize the separation of vehicular traffic from
interfering with pedestrian activity. Three loading berths are set aside at street level for deliveries.
Delivery trucks turn onto the site via NE 4th Street, back into the loading berths, and continue out
onto 106

th
Avenue NE via the internal street.

D. Design Intent

Overview
Due to its location at a key urban intersection, Office 415 will conceptually serve as an “entry portal”
into the heart of Downtown Bellevue. The proposed design creates a 16 story office tower with
slender, vertical proportions, anchored by a 2-story podium. At street level, the podium incorporates
retail, office lobby, and a retail branch bank. On levels two and three, the podium is anchored by the
building’s common area or “Great Room” with a large south-facing outdoor terrace and a double
height window protrusion that brings visual activity to the corner of NE 4

th
and 106

th
Avenue NE.

The facades of the retail podium facing the street will have modulation, material transitions,
canopies, and differing scale to provide interest to the streetscape and to establish continuity with
the existing vernacular of 106

th
Avenue NE. The tower demonstrates a contemporary design,

utilizing elements such as louvers on the north façade. Modulation of the massing, as well as finely
scaled fenestration patterns in the curtain wall, provides a human scale to the structure.

1. Building Podium
The design of the podium extends the street façade relationship established by the adjacent
Bellevue Towers and proposed by the future phases of Lincoln Square. The intent is to create a
consistent multi-story podium along the street edge of NE 4

th
that engages the pedestrian scale

with active program elements, combinations of materials, and a high level of activity and
transparency. To reinforce the development of Bellevue’s pedestrian environment the main office
entry and street level retail is located on 106

th
Avenue NE and the retail bank branch entries are

located on NE 4
th

Street and 106
th

Avenue NE. At the street level of 106
th

Avenue NE the
proposal will utilize changes in material and texture as well as linear planting solutions to enhance
the pedestrian experience. Sidewalk materials on 106

th
Avenue NE will relate to the materials

utilized in the building, and also provide a rhythm of glass canopies.
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Figure 2 – Streetscape/Podium

2. Office Tower
The building is composed of two major masses and incorporates a 6’ wide by 3’ deep vertical
“slot” into the east and west facades to create relief and variations while reducing scale.
Additionally, this slot is used to create different heights in the building, with the north mass having
a taller façade as a screen for mechanical systems to yield a sculpted expression at the top, and
a change in massing for scale. The south building mass will be the most transparent, addressing
the major views, light, and serving as an urban portal at a key urban intersection.

Figure 3 – Building Perspective

3. Parking Structure
The seven level underground parking garage will provide a total of 674 stalls. Storage and
building services such as mechanical rooms and equipment will also be below grade. Access
points to the garage will be located on 106

th
Avenue NE and NE 4

th
Street. 49.7% of the parking

stalls will be compact parking.
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II. SITE DESCRIPTION, ZONING, & LAND USE CONTEXT

A. Site Description
The existing site is at the corner of 106th Avenue NE and NE 4th Street. The total parcel size is 0.88
acres. The site has a grade change of approximately 5.4 feet from south to north. The site
dimensions are approximately 195 feet east-west and 197 feet north-south. The existing site
provides a total of three points of ingress and egress. A singular point of ingress and egress is
located on NE 4

th
Street, with individual points of ingress and egress along 106

th
Avenue NE.

B. Zoning
The site is located in Downtown Bellevue and is zoned DNTN-O-1. The zoning is not affected by
any concomitant agreement or overlay district. All proposed uses are permitted outright in this zone.

Figure 4 – Zoning Map

The development immediately to the east, Bellevue Towers, is mixed-use residential. The developments
to the immediate north and south are low-rise commercial and retail services. Further north along 106th
Avenue NE is the Paccar building. Immediately west is the proposed Lincoln Square Expansion, with
hotel, retail, office, and residential uses. The Building/Sidewalk Design Guidelines designations for the
frontage streets include "B" for 106th Avenue NE and "C" for NE 4th Street.

III. CONSISTENCY WITH LAND USE CODE/ZONING REQUIREMENTS

A. GENERAL PROVISIONS OF THE LAND USE CODE

1. Uses
Office and retail uses are permitted outright in DNTN-
O-1 zoning district.

2. Dimensional Requirements
As conditioned, all applicable dimensional requirements of the Land Use Code would be met.
The following table provides more detailed information on dimensional requirements.

North
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Table 1 – Dimensional Requirements

Item Permitted/Required Proposed Comments/Conditions

Project Limit No minimum 38,429 SF (0.88 acres)

Building
Height

Non-residential = Basic 300
FT

Non-residential = 216’-4” FT
Meets code.

LUC 20.25A.020,

Floor Area
Ratio (FAR)
Path A

5 Basic/8 Max.

Maximum 1.0 FAR (POF)

8.18

317,195 GSF

2,655 SF area exempted per
Pedestrian Oriented Frontage
Amenity (0.069 FAR)

Total Gross Square Feet = 314,540

Meets code, as conditioned

Non-residential FAR.

LUC 20.25A.020. Requires transfer of
FAR from off site.

LUC 20.25A.030.C,

LUC 20.25A.115 for Building/Sidewalk
Design Guidelines

See condition X.A.

Floor Area
Ratio
(FAR)
Path B

5 Basic / 8 Max.

Maximum 1.0 FAR (POF)

7.99

317,195 GSF

9,795 SF area exempted per
Pedestrian Oriented Frontage
Amenity (0.25 FAR)

Total Gross Square Feet = 307, 400

Meets code, as conditioned

Non-residential FAR

LUC 20.25A.20 Requires provision of
additional Pedestrian Oriented Frontage
Amenity

LUC 20.25A.030.C,

LUC 20.25A.115 for Building/Sidewalk
Design Guidelines

See condition X.A

Total Gross
Square Feet
(GSF)

Non-Residential = 307,432
GSF

Path A = 314,510 - Would require
purchase of 7,108 sf of FAR

Path B = 307,400

Meets code, as conditioned

Excludes vertical penetrations, vent
shafts, stairwells, and balconies per
LUC 20.50.022.1

See condition X.A

Floor Area per
Floor Above 40
Feet

Non-Residential =

24,000 SF standard floor
plate

Non-Residential =

23,592 SF
Meets code.

Setbacks

NE 4th= 0 FT

106th Ave NE = 0 FT
0 FT

Meets code.

LUC 20.25A.020

Facade
Stepbacks

Upper Level
Façade
Stepback In
Core
Design District
(between 25-40
FT ht.)

NE 4th = 20 FT Stepback NE 4th = 10 FT: Stepback
Modification granted.

Meets code.

LUC 20.25A.100.E.7: Stepback
Modification for NE 4th Street. See
Section III.A.4.
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3. Office Tower – Stepback Modification per LUC 25A.100E.7
Per 20.25A.100E.7 of the Land Use Code each building façade within the Core Design District
facing NE 4

th
Street, NE 8

th
Street, or Bellevue Way must incorporate a minimum 20-foot-deep

stepback at a height between 25 feet and the level of the first floor plate above 40’. This required
stepback may be modified or eliminated if the applicant demonstrates, through Design Review, that:
(a) such stepback is not feasible due to site constraints, such as a small or irregularly shaped lot, or
(b) the modification is necessary to achieve design elements or features encouraged in Section
20.25A.100 or the provisions of 20.25A.110 of the Land Use Code and the modification does not
interfere with preserving view corridors.

The proposed project incorporates a 10 foot stepback above the 40 foot height on NE 4
th

Street in
lieu of the required 20 foot stepback based upon the following justification:

a. The 10 foot stepback achieves the objective of reducing the scale of the overall massing
along NE 4

th
Street in relationship to the small scale of the proposed tower. The building

frontage along NE 4
th

Street is limited to 134’ in length.
b. The proposed 10 foot stepack provides continuity with the 10’ stepback allowed for the

Lincoln Square Expansion project to the west. This same continuity is extended to the
podium design and its relationship to the Bellevue Towers to the east, creating aesthetic
qualities that allow the proposed project to maintain aesthetic connections with adjacent
properties.

c. The proposed 10 foot stepback does not affect the views along NE 4
th

Street or from the
Bellevue Towers. Attachment B demonstrates that there is a maximum 1.8 degree cone of
vision difference between the proposed 10 foot stepback and the required 20 foot stepback.

Recycling &
Solid Waste

Path A
Office

Retail

Path B
Office

Retail

2 SF/1000 SF @ 314,540
SF = 629 SF for office

5 SF/1000 SF @ 2,655 SF =
13 SF for retail

2 SF/1000 SF @ 307,400
SF = 615 SF for office

5 SF/1000 SF @ 9,795 SF =
49 SF for retail

Retail and Office = 934 SF provided.

Meets code.

Recycling and solid waste areas are
provided at the loading dock and within
the building at the ground floor.

A letter has been provided from
Republic Services and can be found in
the project file.

LUC 20.20.725

Sidewalk
Width

106th Avenue NE = 16 FT

NE 4th = 16 FT

106th Avenue NE = 16 FT

NE 4th = 16 FT

Meets code.

LUC 20.25A.060.A

Street Tree/
Species &
Caliper

Minimum 3” caliper Zelkova
serrata at 106th Ave NE.;

Minimum 3” caliper
Superform Norway Maple for
NE 4th Street

Landscape plan shows (3) 3” caliper
Zelkova serrata along 106th Avenue
NE and (4) 3” caliper Superform
Norway Maple along NE 4th Street.

Meets code.

LUC 20.25A.060

LUC Plate B

The Parks Department has reviewed
the street trees and concurs with the
proposal.
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Table 2 – Parking

Item Required Proposed
Comments/
Conditions

Parking
NSF = Net Square Feet

Minimum and
Maximum Permitted
Ratios

Required and
Permitted
Parking Stalls

Proposed Parking
Stalls

LUC 20.25A.050

Office - General
Path A - 308,425 NSF

Path B – 301,285 NSF

2.0/2.7
616/833

603/813

647 – Path A

624 – Path B
Meets code.

Financial Institution
Path A/B - 6,115 NSF

3.0/4.0 18/24 18 Meets code.

Retail
Path A - 2,655 NSF

Path B – 9,795 NSF

3.3/5.0
9.0/13.0

32/49

9 – Path A

32 – Path B
Meets code.

Total
Path A

Path B

643/919

653/886

674

Accessible parking is
distributed throughout
the parking level floors
P1 to P7. Van
accessible parking is
located on level P1.

Required/Permitted Proposed Comments

Compact Stalls Max. 50% 335 or 49.7%
Meets Code.

LUC 20.25A.050.F.2

Loading Area
Required onsite, not on the
right-of-way

The loading area contains 3
berths and space for a
compactor and is located at
grade, accessed off NE 4th
Street.

Meets Code.

LUC 20.20.590K.4.

The property owner
shall provide off-street
loading space which
can access a public
street. On-street
loading and unloading
will not be permitted.

B. SPECIAL DISTRICT REQUIREMENTS

1. Building/Sidewalk Design Guidelines

The right-of-way abutting 106
th

Avenue NE is designated “B” and the right-of-way abutting NE 4
th

Street is designated “C” per The Design Guidelines Building/Sidewalk Relationships. At least 50%
of the street level edge of 106

th
Avenue NE must include retail and service related activities. All of

NE 4
th

Street must incorporate some amount of service and commercial activities. Both
designations require the provision of windows providing visual access, multiple entrances,
canopies, special pavement treatment, landscaping and seating. The proposal includes entrances
to the building lobby, the retail bank branch, and the retail space along 106

th
Avenue NE. An

additional entrance to the retail bank branch is located on NE 4
th

Street. The treatment of both
streets includes glazing for visual access, rhythmic placement of canopies, seating, landscaping,
and street trees. The landscaping strip will require irrigation.

See Sections X.B for related conditions of approval.

2. FAR Amenity Incentive System
The proposal site is located within the Downtown Core Design District. The FAR amenities are
defined by Land Use Code 20.25A.020. The table below summarizes the Basic and Non-basic FAR
amenity points earned by the proposed project.

The allowable FAR for the proposed site is 8.0. The current proposal has an FAR of 8.18. In order
to remain compliant with the Land Use Code the project must choose one of the following paths:
Path A – Purchase the required FAR outlined in Table 3 or Path B: Provide additional exempted
FAR Amenity space consistent with section 20.25A.030 of the Land Use Code outlined in Table 4.
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The applicant will be required to record either proposed path with the King County Division of
Records and Elections and with the Bellevue City Clerk.

See Section X.A for related conditions of approval

Table 3 – FAR Bonus Amenities – Path ‘A’ Purchase Option

Path A

Project Area 38,429

Project Gross Floor Area 317,195

Exempted Floor Area per Retail Activity Exceptions (LUC 20.25A.020.3.a) 2,655

Gross Floor Area (GFA) 314,540

FAR Proposed 8.18

Basic Permitted Floor Area (AREA) 192,145

Basic FAR (5.0) x Project Area 5.0 x 38,429

Maximum Permitted Floor Area 307,432

Maximum FAR (8.0) x Project Area 8.0 x 38,429

Basic FAR Amenity Required 38,429

Basic FAR Amenity Earned 38,510

Excess Basic points that may be used to earn Non-Basic FAR 81

Basic Amenity Earned - Basic Required 38,510 - 38,429

Remaining Bonus FAR Amenity to Earn 122,395

GFA - Basic Permitted FAR of 5.0 317,195 - 192,145

Non Basic Earned 127,773

Total FAR Amenity Earned (See Table 5 Below) 166,283

Basic FAR Amenity Earned + Non Basic FAR Amenity Earned 38,510 + 127,773

Excess FAR Amenity Earned 6,201

Additional FAR to purchase from City of Bellevue 7,108

Table 4 – FAR Bonus Amenities – Path ‘B’ Additional Exempted FAR Amenity Space

Path B

Project Area 38,429

Project Gross Floor Area 317,195

Exempted Floor Area per Pedestrian Oriented Frontage Amenity 9,795

Gross Floor Area (GFA) 307,400

FAR Proposed 7.99

Basic Permitted Floor Area (AREA) 192,145

Basic FAR (5.0) x Project Area 5.0 x 38,429

Maximum Permitted Floor Area 307,432

Maximum FAR (8.0) x Project Area 8.0 x 38,429

Basic FAR Amenity required 38,429

Basic FAR Amenity Earned 56,410

Excess Basic points that may be used to earn Non-Basic FAR 17,981

Basic Amenity Earned - Basic Required 38,510 - 38,429

Remaining Bonus FAR Amenity to Earn 122,395

GFA - Basic Permitted FAR of 5.0 317,195 - 192,145

Non Basic Earned 127,773

Total FAR Amenity Earned (See Table 5 Below) 184,183

Basic FAR Amenity Earned + Non Basic FAR Amenity Earned 56,410 + 127,773

Excess FAR Amenity Earned 24,101
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Table 5 – Summary: Bonus Amenity Area Earned

Amenity Units of
Measure

Bonus
Ratio

Bonus Floor Area
Earned

Comments

B
a
s
ic

A
m

e
n
iti

e
s

Pedestrian Oriented
Frontage (Path A)

Pedestrian Oriented
Frontage (Path B)

LF
200:1

200:1 +
100:1

151 LF = 30,200
points

151 LF + 179 LF =
48,100 points

Retail/restaurant uses
provided along 106th Avenue
NE and along north walkway at
level 1.

Public benefit: Enhances the
urban environment and
stimulates sidewalk pedestrian
activity. Enhances view for
pedestrians walking south on
106th Avenue NE.

Marquee
SF 4:1

1,540 SF = 6,160
points

Provided along street
frontages on 106th Avenue NE
and NE 4th Street

Public benefit: Weather
protection for the pedestrian
along the building and
sidewalk along the two public
streets that front the site.

Sculpture or Artwork
1 unit per $100

spent
5:1

$43,000/$100 x 5 =
2,150 points

Provided along sidewalk at
106th Avenue NE at the retail
storefront and main entrance.

Public benefit: Landscape area
provides focal point and visual
relief for the pubic and
enhances pedestrian
environment.

Sub-Total Basic
Path A: 38,510 SF

Path B: 56,410 SF

“Basic” FAR Amenity
Earned

N
o
n
-B

a
s
ic

Underground Parking 1 SF 0.5:1
255,545 SF =

127,773 points

7 levels underground

674 stalls.

Levels P1- P7.

Public benefit: Locates parking
stalls out of public view.
Furthers the urban image by
not having surface parking
lots.

Sub Total

Non-Basic
127,773 SF

Total Basic and

Non-Basic

Path A: 166,283 SF

Path B: 184,183 SF

Total FAR Amenity Earned.

Exceeds code.

The amount of amenity
provided 166,283 SF (Path A) /
184,183 (Path B) exceeds
code requirements of
38,429+122,395= 160,824 SF
for basic and bonus amenities.
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Path A: Applicant will be required to purchase 7,108 sf of FAR area to achieve the permitted 8.0 FAR.
Path B: Applicant will dedicate area on the second level as retail space and Pedestrian Oriented
Frontage as a public amenity reducing the Gross Square Feet to 307,400 and the FAR to 7.99.

The proposal generates a total of 166,283 amenity points, which exceeds the required number of amenity
points (160,824) by 5,459. The bonus floor area earned through the FAR Amenity Incentive System and
the total bonus floor area to be utilized for the project must be entered into the public record (Land Use
Code 20.25A.030.D). The applicant must record a copy of the approved bonus point calculations, project
drawings, and conditions for the Design Review decision with King County, Division of Records &
Elections.

See Section X.D for related conditions of approval.

4. Design Review Criteria
The following design criteria must be met for Design Review approval (Land Use Code 20.25A.110
and 20.25A.115).

Land Use Code 20.25A.110 Design Review Criteria

A. Site Design Criteria

1. Vehicular Circulation and Parking
a. Provide efficient vehicular access to parking and service areas, coordinated on a Super-

block basis.

Finding: All required parking is located in the below grade parking garage. Access to the
garage is from 106

th
Avenue NE and NE 4

th
Street. Access to service, delivery, and the drive-

thru ATM utilize the same entrances and exits. Each access must meet the sight distance
requirements of the Transportation Department. In addition, the applicant has provided a
letter from Republic Services that refuse/recycling trucks are capable of maneuvering within
the vehicular areas.

See Section X.D for related conditions of approval.

b. Coordinate the location of vehicular and pedestrian mid-block connections, considering
opportunities for mid-block crossings.

Finding: Mid-block connections are not applicable to the site given the overall small scale (0.88
acres) and the functional relationship between the building footprint and the site. The proposal
includes an enhanced pedestrian experience along 106th Avenue NE and NE 4th Street
compliant with the goals of the Comprehensive Plan and the requirements of the Land Use
Code.

c. Provide for safe and pleasant movement within the Downtown for the pedestrian and
bicyclist.

Finding: Sidewalks will be buffered from vehicular transportation with seat walls, trees, and
vegetation. The podium will create continuity between the existing Bellevue Towers
development and neighboring proposed developments. Integrated lighting will enhance
pedestrian experience in evening hours.

d. Maximize the separation of vehicular traffic from pedestrian areas by means of level
changes, space and distance, or landscaping.

Finding: Pedestrians will be separated from the traffic on 106
th

Avenue NE and NE 4
th

Street
by vegetated buffers, street trees, and seat walls. A landscaping screen will be included
between the proposal and the properties to the north and west. The screening and grade
change will mitigate the impact of the drive aisles and vehicular entries from the neighboring
properties and pedestrian circulation.
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See Section X.A for related conditions of approval.

e. Incorporate retail shopping space at ground level into parking structures whenever
practical and appropriate.

Finding: Not applicable to proposal. Parking will be in an underground garage with the
immediate entrance internal to the site. The proposal will create retail space along 106

th

Avenue NE in addition to the building lobby and retail bank branch entries.

f. Minimize the location of parking adjacent to pedestrian connections.

Finding: There will be no surface parking provided. All parking will occur in the below grade
parking garage. Drive aisles will be screened from pedestrian paths using a landscaping and
grade changes.

g. Limit the number of driveway openings and the number of access lanes in each opening.

Finding: The proposal will provide vehicular ingress and egress on both 106
th

Avenue NE and
NE 4

th
Street. This reduces the total number of entry/exit points to two from the existing three.

h. Where appropriate, fit garages into the topography and make use of garage roofs for
public open space, recreation or landscaped areas.

Finding: The proposal locates the garage entry internal to the site and away from street and
pedestrian view. All parking will occur below grade. The entry soffit to the garage, where
visible from the street, shall provide a finish that matches the aesthetic qualities of the overall
building design.

See Section X.C. for related conditions of approval.

i. Maximize the use of underground parking.

Finding: All 674 parking spaces will be located in the proposed underground parking garage.

2. Pedestrian Circulation and Amenities

Finding: The proposed sidewalks on 106th Avenue NE and NE 4th Street meet the minimum
requirements of 12’ width and a 4’ planting strip. There are currently no mid-block connections
required to be maintained or provided per Land Use Code 20.25A.060.C.

Opportunities for pedestrian-vehicular conflicts can increase where service vehicles cross the
public sidewalk and the drive through ATM. Signage shall be required to alert drivers and
pedestrians to the potential conflict.

See Section X.D for related conditions of approval.
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Figure 5 – Vehicular and Pedestrian Circulation

3. Wind and Sun

Ensure that the form and placement of buildings consider desirable year-round conditions of
sun and shade in surrounding open spaces and public areas. Design new buildings so that
pedestrians are sheltered from wind, particularly on the ground and in publicly accessible
areas. Consider how new buildings can incorporate calm spaces, particularly in winter, and
spaces with suitable breezes in summer.

Finding: The proposal includes canopies for weather protection along 106
th

Avenue NE and
NE 4

th
Street.

4. Open Space

Design and locate open spaces, such as plazas, squares, and large landscaped areas to work
as part of a comprehensive system of spaces in the Downtown.

Finding: The planting strip and street trees will continue the existing pedestrian oriented
aesthetic along NE 4

th
Street. Planters with benches and seat walls will create informal

opportunities for gathering and seating.

5. Light and Glare

Consider and mitigate light and glare impacts upon major public facilities, streets, and major
public open spaces.

Finding: All exterior lighting fixtures in parking areas, driveways, and building exterior shall
utilize cutoff shields to prevent spillover to adjacent properties. The proposed exterior glazing
shall be of low reflectivity.

See Section X.C for related conditions of approval.

North

Ingress/Egress

Ingress/Egress
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B. Downtown Patterns and Context

1. Natural Setting and Topography

a. Make creative use of any existing topographic variations in site design and the location of
buildings, circulation patterns, parking area design and public spaces to enhance the setting
and provide variety.

Finding: The site is relatively flat. The proposed garage entry is internal to the site to
minimize the impact on pedestrians and the aesthetic qualities of 106

th
Avenue NE and

NE 4
th

Street.

2. Landscape Design

a. Make effective use of significant landscape features to complement and contrast with
building forms. This includes massing of plant materials to constitute a recognizable visual
unit which contrasts effectively with built forms.

Finding: The proposal will incorporate street trees, and seating that will create aesthetically
pleasing opportunities and informal gathering locations. Grade changes and screening will

separate pedestrians from internal vehicular circulation.

See Sections X.A, X.B, and X.D for related conditions of approval.

b. Encourage retention of significant existing vegetation, where it can be incorporated into
efficient site design and maintained in a safe and healthful condition.

Finding: No significant vegetation exists on site. Existing street trees will be replaced.

See Section X.A and X.B for related conditions of approval.

c. Consider the location or relocation of traffic control boxes, power vaults, utility boxes and

similar features in the design of the pedestrian areas to minimize the impact on the visual and
physical quality of the pedestrian environment.

Finding: The proposal intends to use stainless steel traffic control boxes to create an
improved aesthetic located at the corner of 106

th
Avenue NE and NE 4

th
Street.

See Section X.C for related conditions of approval.

3. Views

a. Consider the negative impacts of a building on views, both from existing buildings and

future developable or redevelopable sites.

Finding: The proposed tower limits its height below the allowable 300’ height limit with a
height of 216’-4” and a total height of 229’-3” to the top of the mechanical penthouse. The

proposed tower will alter views to the west below 300’. The height of the tower will not alter
the western views of units within the Bellevue towers above the building. The small size of
this DNTN-O-1 site forces development into a smaller single tower configuration and will limit

view alteration to a greater extent than occurs with the development of a typical superblock

parcel. Shading impacts of the proposal are expected to be minimal and will be no more
significant than the proposed Lincoln Square Expansion development. See Attachment B

and C for supporting information.

See Section X.C for related conditions of approval.
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Figure 6 – View @ 100’ Elevation Figure 7 – View @ 300’ Elevation

b. Consider the availability of public views from public spaces such as streets, street
intersections, parks, plazas and areas of pedestrian concentration.

Finding: The proposal will not negatively impact views from street level or areas of pedestrian

concentration. Pedestrian connections along NE 4
th

Street will remain largely unaffected in

regards to sun-shading. The impact along 106
th

Avenue NE will primarily occur in the late
afternoon according to the sun-shading studies submitted, and creates no greater impact than
proposals for other future developments in the immediate area.

4. Building Height and Bulk
a. Buildings near public open spaces should permit visual access and, where feasible,
physical access to the public open space.

Finding: There are no current public open spaces in the immediate vicinity of the proposed
development. The second floor “Great Room” will project out from the façade, utilizing
glazing and a terrace to visually connect with pedestrians at street level.

b. Wherever practical, buildings should be oriented to minimize the shadows they cast
on publicly accessible open space.

Finding: There are no public open spaces immediately adjacent to the proposal.

c. Discourage buildings of extreme rectangular shape which tend to be out of proportion
for their floor area.

Finding: The proposal compensates for its rectilinear form by diminishing the scale of the
massing. This is accomplished through the podium element facing NE 4

th
Street, as well

as the height differentiation and façade articulation between the north and south portions.
Furthermore, the vertical slot establishes separation in the building massing and reduction
of scale.

5. Transitions
a. In transitions between districts in the Downtown and between properties, the lower
portions of buildings should be designed to promote easy circulation, good relationships
among open spaces, visual connection in scale, and maximum penetration of sunlight to the
ground level.

Finding: Site circulation includes the pedestrian connections between the public sidewalks
and main entrance. While utilizing canopies for weather protection along 106

th
Avenue NE

and NE 4
th

Street, rhythmic breaks and translucent materials in the canopies will allow for the
penetration of sunlight to street level.

6. Patterns of Activity
a. Maximize opportunities for vital, pedestrian-level activity in all areas of the Downtown.
Not all criteria for Patterns of Activity are cited below; only those that require explanation or
relate to a condition of approval.

Finding: The proposal includes retail frontage on 106
th

Avenue NE and a retail bank branch
on NE 4

th
Street. The proposed retail space shall be occupied by a use that will serve
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pedestrians on a daily basis, consistent with the requirements of Pedestrian Oriented
Frontage as part of the FAR Amenity system.

See Section X.D for related conditions of approval.

7. Signage
Not all criteria for Signage are cited below; only those that require explanation or relate to a
condition of approval.

a. Ensure that signage is an integral part of the architectural design, scaled to the
pedestrian and enhances the pedestrian environment.

Finding: The submittal package includes the proposed sign locations, but not specific designs
for signage.

See Section X.D for related conditions of approval.

IV. PUBLIC NOTICE & COMMENT
Application Date: 02/03/2014
Notice of Application: 03/27/2014
Public Meeting: 04/10/2014

The required minimum public comment period ended on February 20, 2014, but written
comments were accepted up to the date of this decision. The city received one phone call of a
general nature from an adjacent neighbor. Written comments were received with concerns
regarding transportation. One public meeting was held at Bellevue City Hall on February 20,
2014. The meeting was attended by 1 citizen, a student who was attending the meeting for a
class project. The discussion at the public meeting was of a general nature.
The following are public comments regarding the proposal.

1. There were concerns raised by residents of the Bellevue Towers regarding the building
height of Office 415 and the relationship to their views south and west. What is the
height of the building from grade to top of mechanical units?

Response: The total height of the building from lobby to the top of the mechanical
penthouse is 229’-3”. The overall height represents a 27% reduction from the total
allowable height of 300’.

2. A comment was received regarding the overall scale and massing of the building in
relationship to existing development in downtown.

Response: The building will not pursue the maximum height allowed and will
represent a 27% reduction from the permitted height for DNTN-O-1 zoning.
Additionally, the building will create a 10’ stepback and vertical slot in order to break
up the massing.

3. Two public comments were received requesting the total number of parking spaces.
Response: There are a total of 674 parking spaces in the underground garage.

4. Two public comments were received inquiring when construction will begin and how long
it will take.

Response: Anticipated date to begin construction will be in the 4
th

quarter of 2014,
with completion and occupancy scheduled for the 4

th
quarter of 2016.

5. Adjacent property owner Paccar issued a comment concerned about the impact of
construction traffic on the overall flow of traffic on 106

th
Avenue NE, citing existing traffic

congestion at NE 4
th

Street.
Response: The applicant will obtain a right-of-way use permit that will regulate truck
hauling routes, loading and unloading activities, hours of construction and hauling,
maintaining pedestrian connectivity, traffic control and detouring, parking for
construction workers, and all other activities that may have an effect on the public
street system. The applicant will coordinate with the City of Bellevue to ensure that
appropriate mitigation measures are in place to address construction impacts along
106th Avenue NE and NE 4th Street, consistent with City codes.

6. Adjacent property owner Paccar issued a comment concerned about occupancy traffic
impacting their existing facilities.
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Response: Per the traffic impact study dated May 6
th
, 2014, the applicant is

proposing restricted access to the proposed project through right-in and right-out
traffic movements which should reduce any turning conflicts and minimize impacts to
other curb cuts in the immediate vicinity, including but not limited to the Paccar site.
The applicant is not proposing modifications to the existing Paccar driveways.

V. TECHNICAL REVIEW

A. Utility Department
The City of Bellevue has adequate capacity for providing water, sewer and storm drainage for this
proposal. Because the review has been on a conceptual level only, there are no implied
approvals of the engineering specifications. All water, sewer and storm drainage design review,
plan approval, disconnections and field inspection shall be performed through the Utility
Developer Extension Agreement processes. See Conditions X.C.

B. Clear and Grade Code
The Clearing and Grading Review is taking place under a separate Clearing and Grading permit:
14-133099 GD.

C. Fire Department
The site development plans for this decision generally conform to the Fire Code requirements.
However, there are a number of conditions that must be met prior to the issuance of building
permits. See Section X.C for related conditions of approval.

D. Building Division

The Building Division has reviewed the proposal. The applicant must comply with the 2012

Energy Code if building permits will be issued prior to July 2016.

E. Transportation Department

Site Access
The primary access to the proposed development on 106th Avenue NE will be via a 26-foot wide
driveway approach per standard drawing DEV-7A. The second access to the site will be off of
NE 4th Street via 26-foot wide driveway approach per standard drawing DEV-7E. Larger trucks
will use the NE 4th Street access point to utilize the proposed loading area north of the NE 4th
Street access point. All left turn vehicular movements will be prohibited at both driveways. Note
that on–street loading will not be allowed on any street adjacent to the site. The backing of trucks
within any street right of way or across any public sidewalk easement is prohibited.

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 including street widening on 106th Avenue NE is required as a
condition of development approval. The design of the improvements must conform with 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. New street lights on 106
th

Avenue NE and NE 4
th

Street must be provided and 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
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the final civil engineering plans for the Clearing and Grading Permit.

2. The Americans with Disabilities Act (ADA) requires that sidewalk cross slopes not exceed two
percent. The sidewalk cross slope may be less than two percent only if the sidewalk has a
longitudinal slope sufficient to provide adequate drainage. 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. Building elevations shall be consistent with the required curb and sidewalk
elevations. Spot elevations must be included in the building plans in a manner that proves
that building elevations are designed to correspond to the sidewalk elevations shown in the
engineering plans, especially at entrances and other key points. Curb and sidewalk
elevations will not be revised to fit the building, and city inspectors may require spot surveys
during construction in order to confirm the required elevations.

ADA also requires provision of a consistent travel path for visually handicapped pedestrians.
Potential tripping hazards are not allowed in the main pathway. Any planter boxes installed in
the sidewalk to improve pedestrian sight distance at driveways must be designed to reduce
the tripping potential and must not extend more than two feet into the public sidewalk. Traffic
signal controller boxes and streetlight contactor cabinets must be located so as not to
interfere with the main pedestrian path. Buildings shall be designed so that doors do not
swing out into the pedestrian path. ADA-compliant curb ramps shall be installed where
needed, consistent with standard drawings TE-12 or TE-13.

3. The curb, gutter, and sidewalk on both 106
th

Avenue NE and NE 4th Street fronting the site
shall be completely removed and reconstructed with a sidewalk width of at least sixteen feet,
not including the curb. The planter strips are included in the sixteen-foot width adjacent to
the curb. Along NE 4

th
Street frontage between 106

th
Avenue NE and the site’s most westerly

property corner, where the sidewalk extends over the proposal’s garage, a vertical clearance
of at least 12 feet between bottom of the sidewalk and top of the garage shall be maintained.
At any location where the sidewalk extends over a basement or parking garage, a
construction method that will prevent differential settling shall be used. Such method must be
approved by the Transportation Department. No soil nailing is allowed under a street right of
way or sidewalk/utility easement without an indemnification agreement that protects the city.

4. The applicant plans to install eight linear LED lighting bands between the back of the curb
and the building façade along the 106

th
Avenue NE street frontage. The exact location and

installation detail of theses lights must be provided on the appropriate civil, architectural and
landscaping plans. The applicant is required to provide indemnity agreement to the
Transportation Department Right of Way Section as relates to the installation and
maintenance of these special LED lights.

5. The design and appearance of the sidewalk and landscaping on 106
th

Avenue NE and NE 4
th

Street shall comply with the standards and drawings in the Transportation Department
Design Manual, including standard drawings TE-11 and DEV-3. The sidewalk shall be
constructed of standard concrete with a broom finish and a two-foot by two-foot score pattern,
unless both the Transportation Department and the Development Services Department agree
to accept any non-standard pattern, color, or other features. Alternative paving samples must
be submitted for review. If approved, any non-standard patterns, colors, or other features
may be installed only if an agreement is recorded against the property to hold the landowners
responsible for maintenance and replacement of all such non-standard sidewalk features.

Any non-standard features or vegetation shall not create a sight obstruction within any
required sight triangle, shall not create a tripping or slipping hazard in the sidewalk, and shall
not create a raised fixed object in the street’s clear zone. The materials and installation
methods must meet typical construction requirements. Any non-standard features or
vegetation shall not create a sight obstruction within any required sight triangle and shall not
create a tripping or slipping hazard in the sidewalk.
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Future work within the alternative material area by City, franchise, or other workers as a
result of either emergency, normal maintenance, or new installation may result in
replacement of the surface by standard materials. In such a circumstance, should the
property owner wish to replace or repair the surface with the alternative material, a Right of
Way Use Permit may be required.

6. Landscaping within the planting strip on either adjacent city street shall be irrigated with a
private metered water source. Electrical connections for lighting in planter strips may be
allowed, if installed in compliance with the electrical code and subjected to an electrical
inspection. Irrigation devices and electrical components shall not create a tripping hazard in
the sidewalk.

7. The applicant will be responsible for installing all street channelization and signage that is
necessitated by their street frontage improvements on 106

th
Avenue NE and NE 4

th
Street

such as 14-foot wide crosswalks across 106th Avenue NE and NE 4th Street. A
channelization and signage plan must be included as part of clear and grading construction
plans.

8. The driveway on 106
th

Avenue NE shall have an approach width, as defined in standard
drawing DEV-7A, of 26 feet. The driveway apron design shall be consistent with standard
drawing DEV-7A. The driveway on NE 8

th
Street will be 26 feet wide and constructed per

standard drawing DEV-7E.

9. 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.

10. Any awning, marquee, balcony, etc. over a public sidewalk or utility easement must be
removable if located less than 16 feet above the sidewalk. Removable building components
require an agreement regarding removal and replacement with the transportation department.
Three feet of horizontal clearance must be maintained from any streetlight or traffic signal
pole. No supports for such features shall be installed in the public sidewalk. No structure will
be allowed above a city right of way without a long-term lease of airspace.

11. 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 4-inch by 4-inch wooden
post.

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

13. Street furnishings not required by the Transportation Department, such as benches or raised
planters, will be allowed with an indemnification agreement making the adjacent property
owner responsible for such furnishings. The appearance, style, and location of such features
must be acceptable to both the Transportation and Development Services Departments.

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

15. Vehicle and pedestrian sight triangles shall be achieved per BCC 14.60.240 and 14.60.241,
and Design Standards 21 and 22 including consideration of all fixed objects and mature
landscape vegetation. Vertical as well as horizontal line of sight must be considered when
checking for sight distance.

16. As much as feasible, any new manhole lids and other metal covers shall be located outside
the tire paths of through lanes on any city street.
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Easements
The applicant shall provide sidewalk and utility easements to the City as needed to encompass
the full required width of any sidewalks located outside the city right of way fronting this site.
There are utility easements contained on this site which are affected by this development. Any
negative impact that this development has on those easements must be mitigated or easements
relinquished.

The applicant shall provide easements to the City for location of signal and street light facilities
consisting of above-grade boxes and/or below-grade vaults between the building and sidewalk
within the landscape area on the 106th Avenue NE and NE 4th Street frontage. Transformers
and utility vaults to serve the building shall be placed inside the building or below grade, to the
extent feasible.

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 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, NE 4

th
Street is classified as “Overlay Required” whereas, 106

th
Avenue NE has been

classified as “No Street Cuts Permitted.” Should street cuts prove unavoidable or if the street
surface is damaged in the construction process, a half-street or full-street (depending on the
extent of street cuts or damage) grind and overlay will be required. Details of any trench
restoration must be shown on the engineering plans.

Transportation Management Program
In order to reduce single occupant vehicle trips and provide enhanced options to employees and
infrastructure users, the City has adopted code provisions for a transportation management
program. The owner of this development shall, prior to any initial occupancy of the building
structure, sign and record an agreement approved by the City of Bellevue to establish a
transportation management program to the extent required by BCC14.60.070. and 14.60.080.

F. STATE ENVIRONMENTAL POLICY ACT

The environmental review indicates no probability of significant adverse environmental impacts
occurring as a result of the proposal. Therefore, issuance of a Determination of Non-Significance
(DNS) is the appropriate threshold determination under the State Environmental Policy Act
(SEPA) requirements, with incorporation by reference of the 2013-2024 Transportation Facilities
Plan Final Environmental Impact Statement (TFP EIS) adopted August, 2013. This document is
available in the Records Office at City Hall, 450 110

th
Ave NE. This document analyzes the
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transportation and air quality impacts of the City’s Traffic Task Force recommendations to meet the
Comprehensive Plan, Transportation Element, and Mobility Management goals.

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

1. Transportation

Long Term Impacts and Mitigation

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. 415 Office Building lies within MMA # 3, which
has a 2024 total growth projection of 4,654,965 Gross Square Feet (GSF) of office and 1,246,935
GSF of retail. This development proposes 317,195 GSF of office, 2,100 GSF (Path A) or 9,795
GSF (Path B) of retail and 6,115 GSF of drive-through bank. Therefore, the volume of proposed
development is within the assumptions of the Transportation Facilities Plan EIS.

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

Mid-Range Impacts and Mitigation

Project impacts anticipated to occur in the next six years are assessed through a concurrency
analysis. The Traffic Standards Code (BCC 14.10) requires that development proposals
generating 30 or more new p.m. peak hour trips undergo a traffic impact analysis to determine if
the concurrency requirements of the State Growth Management Act are maintained.

This development will generate approximately 251 new p.m. peak hour trips, with credit for
removal of existing uses. City staff distributed and then assigned project-generated trips to the
street network using the City’s EMME-2 travel forecasting model with the current Capital
Investment Program network. By adding the expected project-generated trips to the traffic
volumes in the model, the area average levels of service were determined. To create a baseline
condition for comparison, the levels of service were also determined using traffic volumes without
the project-generated trips. In this project analysis, 9 system intersections received 20 or more
p.m. peak hour trips.

Neither the maximum area-average levels of service nor the congestion allowances would be
exceeded as a result of traffic generated from this proposal. Therefore, the proposed
development passes the concurrency test. The concurrency test results are included in the
Transportation Department file for this development. A concurrency determination is issued on
the date of issuance of the land use decision. This project complies with the Traffic Standards
Code and is receiving a Certificate of Concurrency. See Attachment E for this certificate.

The rules of concurrency reservation are outlined in the Traffic Standards Code Director’s Rules,
updated July 21, 2011. The concurrency determination is reserved to this project at the land use



415 Bellevue
Page 23 of 40

decision date. The concurrency reservation expires one year from the land use decision date
unless a complete building permit application is filed (BCC 14.10.040.F). At the time of a
complete building permit application, the Certificate of Concurrency will remain in effect for the life
of the building permit application, pursuant to BCC 23.05.090.H. At issuance of building permit,
the Certificate of Concurrency will be extended and remain in effect for one additional year (with
the possibility of up to two one-year extensions) as provided for in BCC 23.05.100.

Short Term Operational Impacts and Mitigation

City staff directed the applicant’s traffic consultant, Transportation Engineering Northwest
(TENW), to analyze the short term operational impacts of this proposal in order to recommend
mitigation if necessary. These impacts included traffic operations conditions during the p.m. peak
hours. Issues that were analyzed in the Traffic Impact Analysis, dated May 6, 2014, included
LOS analysis at nearby intersections, LOS and vehicle queues at the site driveways and bank
drive-through, site vehicular and pedestrian circulation, delivery truck circulation/ operations,
transit availability, and accident history analysis for the past three years. The engineering plans
such as the roadway plan with detailed roadway cross-sections, street lighting, traffic signal
modification, street channelization markings and signage were submitted in conjunction with
frontage improvements on 106th Avenue NE and NE 4th Street that include pavement widening.
Staff does not anticipate any adverse operational impacts due to the proposed development. The
TENW analysis is available for review in the project file.

2. Noise

Construction Noise: As conditioned, short term impacts related to noise generation as a result of
the construction will be minimized. Noise related to construction is allowed from 7:00 a.m. to 6:00
p.m. Monday through Friday and 9:00 a.m. to 6:00 p.m. on Saturday, except for Federal holidays
and as further defined by the Bellevue City Code. Exceptions to the construction noise hours
limitation contained in the Noise Control Code may be granted pursuant to 9.18.020C.1 when
necessary to accommodate construction which cannot be undertaken during exempt hours.
Written requests for exemption from the Noise Control Code must be submitted two weeks prior
to scheduled onset of extended hour construction activity. The use of best available noise
abatement technology consistent with feasibility is required during construction to mitigate
construction noise impacts to surrounding areas.

See Sections X.A. and X.A. for related conditions of approval.

Garage and Exhaust Noise/Air: The garage exhaust vents must be designed and located to
prevent adverse impacts to the pedestrian environment and to the people living in or near the
project. The applicant must provide certification by a noise consultant that the operation of the
garage exhaust fans will not exceed 60 dBA at any pedestrian area. Furthermore, the applicant
shall document that garage and kitchen exhaust will not affect any pedestrian areas.

See Section X.C for related conditions of approval.

VII. CHANGES TO PROPOSAL DUE TO CITY REVIEW

a. North Elevation Marquee

The initial design did not include the marquee wrapping around to the north elevation. The
proposal was revised to continue the marquee along a portion of the north retail façade. This
addition will count towards Pedestrian Oriented Frontage in the FAR Amenity.

b. Internal Landscaping

Landscaping was encouraged at the perimeter of the internal drive aisles of the site. This was
supported to soften the hardscape for pedestrians and to provide screening from neighboring
properties.
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c. Location of Podium

The location of the podium was desired to be located on the south façade to take advantage of
solar gain, views, and to enhance the aesthetic along the primary corridor of NE 4

th
Street.

VIII. DECISION CRITERIA

The Director may approve, or approve with modifications, an application for Design Review if:

A. The proposal is consistent with the Comprehensive Plan.

Following are land use policies from the Urban Design Element of the City’s
Comprehensive Plan that are pertinent to, and supportive of, the project proposal:

Policy UD-1: Encourage high quality, attractive, architecturally appealing designs for major
buildings in order to create distinctive visual reference points in the community

Finding: The proposed project will create an attractive architectural massing that will use a
variety of techniques and tools to reduce the overall scale while adding visual interest to the
Bellevue skyline. Exterior lighting will illuminate the building in the evening hours, enhancing the
skyline at night.

Policy UD-2: Support designs for the built environment that are visually stimulating and
thoughtful and which convey excellence in architecture and workmanship, and durability in
building materials.

Finding: The project proposes high quality materials such as curtain walls, various shades of pre-
cast materials, architectural louvers, and a variety of glazing colors and patterns. Additionally the
proposal will incorporate multiple pavement materials and patterns to enhance the pedestrian
experience. The overall design creates a series of elements such as a “vertical slot,” protrusions,
and height changes to create an aesthetically pleasing massing.

Policy UD-3: Encourage a variety of site and building designs which are compatible and
consistent with surrounding development and that implement the policies of this plan.

Finding: The proposal continues the podium datum established by Bellevue Towers and
proposed in the Lincoln Square expansion. This will allow for a continuous streetscape
experience along NE 4

th
Street.

Policy UD-4: Ensure that the development relates, connects, and continues design quality and
site functions from site to site.

Finding: The overall design proposal relates to the surrounding developments and proposals.
The materials palette is cohesive with the existing Bellevue Towers and compliments other
downtown developments with its use of multiple precast colors, a multitude of glazing styles and
patterns, and building elements such as canopies and architectural louvers.

Policy UD-5: Include accessible and attractive places for the general public, employees and
visitors to wait, to be outdoors, or to socialize in more intensive commercial development. Less
intensive commercial development should include such places for employees and visitors.

Finding: The proposal includes seat walls along NE 4
th

Street and a planter at the corner of 106
th

Avenue NE and NE 4
th

Street that will incorporate seating.
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Policy UD-7: Encourage private and institutional developers to include artists on design teams and
incorporate artwork into the public areas of their projects through the use of incentives.

Finding: The proposal will include an art glass installation located at the base of the vertical slot
along 106

th
Avenue NE. Details of this installation will need to be provided prior to issuing the

building permit.

See Section X.B

Figure 9 – Art Installation Location

Policy UD-8: Design rooftop mechanical screening so that it is integral with building architecture.
Consider the visual effects of technical advances such as satellite dishes, on building design.

Finding: The proposal will include an increased height in the northernmost massing to provide
screening of the rooftop mechanical units. The screening will be an extension of the curtain wall
façade to give a continuous form. Additionally the proposal will include screening from above to
minimize the aesthetic impact on surrounding properties.

See Section X.C for related conditions of approval.

Figure 10 – Mechanical Screening from Above

Proposed Art
Glass

Installation

Vertical Slot

Mechanical
Screening
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Policy UD-11: Encourage architectural elements that provide for both rain cover and access to sunlight
in pedestrian areas.

Finding: The proposal will include canopies on the facades abutting 106
th

Avenue NE and NE 4
th

Street. The canopies will align with the street level glazing creating a standard rhythm. The
rhythm, combined with the translucent materials of the canopies will allow for the penetration of
sunlight at street level.

Figure 11 – Canopies – East Elevation

Policy UD-12: Place and design outdoor lighting around buildings, in parking lots, and along
streets to prevent excessive glare into residential areas.

Finding: All proposed lighting will incorporate cut off shields to prevent spillover of illumination
into ROW’s and neighboring properties.

Policy UD-15: Use landscape design that is urban in character in more urban settings and use
natural landscape design in more suburban settings.
Policy UD-9: Use site design, landscaping, and appropriate lighting to reduce the visual impact of
parking lots to public areas.

Finding: The proposal incorporates both hardscape and landscape features that respond to and
enhance the urban setting. The landscape plan will include street trees abutting 106th Avenue NE
and NE 4

th
Street. A planting strip will be incorporated abutting NE 4

th
Street. The proposal will

also include grade changes, and a vegetated screen wall that will separate pedestrians from the
internal vehicular circulation.

Canopies
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Figure 12 – Landscaping and Lighting Abutting 106
th

Avenue NE

The proposal is also consistent with the following policies from the Downtown Sub-area of
the Comprehensive Plan:

Policy S-DT-1: Promotes Downtown livability, with provisions made for the needs, activities, and
interests of Downtown residents, employees, shoppers, and visitors.

Finding: Retail proposed at street level will provide additional retail activities for residents and
employees of the immediate vicinity.

Policy S-DT-2: Encourage a variety of land uses to occur in mixed-use buildings or complexes
where appropriate.

Finding: The proposal is mixed use with retail at street level and office above.

Policy S-DT-3: Develop Downtown as an aesthetically attractive area.

Finding: The proposal will complement the aesthetic of existing and proposed downtown
developments while anchoring a key intersection in Downtown Bellevue. The proposal will
improve the use of the existing parcel by making it more pedestrian oriented and programming
and amenity elements that benefit the public.

Policy S-DT-4: The highest intensity development shall be located in the core of Downtown, with
diminishing intensities towards the edges of Downtown.

Finding: The proposal replaces a vehicular oriented retail bank branch. The building will abut the
sidewalk creating a pedestrian oriented façade and streetscape. The 16-story building will
increase the height and intensity of the use on the site.
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Policy S-DT-5: Organize Downtown to provide complementary functional relationships between
various land uses.

Finding: The proposal will complement surrounding developments by incorporating additional
retail functions while increasing the overall level of activity of the site during office hours. The
additional office use will complement the mixed use nature of downtown.

Policy S-DT-7: Encourage Downtown to continue to serve surrounding residential areas as a
neighborhood retail district.

Finding: Employees and residents of the surrounding properties will benefit from the inclusion of
additional retail space and bank/ATM services.

Policy S-DT-8: Locate major office development in the Downtown core in order to complement
retail activities and facilitate public transportation.

Finding: The proposal will provide a substantial new amount of office space within the Downtown
core. The location will provide optimal access to downtown transit and will be further supported
by the addition of retail space at street level.

Policy S-DT-9: Provide bonus incentives (related to permitted intensity, height, etc.) for private
developments to accomplish the public objectives outlined in the Comprehensive Plan.

Finding: The proposal will use the FAR Amenity incentive system to achieve its proposed height.
See Section III.A Table 4 for details on the FAR incentives pursued. The proposal will also
pursue options to either purchase additional FAR or to provide additional public benefit amenities
to achieve compliance in allowable FAR.

See Section X.A for related conditions of approval.

Policy S-DT-10: Require design review to ensure high quality, aesthetically pleasing Downtown
development.

Finding: Submittal of this application fulfills the design review requirement for this project.

Policy S-DT-16: Restrict the location of drive-in and drive-through activities within the Downtown
Subarea.

Finding: Drive through activities are permitted in the Downtown sub-area when associated with
bank uses. The drive aisles for the retail bank branch will be located internal to the site and will
be visually screened from both streets. Grade changes, screen walls, and vegetation will be
incorporated to aid in screening to mitigate the visual and traffic impact on the pedestrian.

Figure 13 – Drive Through and Drive Aisle Screening Screen Wall
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Policy S-DT-35: Create a pedestrian environment with a sense of activity, enclosure, and
protection.

Finding: Utilizing canopies and street trees the proposal will create a comfortable pedestrian
environment along 106

th
Avenue NE and NE 4

th
Street. Benches, planters, and seat walls will

create opportunities for gathering and activity.

Policy S-DT-36: Utilize development standards for building bulk, heights, setbacks, landscaping
requirements, stepbacks, floor area ratios, open space requirements, and development
incentives.

Finding: The development follows dimensional requirements outlined in the Land Use Code. The
proposal exceeds the maximum allowable FAR of 8.0. The applicant intends to either purchase
additional FAR or provide an exempted public benefit amenity to achieve compliancy.

See Section X.A for related conditions of approval.

Policy S-DT-37: Link building intensity to design guidelines relating to building appearance,
amenities, pedestrian orientation and connections, impact on adjacent properties, and
maintenance of view corridors. These guidelines will seek to enhance the appearance, image,
and design character of the Downtown.

Finding: The proposal will include pedestrian oriented frontage, improved sidewalks and
vegetation to enhance the pedestrian experience. The 10’ stepback will be allowed in lieu of the
code required 20’ stepback based on the justification provided in section III.A.3 of this staff report.
See attachment B for additional information.

Figure 14 – Field of View Studies

Policy S-DT-40: Enhance the appearance of all types of streets and adjoining sidewalks with
street trees, landscaping, water features, pedestrian scaled lighting, street furniture, paving
treatments, medians, or other softening treatments as appropriate.

Finding: The proposal intends to utilize high quality landscaping features such as street trees,
planting strip, planters, and vegetated screen walls to enhance the pedestrian experience.

Field of Vision
Difference

Between 10’ and
20’ Steback

North
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Pavement treatments of various materials will further advance the aesthetic separation of
pedestrian and vehicular traffic, and at grade lighting elements will create a unique aesthetic on
106

th
Avenue NE and NE 4

th
Street.

See Section X.C for related conditions of approval.

Figure 15 – Lighting Plan

B. The proposal complies with the applicable requirements of this Code.

Finding: As conditioned by this decision, the proposal complies with the applicable requirements
of the Land Use Code, as summarized in Section Ill of this report.

C. The proposal addresses all applicable design guidelines or criteria of this Code in a

manner which fulfills their purpose and intent.

Finding: As conditioned by this decision, the proposal complies with the applicable design

guidelines or criteria of this Code in a manner which fulfills their purpose and intent, as

summarized in Section Ill of this report.

D. The proposal 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.

Finding: The proposed project is compatible with the scale and appearance of existing and
proposed projects in the Downtown Core. The proposal will contribute to the pedestrian-oriented
frontage of 106

th
Avenue NE and 4

th
Street NE envisioned by the Comprehensive Plan and

required by the Land Use Code. The on-site pedestrian spaces and connections shall include
paving patterns/textures that support the pedestrian environment and help minimize potential
conflicts between pedestrians and vehicles. Where possible, landscaping should be used to
enhance the pedestrian experience, including between the public sidewalk and the north facade
of the proposed tower.

At Grade
Sidewalk Lighting

North

At Grade
Sidewalk Lighting

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

Finding: The proposal will be served by adequate public facilities including streets, fire protection,
and utilities, as discussed under Section V, Technical Review.

IX. DECISION

After conducting the various administrative reviews associated with the proposal,
including applicable Land Use consistency, SEPA and City Code & Standard
compliance reviews, the Development Services Director does hereby APPROVE
WITH CONDITIONS the subject proposal.

X. CONDITIONS OF APPROVAL

The following conditions are imposed on the applicant under the authority referenced:

A. GENERAL CONDITIONS: The following conditions apply to all phases of
development.

1. CITY CODES AND ORDINANCES
The project shall comply with all applicable Bellevue City Codes and Ordinances including but not
limited to the following:

Clearing & Grading Code – Bellevue City Code 23.76 Savina Uzunow, 425-452-7860
Construction Codes – Bellevue City Code Title 23 Douglas Beck, 425-452-6864
Fire Code – Bellevue City Code 23.11 Kevin Carolan, 425-452-7832
Land Use Code – Bellevue City Code Title 20 Bradley Calvert, 425-452-6930
Environmental Procedures Code – Bellevue City Code Title 22.02 Bradley Calvert, 425-452-6930
Noise Control – Bellevue City Code 9.18 Bradley Calvert, 425-452-6930
Right of Way Use Code – Bellevue City Code 14.30 Tim Stever, 425-452-4294
Sign Code – Bellevue City Code Title 22 Bradley Calvert, 425-452-6930
Transportation Code – Bellevue City Code 14.60 Abdy Farid, 425-452-7698
Transportation R.O.W. – Bellevue City Code 11.70, 14.30, 14.60 Tim Stever, 425-452-4294
Utility Code – Bellevue City Code Title 24 Don Rust, 425-452-4856

2. Transfer of Bonus Floor Area
To transfer Floor Area through the means of purchasing or incentive the applicant must satisfy all
requirements of the Basic and Bonus FAR Amenity incentive system. Applicant may not transfer
more than 25 percent of the gross floor area of the proposed project. Tables 5 (purchase) and 6
(additional incentive provision) show the approved means to transfer FAR. If the applicant
chooses to pursue additional FAR through exempted public benefit amenity space the applicant
agrees to maintain the space in perpetuity and will record with the King County Division of
Records and Elections, and with the Bellevue City Clerk.
Authority: Land Use Code 20.20A.030E
Reviewer: Bradley Calvert (425) 452-6930

Path A

Need to Purchase Additional FAR

Area(SF)

FAR Gross floor area after deductions for mechanical areas, stairs, floor openings etc. 317,195

Less: exempt street level retail along 106th Ave NE -2,655

Chargeable FAR Area 314,540

Permitted Floor Area at Max 8.0 FAR 307,432

Additional FAR area to purchase from City of Bellevue 7,108
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Path B

No Need to Purchase Additional FAR

Area(SF)

FAR Gross floor area after deductions for mechanical areas, stairs, floor openings etc. 317,195

Less: exempt street level retail along 106th Ave NE -2,655

Less: exempt level 2 retail along 106th Ave NE -7,140
Chargeable FAR Area 307,400

Permitted Floor Area at Max 8.0 FAR 307,432

Amount of SF Area under Max 8.0 FAR 32

3. CONSTRUCTION HOURS
Noise related to construction is allowed from 7:00 a.m. to 6:00 p.m. Monday through Friday and
9:00 a.m. to 6:00 p.m. on Saturday. Exceptions to the construction noise hours limitation
contained in the Noise Control Code MAY be granted pursuant to 9.18.020C.1 when necessary
to accommodate construction which cannot be undertaken during exempt hours. Prolonged
exposure to noise created by extended hour construction activity is likely to have a significant
impact on inhabitants of surrounding residential properties during the proposed timeline for
construction. In order to minimize detriment on residential uses in the immediate vicinity of the
project, the Contractor shall not rely on City issuance of a blanket exemption from the Noise
Control Code during the construction period. Allowances for short term work outside of normal
construction hours shall be limited and will be reviewed on a case by case basis to verify
necessity and ensure appropriate noise mitigation is utilized to protect the surrounding uses and
properties. Written requests for exemption from the Noise Control Code must be submitted two
weeks prior to the scheduled onset of extended hour construction activity. Such request shall
include a noise analysis prepared by a noise consultant, including recommendations for achieving
the noise limitations of the Noise Ordinance for new residential construction.
Authority: Bellevue City Code 9.18.040
Reviewer: Bradley Calvert

4. NOISE ABATEMENT DURING CONSTRUCTION
The use of best available noise abatement technology consistent with feasibility is required during
construction to mitigate construction noise impacts to surrounding uses.

Authority: Bellevue City Code 9.18.020F

Reviewer: Bradley Calvert (425) 452-6930

5. DEVELOPER EXTENSION AGREEMENT

Utilities Department approval of the design review application (14-124031 LD) is based
on the conceptual design only. Changes to the site layout may be required to
accommodate the utilities after utility engineering is approved.
Authority: Bellevue City Code Title 24.02, 24.04, 24.06
Reviewer: Don Rust, (425) 452-4856, Utilities Department

6. WATER, SEWER AND STORM DRAINAGE SYSTEMS
The water, sewer and storm drainage systems shall be designed per the current City of Bellevue
Utilities Code and Utilities Engineering Standards. All design review, plan approval, and field
inspection shall be performed under the Utility Developer Extension Agreement.
Authority: Bellevue City Code Title 24.02, 24.04, 24.06
Reviewer: Don Rust, (425) 452-4856, Utilities Department

7. HOLIDAY CONSTRUCTION & TRAFFIC RESTRICTIONS
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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 restriction accordingly.
AUTHORITY: BCC 14.30.060
Reviewer: Tim Stever (425) 452-4294

8. GENERAL PROVISIONS FOR LOADING AND TRUCK ACCESS
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 (425) 452-7698

9. STREET TREES
Any existing street trees damaged or removed during construction shall be replaced by the
applicant with the same size and type, and planted as specified by Parks Department tree
planting standards. All new street trees shall be automatically irrigated and planted per details
provided by City of Bellevue Parks Department.
Authority: Land Use Code 20.25A.060.6.1-4
Reviewer: Bradley Calvert (425) 452-6930

10. PEDESTRIAN SPACES/CONNECTIONS
The on-site pedestrian spaces and connections shall include paving patterns/textures that
support the pedestrian environment and help minimize potential conflicts between pedestrians
and vehicles. Where possible, landscaping should be used to enhance the pedestrian
experience, including between the public sidewalk and the north facade of the proposed tower.
Authority: Land Use Code 20.25A.11 0.A.1.d
Reviewer: Bradley Calvert (425) 452-6930

B. PRIOR TO ISSUANCE OF ANY CLEAR AND GRADE PERMIT

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

a) Designated truck hauling routes.

b) Truck loading/unloading activities.

c) Location of construction fences.

d) Hours of construction and hauling.

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

f) Provisions for street sweeping, excavation and construction.

g) Location of construction signing and pedestrian detour routes.

h) All other construction activities as they affect the public street system.

In addition, the applicant shall submit for review and approval a plan for providing pedestrian
access during construction of this project. Access shall be provided at all times during the
construction process, except when specific construction activities such as shoring, foundation
work, and construction of frontage improvements prevents access. General materials storage
and contractor convenience are not reasons for preventing access. The applicant shall secure
sufficient off-street parking for construction workers before the issuance of a clearing and grading,
building, a foundation or demolition permit.
AUTHORITY: BCC 11.70 & 14.30
Reviewer: Tim Stever (425) 452-4294
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2. CIVIL ENGINEERING PLANS – TRANSPORTATION
Civil engineering plans produced by a qualified engineer must be approved by the Transportation
Department prior to issuance of the clearing and grading permit. The design of all street frontage
improvements and driveway accesses must be in conformance with the requirements of the
Americans with Disabilities Act, the Transportation Development Code, the provisions of the
Transportation Department Design Manual, and specific requirements stated elsewhere in this
document. All relevant standard drawings from the Transportation Department Design Manual
shall be copied exactly into the final engineering plans. Requirements for the engineering plans
include, but are not limited to:

a) Traffic signs, markings, c-curb, and other features required to control traffic movements.
b) Curb, gutter, sidewalk, and driveway approach design. (The engineering plans shall be the

controlling document on the design of these features; architectural and landscape plans must
conform to the engineering plans as needed.)

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

d) All engineering details for installation or relocation of streetlights and related equipment, as
well as the location of street trees.

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

f) Location of fixed objects in the sidewalk or near the driveway approach.
g) Trench restoration within any right of way or access easement.
h) Transformers and utility vaults to serve the development shall be placed inside the building or

below grade, and not in the main walking path of sidewalks to the extent feasible.
i) Any damage to the site’s frontage during the construction must be repaired or replaced as

directed by the Transportation Department Construction Inspector.
j) Driveway aprons must be constructed in accordance with Design Manual Standard DEV-7A

for 106
th

Avenue NE and DEV-7E for NE 4
th

Street.
k) Landings on sloping approaches are not to exceed a 7% slope for a distance of 30 feet

approaching the back edge of sidewalks. Driveway grades must be designed to prevent
vehicles from bottoming out due to abrupt changes in grade.

l) Vehicle and pedestrian sight distance must be provided per BCC 14.60.240 and 14.60.241.
Sight distance triangles must be shown at all driveway locations and must consider all fixed
objects and mature landscape vegetation. Vertical as well as horizontal line of sight must be
considered when checking for sight distance.

Specific requirements are detailed below.
a) In conjunction with frontage improvements on 106

th
Avenue NE that includes pavement

widening and a curb return of 35 feet at 106
th

Avenue NE and NE 4
th

Street, final engineering
plans such as a road plan with detailed roadway cross-sections, street lighting and street
channelization markings and signage are required.

b) In conjunction with the proposed horizontal LED lighting bands in the sidewalk on 106
th

Avenue
NE, appropriate civil engineering, architectural and landscaping plans, details and specifications
are needed.

c) The driveway on 106th Avenue NE shall have an approach width, as defined in standard drawing
DEV-7A, of 26 feet. The driveway apron design shall be consistent with standard drawing DEV-
7A. The driveway on NE 4

th
Street will be 26 feet wide and constructed per standard drawing

DEV-7E.
d) ADA curb ramp landings at the 106

th
Avenue NE/ NE 4

th
Street intersection will be 8-foot wide. In

addition, the crosswalk width for 106
th

Avenue NE must be 14-foot wide, whereas the NE 4
th

Street crosswalk may be increased to 12-foot wide or wider up to 14 feet, provided it does not
impact the existing eastbound traffic loops location.

e) The location of the proposed street trees on 106
th

Avenue NE will be based on the 6/11/2014
landscaping plan submittal.

AUTHORITY: BCC 14.60; Transportation Department Design Manual
Reviewer: Abdy Farid (425) 452-7698



415 Bellevue
Page 35 of 40

3. STREET TREES & RIGHT-OF-WAY LANDSCAPING
Street trees must be installed per the approved landscape plans.
Street Tree Species and Size:
a) The street tree to be used on 106

th
Avenue NE is Zelkova serrata/Zelkova

b) The street tree to be used on NE 4
th

Street is Acer platanoides ‘Superform’/Superform Maple
c) Prior to ordering any street tree, confirm cultivar with City of Bellevue Parks Department.

Contacts are:
 Tom Kuykendall, tkuykendall@bellevuewa.gov, 425-452-7924, or
 Melissa Kerson, mkerson@bellevuewa.gov, 425-452-4100

d) Street Trees to have a 2-1/2” caliper at time of planting.

All street trees are required to be planted per the Parks Department Best Management Practices
and Design Standards for Streetscape Planting and Irrigation in place at the time of planting with
a minimum of 4x6-foot planting pits. The construction documents shall include details for all
landscaping and irrigation within the right-of-way, including drip irrigation for all raised planters.

A Parks Department representative shall be on-site to inspect street trees prior to planting and
at the time of planting to observe the installation. Contact Parks Department Resource
Management at (425) 452-6855 at least 24 hours before planting to schedule the inspection.

Authority: Land Use Code 20.25A.060.B
Reviewer: Bradley Calvert (425) 452-6930

Abdy Farid (425) 452-7698

4. IRRIGATION
a) Right-of-Way:
The irrigation system for all street trees and landscaping within the right-of-way shall include a
separate water meter and controller that can be accessed at all times by the City of Bellevue.
Include automatic operation and rain sensors to override the automatic cycle if needed. No drip
irrigation will be allowed in the planting strip adjacent to the curb, but may be used in any raised
planters. Any existing irrigation systems within the right-of-way shall be protected and extended to
all new planting areas in the right-of-way.

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

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

Electrical connections for lighting in tree wells or planter strips may be allowed, if installed in
compliance with the electrical code and subjected to an electrical inspection. As-built drawings
shall be submitted to the City of Bellevue Parks Department and Land Use. Irrigation devices
and electrical components shall not create a tripping hazard in the sidewalk.

b) On-Site:
A private irrigation service line is required for all on-site landscape areas. Where feasible, drip-
irrigation should be used to reduce water loss due to over-spray and evaporation.
Authority: Land Use Code 20.25A.060.B, Bellevue City Code 24.02.205
Reviewer: Bradley Calvert (425) 452-6930

C. PRIOR TO ISSUANCE OF ANY BUILDING PERMIT

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.
AUTHORITY: BCC 22.16
Reviewer: Abdy Farid (425) 452-7698
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2. BUILDING AND SITE PLANS – TRANSPORTATION
The building grade and elevations shall be consistent with the curb and sidewalk grade shown in
the approved civil engineering plans. During construction, city inspectors may require additional
survey work at any time in order to confirm proper elevations. Building plans, landscaping plans,
and architectural site plans must accommodate traffic signs, markings, hardware, sidewalk
design, and driveway approach design as specified in the civil engineering plans. Building plans,
landscaping plans, and architectural site plans must comply with vehicle and pedestrian sight
distance requirements, as required by city code and as shown on the engineering plans.
AUTHORITY: BCC 14.60.060, 110, 120, 150, 180, 181, 190, 240, 241
Reviewer: Abdy Farid (425) 452-7698

3. EXISTING EASEMENTS
There are utility easements contained on this site which are affected by this development. Any
negative impact that this development has on those easements must be mitigated or easements
relinquished.
AUTHORITY: BCC 14.60.100
Reviewer: Tim Stever (425) 452-4294

4. EASEMENTS FOR TRAFFIC SIGNAL, STREET LIGHT BOXES, AND VAULTS
The applicant shall provide easements to the City for location of traffic signal and street light
facilities such as above-grade boxes and below-grade vaults between the building and sidewalk
within the landscape area.
AUTHORITY: BCC 14.60.100
Reviewer: Abdy Farid (425) 452-7698

5. PEDESTRIAN and UTILITIES EASEMENTS
The applicant shall provide sidewalk and utility easements to the City as needed to encompass
the required width of any public sidewalks located outside the city rights of way fronting this site.
Documents granting such easements shall be signed by the property owner. Along NE 4

th
Street

frontage between 106
th

Avenue NE and the site’s most westerly property corner, where the
sidewalk extends over the proposal’s garage, a vertical clearance of at least 12 feet between
bottom of the sidewalk and top of the garage shall be maintained.
AUTHORITY: BCC 14.60.100
Reviewer: Abdy Farid (425) 452-7698

6. DEDICATION OF RIGHT OF WAY
The applicant shall dedicate right of way to the City along the property frontage such that street
improvements to and including the back of curb are located within the public right of way. This
includes the curb return area at 106th Avenue NE/ NE 4th Street intersection.
AUTHORITY: BCC 14.60.090
Reviewer: Abdy Farid (425) 452-7698

7. SOIL NAILING and SHORING
Soil nailing will be allowed under a street right of way, sidewalk/utility easement, or vehicular
easement only if an indemnification agreement that protects the city is completed prior to
issuance of the shoring permit. Temporary shoring walls will be allowed under a sidewalk
easement (but not under right of way) if the shoring wall and pilings will not interfere with existing
or planned utilities, and if pilings under the sidewalk are cut off at least eight feet below grade.
AUTHORITY: BCC 14.30
Reviewer: Tim Stever, Transportation Department, 425-452-4294

8. ALTERNATIVE PAVING MATERIALS and LED LIGHTING AGREEMENT
The applicant shall sign and record an indemnification agreement that acknowledge that the
applicant is fully responsible for all future maintenance and replacement of the alternative paving
materials and LED lighting installation in the sidewalk used along the site’s frontage.
AUTHORITY: BCC 14.60.110
Reviewer: Tim Stever, Transportation Department, 425-452-4294

9. TRANSPORTATION MANAGEMENT PROGRAM
The owner of the property being developed shall sign and record at the King County Office of
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Records and Elections an agreement to establish a Transportation Management Program to the
extent required by Sections 14.60.070 and 14.60.080.
AUTHORITY: BCC 14.60.070, 14.60.080
Reviewer: Abdy Farid (425) 452-7698

10. EQUIPMENT BOXES
Power, telephone, traffic control, or other equipment shall not be located in above ground
cabinets in sidewalk areas or on mid-block connections. Such equipment shall be located in
underground vaults or in a building or substantially screened per the approval of Development
Services. The applicant has proposed the use of stainless steel enclosures instead of screening,
this has been approved in Design Review.
Authority: Land Use Code 20.20.650, 20.25A.110.B, 20.20.730
Reviewer: Bradley Calvert (425) 452-6930

Abdy Farid (425) 452-7698

11. GARAGE AND EXHAUST
The garage and exhaust vents must be designed and located to prevent adverse impacts to the
pedestrian environment and to the people living in or near the project. The applicant must provide
certification by a noise consultant that the operation of the garage exhaust fans will not exceed 60
dBA at any pedestrian area. Furthermore, the applicant shall document that garage and kitchen
exhaust (velocity and direction of airflow) will not adversely affect any pedestrian areas.

Authority: Bellevue City Code 9.18.030 and Land Use Code 20.30F.145
Reviewer: Bradley Calvert (425) 452-6930

12. GARAGE SOFFIT VIEW
Sections submitted for building permit application shall provide finish for any soffits at second
floor under slab insulation where it may be visible to public. Any sections of soffit insulation that
will be visible when garage door is open must be finished at entry in a manner consistent with
design of building.
Authority: Land Use Code 20.25A.110.B.6.a
Reviewer: Bradley Calvert (425) 452-6930

13. EXTERIOR BUILDING LIGHTING
All exterior building lighting shall include cut-off shields that prevent light impacts to nearby
developments. Exterior accent lighting shall be adjustable, applicant will work with planner at
TCO to confirm appropriate lighting levels.

Authority: Land Use Code 20.25A.110.A.5
Reviewer: Bradley Calvert (425) 452-6930

14. REFUSE AND RECYCLING
The applicant shall provide a letter from Republic Services that the refuse/recycling area is
adequate and accessible.
Authority: Land Use Code 20.20.590.K.4, Bellevue City Code 14.60.150 A and H, Bellevue

City Code 14.60.060, 110, 120,
150,180,181,190,240,241

Reviewer: Bradley Calvert (425) 452-6930

15. ROOFTOP MECHANICAL SCREENING
All rooftop mechanical equipment shall be entirely enclosed within the building envelope, including
from above. The additional structure height for mechanical screening shall not exceed 15-feet
above the maximum permitted structure height, including bonus height. Applicant to include
screening from above to minimize the aesthetic impact on adjacent properties.
Authority: Land Use Code 20.25A.11 0.A.3.c and 6.2.a
Reviewer: Bradley Calvert (425) 452-6930

16. VENTS FROM GARAGE
All garage exhaust vents shall be located and designed to minimize impacts to the pedestrian
connection(s). A state-licensed acoustical consultant shall verify that the noise from the garage
exhaust fans does not exceed 60 dBA. Second, the City's Mechanical Plans Examiner shall
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determine that the velocity and direction of airflow from these fans will not adversely affect the
pedestrian experience.
Authority: Land Use Code 25A.110.A.1.c and Bellevue City Code 9.18.030
Reviewer: Bradley Calvert (425) 452-6930

17. FIRE CODE AND BUILDING CODE
The design shall comply with all requirements of the IFC, including but not limited to the following:
a) The Fire Pump room location requirements according to the 2012 IBC:

2012 BA IBC 913.2.1. Protection of fire pump rooms and access. Fire pumps shall be located in
rooms that are separated from all other areas of the building by 2-hour fire barriers constructed
in accordance with Section 707 or 2-hour horizontal assemblies constructed in accordance with
Section 711, or both. Fire pump rooms not directly accessible from the outside shall be
accessible through an enclosed passageway from an enclosed stairway or exterior exit. The
enclosed passageway shall have a fire-resistance rating not less than the fire-resistance rating of
the fire pump room. (See 2010 NFPA 20 Section 4.12.2.1.2).

b) Emergency Generator: Provide as much detail as possible for the emergency generator
including size of fuel tank, fuel fill location, emergency tank vent location and generator exhaust.
Since many of these items will be located outside of the building, Land Use will also be
approving the locations in addition to Fire and Mechanical review.

c) FCC Location: The first choice is for the FCC to be located off the addressed side of the building.
Please note: We are currently in discussion for revising our acceptable locations for the FCC.
We plan on moving toward having the FCC off the main lobby as also being acceptable. We can
discuss this further to come to a solution as it is obviously an important feature to the building.
The original plans show this arrangement and it could be acceptable.

d) Fire Service Access Elevators: Although these elevators are to be sized for 3500 lbs minimum
they are not required to be sized for a stretcher. At least one elevator in the building does need
to meet that requirement. (Generally, 3500 lb sided door accommodates a stretcher, 4000 lb
center door accommodates a stretcher.)

e) Provide FDC locations. Two are required and the locations on the exterior of the building are
looked at as part of the design review.
Authority: International Energy Code as amended by the State of Washington 2012,
American National Standard Institute A117.1 Section 502.6 (2009)
Reviewer: Kevin Carolan (425) 452-7832

18. FAR Bonus Amenity – Artwork
Applicant is pursuing the FAR Bonus Amenity through a proposed artwork installation. Applicant
is to meet with and gain approval through the City of Bellevue Art Specialist regarding location
and proposed installation. The applicant will be required to spend the minimum proposed
outlined on the FAR Bonus Amenity found in Section III Table 4. City of Bellevue Art Specialist
Contact: Mary Pat Byrne (425) 452-4105.
Authority: Land Use Code 20.25A.030
Reviewer: Bradley Calvert (425) 452-6930

D. PRIOR TO ISSUANCE OF ANY CERTIFICATE OF OCCUPANCY

1. STREET FRONTAGE IMPROVEMENTS
All street frontage improvements and other required transportation elements, including street light
and traffic signal revisions, must be constructed by the applicant and accepted by the
Transportation Department Inspector. All existing street light and traffic signal apparatus affected
by this development, including traffic controllers, pedestrian signal poles, traffic signal poles, and
power sources, must be relocated as necessary. Transformers and utility vaults to serve the
building shall be placed inside the building or below grade, to the extent feasible. Bonding or
other types of assurance devices will not be accepted in lieu of construction, unless the city
requires a delay. Specific requirements include but are not limited to the following:

a) Driveway widths and approaches must be constructed in accordance with the approved civil
engineering plans.

b) Landings on sloping approaches are not to exceed a grade of 7% for a distance of 30 feet
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approaching the back edge of sidewalks. Driveway grades must be designed to prevent
vehicles from bottoming out due to abrupt changes in grade.

c) Streetlights shall be located per the approved streetlight plan and street trees shall have the
required spacing from the streetlights in order to achieve the required on-street lighting levels.

d) Traffic signal poles, signs and equipment shall be located per the approved traffic signal plan.

e) Fixed objects shall be at least ten feet from any driveway edge, as defined by Point A in
standard drawing DEV-7A, and at least three feet behind the face of curb, unless the
Transportation Department approves less space.

f) Public sidewalks, ramps, and pedestrian pushbuttons shall be ADA compliant.

g) Street and sidewalk improvements shall have an acceptable cross slope and shall have
adequate provisions for drainage.

h) Any awning, marquee, balcony, etc. over a sidewalk or utility easement must be at least 16
feet above the sidewalk, or be removable (with an agreement regarding removal and
replacement); and must have at least three feet horizontal clearance from any streetlight or
traffic signal pole.

i) Required traffic signs, markings, c-curb and other traffic controls shall be installed.

j) Vehicle and pedestrian sight distance shall be provided per BCC 14.60.240 and 14.60.241.
Vertical as well as horizontal line of sight and all fixed objects, structures, and mature
landscaping must be considered when checking for sight distance.

AUTHORITY: BCC 14.60.090, 110, 120, 150, 181, 190, 200, 210, 240, 241; Transportation
Department Design Manual; and Transportation Department Design Manual Standard Drawings.
Reviewer: Abdy Farid (425) 452-7698

2. PAVEMENT RESTORATION
Pavement restoration associated with street frontage improvements, utility installation, or to repair
damaged street surfaces shall be provided as follows. On 106

th
Avenue NE and NE 4

th
Street

any trenching or construction-related street damage will require half street or full street grind and
overlay. The exact extent of the pavement restoration will be determined in the Right of Way Use
Permit for the development.
AUTHORITY: BCC 14.60. 250; Design Manual Design Standard #23
Reviewer: Tim Stever (425) 452-4294

3. IMPLEMENT THE TRANSPORTATION MANAGEMENT PROGRAM
A Transportation Management Program to the extent required by Sections 14.60.070 and
14.60.080 and specified in the required TMP agreement (see Condition of Approval above) must
be implemented and accepted by the Transportation Department.
AUTHORITY: BCC 14.60.070, 14.60.080
Reviewer: Abdy Farid (425) 452-7698

4. PEDESTRIAN-ORIENTED USES AGREEMENT
The applicant shall record an agreement with the King County Office of Records and Elections to
provide pedestrian-oriented uses in the tenant space adjacent to 106th Avenue NE, for which
pedestrian-oriented frontage amenity bonus points were granted.
Authority: Land Use Code 20.25A.030.C.1, Land Use Code 20.25A.115.A -C
Reviewer: Bradley Calvert (425) 452-6930

5. RECORDING
The applicant shall record the following elements of this decision: SEPA Coversheet, Design
Review coversheet, a copy of the approved FAR bonus point calculations, project drawings and
conditions of the Design Review decision with King County.
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Authority: Land Use Code 20.25A.030.D, Bellevue City Code 14.60.150 A and H
Reviewer: Bradley Calvert (425) 452-6930

6. SIGN PERMIT PACKAGE
The applicant shall submit a complete sign package and all sign permit applications for City
review and approval. All signs shall be an integral part of the architectural design and scaled to
the pedestrian. Signage to be provided at ingress/egress locations to minimize and prevent
conflict between pedestrians and vehicular traffic.
Authority: Land Use Code 20.25A.115.B.7.a-c, Bellevue City

Code Title 22, Sign Code
Reviewer: Bradley Calvert (425) 452-6930

7. Exterior Building Lighting
The applicant shall contact City of Bellevue staff to arrange a meeting regarding the lighting
levels for all exterior accent lighting.
Authority: Land Use Code 20.25A.115.B.7.a-c, Bellevue City

Code Title 22, Sign Code
Reviewer: Bradley Calvert (425) 452-6930

8. LANDSCAPE INSTALLATION ASSURANCE DEVICE
All site landscaping shall be 100% complete per the City-approved plan. Alternatively, the
applicant may submit: 1) a red-marked plan identifying which landscape areas are incomplete; 2)
an estimate for the total cost to complete these areas; and 3) a notarized Assignment of Savings
dedicated to the City for 150% of the estimated cost to complete these areas per the approved
Plan. The performance device will be replaced with a maintenance device after the installation is
inspected and approved.
Authority: Land Use Code 20.40.490
Reviewer: Bradley Calvert (425) 452-6930

9. LANDSCAPE MAINTENANCE ASSURANCE DEVICE
The applicant shall file with the Development Services Department, a landscape
maintenance assurance device in the form of a bond or assignment of savings for 20% of
the cost of labor and materials for all required landscaping.
Authority: Land Use Code 20.40.490
Reviewer: Bradley Calvert (425) 452-6930

10. MAINTENANCE AGREEMENT WITH THE CITY OF BELLEVUE
After one-year, the landscape shall be inspected by Land Use and the Parks Department. Prior to
the release of the Landscape Maintenance Assurance Device, the applicant and the City of
Bellevue shall enter into an agreement to determine future maintenance responsibilities for the
streetscape and streetscape plantings.
Authority: Land Use Code 20.25A.060
Reviewer: Bradley Calvert (425) 452-6930


































































