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I. REQUEST/PROPOSAL DESCRIPTION 

 
The applicant requests a State Environmental Policy Act (SEPA) Threshold Determination 
and Design Review and Variance approval to construct a multi-family residential building 
comprised of 154 residential units and three and a half stories of underground parking with 
168 stalls on a .6-acre site. Nine of the units will be live/work units with access off the public 
sidewalk on NE 2nd Street.  The site is located in the DNTN-MU (Downtown – Mixed Use) 
Land Use District.  

 
 

 
 

 
A. Site Design  

The proposal site for this development is a very narrow 0.6 acre lot that is one of only 
three lots that make up this small city block.  The site has street frontage on two public 
streets - NE 2nd Street to the south and NE 2nd Place to the north.  NE 2nd Street is 
classified as a minor arterial street and NE 2nd Place is considered a local street.  The 
main residential entry to the building and the vehicular entry to the underground 
parking garage will be off NE 2nd Place on the eastern end of the building. The 
vehicular entry to the internal loading area will be off the NE 2nd Street on the western 
end of the building.  In addition, nine live/work units will face onto NE 2nd Street and 
each will have individual front entries that will exit onto the public sidewalk.  

 
NE 2nd Street: The width of the sidewalk on NE 2nd Street varies due to the 
configuration of the proposed curbline and the placement of the building parallel to NE 
2nd Place on a lot/site that is not a perfect rectangle.  At a minimum, there will be an 
eight-foot wide sidewalk with street trees placed in tree grates.  In some cases, to 
accommodate the eight-foot paved travel surface, the sidewalk serpentines between 
the building and the tree grates.  The lane of travel will be highlighted with decorative 
paving.  Final landscape plans will need to demonstrate that the tree grates will not 
interrupt this eight-foot sidewalk.  The building edge will be softened with planters, a 
small colonnade, the live/work unit front doors, and continuous weather protection. All 
of these elements will further enhance the pedestrian experience. 

Southeastern corner of the 

building looking west 

Future City Park 
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NE 2nd Place:  Currently there are no sidewalks on the south side of NE 2nd Place 
(proposal building frontage). The improved pedestrian streetscape along this frontage 
will include a four-foot wide planting strip along the curb and a six-foot wide sidewalk.  
A variance request to reduce the width of the sidewalk from eight feet to six feet is 
being reviewed concurrently with this Design Review.  Refer to the discussion 
regarding how the variance has met the variance decision criteria Section IX.B 
of this report.  The interface between the building and the sidewalk will also be 
softened and the pedestrian experience will be enhanced with planters placed along 
the building edge and continuous overhead weather protection.   

 
Along the western property line, there will be a mid-block pedestrian connection to 
allow public access between NE 2nd Place and NE 2nd Street.  The eastern property 
line forms the edge between the project site and a City-owned lot that is part of a four-
lot future mini-park.  The park will be made up of all four corner lots bordering the 110th 
NE and NE 2nd Place intersection.  Currently there are no development plans for this 
mini-park site and the property will be used for construction staging during the Sound 
Transit tunnel construction. However, to provide an interesting interface between the 
proposed building and the future park, the building façade will be pulled back from the 
property line approximately twenty feet. There will be outdoor open space along the 
entire eastern property line that can be accessed from the resident’s fitness room and 
from the retail space located in the northeast corner of the building.  There will also be 
opportunity for connections between this open space and the future city park when it is 
developed.  In addition, the planter wall along the common property line has been 
designed to be attractive when viewed from the park site and it could accommodate 
park furnishings such as hanging benches on the wall in the future. 

 
Site Plan 
 

 

 
 

Residential and 
Retail Entry 

Parking 
garage entry 
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NE 2nd Pl. and NE 2nd 
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North 
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2nd Street 
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Retail Space 

 

Outdoor 
Open Space 
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B. Building Design 
The building itself has been designed to take advantage of the narrow site, optimal sun 
exposure, and views to the south, east and west.  The proposed building will be eight 
stories tall over three and a half levels of underground parking with 168 parking stalls 
for tenants, guests, and the retail space.  There will be 154 units that will be a mix of 
studio, 1-bedroom, 2-bedroom, and two-story live/work units.   

 
 The design concept for the architectural design is to draw from many of the surrounding 

buildings which express structure as part of their exterior design.  The framework is most 
prominently expressed at the building ends (eastern and western facades).  The building 
form is further punctuated with balconies, Juliette balconies, and a tri-partite organization 
that will highlight the base, middle and top via color, materials, and architectural 
detailing.   

 
The building will be held back from the eastern and western property lines by 
approximately twenty feet.  At level 5, the building will step back even further to 
provide outdoor terraces at either end for use by the residents.  

 
A ‘butterfly’ roof form will 
create an interesting 
silhouette against the 
skyline and provide visual 
interest when viewed from 
adjacent properties.  The 
forms of the mechanical 
penthouses will be modest 
in size and the roof forms 
on the penthouses will 
mimic the slopes of the 
building roof. 
 
 

 

 
 
 
 

NE 2nd Place (north) Façade looking southeast 

Mid-block pedestrian 
connection Live/Work Units 

Loading/Delivery 
Entry 

Primary  
residential entry 
& garage entry 

Mid-block pedestrian connection 

‘Butterfly’ roof form 

Southwest Building Corner on NE 2nd Street 
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 Color and Materials:  The project 
will utilize high-quality urban 
materials with simple forms to 
provide texture, character and 
visual interest. The materials will 
include concrete, brick, metal 
panels and black vinyl windows.  
Finishes and colors will 
complement the earthtones found 
in the surrounding neighborhood. 
The building will be organized 
with a tri-partite theme with the  

 
 
 
 

Future city park 

Concrete, brick, and glass marquees at building base 

Ground level open space 

Level 5 open space 

Southeast Building Corner on NE 2nd Street 

Residential Entry on NE 2nd Place 
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 masonry grid found at the first several levels to create a base, the darker horizontal 
siding will form the middle, and the lighter finished top floor and ‘butterfly’ roof will form 
the crown.   

 
Building Materials and Colors 

 
 

 
  

 
 
C.  Process 

Design Review for Downtown proposals is required by Land Use Code (LUC) 
20.25A.010.C.  Review of a variance to reduce the width of the sidewalk on NE 2nd 
Place has also been requested and is being reviewed concurrently with the Design 
Review.  The Design Review, variance request, and SEPA Threshold Determination 
are all Process II decisions.  Process II is an administrative process.  The 
Environmental Coordinator issues the SEPA Threshold Determination and the Director 
of Development Services issues the Design Review decision.  An appeal of any 
Process II decision is heard and decided upon by the City of Bellevue Hearing 
Examiner. 
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II. SITE DESCRIPTION, CONTEXT & ZONING 
 

A.   Site Description (Existing)  
The 26,662 SF project site was initially composed of three separate parcels that lie 
between NE 2nd Place and NE 2nd Street. Through an approved Boundary Line 
Adjustment (Permit #15-116760-LW), the three lots were combined into one lot and 
this lot is the project ‘site’ in this report. Three older, one-story residential buildings 
housing commercial uses are located the site and they have been most recently used 
as field offices for nearby construction projects. These buildings and the surrounding 
vegetation will be demolished for this proposal.   
 
The site slopes down from the highpoint in the northwest corner to the southeast 
corner for a combined average of between six and seven percent.  From the site, there 
are territorial views to the south and southwest, Cascade Mountain Range views to the 
east, and Mount Rainier can be seen to the southeast.   

 
 

Aerial Photograph – Existing Conditions 
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B.  Site Context   
The proposed site sits between NE 2nd Place and NE 2nd Street near the heart of 
Bellevue’s Downtown.   The surrounding properties to the east, west, south, and north 
are all located in the same land use district, DNTN-MU (Downtown – Mixed Use) and 
include residential, retail, office and hotel uses. Specific uses on the surrounding 
properties are as follows (also refer to aerial photograph on page 8): 
 
North:  DNTN-MU:  Across NE 2nd Place is the Pinnacle at Bell Centre residential 

building, which extends along the entire length of the north side of NE 2nd 
Place and also includes ground floor retail and underground parking. 

East:  DNTN-MU:  Directly adjacent to the proposal site is the southwest quadrant of 
the designated future city park consisting for four corner lots. 

West:  DNTN-MU:  Directly adjacent to the proposal site is a one-story retail building 
which was formerly a bank building.  The surface parking lot lies along the 
shared property line with the proposal. 

South: DNTN-MU:  Across NE 2nd Street is a one story bank building (Bank of 
America) with surface parking and drive-thru. The rest of the NE 2nd Street 
frontage consists of the rear façades of one story retail buildings (Toys R Us, 
Petco, Office Depot, and H Mart). 

 
 

C.   Site Zoning   
 A site zoning map is provided below. The site is zoned DNTN-MU (Downtown Mixed-

Use) land use district and lies just south of the Downtown Core.  The site was rezoned 
in 1981 through Ordinance 3013 to implement the 1979 Downtown Subarea Plan Map.  
The proposed residential use is a permitted use in the DNTN-MU zone. 

 
Land Use Districts (Zoning) 

 

 

North 

Project Site 

North 

DNTN-MU 

DNTN-O-2 

DNTN-O-1 

Downtown Core 
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III. CONSISTENCY WITH LAND USE CODE/ ZONING REQUIREMENTS 
 

A. General Provisions of the Land Use Code 
 

1. Use 
The proposed mixed-use residential uses are permitted in the Downtown-MU (DNTN-MU) 
land use district. 

 
2. Dimensional Requirements 
The dimensional/area requirements that apply to this project in DNTN-MU are listed 
below and the proposal is evaluated for compliance with these requirements. 

 
 

Table 1:  Dimensional Requirements 
 

  

Item Permitted/Required Proposed Comments/Conditions 

Project Limit No minimum 26,662 SF Located in DNTN-MU,  

Building Height 200 FT – measured 
from average finished 
grade, does not include 
15 feet allowed for 
rooftop mechanical 
equipment  
 
Ave. finish grade:  157.2 
FT 
Permitted Ht. Elevation: 
357.2 

84.37 FT (plus approx. 
6 FT for rooftop 
mechanical)  as 
measured from average 
finished grade 
(elevation 241.57) 
 
Note that this height 
calculation is per the 
LUC and is not used for 
building code purposes. 

Measured from average finish 
grade to the rooftop excluding 
15-FT allowed for rooftop 
mechanical equip.  Roof & 
mechanical penthouses well 
below the 215 FT (200 + 15) 
200 FT + 15 FT allowed. LUC 
20.25A.090 &  20.50.012  
 
Meets requirement. 

Building  
Coverage 

100% 19,591 SF = 73.5% LUC 20.25A.090.D and LUC 
20.25A.020.B.5 
Meets requirement. 

 Site = 26,662 SF   

 
Floor Area Ratio 
(FAR) 
 
 
Total GSF for FAR 

 
Residential: 
2.0 Min. 
5.0 Max. 
 
 
Maximum: 
5.0 FAR = 133,249 GFA 
for FAR 

 
 
 
131,407 GFA for FAR = 
4.93 FAR 

Meets requirements through 
FAR Amenity Incentive 
System. Refer to Section III.B 
below. 
 
Also meets the criteria of  
LUC 20.25A.030 and 
20.50.020 
 
Note per LUC 20.50.020, GFA 
for FAR excludes vent shafts, 
stairwells, parking, mechanical 
areas, outdoor courts and 
balconies. 

 
Floor Area per Floor 
Above 40 Feet  

 
20,000 GSF/FLR* 
 
*Floorplates on 
residential building may 
be increased by 10%. 

 
17,510 to 17,578 
GSF/FLR for all floors 
above 40 feet.  
 

 
Exceptions are allowed per 
LUC 20.25A.020.B.1. c 
 
Meets requirement. 
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Item Permitted/Required Proposed Comments/Conditions 

 
Setbacks – 
Building greater 
than 75 feet 
 
 

 
Fronts:  
NE 2nd Street & NE 2nd 
Place  = 0 FT  
Rear : 
Western property line = 
0/20 FT* 
 
Side:  
Eastern property line = 
0/20 FT* 
 
* LUC 20.25A.020 
Footnote (25) - 20’ 
setbacks apply only if 
building over 75 FT  
 
Building ht. is 84.37 FT 

 
Front:   
0 FT 
 
Rear:   
Varies from approx. 
18.5 to 21 FT 
 
Side:   
Varies from approx. 
18 to 20.5 FT 
 
 

 
The minor reduction in the side 
and rear setback at the 
northeast and southwest 
corners can be approved 
because the setback is met 
along most of the facades, 
there will be plenty of room to 
provide adequate light and air 
(particularly to the east where 
the building is adjacent to a 
future park), and the proposal 
can still meet all the 
requirements of LUC 
20.25A.110.  Refer to 
discussion of 20.25A.100 
design criteria in Section 
IV.B. 

 
Meets requirement. 

Refuse & Recycling 
 

 

Required: 
 
Residential: 
1.5 SF/unit @ 154 units 
=  231 SF 
 

Commercial/Retail: 
5 SF/1000 SF with  
 
1,103 SF retail = 6 SF 
Total Min. Area 
Required: 293 SF 

Provided: 
 
446 SF trash room, 
exceeding minimum of 
160 SF by 286 SF. 
 
 

LUC 20.20.725 
Meets requirement.  
 
Republic Services has 
reviewed the proposal plans 
and supports the access to the 
refuse and recycling area.  

 
Loading 
Area/Refuse 
Collection Area 

 
One 10 FT x 55 FT 
dedicated loading space 
– Dimensions may be 
modified through 
Design Review 

 
One 20 FT x 55 FT 
(approx.) dedicated 
loading area is provided 
in the building (Level 2), 
accessed off NE 2nd 
Street.  Trucks will be 
required to turn around 
within the building. 

 
Meets requirement 
Refer to Condition of 
Approval regarding solid 
waste/recycling containers 
in Section XI of this report. 

 
Sidewalk Width 

 
NE 2nd Street: 12.5 FT 
(includes 4 FT planting 
strip & 6”  curb) 
 
NE 2nd Place:  12.5 FT 
(includes 4 FT planting 
strip and 6” curb) 

 
NE 2nd Street: 12.5 FT 
(8 FT sidewalk, 4 FT 
planting strip & 6” curb) 
 
NE 2nd Place: 10.5 FT 
Requires variance. 
 

 
LUC 20.25A.060 
NE 2nd Street:  Meets 
requirement 
NE 2nd Place:  Meets variance 
criteria – Refer to discussion 
in Section IX.B. 

 
Landscaping -  
Street Tree  
Caliper & Species  
 

 
NE 2nd Street: 4 FT 
wide planting area/tree 
grates 
 
NE 2nd Place: 4 FT wide 
planting strip 
 
Tree species on both 
streets:   

 
NE 2nd Place: 4 Ft- wide 
planting strip with street 
trees, shrubs, 
groundcover, and 
irrigation 
 
NE 2nd Street:  Street 
Trees planted in tree 
grates.  Note that tree  

 
LUC 20.25A.060.B, Plate B 
Street Tree Map 
 
Through application of criteria 
for an Alternative Landscape 
Option (ALO), the change of 
street trees species and size is 
approved because it will result 
in healthier and more robust 
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Item Permitted/Required Proposed Comments/Conditions 

 Quercus rober – min. 3 
inch diameter at time of 
planting 
  

grates size shall be 
changed and reviewed 
under C&C permit to 
allow clear eight foot 
wide paved walking 
surface.   
 
NE 2nd Street: 

English Oak/Quercus 
robur ‘Pyramich’ 

NE 2nd Place:  
Persian Ironwood/ 
Parrotia persica 
‘Vanessa’ 

Street trees to be 2 ½” 
caliper at time of 
planting. 
 
Species determined on 
recommendation of 
Parks Department. 
 

street trees than would occur 
via strict application of the 
existing requirements of the 
LUC. 
 
Refer to Conditions of 
Approval regarding the final 
landscape and irrigation 
plans, streetscape  irrigation 
(right-of-way), planting in 
right-of-way/streetscape, 
landscape installation and 
maintenance assurance 
devices, and maintenance 
agreement with the Parks 
Department in Section XI of 
this report. 

 

Parking 

Residential  Parking – 
154 units 
 
Compact Stalls 

 
Min.1/unit: 154 
Max. 2/unit: 308 
 
No Compact stalls 
required. Up to 65% of 
required parking stalls 
may be compact = 109 
stalls 
 
 
Retail/Commercial: 
10/1000 SF:  10 stalls 
using requirement for a 
restaurant use 
 
 

 
168 Stalls  
Residential:  154 
Retail:             10* 
Extra/Guest :    4 
Total:             168 
 
89 compact stalls = 
53% 
 
* Note that as shown, 

retail and guest 
parking will be shared 

* Note too that bicycle 
and motorcycle 
parking will be 
provided in the 
garage. 

 
Meets requirements 
 
LUC 20.25A.050 
 
Meets LUC 20.25A.050.F.2 
 
Refer to Condition of 
Approval regarding 
allocation of parking for 
commercial/retail use in 
Section XI of this report. 

 

 

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

 

1. BASIC FAR:  The BASIC FAR requirement equals: 20% of the project limit in 
square feet (SF) multiplied by the BASIC FAR permitted for a non-residential 
building in the DNTN-MU: (0.2 X 26,662 SF) X 0.5 = 2,666 SF).   The amount of 
BASIC FAR Amenity Earned is 5,010 SF (see Tables 2 and 3 below). This amount 
exceeds the minimum BASIC requirement of 3,422 SF by 2,344 SF.  

 
2.  NON-BASIC FAR: In order to develop to the proposed FAR of 4.93, the total 

amount of points (BASIC and NON-BASIC) required is 80,749 SF (2,666 SF + 
78,083 SF). The proposed amenity package has earned a total of 265,748 SF of 
FAR amenity points as shown in Table 3 below.  There will be an overall excess of 
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184,999 SF and the proposal meets all FAR amenity requirements.  
 
 

             Table 2: Bonus Amenity Area Earned 
 

 

Project Area (Site) in DNTN-MU 26,662 SF 

Project Gross Floor Area (GFA) Proposed 
 

205,132 GFA 
 

Project Gross Floor Area (GFA) for FAR Proposed 
 
(Project GFA – Floor Area Exempt from FAR) 
 

131,407 GFA 
 

205,132 GFA – 73,725 GFA = 131,407 GFA 

BASIC Permitted Floor Area (FAR) for Residential DNTN-MU 
 
(Basic Residential FAR (2.0) X Project Area) 

53,324  GFA 
 

2.0 X 26,662 SF = 53,324 SF 

MAXIMUM Permitted Floor Area (FAR) for Residential DNTN-
MU 
(Maximum Residential FAR (5) X Project Area) 

133,310 SF 
 

5 x 26,662 SF = 133,310 SF 

 
 
 
 
 

 

BASIC FAR Amenity Required 
 
(Basic Non-Residential FAR (.5) x 20% of  
the Project Area) 

2,666 SF 
 

0.5 x (0.2 x 26,662) = 2,666 SF * 
* 2,666 “buys” 53,325 GSF 

BASIC FAR Amenity Earned (See Table 4 below) 
5,010 SF 

5,010 SF > 2,666 SF – Meets requirement of LUC 
20.25A 020.C 

   Excess BASIC 
 

(BASIC earned – BASIC required) 
 

2,344 SF 
 

5,010  SF – 2,666  SF = 2,344 SF 

 

NON-BASIC Earned (see Table 4 below) 260,738 SF 

   Remaining NON-BASIC FAR Amenity to Earn 
 
(GFA – Basic Permitted FAR of 2.0)  

78,083 SF 
 

 131,407 SF – 53,324 SF = 78,083 SF 

   Remaining FAR Available after BASIC 
 
(Excess BASIC Points + NON-BASIC  
Earned) 

263,082 SF 
 

2,344 SF + 260,738 SF = 263,082 SF 
263,082 > 78,083 SF – Meets requirement of LUC 

20.25A.030 

  

Total FAR Amenity Earned 
BASIC FAR Amenity Earned + NON-BASIC FAR Amenity Earned 

265,748 SF  
(Refer to Table 4 below) 

5,010 SF + 260,738 SF = 265,748 SF 

Excess FAR Amenity Earned  
(Total FAR Earned – BASIC FAR Amenity  
Required – Remaining FAR Amenity to Earn) 

184,999 SF 
 

265,748 SF – 2,666 SF – 78,083 SF = 184,999 SF 

Proposed FAR 
(Total GFA for FAR divided by Site Area) 

4.93 FAR 
 

131,407 SF – 26,662 SF = 4.93 FAR 
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Table 3: Far Bonus Amenities 
 

 

 
Sub-Total 
BASIC 

  5,010 SF  

N
o

n
-B

A
S

IC
 A

m
e

n
it

ie
s
 

Underground 
Parking 

66,645 SF .5:1 
33,323 SF 

(66,645 x .5) 

All of the parking area is 
below Average Finish Grade 
 

Residential 
Use 

112,338 SF 2:1 224,676 SF  

Active 
Recreation  

2,739 SF 1:1 2,739 SF  

Sub-Total  
Non-BASIC 

  260,738 SF  

 
COMBINED 
TOTAL 
(BASIC + 
Non-BASIC) 

  265,748 SF  

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

C.  Variance Request 
The applicant has requested approval of a variance to allow the reduction of the width 
of the public sidewalk on NE 2nd Place from eight feet to six feet.  The required four-
foot wide planting strip between the sidewalk and the back of the curb will be provided, 
along with on-street parking.  This request is made due to the narrowness of this site, 
which is unusual in the Downtown, and the fact that the allowed building envelope for 
the site was further reduced due to the required reconfiguration of NE 2nd Street per 
the City’s NE 2nd Street Roadway Improvement Project.  Refer to Section IX.B for a 
discussion of how the project has met the variance criteria of LUC 20.30G.140. 

Amenity Units of 
Measure 

Bonus 
Ratio 

Bonus Floor 
Area Earned 

How it Meets the Design 
Criteria &  

Benefits the Public 

B
A

S
IC

  

A
m

e
n

it
ie

s
 

 
Marquees 
 

2,505 SF 2:1 
5,010 

(2,505 x 2) 

Height varies, but is less 
than 12 FT & is coordinated 
with the building design 
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IV. DESIGN GUIDELINES & DESIGN CRITERIA  

 
A. Design Guidelines Building/Sidewalk Relationships - LUC 20.25A.115 

 
 Both the NE 2nd Street and NE 2nd Place street frontages have the streetscape 

designation of ‘D/R’ in the Design Guidelines for Building/Sidewalk Relationships, LUC 
20.25A.115. 
 

“Rights-of-way designated ‘D/R’ shall have low to moderate orientation to 
pedestrians and shall complement residential uses.  This shall be achieved by 
designing some relationship between exterior and interior activities with respect to 
visual access, and by incorporating landscape features that soften the urban edge. 
Design attention should be given to amenities that complement these areas’ 
residential character and moderate the urban environment, while providing 
attractive visual access for pedestrians and other passersby.” 

  
The streetscape on both street frontages will be focused on providing a pleasant 
pedestrian oriented experience.  Along NE 2nd Street, the sidewalk will be a minimum 
of eight feet wide and the entire sidewalk experience will be punctuated with street 
trees in grates.  Special paving will invite the pedestrian to meander along the 
sidewalk.  The streetscape will be further enhanced with a narrow arcade and live/work 
units with front doors exiting directly onto the public sidewalk. An active recreation 
space (fitness room) will be located near the street level in the southeastern corner of 
the building.  Large windows will provide visual access into the space for pedestrians 
on the sidewalk. Planters placed along approximately half of the building façade will 
provide additional softening of the building edge.   
 
Along NE 2nd Place, the sidewalk will be narrowed to six feet with a four foot wide 
planting strip per the variance request in this report.  The planting strip will be 
punctuated with street trees and landscaping.  The main residential entry for the entire 
building will be off this street. Planters will also be placed along a majority of this 
building façade to provide softening of the façade and visual interest.  There will also 
be a small retail space located in the northeast corner of the building that will be 
accessed from the public sidewalk.  Large windows with clear glazing will provide 
visual access into the space.  
 
Refer to discussion regarding the variance request in Section IX.B and 
Conditions of Approval regarding the final landscape and irrigation plans, 
streetscape irrigation (right-of-way), planting in the right-of-way/streetscape, and 
street level glazing for retail and active recreation spaces in Section XI of this 
report. 
 

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

 
1. SITE DESIGN (LUC 20.25A.110.A) 

a. Vehicular Circulation and Parking 
Parking Areas: All required parking will be accommodated within the three 
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and a half story underground parking garage. The single access to the 
garage will be off NE 2nd Place near the northeast corner of the building to 
take advantage of the drop in grade from west to east.  There will be on-
street parking in front of the building along the southern side of NE 2nd Place 
and there will be no on-street parking on NE 2nd Street. 
 
Solid Waste and Recycling:  Solid waste and recycling containers will be 
stored in a trash room that will be access off NE 2nd Place.  Waste containers 
will be placed on the street for pick in a manner similar to that currently use 
for the Bell Centre residential building directly to the north.  Immediately after 
pick up, the containers must be taken back into the building. 

 
Loading:  All loading and delivery functions (other than the solid waste and 
recycling pick-up) will take place inside the building in the loading area along 
the western end of the building.  Vehicles will access the loading area/dock 
from NE 2nd Street and the space has been designed such that the vehicles 
will then be able to turn around within the building, eliminating the need to 
back over the public sidewalk. 

 
Refer to Condition of Approval regarding provisions for loading and 
solid waste/recycling containers in Section XI of this report.  

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

Frontage Sidewalks: The frontage sidewalk on NE 2nd Street will be eight 
feet wide with an additional four-foot wide area between the sidewalk and 
the curb for street trees and tree grates.  Additional landscaping will be 
placed in planters between the sidewalk and the building base to soften the 
interface between the building wall and the pedestrian realm. Front doors for 
the live/work units along this building façade will also open directly onto the 
public sidewalk. 
 
The frontage sidewalk on NE 2nd Place will be six feet wide with an 
additional four foot wide planting strip for street trees and ornamental 
landscaping.   This reduction of the width of the sidewalk has been reviewed 
as a variance request in this report. The main residential entry as well as a 
small commercial/retail space in the northeast corner of the building will be 
accessed off the new public sidewalk. Landscaping in planters will also be 
placed along the NE 2nd Street building base/façade to soften the interface 
between the building wall and the sidewalk. 
Refer to discussion regarding the variance request in Section IX.B and 
Condition of Approval regarding the final landscape and irrigation 
plans in Section XI of this report. 
 
Pedestrian Connection:  The project will provide a public pedestrian mid-
block connection along the western end of the site, connecting NE 2nd Place 
with NE 2nd Street.  Refer to Condition of Approval regarding public 
access signage for pedestrian mid-block connection in Section XI of 
this report. 
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Street Trees: Although street trees for the Downtown are identified in LUC 
20.25A.060 - Plate B, Land Use has been working with City of Bellevue 
Parks Department to identify more robust and successful street tree species.  
The applicant, working with Land Use and the Parks Department, is 
proposing to use the following street trees via the Alternative Landscape 
Option.  These trees will be more successful in this project location than the 
trees currently identified in Plate B. 
 
NE 2nd Street:   English Oak, Quercus robur ‘Pyramich’ 
NE 2nd Place: Persian Ironwood, Parrotia persica ‘Vanessa’ 
 
In addition, the street trees shall be planted with a 2 1/2-inch caliper instead 
of the 3-inch caliper in the LUC. This smaller caliper at time of planting has 
been shown to result in higher tree survival and growth rates.   
 
Refer to Conditions of Approval regarding the final landscape and 
irrigation plans, streetscape irrigation (right-of-way), planting in the 
right-of-way/streetscape, landscape installation and maintenance 
assurance devices, and maintenance agreement with the City of 
Bellevue  in Section XI of this report. 

 
c. Wind and Sun 

The applicant will provide three outdoor spaces located on the eastern and 
western ends of the building. These spaces will take advantage of territorial 
views and views into the future park to the east. They will also provide 
spaces of calm, depending the time of the year. Pedestrian scaled 
marquees will provide year-round weather protection along both street 
frontages. 

 
d. Open Space 

Because this is a relatively small and very narrow site, there was little 
opportunity to provide public open space other than along the public 
sidewalks.  However, the applicant has provided some semi-public outdoor 
open space on the ground level, facing east onto the adjacent future city 
park. This open space will be accessed from the residents’ active recreation 
space.  It also is envisioned to be outdoor space that can be used by the 
patrons of the retail space in the northeast corner of the building.   

 
The applicant has also provided additional open space through the provision 
of terraces on the eastern and western ends of the building on level 5 for the 
use by building residents.  These terraces will provide valuable gathering 
space with territorial views.  The majority of the residents will also have 
private open space via either full or Juliette balconies.  

 
e. Light and Glare 

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

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

 
 

1. DOWNTOWN PATTERNS AND CONTEXT (LUC 20.25A.110.B) 
 
a.   Natural Setting and Topography 

 The bulk of the proposed project is on a moderately sloping site within the 
urban context.  The property drops approximately 18-22 feet from the 
northwestern corner to the eastern property lines.  The proposed building will 
take advantage of this grade change by tucking the loading area into the 
slope in the southwestern corner of the building and placing the parking 
garage entry near the eastern end of the site off NE 2nd Place.  The 
orientation of the residential units will take advantage of the territorial views.   

 
b. Landscape Design 

Street Frontage:  
NE 2nd Place: The proposed street frontage development will include 
continuous four-foot wide planting strips between the sidewalk and the curb.  
The plant materials, which include street trees, shrubs and groundcover, will 
visually soften the building and improve separation between vehicles and 
pedestrians. There will also be paved ‘bridges’ across the planting strip to 
accommodate people exiting from cars in the on-street parking spaces. Along 
the building base, there will also be planters with shrubs and groundcover.   
 
NE 2nd Street:  The streetscape landscaping along this street frontage will 
consist of street trees in grates and the planters along the base of the 
building.  The planting strips and tree grates will also be required to have 
irrigation on a separate system with its own meter to facilitate future 
maintenance by the City of Bellevue. Refer to Conditions of Approval 
regarding the final landscape and irrigation plans, streetscape irrigation 
(right-of-way), and planting in the right-of-way/streetscape in Section XI 
of this report. 

 
Residential Outdoor Space:  In addition to the plantings within the city 
streetscapes, the applicant will provide landscaped outdoor open spaces on 
the ground floor and on the 5th floor.   

 
Utility Vaults: Above-ground mechanical equipment (boxes and vaults) will 
not be allowed in any public sidewalks.  If they are placed in planting areas, 
they shall be adequately screened with vegetation. Refer to Condition of 
Approval regarding ground-mounted mechanical equipment, screening, 
and street furniture in Section XI of this report. 
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c.   Views 
Private views and the impact of proposals on those views from adjacent 
properties are not regulated by the Land Use Code.  However, the views from 
surrounding properties were considered and the building was designed to be 
interesting and attractive from all directions and blank walls were kept to a 
minimum.  The building was also able to take advantage of territorial views by 
providing open space along the western and eastern ends of the building. 
 
More importantly, the building will be approximately 115 feet lower than the 
maximum height of 200 feet allowed in this land use district.  In addition, the 
adjacent property to the east, which is the last property on the block, will be a 
future city park, thus keeping this piece of the block open in perpetuity. 
Therefore, the project will have a minimal impact on existing views from 
adjacent properties and from views from any future development. 
 

d.  Building Height and Bulk 
i. Mass & Void:   

Although the building takes up most of the site, it will be over 100 feet 
below the maximum building height allowed for this land use district.  
Building modulation, a variety of colors and materials, tri-partite 
organization of the building, vertical architectural accents, an interesting 
roof form, and landscaping will help to reduce the apparent mass of the 
building on all four facades. 

 
 
 

   
 

Site Massing from the Southeast                  Site Massing from the Northwest 
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ii. Rooftop Modulation: The 
‘butterfly’ form of the roof 
will provide a modulated 
rooftop and a visually 
interesting silhouette 
against the Downtown 
skyline that minimizes the 
appearance of mechanical 
penthouses. 

 
e.   Transitions 

The orientation of the building entry, live/work entries, and the provision of 
improved pedestrian-oriented streetscapes and interesting, high-quality 
architectural features will draw pedestrians along both street frontages. The 
eastern end of the building has been pulled back from the property line and 
an open space at the ground level has been provided with landscaping and 
decorative concrete walls to provide a pleasant edge with the future city park 
to the east. The western end of the building has also been pulled back from 
the property line to provide a public pedestrian connection linking both street 
frontages. 
 

f.   Patterns of Activity 
Because this is a relatively small Downtown site, the pedestrian activity is 
directed along the street frontages.  The project will provide a greatly 
improved streetscape along both NE 2nd Street and NE 2nd Place with new 
sidewalks (there currently is no sidewalk on NE 2nd Place) on both street 
frontages.  There will be a four-foot wide planting strip with street trees on NE 
2nd Place and street trees in grates on NE 2nd Street. Refer to Conditions of 
Approval regarding garage exhaust and certification and ground-
mounted mechanical equipment, screening, and street furniture in 
Section XI of this report. 

 
g.   Signage 

The conceptual design for building signage has been reviewed as part of this 
Design Review.  All signs must be an integral part of the architectural design, 
and scaled to the pedestrian environment. However, no specific signage 
has been approved through this Design Review. Each sign will require 
sign-specific design review approval through a sign permit and must meet the 
requirements of the Bellevue Sign Code. Refer to Condition of Approval 
regarding individual sign permits in Section XI of this report. 
 

 
V. PUBLIC NOTICE AND COMMENT 
 

Application Date:   January 23, 2015 
Notice of Application:   February 19, 2015 
Public Meetings:   March 12, 2015 
Minimum Comment Period:  March 5, 2015 
 
The minimum required public comment period ended on March 5, 2015, but written 
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comments were accepted up to the date of this decision. In addition, one public meeting 
was held at Bellevue City Hall on March 12, 2015. No one from the public attended the 
public meeting and only one written comment from a citizen requesting to become a party 
of record was submitted to Land Use. 

 
 
VI. TECHNICAL REVIEW 

 
A. Transportation 

 
Site Access 
The access to the underground parking garage will be provided on NE 2nd Place.  A 
second access will lead to the building’s loading and delivery area on NE 2nd Street.  
This area will allow larger vehicles, including trucks, to enter and turn around onsite.  
Refer to Condition of Approval regarding provisions for loading in Section XI of 
this report. 

 
Street Frontage Improvements 

In order to provide safe pedestrian and vehicular access in the vicinity of the site, and 
to provide infrastructure improvements with a consistent and attractive appearance, 
the construction of street frontage improvements is required as a condition of 
development approval. The design of the improvements must conform to the 
requirements of the Americans with Disabilities Act, the Transportation Development 
Code (BCC 14.60), and the provisions of the Transportation Department Design 
Manual.  Refer to Conditions of Approval regarding civil engineering plans for 
transportation and street frontage improvements in Section XI of this report. 
 
1. A combined street tree and street light plan is required for review and approval 

prior to completion of engineering and landscape plans. 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-7D or 
equivalent).  In addition to standard streetlighting, NE 2nd Place is required to have 
pedestrian-scale lighting as well.   

 
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.  
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ADA also requires provision of a safe 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. Installation of colored or textured bands to guide pedestrians 
in the direction of travel is advisable, subject to the requirements for non-standard 
sidewalk features.   
 
ADA-compliant curb ramps shall be installed where needed, consistent with City 
and WSDOT standard drawings. If an approved standard cannot be met, then 
deviation from standards must be justified on a Design Justification Form to be 
filed with the Transportation Department. 

 
3. The existing curb, gutter, and sidewalk on NE 2nd Street shall be completely 

removed and reconstructed with a sidewalk width of at least twelve feet, not 
including the curb, except where approved by Land Use.  Any planters or tree 
wells are included in the twelve-foot width.  A dedication of four feet additional 
right-of-way, further discussed in the “Right-of-Way Dedication” section, is 
required with the back of the curb set at this location.  Transitions to the existing 
curbs to the east and west shall be provided.  Delineation striping shall be 
provided on the north side of the street to define the travel lane, on-street parking 
area, and driveway. 

 
4. Curb, gutter, and sidewalk shall be constructed on NE 2nd Place along the project 

frontage.  The sidewalk shall be a minimum of six feet in width free of 
obstructions, and a minimum of 10 feet total including landscaping.  The face of 
the curb on this street shall be set to allow a 13-foot travel lane and an 8-foot 
parking bay in addition to the curb, gutter and sidewalk.  Transitions to the existing 
curbs to the east and west shall be provided.  

 
5. The design and appearance of the sidewalk and landscaping on NE 2nd Street and 

NE 2nd Place shall comply with the standards and drawings in the Transportation 
Department Design Manual.  The sidewalk shall be constructed of standard 
concrete with a broom finish and a two-foot by two-foot score pattern, with four-
foot by six-foot tree wells, unless both the Transportation Department and the 
Development Services Department agree to accept any non-standard pattern, 
color, or other 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. 
See section on Alternative Paving Materials for further details. 

 
 If the developer requests alternative paving materials, samples must be submitted 

for review. If approved, any non-standard patterns, colors, or other features may be 
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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. 

 
6. Tree wells and other landscaping within the sidewalk along NE 2nd Street and NE 

2nd Place shall be irrigated with a private metered water source.  Electrical 
connections for lighting in tree wells (or planter strips) may be allowed, if installed 
in compliance with the electrical code and subjected to an electrical inspection.  
Irrigation devices and electrical components shall not create a tripping hazard in 
the sidewalk.    

 
7. The driveway on NE 2nd Street shall have an approach width, as defined in 

standard drawing DEV-7D, of a minimum of 26 feet. The driveway apron design 
shall be consistent with standard drawing DEV-7D. The ramp shall be a minimum 
of six feet and the sidewalk behind the ramp shall be a minimum of six feet 
between the ramp and any obstacles.  Pedestrian sight triangles shall be provided 
per standard drawing TE-3. 

 
8. The driveway on NE 2nd Place shall have an approach width, as defined in 

standard drawing DEV-7D, of a minimum of 26 feet. The driveway apron design 
shall be consistent with standard drawing DEV-7D. The ramp shall be a minimum 
of six feet and the sidewalk behind the ramp shall be a minimum of six feet 
between the ramp and any obstacles.  Pedestrian sight triangles shall be provided 
per standard drawing TE-3. 

 
9. No new building structure or garage shall be constructed under a street right of 

way or existing public sidewalk/utility easement.  No soil nailing is allowed under a 
street right of way or sidewalk/utility easement without an indemnification 
agreement that protects the city. 

 
10. To the extent feasible, no new underground 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.  To the extent feasible, no 
underground utility vaults may be located within the primary walking path in any 
sidewalk. 

 
11. 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.  Any object over a sidewalk in public 
right-of-way is required to have an indemnification agreement. 

 
12. 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-
7D. Fixed objects are defined as anything with breakaway characteristics greater 
than a four-inch by four-inch wooden post. 

 
13. No new overhead utility lines will be allowed within or across any right of way or 

sidewalk easement, and existing overhead lines must be relocated underground. 
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 Refer to Conditions of Approval regarding civil engineering plans for 
transportation, building and site plans for transportation, and street 
frontage improvements in Section XI of this report. 

 
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. Refer to Conditions of Approval regarding existing 
easements and sidewalk/utility easements in Section XI of this report. 
 
Right-of-Way Dedication 
To incorporate street improvements which are reasonably necessary to mitigate the 
direct results of the development, and to accommodate the street widening required 
by the 2016-2027 Transportation Facilities Plan, the developer is required to dedicate 
property such that street surface to back of curb is accommodated within the public 
right of way.  The TFP lists project TFP-190 NE 2nd Street/Bellevue Way to 112th 
Avenue NE, which calls for widening this roadway from three lanes to five lanes.  Four 
feet of additional right-of-way width will be required on NE 2nd Street along the full 
length of the property frontage to accommodate TFP-190.  Refer to Condition of 
Approval regarding dedication of the right-of-way in Section XI of this report. 
 

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.  
Refer to Condition of Approval regarding holiday construction and traffic 
restrictions in Section XI of this report. 
 
Use of the Right of Way during Construction 
Applicants often request use of the right of way and of pedestrian easements for 
materials storage, construction trailers, hauling routes, fencing, barricades, loading 
and unloading and other temporary uses as well as for construction of utilities and 
street improvements. A Right of Way Use Permit for such activities must be acquired 
prior to issuance of any construction permit including demolition permit. Sidewalks 
may not be closed except as specifically allowed by a Right of Way Use Permit. Refer 
to Condition of Approval regarding the right-of-way use permit in Section XI of 
this report. 
 

Pavement Restoration 
The City of Bellevue has established the Trench Restoration Program to provide 
developers with guidance as to the extent of resurfacing required when a street has 
been damaged by trenching or other activities. Under the Trench Restoration 
Program, every street in the City of Bellevue has been examined and placed in one of 
three categories based on the street’s condition and the period of time since it has 
last been resurfaced. These three categories are, “No Street Cuts Permitted”, 
“Overlay Required”, and “Standard Trench Restoration”. Each category has different 
trench restoration requirements associated with it. Damage to the street can be 
mitigated by placing an asphalt overlay well beyond the limits of the trench walls to 



15-103556-LD & 15-122105-LS  
Design Review and Variance Staff Report 
Evergreen Plaza  
Page 25 of 45 
  

  

 

produce a more durable surface without the unsightly piecemeal look that often 
comes with small strip patching. Both NE 2nd Street and NE 2nd Place have been 
classified as “Overlay Required”.  Refer to Condition of Approval regarding 
pavement restoration in Section XI of this report. 
 
Transportation Management Program 
In order to reduce single occupant vehicle trips and provide enhanced options to 
employees and infrastructure users, the City has adopted code provisions for a 
transportation management program. The owner of this development shall, prior to 
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. Refer to Conditions of 
Approval regarding the transportation management program and 
implementation of the transportation management program in Section XI of this 
report. 

 
 

B. Utilities 
 

1.  Surface Water 
The surface water design for this application has been reviewed against City of 
Bellevue Storm and Surface Water Engineering standards and is technically feasible 
for the development proposed. The project is located In the Sturtevant creek Basin 
which qualifies as a 40/20 rule basin. Storm water modelling has been completed and 
the site will not increase the 100 year storm event by greater than .1cfs, therefore a 
detention facility will not be required. The site will not trigger the requirement for water 
quality treatment and will only need to implement minimum requirement 5 to the 
maximum extent practicable.  
 
2.  Water 
The development proposes all of the mixed use building fire, irrigation and domestic 
water connections to an 8” water main in NE 2nd Place.  There is adequate capacity in 
the water main to serve the site.  
 
3.  Sewer 
The development proposes to supply sewer service to the development by an 8” 
private sewer stub connecting to the public sewer system in NE 2nd Place. There is 
adequate capacity in the sewer main to serve the site.  

 
Refer to Condition of Approval regarding utilities conceptual approval in 
Section XI of this report. 

 
C. Clearing and Grading 

The Clear and Grade reviewer has reviewed the plans and materials submitted for 
this project and determined that clearing and grading portion of this land use 
application can be approved.  The future Clearing and Grading Permit application for 
this development must comply with City of Bellevue Clearing and Grading Code (BCC 
23.76). 
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D. Parks Department 
All new street trees are required to be planted per the Parks Department Best 
Management Practices in place at time of construction.  The irrigation for the right-of-
way plantings shall be on a separate meter to allow accessibility for any necessary 
maintenance work by the City of Bellevue. Lastly, prior to the release of the landscape 
maintenance assurance device, the applicant and the City of Bellevue shall enter into 
an agreement regarding future maintenance of the streetscape and right-of-way. 
Refer to Conditions of Approval regarding streetscape irrigation (right-of-way), 
planting in the right-of-way/streetscape, and maintenance agreement with the 
City of Bellevue in Section XI of this report. 

 
E. Fire 

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

 
F. Building 

The plans for this decision have not been sufficiently developed for a thorough review 
under the International Building Code requirements.  This review will occur during 
review of the Building Permit.  The plans generally conform to the requirements 
applicable to this stage of the design process. 

 
G. Addressing 
 The address for the new building will be 10961 NE 2nd Place and this address shall be 

used for all future permits. Refer to Condition of Approval regarding addressing 
in Section XI of this report. 

 
 
VII. STATE ENVIRONMENTAL POLICY ACT   

The environmental review indicates no probability of significant adverse environmental 
impacts occurring as a result of the proposal (see annotated Environmental Checklist 
attached to this staff report).  Therefore, issuance of a Determination of Non-Significance 
(DNS) is the appropriate threshold determination under the State Environmental Policy Act 
(SEPA) requirements with the incorporation by reference of the 2016-2027 Transportation 
Facilities Plan Environmental Impact Statement (TFP EIS) Addendum.  Specifically 
regarding the 2016-2027 TFP, it was determined that a new Addendum to the 2013-2024 
TFP EIS would adequately address the required review under SEPA.  The Addendum for 
the 2016-2027 TFP Update was published on October 8, 2015. These documents analyze 
the transportation and air quality impacts of the City’s Transportation Commission 
recommendations to meet the Comprehensive Plan, Transportation Element, and Mobility 
Management goals.  The Transportation Facilities Plan was subsequently adopted 
December 7, 2015 via Resolution 9032.  All referenced documents above are available in 
the Records Office at City Hall. 

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

 
A. Surface Water   

As described in the Utilities technical review, the surface water design for this 
application has been reviewed against City of Bellevue Storm and Surface Water 
Engineering standards and is technically feasible for the development proposed. The 
project is located In the Sturtevant creek Basin which qualifies as a 40/20 rule basin. 
Storm water modelling has been completed and the site will not increase the 100 year 
storm event by greater than .1cfs, therefore a detention facility will not be required. The 
site will not trigger the requirement for water quality treatment and will only need to 
implement minimum requirement 5 to the maximum extent practicable.  
 

B. Air 
Impacts to the air will primarily be due to the construction activities on the site.  Dust 
suppression techniques via the Clearing and Grading section of the City code (BCC 
23.76) and a condition of approval requiring all construction vehicles to meet the RCW 
codes regarding covered loads will apply.  Refer to Condition of Approval regarding 
air pollution from construction vehicles and equipment in Section XI of this 
report. 
 

C. Noise 
Construction Noise: The Bellevue Noise Control Ordinance BCC 9.18 limits noise levels 
at the property line to 60 dBA (A-weighted sound level), except from 7:00 a.m. to 6:00 
p.m. on weekdays and 9:00 a.m. to 6:00 p.m. on Saturdays that are not legal holidays.  
Expanded hours may be approved by the Land Use Director under two conditions: to 
accommodate traffic mitigation and/or for construction of essential public facilities.  The 
site is located near residential uses to the north and east.  Restricting the construction 
hours will reduce noise impacts to neighboring properties.  Expanded construction 
hours during evening or early morning hours should be avoided to minimize noise 
impacts to nearby residents. In addition, the contractor must use the best available 
noise abatement technology consistent with feasibility during construction. Refer to 
Conditions of Approval regarding construction hours and use of best available 
noise abatement technology in Section XI of this report. 

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



15-103556-LD & 15-122105-LS  
Design Review and Variance Staff Report 
Evergreen Plaza  
Page 28 of 45 
  

  

 

in Section XI of this report. 
 

Garage Exhaust Noise/Air:  The garage exhaust vents must be designed and located to 
prevent adverse impacts to the pedestrian environment and to the people living in or 
near the project.  The applicant must provide certification by a noise consultant that the 
operation of the garage exhaust fans will not exceed 60 dBA at the public sidewalk and 
that the velocity and direction of airflow will not adversely affect the pedestrian 
environment or the residents of the project/neighborhood. Refer to Conditions of 
Approval regarding garage exhaust and certification in Section XI of this report. 
 

D.  Transportation 
 
Long Term Impacts and Mitigation  
The long-term impacts of development projected to occur in the City by 2027 have been 
addressed in the City’s 2013 – 2024 Transportation Facilities Plan FEIS Addendum. 
The impacts of growth which are projected to occur within the City by 2027 are 
evaluated on the roadway network assuming that all the transportation improvement 
projects proposed in the City’s 2016 - 2027 Transportation Facilities Plan are in place. 
The Transportation Facilities Plan EIS divides the City into several Mobility 
Management Areas (MMAs) for analysis purposes. Evergreen Plaza lies within MMA 
#3, which has a 2027 total growth projection of 4,645 multi-family units. This 
development proposes 154 units. Therefore, the volume of proposed development is 
within the assumptions of the Transportation Facilities Plan FEIS Addendum. 
 
Traffic impact fees are used by the City to fund street improvement projects to alleviate 
traffic congestion caused by the cumulative impacts of development throughout the 
City. Payment of the transportation impact fee, as required by BCC 22.16, contributes 
to the financing of transportation improvement projects in the current adopted 
Transportation Facilities Plan, and is considered to be adequate mitigation of long-term 
traffic impacts. Fee payment is required at the time of building permit issuance.  Refer 
to Condition of Approval regarding the transportation impact fee in Section XI of 
this report. 

 
Mid-Range Impacts and Mitigation 
Project impacts anticipated to occur in the next six years are assessed through a 
concurrency analysis. The Traffic Standards Code (BCC 14.10) requires that 
development proposals generating 30 or more 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.  
 
With 154 apartments, this development will generate approximately 70 new p.m. peak 
hour trips. That number was used to check for concurrency. City staff distributed and 
then assigned project-generated trips to the street network using the City’s EMME-2 
travel forecasting model with the current Capital Investment Program network. By 
adding the expected project-generated trips to the traffic volumes in the model, the area 
average levels of service were determined. To create a baseline condition for 
comparison, the levels of service were also determined using traffic volumes without the 
project-generated trips. In this project analysis, six system intersections received 20 or 
more p.m. peak hour trips.  
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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 
(refer to Attachment C).   
 
The rules of concurrency reservation are outlined in the Traffic Standards Code 
Director’s Rules.  The concurrency determination is reserved to this project at the land 
use 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 analyzed the short term operational impacts of this proposal in order to 
recommend mitigation if necessary. These impacts included traffic operations 
conditions during the a.m. and p.m. peak hours. Issues that were analyzed included the 
operation of the intersection at NE 2nd Street and 110th Avenue NE, which will receive 
57 additional trips from this project.  The results of the short-term traffic analysis are 
published in the NE 2nd Street Apartments Traffic Impact Study, January 2016, by Jake 
Traffic Engineering. The study is included in the Transportation Department file for this 
development, and shows that the project will not significantly impact the level of service 
at this intersection.  
 
The Evergreen Plaza project is near the alignment of Sound Transit’s EastLink light rail 
construction, and is adjacent to a property that Sound Transit is using as a staging 
area.  Easements, road closures, and air rights have been granted to Sound Transit as 
part of their construction process.  This project will be required to work under these 
conditions and may be required to alter plans and elements of construction as such. 
 

 
VIII. CHANGES TO PROPOSAL DUE TO CITY REVIEW  

 
The following changes were made as a result of this Design Review: 

 

 The loading and delivery area was created in the southwest corner of the building to 
support all loading functions.  Pick up of solid waste and recycling will be allowed to 
take place on NE 2nd Place in the same manner as pick up for the Bell Centre building 
to the north. 

 The elevator and stair penthouses were designed to be better integrated into the 
overall building design. 

 The required realignment of the curbline on NE 2nd Street resulted in a further 
narrowing of the project site.  It was determined that the applicant could request a 
variance to narrow the width of the sidewalk on NE 2nd Place, a non-arterial street, 
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from eight to six feet, while still accommodating a continuous planting strip, street 
trees, on-street parking, and continuous weather protection. 

 
 
IX. DECISION CRITERIA 

 
Below is a discussion of how the proposal has met the decision criteria for both the 
Design Review and Variance request.   
 
A. Design Review:  The Director may approve, or approve with modifications, an 

application for Design Review under LUC 20.30F.145 if: 
 
1. The proposal is consistent with the Comprehensive Plan. 

This project is consistent with the Comprehensive Plan, which includes policies for 
the provision of housing along with policies that address the goals of site and 
building design in the Downtown.  The addition of new residential units is consistent 
with the City’s goal of creating housing for its population and the region under the 
State’s Growth Management Act. The most relevant Comprehensive Plan Policies 
related to this proposal are outlined below: 
 
Housing Policies 
Policy HO-2:  Promote quality, community-friendly single family, multifamily and 
mixed use development, through features such as enhanced open space and 
pedestrian connectivity. 
Policy HO-11: Encourage housing opportunities in mixed residential/commercial 
settings throughout the city. 
 

Finding: The proposed project adds housing within the Downtown – an area 
that is expected to accommodate a large share of the projected housing growth 
anticipated over the next 20 years. The proposed building will be placed on an 
under-utilized site that currently is occupied with older, existing one story 
structures and has an overall development density that is significantly less than 
allowed by code on the site.   
 
The residential use is compatible with the emerging surrounding development in 
the Downtown and will help to create a community-friendly development by 
providing enhanced streetscapes with improved sidewalks and planting areas 
and a mid-block pedestrian connection that will link NE 2nd Place with NE 2nd 
Street.  The provision of live/work units along NE 2nd Street will also provide a 
new unit type/opportunity within the stock of downtown residential housing. 

 
Urban Design Policies 
Policy UD-1:  Enhance the appearance, image and design character to make 
Bellevue an inspiring place to be. 
Policy UD-4:  Create a safe, engaging and attractive pedestrian environment 
throughout the city using appropriate urban design features. 
Policy UD-10:  Encourage rooflines that create interesting and distinctive forms 
against the sky within Downtown and other mixed use areas. 
Policy UD-12:  Enhance and support a safe, active, connected and functional 
pedestrian environment for all ages and abilities. 
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Policy UD-23:  Encourage excellence in architecture, site design and workmanship, 
and durability in building materials to enrich the appearance of a development’s 
surroundings. 
Policy UD-25:  Ensure that site and building design relates and connects from site 
to site. 
Policy UD-29:  Integrate rooftop mechanical equipment screening with building 
architecture. 
Policy UD-34:  Provide both weather protection and access to sunlight in 
pedestrian areas using architectural elements. 
Policy UD-43:  Permit high intensity development subject to design criteria that 
assures a livable urban environment. 
Policy UD-48:  Link increased intensity of development with increased pedestrian 
amenities, pedestrian-oriented building design, through-block connections, public 
spaces, activities, openness, sunlight, and view preservation. 
Policy UD-63:  Ensure continuous and safe sidewalks wide enough to service 
current and planned uses along arterials that are integrated with abutting land uses. 
 

Finding: The design of the building, using articulation, varying planes, and a 
thoughtful mix of durable, high-quality building materials will result in a building 
that will fit well within the Downtown context and will contribute to the overall 
liability of the Downtown.  The project will provide enhance public sidewalks with 
street trees landscaping, and continuous weather protection.  There will be a 
new mid-block pedestrian connection on the west end of the building to take 
pedestrians from NE 2nd Street to NE 2nd Place.   
 
The building itself will have a visually interesting, high quality design that uses a 
mix of urban materials and colors to complement surrounding development.  
The mechanical equipment screening will be integral to the overall building 
design through the use of the same materials that are found on the building and 
a roof pitch that matches the building’s interesting ‘butterfly’ roof form.   
 
Amenities within the project will include active recreation spaces, outdoor 
terraces for all residents, and a retail space in the northeast corner.   Improved 
streetscapes and pedestrian scaled site features such as marquees and 
planters at the base of the building will not only provide benefit to the residents, 
but will add to the overall livability of this part of the Downtown. 

 
Downtown Subarea Policies 
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. 
Policy UD-75. Use urban design features to soften the public right-of-way and 
sidewalk environment as appropriate. These features include, but are not limited to, 
street trees, landscaping, water features, raised planter boxes, potted plantings, 
pedestrian-scaled lighting, street furniture, paving treatments, medians, and the 
separation of pedestrians from traffic. 
 

Finding: The proposal enhances the pedestrian right-of-way along both street 
frontages through the provision of pedestrian-oriented marquees, landscaped 
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planting strips, street trees, pedestrian-scaled lighting, and planters at the base 
of the building wall.  

 
2. The proposal complies with the applicable requirements of this Code. 
 Finding: The tables in Sections III.A and B of this report summarize the applicable 

requirements, and analyze the proposed project for consistency with the applicable 
code requirements.  The proposal complies with the LUC requirements for building 
height, lot coverage, floor area ratio and parking.  The proposal also conforms to the 
applicable design guidelines and decision criteria for Design Review and a 
Variance, as described in Section IV of this report.  

 
3. The proposal addresses all applicable design guidelines or criteria of this Code 

in a manner which fulfills their purpose and intent. 
 Finding: Refer to Section IV of this report, which includes information on how the 

design guidelines and criteria have been met. 
 
4. The proposal is compatible with, and responds to, the existing or intended 

character, appearance, and quality of development and physical 
characteristics of the subject property and immediate vicinity.  

 Finding: The proposal is compatible with the scale and character of development 
that is beginning to emerge in the surrounding neighborhood.  The proposed 
exterior materials are visually harmonious with the surrounding development and 
the proposed frontage development is consistent with the character of the 
surrounding Downtown streets. 

 
5. The proposal will be served by adequate public facilities including streets, fire 

protection, and utilities. 
 Finding:  The proposal site has access to water, sewer and electrical services.   

 
B. Variance:  The Director may approve or approve with modification an application 

for a variance from the provisions of the Land Use Code per LUC 20.30G.140 if: 
 

1. The variance will not constitute a grant of special privilege inconsistent with 
the limitation upon uses of other properties in the vicinity and land use 
district of the subject property; and 
Finding: The subject property is unique because of its very narrow width and the 
fact that it lies between two public streets.  This condition exists in only one other 
location in the Downtown.  This condition is further exacerbated by the required new 
curbline and street configuration on NE 2nd Street, which resulted in moving the 
southern façade of the building further north into the subject property.  Therefore, 
the variance is to address a very specific and unique condition and would not be 
considered a granting of special privilege. 

 
2. The variance is necessary because of special circumstances relating to the 

size, shape, topography, location or surroundings of the subject property to 
provide it with use right and privileges permitted to other properties in the 
vicinity and in the land use district of the subject property; and 
 
Finding: The proposal site is unique within the Downtown.  It is not part of a larger 
superblock but is instead on a particularly narrow lot, with a depth of approximately 
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94 feet.  The site is also unique because it lies directly between two street frontages 
- an arterial street, NE 2nd Street to the south, and a local street, NE 2nd Place to the 
north.  There are very few local streets in the Downtown and they typically have 
significantly lower traffic and pedestrian volumes that the rest of the Downtown 
streets. The shape is further compromised because these two bordering streets are 
not parallel, making the eastern end of the site narrower than the western end.   

 
The existing condition along the site’s southern property line on NE 2nd Street 
includes on-street parking and a sidewalk directly behind the curb.  With 
development of the site, the street frontage along NE 2nd Street was required to 
meet the current design plans for the city’s NE 2nd Street Roadway Improvements 
project.  This resulted in eliminating the on-street parking and moving the existing 
curbline along the northern side of the street northward. This realignment resulted in 
a dedication for the right-of-way of approximately 5,500 square feet from the 
proposal property/site and a reduction in the useable depth of the lot for the building 
by approximately 15 feet to approximately 79 feet.  After the realignment, the 
southern property line will actually extend into the public roadway by approximately 
four feet. The applicant was able to place the northern façade of the building on the 
northern property line.  However, since the property line will now extend into the 
roadway of NE 2nd Street, the southern façade of the building was required to move 
approximately 15 feet northward. After the required streetscape improvements are 
provided, the depth of the building will be reduced to approximately 72 feet.  With 
this reduced building width, it also became difficult to provide enough depth for the 
residential units – all of which are organized around a central east-west corridor. 
Without this variance, the applicant would be required to further reduce the width of 
the building by at least two feet, which in turn would impact the functionality and 
marketability of the units – particularly as they are compared to the many other 
residential developments recently completed or under construction in the 
Downtown. By reducing the width of the sidewalk on NE 2nd Place, a local street, 
from eight feet to six feet, the applicant would not be required to further reduce the 
width of the building by two feet.  The reduced sidewalk will also allow for on-street 
parking on NE 2nd Place, which was supported by the applicant and encouraged by 
the City on local streets. The sidewalk, planting strip and on-street parking will also 
complement the existing condition on the northern side of the street in front of the 
Pinnacle at Bell Centre residential building.   

 
3. The granting of the variance will not be materially detrimental to property or 

improvements in the immediate vicinity of the subject property; and 
 
Finding: The reduced with of the sidewalk will be along one of the few non-arterial 
streets in the Downtown.  There will still be a greatly improved pedestrian 
environment over what exists today, with planters along the base of the building, 
continuous weather protection, the six foot wide sidewalk, and a four-foot wide 
planting strip with street trees and landscaping.  This streetscape development will 
complement and enhance the streetscape on the northern side of NE 2nd Place, 
thereby giving the pedestrian multiple pedestrian-scaled routes along this relatively 
quiet, pedestrian oriented street. 
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4. The variance is not inconsistent with the Comprehensive Plan. 
 

 Finding: The variance is consistent with the Comprehensive Plan.  Even with a 
reduced sidewalk width, the streetscape on NE 2nd Place will still provide a visually 
stimulating pedestrian environment that is consistent with the Housing, Urban 
Design and Downtown Subarea policies in the Comprehensive Plan, as outlined in 
Section IX.A.1 of this report.  The sidewalk will be enhanced with a landscape strip 
between the curb and the sidewalk, street trees, planters along the building base, 
and continuous weather protection via glass marquees.  These improvements will 
be located along a street frontage that currently has an undeveloped streetscape 
and no sidewalk. 

 
 

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

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

 
Compliance with Bellevue City Codes and Ordinances 
Compliance with all applicable Bellevue City Codes and Ordinances including but not 
limited to the following is required: 
 

Clearing and Grading Code - BCC 23.76    Janney Gwo,   425-452-6190 
Bellevue Development Standards    Molly Johnson,  425-452-7915 
Transportation Code - BCC 14.60    Molly Johnson,  425-452-7915 
Trans. Improvement Program - BCC.22.16     Molly Johnson,  425-452-7915  
Right-of-Way Use Permit - BCC 14.30    Tim Stever,   425-452-4294 
Bellevue Utilities Code - BCC Title 24    Mark Dewey,    425-452-6179 
Construction Codes - BCC Title 23  Lee Kranz,   425-452-2732 
Code - BCC Title 20  Sally Nichols,   425-452-2727 
Sign Code - BCC Title 22B                       Sally Nichols,   425-452-2727 
Noise Control - BCC 9.18  Sally Nichols,   425-452-2727 
Uniform Fire Code - BCC 23.11  Sean Nichols,   425-452-2926 
Parks Department  Tom Kuykendall,  425-452-7924 

 
1. 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 
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created by extended hour construction activity would likely have a significant 
impact on the surrounding residents.  In order to minimize detriment to nearby 
residential uses, the contractor shall not rely on City issuance of a blanket 
exemption from the Noise Control Code during the construction period.  
Allowances for short term work outside of normal construction hours shall be 
limited and will be reviewed on a case by case basis to verify necessity and ensure 
appropriate noise mitigation is utilized to protect surrounding uses and properties. 
Requests for exemption from the Noise Control Code must be submitted in writing 
two weeks prior to the scheduled onset of extended hour construction activity.  
 
AUTHORITY: BCC 9.18.040 
REVIEWER:   Sally Nichols, Land Use 
 

2.  Use of Best Available Noise Abatement Technology  
The use of best available noise abatement technology consistent with feasibility is 
required during construction to mitigate construction noise impacts to surrounding 
uses. 

 
 AUTHORITY: BCC 9.18.020F 
 REVIEWER: Sally Nichols, Land Use 
 
3.  Air Pollution from Construction Vehicles and Equipment 
 Construction vehicles and heavy construction equipment shall emit the least 

amount of air pollution as possible.  While on city streets, all construction vehicles 
shall meet the requirements of the Revised Code of Washington (RCW) 46.61.655 
for covered loads. 

 
 AUTHORITY: State Environmental Policy Act, Bellevue City Code 23.76, 

Revised Code of Washington 46.61.655 
 REVIEWER: Sally Nichols, Land Use 
 
4.  Utilities Conceptual Approval 

Utility Department approval of the design review application is based on the 
conceptual design only. Changes to the site layout may be required to 
accommodate the utilities after utility engineering is approved. The water, sewer, 
and storm drainage systems shall be designed per the current City of Bellevue 
Utility Codes and Utility Engineering Standards. Utilities Department design review, 
plan approval, and field inspection is performed under the Utility Developer 
Extension Agreement (DEA) for water, and sewer and storm UA and UB permits. A 
water Developer Extension Agreement will be required along with separate UA and 
UB permits.  All necessary public and private utility easements are required to be 
recorded prior to final acceptance of the utility improvements. All connection 
charges are required to be paid prior to UE permit approval.  

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

 
5. Holiday Construction & Traffic Restrictions 

Construction activities such as hauling and lane closures between November 15th 
and January 5th will be allowed only between the hours of 10:00 pm and 6:00 am 
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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, Transportation 
 
6.  Property Address  
 The future address for the proposed building will be 10961 NE 2nd Place.  This 

address should be used on all subsequent permits for this proposal. 
 
 AUTHORITY: LUC 20.45B.260 

REVIEWER: Sally Nichols, Land Use  
Jami Carter, Addressing 

 
7. Fire Department Conditions   

Provide the street level elevations on sheet A3.04-DR to confirm this is not a High 
Rise building.  Average grade plane per the LUC is not used by Building/Fire for 
this determination.  We use the center of the closest vehicle travel lane to the 
highest floor plate to make this determination. 

 
The 2012 Bellevue amended IBC Definition of HIGH-RISE BUILDING - Buildings 
having occupied floors or an occupied roof located more than 75 feet above the 
lowest level of fire department vehicle access.   
 
However, even if the building height is acceptable, if the underground parking is 
more than 30 feet below the lowest level of fire department vehicle access per IBC 
405.1 (City of Bellevue Amendment) pressurized stairwells are required.  
 
These issues can be addressed in subsequent building permit review. 
 
AUTHORITY: International Fire Code (IFC) 506, 903, 905, 907, & 912, IFC 

Chapters 27 and 34, IBC 503 (e) & 3002.4, and  BCC 5749, 
Bellevue Fire Department Development Standards (BFDDS) 

REVIEWER: Sean Nichols, Fire 
 

8. Provisions For Loading 
The property owner shall provide an off-street loading space, shown in the garage 
accessed via NE 2nd Place.  On-street loading and unloading or maneuvering will 
not be permitted. 

 
 AUTHORITY: LUC 20.20.590.K.4 and BCC 14.60.180 
 REVIEWER:  Sally Nichols, Land Use  
    Molly Johnson, Transportation 

 
 

B. PRIOR TO CLEARING & GRADING PERMIT:  
The following conditions are imposed to ensure compliance with the relevant decision 
criteria and Code requirements and to mitigate adverse environmental impacts not 
addressed through applicable Code provisions. These conditions must be complied with 
on plans submitted with the Clearing & Grading or Demolition permit application: 



15-103556-LD & 15-122105-LS  
Design Review and Variance Staff Report 
Evergreen Plaza  
Page 37 of 45 
  

  

 

9. 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 prevent 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, Transportation 
 
10. 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 and markings.   
b) Curb, gutter, sidewalk, and driveway approach design. The engineering plans 

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

c) Curb ramps, crosswalk revisions, and crosswalk equipment such as 
pushbuttons. Reference ADA compliance or provision of a Design 
Justification Form. 

d) Installation or relocation of streetlights and related equipment. 
e) Undergrounding of existing overhead utility lines, which should be 

coordinated with adjacent sites. Transformers and utility vaults to serve the 
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building shall be placed inside the building or below grade, to the extent 
feasible. 

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

g) City standards for driveway widths range from 30 to 36 feet on arterial 
streets, and 26 to 30 feet for local streets. Driveway aprons must be 
constructed in accordance with Design Manual Standard Drawing DEV-7D. 

h) Location of fixed objects in the sidewalk or near the driveway approach. 
i) Trench restoration within any right of way or access easement. 
 
Construction of all street and street frontage improvements must be completed 
prior to closing the clear and grade permit and right of way use permit for this 
project. A Design Justification Form must be provided to the Transportation 
Department for any aspect of any pedestrian route adjacent to or across any street 
that cannot feasibly be made to comply with ADA standards. Design Justification 
Forms must be provided prior to approval of the clear and grade plans for any 
deviations from standards that are known in advance. Forms provided in advance 
may need to be updated prior to project completion. For any deviations from 
standards that are not known in advance, Forms must be provided prior to project 
completion. 
 

 AUTHORITY: BCC 14.60, Transportation Department Design Manual, 
Americans with Disabilities Act 

 REVIEWER: Molly Johnson, Transportation 
 
11. Final Landscape and Irrigation Plans  

a) General:  Final Landscape and Irrigation Plans shall be submitted with the 
Clearing and Grading Permit application for review by Land Use, the Parks 
Department, and the Utilities Department.  See Condition of Approval regarding 
the streetscape irrigation (right-of-way) below. 

 
b) NE 2nd Street:  The Final Landscape Plan shall be revised to include a 

redesigned streetscape on NE 2nd Street to ensure that there is a continuous, 
uninterrupted ADA-compliant sidewalk and, where technically feasible, a 
continuous eight-foot wide walking path. Tree grates must be flush with the 
sidewalk paving per the Transportation Department standards and be able to 
accommodate pedestrian foot traffic.  The size of the tree grates shown may 
need to be adjusted to achieve an approvable sidewalk, which will be reviewed 
under the Clearing and Grading Permit. 

 
c) Final Landscape and Irrigation Plans approved under the Clearing and Grading 

Permit shall be included in the Building Permit set, but each sheet shall be 
labeled “FOR REFERENCE ONLY – REFER TO CLEARING AND GRADING 
PERMIT FOR APPROVED LANDSCAPE AND IRRIGATION PLANS”. 

 
AUTHORITY: LUC 20.20.520, LUC 20.25A.060.B 110.B  
REVIEWER: Sally Nichols, Land Use 



15-103556-LD & 15-122105-LS  
Design Review and Variance Staff Report 
Evergreen Plaza  
Page 39 of 45 
  

  

 

 
12. Streetscape Irrigation (Right of Way) 

a) Right-of-Way:  Any irrigation system for all landscaping within the City right-of-
way will be on a separate meter and controller which can be accessed 24 
hours a day by the City and shall remain separate from the on-site systems. 
The irrigation system shall include automatic operations and rain sensors to 
override the automatic cycle if needed. Coordinate the exact location with the 
Parks Department prior to irrigation installation and submit proof that the 
irrigation design for the right-of-way has been approved by the Parks 
Department prior to building permit issuance. If the irrigated area exceeds 500 
square feet, then the landscape irrigation budgeting section of the Water Code 
applies.   
 

b) A private irrigation service line(s) is required for all on-site landscape areas.  
 

c) Drip irrigation will not be allowed in the right-of-way planting strip. Schedule 
40 irrigation pipe is required in the right-of-way and there shall be a minimum 
4-inch diameter sleeves under all new sidewalks and driveways. 

 
d) 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. 

 
e) Parks Department Contacts: 

 Tom Kuykendall, tkuykendall@bellevuewa.gov or (425) 452-7925; or  

 Melissa Kerson, mkerson@bellevuewa.gov or (425) 45204100 
 
AUTHORITY:  BCC 24.02.205, LUC 20.25A.040 and 060, and 20.25A.520 
REVIEWER:  Sally Nichols, Land Use 
 

13. Planting in Right-of-Way/Streetscape 
a) All landscaping in the right-of-way shall be done according to the Parks 

Department Best Management Practices and Design Standards in place at 
the time of construction. 
 

b) The following street trees are to be used: 
NE 2nd Street:  English Oak/Quercus robur ‘Pyramich’ 
NE 2nd Place:  Persian Ironwood/Parrotia persica ‘Vanessa’  
 
Street Trees to be 2 1/2” caliper at time of planting. 
 

c) Prior to ordering, 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) 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.  

mailto:tkuykendall@bellevuewa.gov
mailto:mkerson@bellevuewa.gov
mailto:tkuykendall@bellevuewa.gov
mailto:mkerson@bellevuewa.gov
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Contact Parks Department Resource Management at (425) 452-6855 or the 
contacts above at least 24 hours before planting to schedule the inspection. 

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

 
 

C. PRIOR TO BUILDING PERMIT:  
The following conditions are required by City Code.  Unless specified otherwise below, 
these conditions must be complied with on plans submitted with the Building Permit 
application: 

 
14. Transportation Impact Fee 

Payment of the traffic impact fee will be required at the time of building permit 
issuance. If multiple building permits will be issued, the impact fee will be tied to 
the primary above-ground permit. Removal of existing buildings will be eligible for 
impact fee credit. The impact fee is estimated to be $285,363.70, which includes 
credit for the existing uses on the site. Impact fees are subject to change and the 
fee schedule in effect at the time of building permit issuance will apply. 

 
AUTHORITY: BCC 22.16     
REVIEWER: Molly Johnson, Transportation 

 
15. 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 on-site traffic markings and signs and driveway design as 
specified in the engineering plans.  Building plans, landscaping plans, and 
architectural site plans must comply with vehicle and pedestrian sight distance 
requirements, as shown on the engineering plans. 

 
AUTHORITY: BCC 14.60.060, 110, 120, 150, 180, 181, 190, 240, 241  
REVIEWER: Molly Johnson, Transportation 
 

16. Existing Easements 
Any utility easements contained on this site which are affected by this development 
must be identified.  Any negative impact that this development has on those 
easements must be mitigated or easements relinquished.   
 
AUTHORITY:  BCC 14.60.100 
REVIEWER:   Molly Johnson, Transportation 
   Tim Stever, Transportation 
 

17. Sidewalk/Utility Easements 
The applicant shall provide sidewalk and utility easements to the City such that 
sidewalks outside of the City right of way along the property frontage are located 
within a pedestrian easement area. 
 



15-103556-LD & 15-122105-LS  
Design Review and Variance Staff Report 
Evergreen Plaza  
Page 41 of 45 
  

  

 

AUTHORITY: BCC 14.60.100 
REVIEWER:   Molly Johnson, Transportation 
 

18. Dedication of Right-of-Way 
The applicant shall dedicate right of way to the City along the property frontage on 
NE 2nd Street such that street improvements to the back of curb are located within 
the public right of way.  
 
AUTHORITY: BCC 14.60.090 
REVIEWER:   Molly Johnson, Transportation 
 

19. Transportation Management Program 
The owner of the property being developed shall sign and record at the King 
County Office of Records and Elections an agreement to establish a Transportation 
Management Program to the extent required by Sections 14.60.070 and 14.60.080.  
 
AUTHORITY:  BCC 14.60.070; 080 
REVIEWER:   Molly Johnson, Transportation 

 
20. Street Level Glazing 

To ensure visibility from the sidewalk into any commercial/retail use spaces and 
the active recreation space in the southeast corner of the building, clear (non-
tinted, non-reflective) window glass shall be used.  A sample of the glass shall be 
submitted to the Land Use Division of DSD for review and approval prior to building 
permit issuance.  The storefront windows shall not be obstructed with devices such 
as curtains, blinds, etc. to allow continuous visual access into the spaces. 
 
AUTHORITY: LUC 20.25A.030.C.1, 20.25A.090.E, 20.30F.145 
REVIEWER: Sally Nichols, Land Use 

 
21. Ground-Mounted Mechanical Equipment, Screening, and Street Furniture  

No mechanical equipment (including power, telephone, traffic control, etc.) shall be 
located in above ground cabinets in a “pedestrian travel zone.”  Such equipment 
shall be located in underground vaults, in a building, or substantially screened in 
planting areas per the approval of the Transportation Department and Land Use. 
No street furniture shall be located within the “pedestrian travel zone.”   
 
AUTHORITY: LUC 20.20.650, 20.25A.110.B.6  
REVIEWER:  Sally Nichols, Land Use 

 
22. Garage Exhaust and Certification 
 Garage vents shall be located such that exhaust and odors are directed away from 

pedestrians.  All vents shall be architecturally integrated to the building. 
 

Provide certification by a noise consultant or mechanical engineer prior to issuance 
of any mechanical permits that the noise from the exhaust fans will not exceed 60 
dBA at the public sidewalk and the southern property line and a determination by 
the City’s Mechanical Plans Examiner that the velocity and direction of airflows 
from the exhaust system within pedestrian areas not exceed 500 CFM.  
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AUTHORITY: BCC 9.18.045 
 REVIEWER:  Sally Nichols, Land Use 
 

23. Amenity Designs and Statistics 
 The building permit submittal plans and drawings shall include a detailed design for 

each proposed FAR amenity with a design component and a statistical summary 
for each amenity. 

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

 
24. Exterior Lighting 

The applicant shall submit a detailed design for all building exterior lighting.  
Lighting shall be contained to this site and not be permitted to spill-over to adjacent 
sites.  All exterior building lighting is required to include cut-off shields to minimize 
impacts of light and glare. 
 

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

 
25. Acoustical Engineer’s Report 

The applicant shall submit an Acoustical Engineer’s report on the proposed 
construction and the anticipated maximum noise thresholds inside the units facing 
the street frontage.  Verification of the noise levels will be required prior to TCO.  
See Condition of Approval D.32. 
 

 AUTHORITY: BCC 9.18 
 REVIEWER:  Sally Nichols, Land Use 

 
 

D. PRIOR TO ANY TCO:  
The following conditions are required by City Code and supported by City Policy.  The 
conditions shall be complied with prior to issuance of the Temporary Certificate of 
Occupancy (TCO): 
 

26. Street Frontage Improvements 

All street frontage improvements and other required transportation elements, 
including street light revisions, must be constructed by the applicant and accepted 
by the City Inspector. All existing street light apparatus affected by this 
development must be relocated as necessary. Existing overhead lines must be 
relocated underground. All required improvements must be constructed as per the 
approved plans or as per direction of the Transportation Department inspector. 
Bonding or other types of assurance devices will not be accepted in lieu of 
construction, unless the City requires a delay.  

 
AUTHORITY: BCC 14.60; Comprehensive Plan Policy UT-39; Transportation 

Department Design Manual, and Transportation Department 
Design Manual Standard Drawings. 

REVIEWER: Molly Johnson, Transportation  
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27. Pavement Restoration 

Pavement restoration associated with street frontage improvements or to repair 
damaged street surfaces shall be provided as follows: 
 

 NE 2nd Street and NE 2nd Place: Based on these streets’ condition, they are 
classified with the City’s overlay program as “Overlay Required”.  Street cutting 
is permitted only with extraordinary pavement restoration. Pavement 
restoration requirements are outlined in the right-of-way use permit. 

 
AUTHORITY:   BCC 14.60. 250; Design Manual Design Standard #23 
REVIEWER:   Tim Stever, Transportation 

 
28. Solid Waste/Recycling Containers  
 The methodology for solid waste/recycling pick-up shall the review and approved 

by Land Use and the applicant shall sign and record with King County an 
agreement that runs with the property which requires all recycling bins, refuse 
containers and similar items to be moved out of the building immediately prior to 
pick up by building staff, and moved back into the building within 30 minutes of the 
completion of pick-up. No trash containers will be allowed to remain in and/or block 
the public right-of-way on NE 2nd Place. 

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

 
29. Public Access Signage for Pedestrian Mid-Block Connection 

Two “Public Access” signs (one on NE 2nd Place and one on NE 2nd Street),as 
depicted in the Bellevue Wayfinding Manual, shall be prominently located to 
convey the message that pedestrians may use the alleys as mid-block pedestrian 
connections.  The exact location of these signs (generally placed on building or 
planter walls) shall be coordinated with and approved by Land Use.  At a minimum, 
the hours that the connection shall be open are 7:00 am to 9:00 pm. 
 
AUTHORITY: LUC 20.25A.060 and 20.30F.145 
REVIEWER: Sally Nichols, Land Use 

 
30. Bonus System Recording  

The applicant shall record the following with the King County Office of Records and 
Elections.  Prior to recording, submit all materials to Land Use for final review. 
a) Signed Design Review Staff Report. 
b) FAR bonus point calculations on FAR Worksheet. 
c) Project Drawings reduced to 8 ½ x 11 black and white for recording.  
d) Planning Floor Plates that show the location and associated gross square 

footages per floor of all uses in building.  Should be color coded for file, 
although a black and white copy will required for recording.  

e) Planning Floor Plates that show the location and size of all amenities 
provided. 
 

AUTHORITY: LUC 20.25A.020.D.3 
REVIEWER:  Sally Nichols, Land Use 
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31. Landscape Installation Assurance Device 

All site landscaping shall be 100% complete per the plan approved by the City.   
Alternatively, the following may be submitted: 1) a red-marked plan identifying 
which landscape areas are incomplete; 2) an estimate for the total cost to complete 
these areas; and 3) a notarized Assignment of Savings dedicated to the City for 
150% of the estimated cost to complete these areas per the approved Landscape 
Plan.  The assurance device will be released upon complete installation, inspection 
and approval by the land use reviewer for the project. 
 
AUTHORITY:  LUC 20.40.490 
REVIEWER:  Sally Nichols, Land Use 

 
32. Landscape Maintenance Assurance Device 

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

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

33. Maintenance Agreement with the City of Bellevue 
After one-year, the landscape shall be inspected by Land Use and the Parks 
Department. Prior to the release of the Landscape Maintenance Assurance Device, 
the applicant and the City of Bellevue shall enter into an agreement to determine 
future maintenance responsibilities for the streetscape and streetscape plantings. 
 
AUTHORITY: LUC 20.25A.060 
REVIEWER: Sally Nichols, Land Use 

 
34. Noise Measurements 

The noise levels must be measured inside a random sample of the residential units 
facing each street and the original acoustical report shall be revised to reflect the 
results.  If the actual noise levels exceed the maximum required thresholds, the 
acoustical report must include recommendations to modify the construction to meet 
the interior noise thresholds. 

 
 AUTHORITY:  BCC 9.18 
 REVIEWER:  Sally Nichols, Land Use 
 
35. Allocation of Parking for Commercial/Retail Use 

Parking provided for the leasable space in the northeast corner of the building has 
been approved with the assumption that it is a retail space. Prior to TCO, applicant 
shall submit plans of the parking garage to Land Use, identifying the exact location 
of the parking stalls to be assigned to the commercial/retail space in the northeast 
corner of the building, all parking stalls available only for residents, and identify any 
conditions and/or restrictions for all spaces.  All spaces for the retail uses must be 
available during business hours and shall not be obstructed from use by gates. All 
parking spaces for retail and/or shared uses shall be painted with this designation. 
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During review of any tenant improvements for this space, the parking allocation will 
be reviewed.  Note that if a use other than retail should ever be proposed for the 
commercial/retail space, this change of use would require approval by Land Use 
that may include a recalculation of the parking allotment for the entire building and 
possibly a parking study.  
 
AUTHORITY:  LUC 20.25A.050 
REVIEWER:  Sally Nichols, Land Use 
 

36. Implement the Transportation Management Program 
The Transportation Management Program required by Bellevue City Code 
Sections 14.60.070 and 14.60.080 per a condition of approval above must be 
functional prior to issuance of the initial certificate of occupancy. 
 
AUTHORITY:   BCC 14.60.070, 14.60.080 
REVIEWER:   Molly Johnson, Transportation 

 
 

E.   PRIOR TO ISSUANCE OF SIGN PERMITS 
 

37. Individual Sign Permits 
Signage has been reviewed on a conceptual design basis only and not for 
compliance with the Bellevue Sign Code.  All signage shall be pedestrian oriented.  
Design review of individual signs and compliance with the approved sign package 
and the requirements of the Sign Code will occur through review of each sign 
permit application. The sign package plans, elevations, and/or sketches shall 
include but are not limited to: 
 
1. Location 
2. Illumination 
3. Color and Materials 
4. Design (no cabinet or freestanding signs are permitted) 
 
AUTHORITY: LUC 20.25A.110, LUC 20.30F, BCC 22B.10.025.B.4 
REVIEWER: Sally Nichols, Land Use 
 
 
 

Attachments: 
A. Design Review Submittal Drawings 
B. Environmental Checklist 
C. Certificate of Concurrency  
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GENERAL NOTES

D

1 6

WASHINGTON STATE ENERGY CODE: GENERAL NOTES

PROJECT VICINITY MAP

-2012 INTERNATIONAL BUILDING CODE (IBC) WITH CITY OF

BELLEVUE AMENDMENTS

-2010 ASCE 7 - MINIMUM DESIGN LOADS FOR BUILDINGS &

OTHER STRUCTURES (AS REFERENCED BY THE IBC)

-2012 INTERNATIONAL FIRE CODE

-2010 NFPA 130

-2012 INTERNATIONAL MECHANICAL CODE (IMC)

-2012 INTERNATIONAL FUEL GAS CODE (IFGC)

-2012 UNIFORM PLUMBING CODE (UPC)

-2014 NATIONAL ELECTRIC CODE (NEC)

-2012 WASHINGTON STATE ENERGY CODE (WSEC)

-2009 ICC/ANSI A117.1 ACCESSIBLE AND USABLE BUILDINGS AND

FACILITIES

-CITY OF BELLEVUE CONSTRUCTION CODES, TITLE 23

RCW 64.55.020(2)

THIS PROJECT IS DESIGNED AS FOR-RENT APARTMENT UNITS

AND DOES NOT INCLUDE ANY CONDOMINIUMS  INTENDED FOR

SALE.  THE PROJECT SHALL NOT BE CONVERTED TO

CONDOMINIUM UNITS FOR A PERIOD OF AT LEAST 5 YEARS.

BUILDING CODES

2       EXTERIOR

SHAFTS AND STAIR ENCLOSURES THROUGH THE

HORIZONTAL ASSEMBLY SHALL HAVE NOT LESS THAN A

2-HOUR FIRE RESISTANCE RATING WITH OPENING

PROTECTIVES IN ACCORDANCE WITH TABLE 715.3.

PARTITIONS

STRUCTURAL FRAME

ROOF / CEILING

FLOOR / CEILING

NON-BEARING WALLS

       INTERIOR

1

2

0*

0

2

2

FIRE RESISTANCE REQUIREMENTS:

PER IBC TABLE 601

BEARING WALLS

TYPE IB

FIRE RESISTANCE REQUIREMENTS

*WHERE FIRE SEPARATION IS > 30' NO RATING IS

REQUIRED BY TYPE 1B CONSTRUCTION, BUT WHERE

FIRE SEPERATION IS < 30, NON-BEARING EXTERIOR

WALLS SHALL BE RATED FOR 1 HR (PER IBC TABLE 602).

DEFERRED & SEPARATE

SUBMITTALS

-MECHANICAL PERMIT

-ELECTRICAL PERMIT

-PLUMBING PERMIT

-SPRINKLER SYSTEM

-SHORING PERMIT

-PREFABRICATED STAIRS

-BOLT-ON BALCONIES / GUARD RAILS

-CANOPIES / MARQUEES / SIGNAGE

01

01

01

01



01

0
1

CONSTRUCTION REVISION:

ZONING

CRITERIA 

 

 

LAND USE CODE INFORMATION

TITLE 20 - BELLEVUE LAND USE CODE

SECTIONS: 20.20, 20.25a, 20.30F

ZONE: DNTN-MU (DOWNTOWN MULTIPLE USE

DISTRICT)

PROJECT LIMIT/SITE AREA: 26,662 SF

SETBACKS:           FRONT = 0'

          REAR = 0'

          SIDE = 0'

UPPER LEVEL SETBACKS*: 20'

MAX FLOOR AREA ABOVE 40': 20,000 GSF (plus 10% bonus)

* FOR RESIDENTIAL BUILDINGS, MAX FLOOR AREA ABOVE 40' MAY BE

INCREASED BY 10% THROUGH DESIGN REVIEW.

MAX LOT COVERAGE : 100% RES. AND NON-RES., 75% FOR 

PARKING

BUILDING HEIGHT: 150' MIN, 200' MAX FOR RESIDENTIAL USE

PROPOSED HEIGHT: (VARIES PER ELEVATIONS)

FLOOR AREA RATIO: BASIC 2.0 - RESIDENTIAL

(SEE FAR WORKSHEET) MAX 5.0 - RESIDENTIAL

          BASIC 0.5 - NON-RESIDENTIAL

          MAX 3 - NON-RESIDENTIAL

          PARKING - N/A

PROPOSED STRUCTURE: MID-RISE

FLOOR AREA RATIO (FAR): EQUAL TO THE GROSS FLOOR AREA, 

EXCLUDING PARKING AND MECHANICAL

FLOORS OR AREAS

TOTAL GROSS SF (GFA): MEASURED FROM THE INSIDE FINISHED 

WALL SURFACE OF THE SURROUNDING 

EXTERIOR WALLS OF A BUILDING, 

EXCLUDING INTERIOR OPENINGS IN 

FLOOR PLATES (VENT SHAFTS, 

STAIRWELLS, ATRIUMS, ETC.), OUTDOOR

COURTS AND EXTERIOR BALCONIES

AVERAGE GRADE : ELV.: 157.23'

AMENITY AREA REQUIRED: BASIS FAR = 0.20 X PROJECT LIMIT

AREA BASIC NON-RESIDENTIAL FAR

PARKING**

OFFICE: 2.5/1,000 NSF MIN, 3.0/1,000 NSF MAX

RESIDENTIAL: 1 PER UNIT MIN. 2 PER UNIT MAX

RESTAURANT: 10/1,000 NSF MINIMUM***

LOADING: 1 OFF-STREET SPACE, 55'  X 10'

GARAGE CLEARANCE: 7'-6" MIN. O.H. CLEARANCE TOP PARKING

LEVEL; 7'-0" BELOW.

9'-6" CLEAR WHERE REQUIRED FOR VAN

ACCESSIBLE STALLS

7% OF TOTAL NUMBER OF STALLS IN 

ADDITION TO MEETING MIN. PARKING 

REQUIREMENTS

**THE DIRECTOR OF DEVELOPMENT SERVICES MAY APPROVE THE DESIGN

AND DESIGNATION OF UP TO 65% OF THE SPACES FOR USE BY COMPACT

CARS

***THE DIRECTOR OF DEVELOPMENT SERVICES DEPARTMENT MAY

APPROVE SHARED DEVELOPMENT OR USE OF PARKING FACILITIES

MID-BLOCK CONNECTION: REQUIRED

RIGHT-OF-WAY REQUIREMENTS:

THE ABUTTING RIGHTS OF WAY ARE DESIGNATED D/R AND THEREFORE AT

LEAST 50% OF THE STREET WALL SHALL INCORPORATE ONE OR MORE OF

THE FOLLOWING: SERVICE AND COMMERCIAL ACTIVITIES, LANDSCAPE

FEATURES, TERRACED PLANTERS, RESIDENTIAL ENTRY COURTYARDS OR

PLAZAS.

RESIDENTIAL RECYCLING:          1.5 SF/UNIT @ 154 UNITS = 231SF

RESIDENTIAL TRASH:           1 COLLECTION CENTER MINIMUM

SIDEWALK WIDTH:          VARIES PER PLAN / DESIGN REVIEW

PARKING CALCULATIONS

FLOOR AREA RATIO:

LOT SIZE: 26,662 SF x 5.0 =              133,310 MAXIMUM RESIDENTIAL SF*

PROPOSED RESIDENTIAL FAR:       SEE CITY OF BELLEVUE MATRIX THIS 

          SHEET

50% LIVE-WORK UNIT SQUARE FOOTAGE TO BE INCLUDED IN RESIDENTIAL

FAR CALCULATIONS           

CITY OF BELLEVUE ZONING MAP PROJECT ZONE: COMMERCIAL

NOTE:

REFER TO AREA SUMMARY SHEET G1.03 FOR ADDITIONAL INFORMATION 

01

01

01

01



LEGEND

OCCUPANCY LOADS PER IBC TABLE 1004.1.1- REFERENCE ATTACHED LOAD FACTOR CALCULATIONS

OCCUPANCY A3:  ASSEMBLY

(COMMUNITY ROOMS,

 UNCONCENTRATED)

OCCUPANCY B:  BUSINESS

OCCUPANCY R-2:  RESIDENTIAL

ACCESSORY STORAGE,

MECHANICAL, ELECTRICAL

AND DATA ROOMS

OCCUPANCY S-1:  STORAGE

OCCUPANCY S-2:  PARKING

GARAGE

PATH OF TRAVEL

ACCESSIBLE ROUTE

152'-9"

152'-9"

152'-9"

152'-9"

MAXIMUM DIAGONAL

DISTANCE = 249'-4"

TRAVEL DISTANCE:

112'-4"

DISTANCE BETWEEN EXITS = 152'-9"

(249.33' / 3 = 83.11' MINIMUM REQ'D)

TRAVEL DISTANCE:

73'-8"

TRAVEL DISTANCE:

73'-8"

TRAVEL DISTANCE: 117'-0"ACCESSIBLE ROUTE OF TRAVEL

TRAVEL DISTANCE:

73'-8"

TRAVEL DISTANCE:

73'-8"

TRAVEL DISTANCE:

73'-8"

TRAVEL DISTANCE:

83'-0"

MAXIMUM DIAGONAL

DISTANCE = 272'-9"

TRAVEL DISTANCE:

112'-4"

DISTANCE BETWEEN EXITS = 152'-9"

(272.75' / 3 = 90.92' MINIMUM REQ'D)

TRAVEL DISTANCE:

82'-10"

ACCESSIBLE ROUTE OF TRAVEL TRAVEL DISTANCE: 117'-0"

MAXIMUM DIAGONAL

DISTANCE = 272'-9"

TRAVEL DISTANCE:

112'-4"

DISTANCE BETWEEN EXITS = 152'-9"

(273.58' / 3 = 91.19' MINIMUM REQ'D)

TRAVEL DISTANCE:

86'-4"

TRAVEL DISTANCE:

86'-4"

ACCESSIBLE ROUTE OF TRAVEL TRAVEL DISTANCE: 117'-0"

TRAVEL DISTANCE:

86'-4"

TRAVEL DISTANCE:

86'-4"
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DISTANCE = 273'-7"

TRAVEL DISTANCE: 113'-9"
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86'-4"
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(236'-0" / 3 = 78.67' MINIMUM REQ'D)

TRAVEL DISTANCE:
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110'-3"
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DISTANCE = 236'-0"

TRAVEL DISTANCE: 81'-0"
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TRAVEL DISTANCE: 82'-10"

152'-9"

DISTANCE BETWEEN EXITS = 152'-9"

(282.5' / 3 = 94.17' MINIMUM REQ'D)

TRAVEL DISTANCE:
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DISTANCE = 282'-6"

ACCESSIBLE ROUTE OF TRAVEL

TRAVEL DISTANCE: 110'-5" TRAVEL DISTANCE: 117'-8"
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86'-4"
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86'-4"

152'-9"

ACCESSIBLE ROUTE

OF TRAVEL

TRAVEL DISTANCE:

110'-2"

TRAVEL DISTANCE:

115'-8"

DISTANCE BETWEEN EXITS = 152'-9"

(284.25' / 3 = 94.75' MINIMUM REQ'D)

MAXIMUM DIAGONAL

DISTANCE = 284'-3"

TRAVEL DISTANCE: 115'-8" TRAVEL DISTANCE: 115'-8"

TRAVEL DISTANCE:

91'-5"

TRAVEL DISTANCE:

86'-4"

TRAVEL DISTANCE:

86'-4"

137'-4" TO

P3-B EXIT

TRAVEL DISTANCE: 61'-4" TRAVEL DISTANCE:

83'-8"

DISTANCE BETWEEN EXITS = 137'-4"

(284.83' / 3 = 78.67' MINIMUM REQ'D)

TRAVEL DISTANCE:

115'-5"

MAXIMUM DIAGONAL

DISTANCE =236'-0"
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SCALE:

LEVEL P1

1" = 20'-0"

7

SCALE:

LEVELS P2 & P3

1" = 20'-0"

8

SCALE:

LEVEL P4

1" = 20'-0"

9

SCALE:

LEVEL L3

1" = 20'-0"

4

SCALE:

LEVEL L2

1" = 20'-0"

5

SCALE:

LEVEL L1

1" = 20'-0"

6

SCALE:

LEVELS L6-L8

1" = 20'-0"

1

SCALE:

LEVELS L5

1" = 20'-0"

2

SCALE:

LEVEL L4

1" = 20'-0"

3
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01

01





CONSTRUCTION REVISION:

AREA SUMMARY

 

PROJECT AREA SUMMARY FAR  WORKSHEET

UNIT AREA SUMMARY

PROJECT AREA SUMMARY BOMA
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NEW CURB LOCATION
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CONSTRUCTION REVISION:

BUILDING

COMPOSITION

DIAGRAMS

 

SCALE:

HEIGHT / SETBACK DIAGRAM 

1" = 20'-0"

NE SECOND STREET FROM SOUTH

1

SCALE:

LEVEL L8 (TOP FLOOR) DIAGRAM

1" = 20'-0"

BUILDING HEIGHT

2

SCALE:

SITE DIAGRAM

1" = 20'-0"

BUILDING HEIGHT

3

00 20' 40'

1" = 20'-0"

00 20' 40'

1" = 20'-0"

00 20' 40'

1" = 20'-0"

SCALE:

SETBACK DIAGRAM AT EASEMENT

1" = 20'-0"

NE 2ND STREET

4

00 20' 40'

1" = 20'-0"
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CONSTRUCTION REVISION:

BIRD'S EYE

VIEWS OF 

SITE 

MASSING
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SCALE:

SITE MASSING FROM SE

NS

1

SCALE:

SITE MASSING FROM NE

NS

2

SCALE:

SITE MASSING FROM NW

NS

3

SCALE:

SITE MASSING FROM SW

NS
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CONSTRUCTION REVISION:

SIGNAGE &
CANOPY
CONCEPT
DIAGRAMS

01

01

SCALE:

SIGNAGE PLAN
1' = 20'-0"1

00 20' 40'

1" = 20'-0"

SCALE:

BUILDING MONIKER & ADDRESS SIGNAGE
NS

CONCEPT AT LOBBY ENTRANCE

ASCALE:

LIVE-WORK LOFT SIGNAGE AND CANOPY CONCEPT
NS

SEE ALSO SHEET A9.60 FOR CANOPY DETAILS

C

SCALE:

BUILDING MONIKER SIGNAGE CONCEPT
NS

POSTION: SW CORNER BETWEEN LEVELS L1 & L2

B

01



CONSTRUCTION REVISION:

EXTERIOR

LIGHTING 

DIAGRAMS
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SCALE:

EXTERIOR LIGHTING DIAGRAM L5

1" = 20'-0"

1

00 20' 40'

1" = 20'-0"

LIGHT SCONCE 'A':

LEVELS L1 & L2 TYP.

LIGHT SCONCE 'B':

LEVEL L5 TERRACE TYP.

PERFORATED METAL; COLOR

STAINLESS STL. OR SILVER;

CUSTOM  SIZE (APPROXIMATE):

30"H x 6"W x 5.5"D

PERFORATED METAL; COLOR

STAINLESS STL. OR SILVER; SIZE:

14"H x 14" W x 5.5"D

01

SCALE:

EXTERIOR LIGHTING DIAGRAM L1/L2

1" = 20'-0"

2

00 20' 40'

1" = 20'-0"

SCALE:

LIGHTING FIXTURES

N/A

3



CONSTRUCTION REVISION:

PROJECT
VIGNETTES

01

01

SCALE:

SE PERSPECTIVE
NS1

SCALE:

NE PERSPECTIVE
NS2

SCALE:

SE VIGNETTE @ GRADE
NS3

SCALE:

NE VIGNETTE @ GRADE
NS4

01



CONSTRUCTION REVISION:

PROJECT
VIGNETTES

01

01

SCALE:

NW PERSPECTIVE
NS1

SCALE:

SW PERSPECTIVE
NS2

SCALE:

NW VIGNETTE @ GRADE
NS3

SCALE:

SW VIGNETTE @ GRADE
NS4

01



CONSTRUCTION REVISION:

PROJECT
VIGNETTES

01

01

SCALE:

VIGNETTE OUTSIDE BUILDING LOBBY
NS

NORTH SIDE, NE 2ND PL

1

SCALE:

VIGNETTE AT COLONNADE
NS

SOUTH SIDE, NE 2ND ST

2

01





PLANTERS

PLANTERS

PARALLEL PARKING

SIDEWALK & PLANTERS

CURB CUT RELOCATED TO

WEST (MIDDLE OF BLOCK)

EXISTING CURB AND SIDEWALK

PROPERTY LINE

PROPERTY LINE

PROPERTY LINE

BUILDING FOOTPRINT

@ L1 & L2

NEW SIDEWALK (8'-MIN) WITH WALKABLE

TREE GRATES

AVERAGE SIDEWALK

DEPTH: APPROX. 15.7'

CURB PER CIVIL

STAIRS

STRUCTURAL COLUMNS

TYP.

EXIT

PLANTERS

LINE OF CANOPY

LINE OF CANOPIES

5
'
-
0

"

PLANTERS

BUILDING FOOTPRINT

WARNING SIGNAGE/LIGHT &

TEXT. CONCR. AT GARAGE

ENTRY

PARK BENCHES

PER EASEMENT

TEMPORARY TRASH-RECYCLE STAGING
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01
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CONSTRUCTION REVISION:

SITE PLAN

 

 

PROJECT VICINITY MAP

SITE

PER CITY OF BELLEVUE BOUNDARY LINE ADJUSTMENT RECORDED UNDER RECORDING

NUMBER 2009072290001.

LOT A:

LOTS 1, 2 AND THE WEST 22.00 FEET OF LOT 3 OF BLOCK 2, JENSEN'S ADDITION TO

BELLEVUE, ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 49 OF PLATS,

PAGE(S) 70, IN KING COUNTY, WASHINGTON.

TOGETHER WITH THAT PORTION OF THE NORTH HALF OF THE SOUTHWEST QUARTER OF

THE NORTHEAST QUARTER OF SECTION 32, TOWNSHIP 25 NORTH, RANGE 5 EAST,

WILLAMETTE MERIDIAN, IN KING COUNTY, WASHINGTON;

LYING SOUTHERLY OF THE SOUTH LINE OF SAID JENSEN'S ADDITION TO BELLEVUE; AND

NORTHERLY O THE NORTH MARGIN OF NORTHEAST 2ND STREET, ESTABLISHED BY DEED

TO THE CITY OF BELLEVUE RECORDED UNDER AUDITOR'S FILE NUMBER 5652687; AND

LYING WESTERLY OF THE SOUTHERLY EXTENSION OF THE EASTERLY LINE OF THE

WESTERLY 22.00 FEET OF LOT 3 OF SAID PLAT; AND LYING EASTERLY OF THE WESTERLY

MARGIN OF 108TH AVENUE NORTHEAST.

LOT B:

LOT 3 OF BLOCK 2, JENSEN'S ADDITION TO BELLEVUE, ACCORDING TO THE PLAT THEREOF

RECORDED IN VOLUME 49 OF PLATS, PAGE(S) 70, IN KING COUNTY, WASHINGTON;

EXCEPT THE WEST 22.00 FEET THEREOF;

AND TOGETHER WITH THAT PORTION OF THE NORTH HALF OF THE SOUTHWEST QUARTER

OF THE NORTHEAST QUARTER OF SECTION 32, TOWNSHIP 25 NORTH, RANGE 5 EAST,

WILLAMETTE MERIDIAN, IN KING COUNTY, WASHINGTON; LYING SOUTHERLY OF THE SOUTH

LINE OF JENSEN'S ADDITION TO BELLEVUE, ACCORDING TO THE PLAT THEREOF RECORDED

IN VOLUME 49 OF PLATS, PAGE 70, IN KING COUNTY, WASHINGTON; AND NORTHERLY OF

THE NORTH MARGIN OF NORTHEAST 2ND STREET, ESTABLISHED BY DEED TO THE CITY OF

BELLEVUE RECORDED UNDER AUDITOR'S FILE NUMBER 5652687; AND WESTERLY OF THE

SOUTHERLY EXTENSION OF THE EASTERLY LINE OF LOT 3 OF SAID PLAT; AND EASTERLY

OF THE SOUTHERLY EXTENSION OF THE EASTERLY LINE OF THE WESTERLY 22.00 FEET OF

SAID LOT 3.

LEGAL DESCRIPTION
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LEVEL P3 & P4

PLANS
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CLASS 2A10BC FIRE

EXTINGUISHER.

SURFACE MOUNT

GARAGE & UTILITY AREAS

ONLY.  FULLY RECESSED

CABINETS IN ALL OTHER

LOCATIONS. LOCATE

EVERY 75'-0" MAX.

ILLUMINATED EXIT SIGNAGE

W/ BATTERY BACK-UP

EMERGENCY LIGHTING

W/ BATTERY BACK-UP

CLASS I STANDPIPE

FIRE & LIFE SAFETY KEY

(SHOWN DIAGRAMATICALLY)

EXIT

FE-A

EGRESS LIGHTING FOR

OTHER FIXTURE

SECURITY CAMERA

CARD READER (ELEC. STRIKE)

ELEC. CAR CHARGING STATION

01

01
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FALL PROTECTION CABLES AS

NEEDED, TYP AT RAMPS. SECURE

TO COLUMNS PER STRUCTURAL

DIRECT APPLY 2" THERMAX HEAVY DUTY RIGID W/

WHITE ACRYLIC FINISH @ EXPOSED SIDE U.N.O.

1" THERMAX EAST SIDE, SIMILAR

TO OTHER 3 SIDES OF

CONCRETE CORE

DIRECT APPLY 2" THERMAX HEAVY DUTY RIGID W/

WHITE ACRYLIC FINISH @ EXPOSED SIDE U.N.O.

1" THERMAX WEST SIDE,

SIMILAR TO OTHER 3 SIDES OF

CONCRETE CORE

E
L

E
C

T
R

I
C

 
C

A
R

C
H

A
R

G
I
N

G
 
S

T
A

T
I
O

N

E
L

E
C

T
R

I
C

 
C

A
R

C
H

A
R

G
I
N

G
 
S

T
A

T
I
O

N

CONSTRUCTION REVISION:

LEVEL P2

PLAN

 

 

01

0
1

CLASS 2A10BC FIRE

EXTINGUISHER.

SURFACE MOUNT

GARAGE & UTILITY AREAS

ONLY.  FULLY RECESSED

CABINETS IN ALL OTHER

LOCATIONS. LOCATE

EVERY 75'-0" MAX.

ILLUMINATED EXIT SIGNAGE

W/ BATTERY BACK-UP

EMERGENCY LIGHTING

W/ BATTERY BACK-UP

CLASS I STANDPIPE

FIRE & LIFE SAFETY KEY

(SHOWN DIAGRAMATICALLY)

EXIT

FE-A

EGRESS LIGHTING FOR

OTHER FIXTURE

SECURITY CAMERA

CARD READER (ELEC. STRIKE)

ELEC. CAR CHARGING STATION
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LEVEL P1

1/8" = 1'-0"
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STAIR 1

STAIR 2

ELEV 2

P102

JAN.

EQPM.

P103

BIKE STORAGE / WRENCH 

ROOM AND MECHANICAL

ELEV 1

RAMP UP TO LEVEL L1

  2'-0"

3'-4"

5
'
-
1

0
"

4'-0"

 VISITOR-

SHARED

 VISITOR-

SHARED
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 VISITOR-

SHARED

 VISITOR-

SHARED
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SHARED

 VISITOR-

SHARED

 VISITOR-

SHARED

 VISITOR

SECURITY FENCE/FALL

PROTECTION CABLES PER

STRUCTURAL

B/D SECURITY PARTITION W/

PROXIMITY READER OR SIM.

269'-9"

SECURITY FENCE/FALL

PROTECTION CABLES PER

STRUCTURAL

DIRECT APPLY 2" THERMAX HEAVY DUTY RIGID W/

WHITE ACRYLIC FINISH @ EXPOSED SIDE U.N.O.

1" THERMAX EAST SIDE, SIMILAR

TO OTHER 3 SIDES OF

CONCRETE CORE

DIRECT APPLY 2" THERMAX HEAVY DUTY RIGID W/

WHITE ACRYLIC FINISH @ EXPOSED SIDE U.N.O.

1" THERMAX WEST SIDE,

SIMILAR TO OTHER 3 SIDES OF

CONCRETE CORE
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CONSTRUCTION REVISION:

LEVEL P1

PLAN

 

 

01

0
1

CLASS 2A10BC FIRE

EXTINGUISHER.

SURFACE MOUNT

GARAGE & UTILITY AREAS

ONLY.  FULLY RECESSED

CABINETS IN ALL OTHER

LOCATIONS. LOCATE

EVERY 75'-0" MAX.

ILLUMINATED EXIT SIGNAGE

W/ BATTERY BACK-UP

EMERGENCY LIGHTING

W/ BATTERY BACK-UP

CLASS I STANDPIPE

FIRE & LIFE SAFETY KEY

(SHOWN DIAGRAMATICALLY)

EXIT

FE-A

EGRESS LIGHTING FOR

OTHER FIXTURE

SECURITY CAMERA

CARD READER (ELEC. STRIKE)

ELEC. CAR CHARGING STATION
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151.5'

147.1'

273'-9"

24'-0" 27'-0" 15'-0" 12'-7 1/2" 11'-0 1/2" 11'-0 1/2" 13'-0" 26'-5 1/2" 12'-10" 4'-4 1/2"
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 A4.02
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1
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SCALE:

LEVEL 1

1/8" = 1'-0"

8 UNITS

1

RAMP DOWN TO P1

GARAGE

ACCESS

P
A

R
K

 
T

E
R

R
A

C
E

P
L

A
N

T
E

R
S

,
 
T

Y
P

.

NE  2ND  PLACE

NE  2ND  STREET

SECURITY RAIL

SYSTEM, TYP.

OPEN TO

P1 BELOW

PLANTER PLANTERPLANTER

WALL TO ALIGN WITH

EGRESS WALL ABOVE

PLANTER

SCORED CONCRETE

AND TREE WELLS, TYP,

PER LANDSCAPE PLANS

CANOPY TYP.

CANOPY TYP.

COLONNADE

PLANTER

106

L/W UNIT D3 (TYPE A)

654 SQ. FT.

STAIR 1

ELEV 1

STAIR 2

L109

FITNESS CENTER

912 SQ. FT.

L104A

LOBBY

748 SQ. FT.

L107

CAFE

1,289 SQ. FT.

113

UNIT B4

661 SQ. FT.

L115

TENANT STOR.

927 SQ. FT.

ELEV 2

L111

JAN.

EQMP.

L117

TRASH/RECYCLE ROOM

445 SQ. FT.

112

L/W UNIT D2

494 SQ. FT.

111

L/W UNIT D2

493 SQ. FT.

110

L/W UNIT D2

493 SQ. FT.

109

L/W UNIT D2

493 SQ. FT.

108

L/W UNIT D2

493 SQ. FT.

107

L/W UNIT D2

494 SQ. FT.

L114

RISER/WATER METER ROOM

687 SQ. FT.

L103

VESTBL

155 SQ. FT.

L100

ELEV LOBBY

L101

ELEV LOBBY

L102

CORRIDOR

L118

 PARKING

 GARAGE

L116

 METER ROOM

374 SQ. FT.

L105

RESTROOM

L106

MAILROOM

353 SQ. FT.

L110

LEASING CENTER

572 SQ. FT.

TYP.

P
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T
E

R

P
L

A
N

T
E

R

-RESIDENTIAL RECYCLING:

1.5 SF/UNIT @ 154 UNITS = 231SF

-RESIDENTIAL TRASH:  

1 COLLECTION CENTER MINIMUM

-SEE AREA MATRIX FOR SF

PLANTER

PLANTER

PLANTER

L108

RESTROOM

PLANTER

MTL. GRATES PER A3.01
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158.06'

L104B

STORAGE

748 SQ. FT.

CONSTRUCTION REVISION:

LEVEL 1

PLAN
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CLASS 2A10BC FIRE

EXTINGUISHER.

SURFACE MOUNT

GARAGE & UTILITY AREAS

ONLY.  FULLY RECESSED

CABINETS IN ALL OTHER

LOCATIONS. LOCATE

EVERY 75'-0" MAX.

ILLUMINATED EXIT SIGNAGE

W/ BATTERY BACK-UP

EMERGENCY LIGHTING

W/ BATTERY BACK-UP

CLASS I STANDPIPE

FIRE & LIFE SAFETY KEY

(SHOWN DIAGRAMATICALLY)

EXIT

EGRESS LIGHTING FOR

OTHER FIXTURE

SECURITY CAMERA

CARD READER (ELEC. STRIKE)

ELEC. CAR CHARGING STATION

01

01

01

01

01
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1

 A3.03

SCALE:

LEVEL 2

1/8" = 1'-0"

1 PARKING STALL, 13 UNITS (LIVE-WORK UNITS NOT TALLIED ON L2, SEE L1 FLOOR PLAN)

1

N E    2 N D   P L A C E

N E   2 N D    S T R E E T

10'X50' CLEAR

LOADING SPACE

SECURITY

FENCE

VAN

M
I
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-
B
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O

C
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C

O
N

N
E

C
T

I
O

N

OPEN TO BELOW OPEN TO BELOW

COLONNADE

CANOPY

STAIR 1

ELEV 1

STAIR 2

ELEV 2

203

IDF &

METER RM.

L207

TRANSFORMER

VAULT 313 SQ. FT.

L205

EXIT PASSAGEWAY

122 SQ. FT.

L204

VESTBL

86 SQ. FT.

L200

ELEV LOBBY

L201

ELEV LOBBY

L202

CORRIDOR

L206

LOADING

3,397 SQ. FT.

PLANTER

PLANTER

OPEN TO BELOWOPEN TO BELOWOPEN TO BELOWOPEN TO BELOWOPEN TO BELOW

206

LIVE/WORK UNIT D3

493 SQ. FT.

205

UNIT B4

645 SQ. FT.

204

UNIT C3

1,025 SQ. FT.

201

UNIT B1-A

753 SQ. FT.

212

LIVE/WORK UNIT D2

368 SQ. FT.

211

LIVE/WORK UNIT D2

368 SQ. FT.

210

LIVE/WORK UNIT D2

357 SQ. FT.

209

LIVE/WORK UNIT D2

368 SQ. FT.

208

LIVE/WORK UNIT D2

387 SQ. FT.

207

LIVE/WORK UNIT D2

386 SQ. FT.

202

UNIT C1-A (TYPE A)

1,185 SQ. FT.

203

UNIT B2-A

672 SQ. FT.

224

UNIT B1-A 

749 SQ. FT.

223

UNIT A2-A (TYPE A)

553 SQ. FT.

222

UNIT A2-A (TYPE A)

553 SQ. FT.

213

UNIT B4

653 SQ. FT.

221

UNIT D4-B

443 SQ. FT.

TYP.

CANOPY

PLANTER

GAS METER LOCATION,

COORDINATE WITH

PSE

01 01 01 01 01 01 01

PLANTER PLANTER PLANTER

42"H B/D RAIL SYTM.

INTERMEDIATES 4" O.C.

220

UNIT B3-B

849 SQ. FT.

219

UNIT B3-B

849 SQ. FT.

218

UNIT B1-A (ALT)

443 SQ. FT.

01

01

PLANTER

MID-BLOCK CONNECTION – RAMP

MECH. LIFT

R
A

M
P

CONSTRUCTION REVISION:

LEVEL 2

PLAN
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0
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CLASS 2A10BC FIRE

EXTINGUISHER.

SURFACE MOUNT

GARAGE & UTILITY AREAS

ONLY.  FULLY RECESSED

CABINETS IN ALL OTHER

LOCATIONS. LOCATE

EVERY 75'-0" MAX.

ILLUMINATED EXIT SIGNAGE

W/ BATTERY BACK-UP

EMERGENCY LIGHTING

W/ BATTERY BACK-UP

CLASS I STANDPIPE

FIRE & LIFE SAFETY KEY

(SHOWN DIAGRAMATICALLY)

FEC

EGRESS LIGHTING FOR

OTHER FIXTURE

SECURITY CAMERA

CARD READER (ELEC. STRIKE)

ELEC. CAR CHARGING STATION
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L

ELEV 1

3,500LBS

ELEV 2

4,000LBS

SCALE:

LEVEL 3

1/8" = 1'-0"

24 UNITS

1

CANOPIES BELOW

CANOPIES BELOW

C
A

N
O

P
I
E

S
 
B

E
L

O
W

L300

ELEV LOBBY

L301

ELEV LOBBY

L302

CORRIDOR

L303

JAN./EQPM.

101 SQ. FT.

301

UNIT B1

756 SQ. FT.

302

UNIT C1

1,191 SQ. FT.

303

UNIT B2

677 SQ. FT.

304

UNIT C1

1,191 SQ. FT.

305

UNIT B1

756 SQ. FT.

324

UNIT B1

753 SQ. FT.

306

UNIT B1

756 SQ. FT.

307

UNIT A2

556 SQ. FT.

308

UNIT A2

556 SQ. FT.

309

UNIT A1

447 SQ. FT.

310

UNIT B3-B

892 SQ. FT.

311

UNIT B3

892 SQ. FT.

312

UNIT B1

756 SQ. FT.

313

UNIT B1

756 SQ. FT.

314

UNIT C1

1,191 SQ. FT.

315

UNIT B2

677 SQ. FT.

316

UNIT C1

1,191 SQ. FT.

318

UNIT B1

756 SQ. FT.

317

UNIT B1

756 SQ. FT.

323

UNIT A2

556 SQ. FT.

322

UNIT A2

556 SQ. FT.

319

UNIT B3-B

892 SQ. FT.

221-U

UNIT D4

426 SQ. FT.

TYP.

TYP. BOLT-ON

GUARD RAIL

MASONRY COLUMNS

/ PILASTERS PER

ELEVATIONS

C
A

N
O

P
I
E

S
 
B

E
L

O
W

TYP.

 

STAIR 2

 

STAIR 1

01 01

320

UNIT B3-B

892 SQ. FT.

01

01

CONSTRUCTION REVISION:

LEVEL 3

PLAN
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CLASS 2A10BC FIRE

EXTINGUISHER.

SURFACE MOUNT

GARAGE & UTILITY AREAS

ONLY.  FULLY RECESSED

CABINETS IN ALL OTHER

LOCATIONS. LOCATE

EVERY 75'-0" MAX.

ILLUMINATED EXIT SIGNAGE

W/ BATTERY BACK-UP

EMERGENCY LIGHTING

W/ BATTERY BACK-UP

CLASS I STANDPIPE

FIRE & LIFE SAFETY KEY

(SHOWN DIAGRAMATICALLY)

EXIT

FEC

EGRESS LIGHTING FOR

OTHER FIXTURE

SECURITY CAMERA

CARD READER (ELEC. STRIKE)

ELEC. CAR CHARGING STATION



L

21.4 2.3 3 4 4.7 5 6 6.3 7.3 83.3

A

B

C

1 8.41.1

8.3

7

D

F

2.6  6.6

2
5

'
-
7

 
1

/
2

"
2

7
'
-
4

 
1

/
2

"
2

1
'
-
9

 
3

/
4

"
3

'
-
9

 
3

/
4

"

8
7

'
-
0

 
3

/
4

"

273'-9"

5'-4 1/2" 12'-10" 26'-0 1/2" 13'-5" 11'-0 1/2" 11'-0 1/2" 24'-0" 27'-0" 15'-0" 12'-7 1/2" 11'-0 1/2" 11'-0 1/2" 13'-0" 26'-5 1/2" 12'-10" 4'-4 1/2"

1

 A4.01

1

 A4.02

1

 A4.00

12'-7 1/2" 24'-0"

E

8
'
-
5

 
1

/
4

"

1

 A3.01

1

 A3.02

1

 A3.00

1

 A3.03

1

 A4.00

1

 A4.01

1

 A4.02

01
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01

ELEV 1

3,500LBS

ELEV 2

4,000LBS

SCALE:

LEVEL 4

1/8" = 1'-0"

24 UNITS

1

L400

ELEV LOBBY

L401

ELEV LOBBY

L402

CORRIDOR

L403

IDF

104 SQ. FT.

401

UNIT B1

755 SQ. FT.

402

UNIT C1

1,191 SQ. FT.

403

UNIT B2

677 SQ. FT.

404

UNIT C1

1,191 SQ. FT.

405

UNIT B1

755 SQ. FT.

424

UNIT B1

753 SQ. FT.

406

UNIT B1

756 SQ. FT.

407

UNIT A2

555 SQ. FT.

408

UNIT A2

555 SQ. FT.

409

UNIT A1

446 SQ. FT.

410

UNIT B3

890 SQ. FT.

411

UNIT B3

890 SQ. FT.

412

UNIT B1

756 SQ. FT.

413

UNIT B1

755 SQ. FT.

414

UNIT C1

1,191 SQ. FT.

415

UNIT B2

671 SQ. FT.

416

UNIT C1

1,197 SQ. FT.

418

UNIT B1

756 SQ. FT.

417

UNIT B1

755 SQ. FT.

423

UNIT A2

556 SQ. FT.

422

UNIT A2

556 SQ. FT.

421

UNIT A1

446 SQ. FT.

420

UNIT B3

890 SQ. FT.

419

UNIT B3

890 SQ. FT.

TYP. BOLT-ON

GUARD RAIL

TYP.

MASONRY COLUMNS

/ PILASTERS PER

ELEVATIONS

 

STAIR 2

 

STAIR 1

TYP.

CONSTRUCTION REVISION:

LEVEL 4

PLAN

 

 

01

0
1

CLASS 2A10BC FIRE

EXTINGUISHER.

SURFACE MOUNT

GARAGE & UTILITY AREAS

ONLY.  FULLY RECESSED

CABINETS IN ALL OTHER

LOCATIONS. LOCATE

EVERY 75'-0" MAX.

ILLUMINATED EXIT SIGNAGE

W/ BATTERY BACK-UP

EMERGENCY LIGHTING

W/ BATTERY BACK-UP

CLASS I STANDPIPE

FIRE & LIFE SAFETY KEY

(SHOWN DIAGRAMATICALLY)

FEC

EGRESS LIGHTING FOR

OTHER FIXTURE

SECURITY CAMERA

CARD READER (ELEC. STRIKE)

ELEC. CAR CHARGING STATION

01



SCALE:

LEVEL 5

1/8" = 1'-0"

20 UNITS

1

L500

ELEV LOBBY

L501

ELEV LOBBY

L502

CORRIDOR

L503

METER RM.

104 SQ. FT.

L504

CLUB/GAME ROOMS

1,879 SQ. FT.

L505

TERRACE

863 SQ. FT.
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I
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D
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C
K

501

UNIT B1

750 SQ. FT.

505

UNIT B1

750 SQ. FT.

524

UNIT B1

751 SQ. FT.

506

UNIT B1

751 SQ. FT.

507

UNIT A2

555 SQ. FT.

508

UNIT A2

555 SQ. FT.

509

UNIT A1

446 SQ. FT.

510

UNIT B3

890 SQ. FT.

511

UNIT B3 (TYPE A)

890 SQ. FT.

512

UNIT B1

751 SQ. FT.

513

UNIT B1

750 SQ. FT.

516

UNIT C2 (TYPE A)

1,055 SQ. FT.

518

UNIT B1

751 SQ. FT.

517

UNIT B1

750 SQ. FT.

523

UNIT A2

555 SQ. FT.

522

UNIT A2

555 SQ. FT.

521

UNIT A1

446 SQ. FT.

520

UNIT B3

890 SQ. FT.

519

UNIT B3

890 SQ. FT.

514

UNIT C2

1,055 SQ. FT.

TYP.

21.4 2.3 3 4 4.7 5 6 6.3 7.3 83.3
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273'-9"

5'-4 1/2" 12'-10" 26'-0 1/2" 13'-5" 11'-0 1/2" 11'-0 1/2" 24'-0" 27'-0" 15'-0" 12'-7 1/2" 11'-0 1/2" 11'-0 1/2" 13'-0" 26'-5 1/2" 12'-10" 4'-4 1/2"

1

 A4.01

1

 A4.02

1

 A4.00

12'-7 1/2" 24'-0"

E

8
'
-
5

 
1

/
4

"

1

 A3.01

1

 A3.02

1

 A3.00

1

 A3.03

1

 A4.00

1

 A4.01

1

 A4.02

01

01

01

01

01

01

01

01

01

01

ELEV 1

3,500LBS

ELEV 2

4,000LBS

TYP. BOLT-ON

GUARD RAIL

TYP.

MASONRY COLUMNS

/ PILASTERS PER

ELEVATIONS

ARCHITECTURAL

BRACES, PER

ELEVATIONS

CONSTRUCTION REVISION:

LEVEL 5

PLAN

 

 

01

0
1

CLASS 2A10BC FIRE

EXTINGUISHER.

SURFACE MOUNT

GARAGE & UTILITY AREAS

ONLY.  FULLY RECESSED

CABINETS IN ALL OTHER

LOCATIONS. LOCATE

EVERY 75'-0" MAX.

ILLUMINATED EXIT SIGNAGE

W/ BATTERY BACK-UP

EMERGENCY LIGHTING

W/ BATTERY BACK-UP

CLASS I STANDPIPE

FIRE & LIFE SAFETY KEY

(SHOWN DIAGRAMATICALLY)

EGRESS LIGHTING FOR

OTHER FIXTURE

SECURITY CAMERA

CARD READER (ELEC. STRIKE)

ELEC. CAR CHARGING STATION

01

01



SCALE:

LEVEL 6

1/8" = 1'-0"

22 UNITS 

1

DECK

DECKDECK

DECK

21.4 2.3 3 4 4.7 5 6 6.3 7.3 83.3
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5'-4 1/2" 12'-10" 26'-0 1/2" 13'-5" 11'-0 1/2" 11'-0 1/2" 24'-0" 27'-0" 15'-0" 12'-7 1/2" 11'-0 1/2" 11'-0 1/2" 13'-0" 26'-5 1/2" 12'-10" 4'-4 1/2"
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 A4.01
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12'-7 1/2" 24'-0"
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1

 A4.00

1

 A4.01

1

 A4.02

01

01

01

01

01

01

01

01

01

01

ELEV 1

3,500LBS

ELEV 2

4,000LBS

L600

ELEV LOBBY

L601

ELEV LOBBY

L602

CORRIDOR

L403

IDF

104 SQ. FT.

601

UNIT B1

750 SQ. FT.

605

UNIT B1

750 SQ. FT.

624

UNIT B1

751 SQ. FT.

606

UNIT B1

751 SQ. FT.

607

UNIT A2

555 SQ. FT.

608

UNIT A2

555 SQ. FT.

609

UNIT A1

446 SQ. FT.

610

UNIT B3 

890 SQ. FT.

611

UNIT B3 (TYPE A)

890 SQ. FT.

612

UNIT B1

751 SQ. FT.

613

UNIT B1

750 SQ. FT.

616

UNIT C2

1,056 SQ. FT.

618

UNIT B1

751 SQ. FT.

617

UNIT B1

749 SQ. FT.

623

UNIT A2

555 SQ. FT.

622

UNIT A2

555 SQ. FT.

621

UNIT A1

446 SQ. FT.

620

UNIT B3

890 SQ. FT.

619

UNIT B3

890 SQ. FT.

614

UNIT C2

1,056 SQ. FT.

602

UNIT C2

1,056 SQ. FT.

604

UNIT C2

1,056 SQ. FT.

TYP. BOLT-ON

GUARD RAIL

TYP.

MASONRY COLUMNS

/ PILASTERS PER

ELEVATIONS

 

STAIR 2

 

STAIR 1

CONSTRUCTION REVISION:

LEVEL 6

PLAN

 

 

01

0
1

CLASS 2A10BC FIRE

EXTINGUISHER.

SURFACE MOUNT

GARAGE & UTILITY AREAS

ONLY.  FULLY RECESSED

CABINETS IN ALL OTHER

LOCATIONS. LOCATE

EVERY 75'-0" MAX.

ILLUMINATED EXIT SIGNAGE

W/ BATTERY BACK-UP

EMERGENCY LIGHTING

W/ BATTERY BACK-UP

CLASS I STANDPIPE

FIRE & LIFE SAFETY KEY

(SHOWN DIAGRAMATICALLY)

FEC

EGRESS LIGHTING FOR

OTHER FIXTURE

SECURITY CAMERA

CARD READER (ELEC. STRIKE)

ELEC. CAR CHARGING STATION

01

01
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273'-9"

5'-4 1/2" 12'-10" 26'-0 1/2" 13'-5" 11'-0 1/2" 11'-0 1/2" 24'-0" 27'-0" 15'-0" 12'-7 1/2" 11'-0 1/2" 11'-0 1/2" 13'-0" 26'-5 1/2" 12'-10" 4'-4 1/2"
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12'-7 1/2" 24'-0"
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/
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 A3.01

1

 A3.02

1

 A3.00

1

 A3.03
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ELEV 1

3,500LBS

ELEV 2

4,000LBS

SCALE:

LEVEL 7

1/8" = 1'-0"

22 UNITS 

1

DECK

DECKDECK

DECK

L700

ELEV LOBBY

L701

ELEV LOBBY

L702

CORRIDOR

L703

METER RM.

701

UNIT B1

750 SQ. FT.

705

UNIT B1

750 SQ. FT.

724

UNIT B1

750 SQ. FT.

706

UNIT B1

750 SQ. FT.

707

UNIT A2

551 SQ. FT.

708

UNIT A2

551 SQ. FT.

709

UNIT A1

444 SQ. FT.

710

UNIT B3

885 SQ. FT.

711

UNIT B3 (TYPE A)

885 SQ. FT.

712

UNIT B1

750 SQ. FT.

713

UNIT B1

750 SQ. FT.

716

UNIT C2

1,056 SQ. FT.

718

UNIT B1

750 SQ. FT.

717

UNIT B1

750 SQ. FT.

723

UNIT A2

551 SQ. FT.

722

UNIT A2

551 SQ. FT.

721

UNIT A1

444 SQ. FT.

720

UNIT B3

885 SQ. FT.

719

UNIT B3

885 SQ. FT.

714

UNIT C2

1,056 SQ. FT.

702

UNIT C2

1,056 SQ. FT.

704

UNIT C2

1,056 SQ. FT.

TYP.

TYP. BOLT-ON

GUARD RAIL

TYP. BOLT-ON

GUARD RAIL

MASONRY COLUMNS

/ PILASTERS PER

ELEVATIONS

 

STAIR 1

 

STAIR 2

CONSTRUCTION REVISION:

LEVEL 7

PLAN

 

 

01

0
1

CLASS 2A10BC FIRE

EXTINGUISHER.

SURFACE MOUNT

GARAGE & UTILITY AREAS

ONLY.  FULLY RECESSED

CABINETS IN ALL OTHER

LOCATIONS. LOCATE

EVERY 75'-0" MAX.

ILLUMINATED EXIT SIGNAGE

W/ BATTERY BACK-UP

EMERGENCY LIGHTING

W/ BATTERY BACK-UP

CLASS I STANDPIPE

FIRE & LIFE SAFETY KEY

(SHOWN DIAGRAMATICALLY)

EXIT

FEC

EGRESS LIGHTING FOR

OTHER FIXTURE

SECURITY CAMERA

CARD READER (ELEC. STRIKE)

ELEC. CAR CHARGING STATION

01

01



SCALE:

LEVEL 8

1/8" = 1'-0"

22 UNITS 

1

DECK

DECKDECK

DECK

21.4 2.3 3 4 4.7 5 6 6.3 7.3 83.3
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273'-9"

5'-4 1/2" 12'-10" 26'-0 1/2" 13'-5" 11'-0 1/2" 11'-0 1/2" 24'-0" 27'-0" 15'-0" 12'-7 1/2" 11'-0 1/2" 11'-0 1/2" 13'-0" 26'-5 1/2" 12'-10" 4'-4 1/2"

1

 A4.01

1

 A4.02

1

 A4.00

12'-7 1/2" 24'-0"
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8
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/
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1

 A3.01

1

 A3.02

1

 A3.00

1

 A3.03

1

 A4.00

1

 A4.01

1

 A4.02

01

01

01

01

01

01

01

01

01

01

ELEV 1

3,500LBS

ELEV 2

4,000LBS

L800

ELEV LOBBY

L801

ELEV LOBBY

L802

CORRIDOR

L803

JAN/EQPM

101 SQ. FT.

801

UNIT B1

749 SQ. FT.

805

UNIT B1

749 SQ. FT.

824

UNIT B1

750 SQ. FT.

806

UNIT B1

750 SQ. FT.

807

UNIT A2

551 SQ. FT.

808

UNIT A2

551 SQ. FT.

809

UNIT A1

443 SQ. FT.

810

UNIT B3 

883 SQ. FT.

811

UNIT B3 (TYPE A)

883 SQ. FT.

812

UNIT B1

750 SQ. FT.

813

UNIT B1

749 SQ. FT.

816

UNIT C2

1,055 SQ. FT.

818

UNIT B1

750 SQ. FT.

817

UNIT B1

750 SQ. FT.

823

UNIT A2

551 SQ. FT.

822

UNIT A2

551 SQ. FT.

821

UNIT A1

443 SQ. FT.

820

UNIT B3

883 SQ. FT.

819

UNIT B3

883 SQ. FT.

814

UNIT C2

1,055 SQ. FT.

802

UNIT C2

1,055 SQ. FT.

804

UNIT C2

1,055 SQ. FT.

TYP.

TYP. BOLT-ON

GUARD RAIL

 

STAIR 2

 

STAIR 1

CONSTRUCTION REVISION:

LEVEL 8

PLAN

 

 

01

0
1

CLASS 2A10BC FIRE

EXTINGUISHER.

SURFACE MOUNT

GARAGE & UTILITY AREAS

ONLY.  FULLY RECESSED

CABINETS IN ALL OTHER

LOCATIONS. LOCATE

EVERY 75'-0" MAX.

ILLUMINATED EXIT SIGNAGE

W/ BATTERY BACK-UP

EMERGENCY LIGHTING

W/ BATTERY BACK-UP

CLASS I STANDPIPE

FIRE & LIFE SAFETY KEY

(SHOWN DIAGRAMATICALLY)

FEC

EGRESS LIGHTING FOR

OTHER FIXTURE

SECURITY CAMERA

CARD READER (ELEC. STRIKE)

ELEC. CAR CHARGING STATION

01

01



21.4 2.3 3 4 4.7 5 6 6.3 7.3 83.3

A
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1 8.41.1
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 A4.00
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01

01

01

01

SCALE:

ROOF PLAN

1/8" = 1'-0"

1

ROOF SLOPE: 2%

OUTLINE OF EXTERIOR

WALL BELOW

OUTLINE OF EXTERIOR

WALL BELOW

ROOF SLOPE: 5%

R104

ELEVATOR 2

OVERRUN

R106

ELEVATOR 1

OVERRUN

R100

STAIR 1

PENTHOUSE

R105

MECHANICAL

(WATER HEATERS) 

EXHAUST SHAFT

LOUVER

VENTING FROM

B3 & A1 UNIT

STACKS

VENTING FROM

B3 & A1 UNIT

STACKS

R107

ELEV

CTRL RM

R103

ELEV

CTRL RM

 R101

STAIR 2

PENTHOUSE

ACCESS HATCH

OUTLINE OF ROOF

ABOVE

OUTLINE OF ROOF

ABOVE

SUPPLY DUCT FOR

CORRIDOR VENTILATION

THRU B3

SUPPLY DUCT FOR

CORRIDOR VENTILATION

THRU B1

TYP.

U.N.O.

TYP.

U.N.O.

 R102

ELEV

LOBBY
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DAVIT BASE

LOCATIONS TYP.

CONSTRUCTION REVISION:

ROOF

PLAN

 

 

01

0
1

05.12.15

CLASS 2A10BC FIRE

EXTINGUISHER.

SURFACE MOUNT

GARAGE & UTILITY AREAS

ONLY.  FULLY RECESSED

CABINETS IN ALL OTHER

LOCATIONS. LOCATE

EVERY 75'-0" MAX.

ILLUMINATED EXIT SIGNAGE

W/ BATTERY BACK-UP

EMERGENCY LIGHTING

W/ BATTERY BACK-UP

CLASS I STANDPIPE

FIRE & LIFE SAFETY KEY

(SHOWN DIAGRAMATICALLY)

EXIT

FE-A

EGRESS LIGHTING FOR

OTHER FIXTURE

SECURITY CAMERA

CARD READER (ELEC. STRIKE)

ELEC. CAR CHARGING STATION

01

01

01
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UN

5'-4 1/2" 12'-10" 26'-0 1/2" 13'-5" 11'-0 1/2" 11'-0 1/2" 12'-7 1/2" 24'-0" 24'-0" 27'-0" 15'-0" 12'-7 1/2" 11'-0 1/2" 11'-0 1/2" 13'-0" 26'-5 1/2" 12'-10" 4'-4 1/2"

LEVEL 5

ELEV 195.66'

LEVEL 6

ELEV 205.33'

LEVEL 7

ELEV 215'

LEVEL 8

ELEV 224.67'

ROOF (VARIES)

ELEV 234.67'

LEVEL 4

ELEV 185.99'

LEVEL 3

ELEV 176.32'

LEVEL 2 LOADING

ELEV 160.15'

LEVEL 2

ELEV 166.65'

LEVEL 1A  

ELEV 157.65'

LEVEL P1-A 

ELEV 148.65'

ELEVATOR OVERRUN

VARIES PER A6.02

LEVEL 1B 

ELEV 154.61'

AVG. GRADE 157.2'
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SCALE:

SOUTH ELEVATION

1/8" = 1'-0"
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SCALE:

SOUTH ELEVATION BEYOND COLONNADE

1/8" = 1'-0"

2

MATCH SLOPE

MATCH SLOPE

POWDER COATED

DECK GRATING,

TYP.

GUARD RAIL:

POWDER

COATED MTL.

DECK GRATING,

TYP.

0' 8' 16'

1/8" = 1'-0"
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9 98 1
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10 23 3 10

PAINTED TS

SUPPORTS, TYP.

ELEV 176.32'

LEVEL 2 LOADING

ELEV 160.15'

LEVEL 2

ELEV 166.65'

LEVEL 1A  

ELEV 157.65'

LEVEL P1-A 

ELEV 148.65'

LEVEL 1B 

ELEV 154.61'

AVG. GRADE 157.2'
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CORNERS FINISHED TO

MATCH ADJACENT

WINDOW MULLIONS, TYP.

13

TOP 'TRANSOM

BAND' ONLY, TYP.

13

TOP 'TRANSOM

BAND' ONLY, TYP.

13

TOP 'TRANSOM

BAND' ONLY, TYP.

NOTE:

SEE SLAB PLANS FOR PLANTER CURB HEIGHTS

METAL SCREEN

CONSTRUCTION REVISION:

SOUTH

ELEVATION

 

 

01

0
1

MASONRY - "SUMMER WHEAT" WIRE CUT

MATERIAL KEY

1

3

4 VINYL WINDOW

SLIDING GLASS DOOR - VINYL5

6 BIDDER DESIGNED BOLT-ON DECK & GUARD RAILS

BIDDER DESIGNED MARQUEE /  CANOPY7

8 GARAGE DOOR

METAL SIDING 12

9 STOREFRONT

METAL SIDING 2

10

11 METAL BANDING

METAL SIDING 3

12 NANAWALL OR SIMILAR

ARCHITECTURAL CONCRETE TYP. WHERE VISIBLE

AT BUILDING EXTERIOR PER SPECIFICATIONS U.N.O.

NOTE:

13 METAL SIDING 4

01

01

01

01

01
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MATCH SLOPE

MATCH SLOPE

POWDER

COATED DECK

GRATING TYP.

PAINTED TS

SUPPORTS

PAINTED

TS

SUPPORTS

3 2
2

3
310

10

9

METAL MESH

5'-4 1/2"12'-10"26'-0 1/2"13'-5"11'-0 1/2"11'-0 1/2"12'-7 1/2"36'-0"24'-0"34'-6"15'-0"12'-7 1/2"11'-0 1/2"11'-0 1/2"13'-0"26'-5 1/2"12'-10"4'-4 1/2"

LEVEL 5

ELEV 195.66'

LEVEL 6

ELEV 205.33'

LEVEL 7

ELEV 215'

LEVEL 8
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SCALE:

EAST ELEVATION DETAIL @ PLANTERS / PATIO

1/8" = 1'-0"
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NOTE:

IBC 705.8.2 PROTECTED OPENINGS EXCEPTION:  OPENING PROTECTIVES ARE NOT REQUIRED WHERE THE

BUILDING IS EQUIPPED THROUGHOUT WITH AN AUTOMATIC SPRINKLER SYSTEM IN ACCORDANCE WITH

SECTION 903.3.1.1 AND THE EXTERIOR OPENINGS ARE PROTECTED BY A WATER CURTAIN USING AUTOMATIC

SPRINKLERS APPROVED FOR THAT USE.
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AREA OF EXTERIOR OPENINGS:

L1 THRU L4 @ SOUTH SECTION: 28% (MAXIMUM 25% FACADE OPENING)

L1 THRU L4 @ CENTER SECTION: 50% (MAXIMUM 45% FACADE OPENING)

L1 THRU L4 @ NORTH SECTION: 32% (MAXIMUM 25% FACADE OPENING)

L5-L8 UPPER SECTION: 43% (MAXIMUM 75% FACADE OPENING)

13

TOP 'TRANSOM

BAND' ONLY, TYP.

NOTE:

SEE SLAB PLANS FOR PLANTER CURB HEIGHTS

CONSTRUCTION REVISION:

EAST

ELEVATION

 

 

01

0
1

MASONRY - "SUMMER WHEAT" WIRE CUT

MATERIAL KEY

1

3

4 VINYL WINDOW

SLIDING GLASS DOOR - VINYL5

6 BIDDER DESIGNED BOLT-ON DECK & GUARD RAILS

BIDDER DESIGNED MARQUEE /  CANOPY7

8 GARAGE DOOR

METAL SIDING 12

9 STOREFRONT

METAL SIDING 2

10

11 METAL BANDING

METAL SIDING 3

12 NANAWALL OR SIMILAR

ARCHITECTURAL CONCRETE TYP. WHERE VISIBLE

AT BUILDING EXTERIOR PER SPECIFICATIONS U.N.O.

NOTE:

13 METAL SIDING 4

P
R

O
G

R
E

S
S

D
O

C
U

M
E

N
T

S

8
.6

.1
5

01

01

01 01

01

01



SCALE:

WEST ELEVATION

1/8" = 1'-0"

1

1

1

4

4

4

4

4

7

M
I
N

 
3

'
-
6

"
 
T

Y
P

.

M
I
N

 
3

'
-
6

"
 
T

Y
P

.

M
I
N

 
3

'
-
6

"
 
T

Y
P

.

M
I
N

 
3

'
-
6

"
 
T

Y
P

.

M
I
N

 
3

'
-
6

"

A
F

F
 
T

Y
P

.

NOTE:

IBC 705.8.2 PROTECTED OPENINGS EXCEPTION:  OPENING PROTECTIVES ARE NOT

REQUIRED WHERE THE BUILDING IS EQUIPPED THROUGHOUT WITH AN AUTOMATIC

SPRINKLER SYSTEM IN ACCORDANCE WITH SECTION 903.3.1.1 AND THE EXTERIOR

OPENINGS ARE PROTECTED BY A WATER CURTAIN USING AUTOMATIC SPRINKLERS

APPROVED FOR THAT USE.
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CORNERS FINISHED TO

MATCH ADJACENT

WINDOW MULLIONS, TYP.

AREA OF EXTERIOR OPENINGS:

L1 THRU L4 @ SOUTH SECTION: 20% (MAXIMUM 25% FACADE OPENING)

L1 THRU L4 @ CENTER SECTION: 26% (MAXIMUM 45% FACADE OPENING)

L1 THRU L4 @ NORTH SECTION: 19% (MAXIMUM 25% FACADE OPENING)

L5-L8 UPPER SECTION: 39% (MAXIMUM 75% FACADE OPENING)
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NOTE:
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MATERIALS

EVERGREEN PLAZA – BELLEVUE
10.28.2015  |  13-050  |  COPYRIGHT 2015 WEBER THOMPSON

EVERGREEN POINT 
DEVELOPMENT, LLC

V I N Y L  W I N DOW –  SHA DOW BL ACK

V I N Y L  W I N DOW –  SHA DOW BL ACK

ACC ENT B A N D –  S I LVE R  L A K E

ACC ENT B A N D –  S I LVE R  L A K E

ACC ENT –  E A RTH E N JUG

ACC ENT –  E A RTH E N JUG

M E TA L  S A LES  –  TL-1222  PROFI L E 
( INTE R M E DIATE  PA N E L)

M E TA L  S A LES  –  M ETA L L IC  S I LVE R 
(U PPE R  PA N E L)

M E TA L  S A LES  –  OL D ZINC  G R E Y 
( INTE R M E DIATE  PA N E L)

LO U V ER  –  M ATC H OL D 
ZINC  G R E Y

M E TA L  S A LES  –  T10 - D  R EVE R SE D  PROFI L E 
(U PPE R  A N D LOWE R  PA N E L)

M E TA L  S A LES  –  T10 - D  R EVE R SE D  PROFI L E 
(U PPE R  A N D LOWE R  PA N E L)

M E TA L  S A LES  –  M I STIQU E  PLU S 
(LOWE R  PA N E L)

D EC K SC R EEN I N G –  M C N I C H O L S 
S LOT TED PER FO R ATED PA N EL , 
PA I NTED STEEL ,  43% O PEN A R E A

H .C .  M U D DOX –  S U M M ER W H E AT,  WI R E  CUT

ACC ENT –  MYA N GOL D

CO N C R E TE  –  A RCHITEC TU R A L  F IN I SH

STO R EFRO NT –  A NODIZE D BL ACK

G R A D E- LE V EL  SC R EEN I N G – 
WOVE N M E SH
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