DETERMINATION OF NON-SIGNIFICANCE

PROPONENT: Lucy Chen and Maria Lau Hui, Basel Capital Holdings

LOCATION OF PROPOSAL: 12627 SE Coal Creek Parkway

DESCRIPTION OF PROPOSAL: Proposal to construct 58 townhome units in 9 buildings, private road,
parking, and associated improvements on a 5.06 acre site with a Type-F stream tributary of Coal Creek, a
Category Il wetland, and Steep Slope critical areas, buffers, and structure setbacks.

FILE NUMBERS: 18-120487-LD and 18-120495-LO PLANNER: Reilly Pittman, 425-452-4350

The Environmental Coordinator of the City of Bellevue has determined that this proposal does not have a
probable significant adverse impact upon the environment. An Environmental Impact Statement (EIS) is
not required under RCW 43.21C.030(2)(C). This decision was made after the Bellevue Environmental
Coordinator reviewed the completed environmental checklist and information filed with the Land Use
Division of the Development Services Department. This information is available to the public on request.
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There is no comment period for this DNS. There is a 14-day appeal period. Only persons who
submitted written comments before the DNS was issued may appeal the decision. A written appeal
must be filed in the City Clerk's office by 5:00 p.m. on .

This DNS is issued after using the optional DNS process in WAC 197-11-355. There is no further
comment period on the DNS. There is a 14-day appeal period. Only persons who submitted written
comments before the DNS was issued may appeal the decision. A written appeal must be filed in
the City Clerk’s Office by 5 p.m. on 11/12/2020.

This DNS is issued under WAC 197-11-340(2) and is subject to a 14-day comment period from the
date below. Comments must be submitted by 5 p.m. on . This DNS is also subject to
appeal. A written appeal must be filed in the City Clerk's Office by 5:00 p.m. on

This DNS may be withdrawn at any time if the proposal is modified so as to have significant adverse
environmental impacts; if there is significant new information indicating a proposals probable significant
adverse environmental impacts (unless a non-exempt license has been issued if the proposal is a private
project): or if the DNS was procured by misrepresentation or lack of material disclosure.

By: ElUzabetiv Stead Date: 10/29/2020

Signed for

Elizabeth Stead, Environmental Coordinator
Development Services Department
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File Number:
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Decisions Included:

Planner:

State Environmental Policy Act
Threshold Determination:

Director’s Recommendation:

Basel Newport Townhomes
12627 SE Coal Creek Parkway

Design Review, Critical Area Land Use Permit, and Variance
applications to construct 58 townhomes in 9 buildings, private road,
parking, and associated improvements on a 5.06 acre site in the R-
20 and R-5 zones. The site has a Type F stream tributary of Coal
Creek and a Category Il wetland along with steep slope critical areas,
buffers, and structure setbacks. Reduction of the 110-foot wetland
buffer, 20-foot wetland structure setback, 50-foot top-of-slope buffer
and temporary impacts to the stream buffer and steep slopes are
requested through the Critical Area Land Use Permit. To avoid
impacts to the critical area the site project proposes to exceed the
limits on excavation and fill which is requested under the Variance
application.

18-120487-LD, 18-120495-LO, and 19-120818-LS
Lucy Chen and Maria Lau Hui, Basel Capital Holdings
Process Il

Design Review (LUC 20.30F)

Critical Areas Land Use Permit (LUC 20.30P)
Variance from the Land Use Code (LUC 20.30G)
SEPA (BCC 22.02)

Reilly Pittman, Land Use Planner

Determination of Non-Significance

By: E(/(/Za'b’e/H’V wao(/ for

Elizabeth Stead, Environmental Coordinator
Development Services Department

Approval with Conditions

By: Elizabetr Stead for

Michael A. Brennan, Director
Development Services Department

Application Date:

Completeness Date:

Notice of Application Publication:
Public Meeting Date:

Decision Publication Date:
Appeal Deadline:

August 3, 2018

August 23, 2018

September 6, 2018 (September 19, 2019 for Variance)
September 13, 2018

October 29, 2020

November 12, 2020

For information on how to appeal a proposal, visit the Development Services Center at City Hall or call (425) 452-6800.
Comments on State Environmental Policy Act (SEPA) Determinations can be made with or without appealing the
proposal within the noted comment period for a SEPA Determination. Appeal of the Decision must be received in the
City Clerk’s Office by 5 PM on the date noted for appeal of the
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REQUEST AND REVIEW PROCESS

A. REQUEST

The applicant requests Design Review, Critical Areas Land Use Permit, and Variance
approval to allow construction of 58 townhomes in nine separate buildings on a 5.06 acre
project site. Additional site improvements include access via a private road, guest parking,
communal park and recreation areas, and landscaping. The project will also be required to
install street frontage improvements including a new multi-use path along the entire street
frontage. The existing house and other improvements on site will be demolished. See Figure
1 below for the project concept and site plan. See reference document 1 for project
plans.

Figure 1
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B. REVIEW PROCESS

The R-20 zoning district is a multifamily zone that comprises the majority of the project site.
Multifamily zoned parcels within 500 feet of single-family zoned parcels are within the
Transition Area Design District and require Administrative Design Review prior to construction
permitting. Section IV of this staff report discusses how the project meets the requirements
and design guidelines for projects in transition areas.

The site has stream, wetland, and steep slope critical areas as well as their protective buffers
and structure setbacks which are proposed to be permanently and temporarily impacted by
the development. Critical areas on the site, impacts proposed, and mitigation are described
in Section Il of this staff report. These impacts require a Critical Areas Land Use Permit with
a critical areas report subject to performance standards and criteria that are described in
Section IV of this report. This project and the proposed impacts also require review under the
State Environmental Policy Act (SEPA) which is addressed in Section VII of this report.

Included with the proposal, is a request for a Variance to allow a greater amount of excavation
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and placement of fill outside of the building footprint than is allowed in Land Use Code
20.20.460. The variance is proposed in order to further consolidate the development footprint
and avoid impacts to critical areas. The variance would allow for development that avoids the
need for terraced walls and longer roads to meet grade requirements which would further
impact the critical areas on the site. The Variance proposal is discussed in Section IV and
the decision criteria are discussed in Section VIl of this staff report.

Design Review, Critical Areas Land Use Permit, SEPA, and Variance are all Process Il
decisions made by the Director of the Development Services Department. The process
includes a public notice of application with a minimum 14-day comment period. The Director’s
decision is written in a consolidated staff report, this document, to indicate whether the
application has been approved, approved with conditions, or denied. Process Il decisions
may be appealed by any Parties of Record and the appeal shall be heard at a public hearing
before the City Hearing Examiner. Project conformance with all decision criteria is found in
Section IX of this report.

SITE DESCRIPTION, ZONING, LAND USE CONTEXT, AND CRITICAL AREAS

A. SITE DESCRIPTION

The address of the site is 12627 Coal Creek Parkway SE in the Newport Hills subarea of the
City. Coal Creek Parkway is adjacent to the north and east sides of this triangular-shaped
site that is located along a curve in the road where Coal Creek Parkway and Factoria
Boulevard intersect. The site is adjacent to single-family residential property to the west and
south east and another property zoned multifamily to the northwest. Athletic fields associated
with Newport High School are located north of the site, on the opposite side of Coal Creek
Parkway. Other properties zoned single-family residential are located across Coal Creek
Parkway from the project site and contain the Newport Covenant Church. There is one
existing single-family residence and associated improvements on the site are proposed to be
demolished.

A majority of the site is vegetated and undeveloped. A Type-F stream tributary of Coal Creek
is located in the southeast corner of the site and flows east to west where a Category Il wetland
is also located. Steep slope critical areas are located in the north and southeast corners of
the project site and are bisected by a stormwater drainage feature not regulated as a critical
area. Protective buffers from the stream, wetland and steep slopes extend east toward Coal
Creek Parkway. The vegetation on the site is mixed deciduous forest and also provides
potential for wildlife habitat. See Figure 2 below for existing site aerial photo.
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B. ZONING AND LAND USE CONTEXT

The site is currently one parcel combined from two lots through a boundary line adjustment.
The largest parcel was rezoned to R-20, Multi-Family Residential in 2007. The smaller parcel
is zoned R-5, Single-Family Residential. The combination of these parcels removed the lot
line that separated the lots but did not revise the underlying zoning which has resulted in the
current property being split zoned. See Figure 3 below for zoning of the site and
surrounding area and lot combination survey.
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Figure 3
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Because of the adjacent single-family zoned properties to the west, the property is in the
Transition Area Design District. The Transition Area Design District provides a buffer between
residential uses in a residential land use district and a land use district which permits
development of higher intensity. Where multifamily development is planned adjacent to
single-family residential uses or commercial development is planned adjacent to residential
uses, such development should incorporate elements in the site design and building design
to soften its impact and to result in a compatible transition. As discussed later in this report
the proposal complies with the requirements of the Transition Area Design District Overlay.

C. CRITICAL AREAS INVENTORY AND REPORTS
Regulated critical areas within the project area overlap and include:

Geological hazard steep slope areas with 50-foot top-of-slope buffers and 75-foot
toe-of-slope structure setbacks

Category Il wetland with a 110-foot buffer and 20-foot structure setback

Type F stream tributary of Coal Creek with a 50-foot buffer and 50-foot structure
setback

Habitat for species of local importance

The following reports were submitted by the applicant to describe the critical areas and
existing site and are referenced in this report.

Environmental Review and Stream and Wetland Delineation Study — Dated
February 13, 2018 by the Watershed Company was an independent third-party
review as part of predevelopment services application 17-115597-DC. This review
by the Department’s on-call environmental consultant reviewed two separate
reports submitted by the applicant regarding the critical areas on-site. This review
provided an independent third-party analysis and was done prior to submittal of
the Critical Area Land Use Permit. The outcome of this review confirmed the
presence and category of wetlands and stream present on the site. The findings
of this review are included in the reports associated with this project as the
outcome is the basis for all of the following reports. (Reference Document 2)
Critical Areas Report and Mitigation Plan — Dated October 23, 2019 by Avia
Environmental Consulting this report identifies critical areas, analyses habitat
present, describes functions and values, identifies impacts, demonstrates
conformance with land use code requirements, and describes mitigation.
(Reference Document 3)

Critical Areas Report Addendum — Dated April 21, 2020 by Wetland Resources
this report addresses further review comments from staff to provide better
clarification on the condition of the existing site, vegetation, and level of function
as well as how the proposal will improve functions as well as respond to code
requirements. (Reference Document 4)

Geotechnical Report — Dated October 22, 2019 by Associated Earth Sciences,
Inc., this report describes soils and subsurface conditions for project, provides
recommendations and responds to the geotechnical report requirements in the
Land Use Code. (Reference Document 5)
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e Arborist Report — Dated April 21, 2020 by Creative Landscape Solutions, this
report assessed all trees on the project site and their retention, protection, or
removal. (Reference Document 6)

¢ Addendum to Submitted Plans and Reports — Dated April 2020 by Wetland
Resources, this was a submitted to provide additional information and plans to
address review comments regarding responses to code sections and more
description on the existing ecological function of the site. Includes depictions of
critical areas existing conditions, impacts proposed, as well as clarification on
existing trees and proposed removal.

D. CRITICAL AREAS FUNCTIONS, CONDITIONS, IMPACTS, AVOIDANCE, AND
MITIGATION

i. Geologic Hazard Areas
a. Functions: Geologic hazards pose a threat to the health and safety of citizens when
commercial, residential, or industrial development is inappropriately sited in areas of
significant hazard. Some geologic hazards can be reduced or mitigated by
engineering, design, or modified construction practices. When technology cannot
reduce risks to acceptable levels, building in geologically hazardous areas is best
avoided (WAC 365-190).

Steep slopes may serve several other functions and possess other values for the City
and its residents. Several of Bellevue’s remaining large blocks of forest are located in
steep slope areas, providing habitat for a variety of wildlife species and important
linkages between habitat areas in the City. These steep slope areas also act as
conduits for groundwater, which drains from hillsides to provide a water source for the
City’s wetlands and stream systems. Vegetated steep slopes also provide a visual
amenity in the City, providing a “green” backdrop for urbanized areas enhancing
property values and buffering urban development.

b. Site Conditions: The submitted reports describe the topography of the site, sails,
and conditions. Steep slope critical areas are located roughly in the middle of the
project site with the top of slope running approximately parallel to Coal Creek Parkway.
The topography slopes down to the wetland and stream that are located in the
southwest corner of the site. The 50-foot top-of-slope buffer extends eastward, toward
Coal Creek Parkway. The two main areas of steep slope on the site are bisected by
a storm drainage feature that was found to not meet criteria to be regulated as a
stream.
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c. Impacts: The submitted plans, critical areas report, and geotechnical report
documents 14,244 square feet of permanent impacts resulting from reduction of the
50-foot slope buffer and temporary impacts from construction. Most of the steep
slopes on-site are avoided by the project which proposes 135 square feet of impact to
the actual steep slope critical areas on site. See figure 4 below for steep slope
locations and proposed impacts.

Figure 4
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ii. Streams

a. Stream Functions:

stream conditions.

Most of the elements necessary for a healthy aquatic
environment rely on processes sustained by dynamic interaction between the stream
and the adjacent riparian area (Naiman et al., 1992). Riparian vegetation in floodplains
and along stream banks provides a buffer to help mitigate the impacts of urbanization
(Finkenbine et al., 2000 in Bolton and Shellberg, 2001). Riparian areas support healthy
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Riparian vegetation, particularly forested riparian areas, affect water temperature by
providing shade to reduce solar exposure and regulate high ambient air temperatures,
slowing or preventing increases in water temperature (Brazier and Brown, 1973;
Corbett and Lynch, 1985).

Upland and wetland riparian areas retain sediments, nutrients, pesticides, pathogens,
and other pollutants that may be present in runoff, protecting water quality in streams
(Ecology, 2001; City of Portland 2001). The roots of riparian plants also hold soil and
prevent erosion and sedimentation that may affect spawning success or other
behaviors, such as feeding.

Both upland and wetland riparian areas reduce the effects of flood flows. Riparian
areas and wetlands reduce and desynchronize peak crests and flow rates of floods
(Novitzki, 1979; Verry and Boelter, 1979 in Mitsch and Gosselink, 1993). Upland and
wetland areas can infiltrate floodflows, which in turn, are released to the stream as
baseflow

Stream riparian areas, or buffers, can be a significant factor in determining the quality
of wildlife habitat. For example, buffers comprised of native vegetation with multi-
canopy structure, snags, and down logs provide habitat for the greatest range of
wildlife species (McMillan, 2000). Vegetated riparian areas also provide a source of
large woody debris that helps create and maintain diverse in-stream habitat, as well
as create woody debris jams that store sediments and moderate flood velocities.

Sparsely vegetated or vegetated buffers with non-native species may not perform the
needed functions of stream buffers. In cases where the buffer is not well vegetated, it
is necessary to either increase the buffer width or require that the standard buffer width
be restored or revegetated (May 2003). Until the newly planted buffer is established
the near term goals for buffer functions may not be attained.

Riparian areas often have shallow groundwater tables, as well as areas where
groundwater and surface waters interact. Groundwater flows out of riparian wetlands,
seeps, and springs to support stream baseflows. Surface water that flows into riparian
areas during floods or as direct precipitation infiltrates into groundwater in riparian
areas and is stored for later discharge to the stream (Ecology, 2001; City of Portland,
2001).

b. Site Conditions: The submitted reports and plans that support this proposal
document the Type-F stream located on the site in the southwest corner. This stream
is a tributary of Coal Creek. The subject creek enters the site from the south and flows
off-site to the northwest. The stream has a 50-foot buffer and a 50-foot structure
setback. The stream, buffer, and setback are overlapping with the wetland buffer and
steep slope critical areas. The drainage feature flows to the southwest and originates
from Coal Creek Parkway. See figure 5 below for location of the stream and
drainage feature.
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c. Stream Buffer Impacts: Impacts within the stream buffer are minimal and result from
installation of sewer utility. Trenching will cause temporary disturbance and the
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placement of sewer manholes will cause approximately 35 square feet of permanent
impact within the stream buffer along the southern boundary of the site. The remainder
of the stream buffer is proposed to be improved through restoration of native
vegetation and removal of invasive species.

d. Avoidance and Minimization of Impacts: The project avoids almost the entire
stream buffer with the only impacts the result of installation of sewer and drainage
infrastructure. To ensure the proposed sewer and drainage alignments will minimize
impacts to the stream buffer, stream setback, and existing trees as proposed, the
arborist is required to provide a detailed plan and recommendations to ensure trees in
proximity of the trenching related to installation of the sewer and drainage are
protected and retained as proposed. This plan is required as part of the construction
permit submittal. If any further tree removal is necessary, it will be required to be
mitigated at a ratio of 3:1 per the mitigation ratios in LUC 20.25H.105.C. See
Conditions of Approval in Section Xl regarding tree protection and replacement.

e. Restoration and Mitigation of Impacts: The proposal includes enhancement of the
stream buffer by removal of invasive vegetation and in-fill planting of native vegetation.
All areas of temporary disturbance are proposed to be restored. This planting will
improve habitat functions within the stream buffer. See planting plans which are
reference document 1 for mitigation planting.

iii.  Wetlands
a. Wetland Functions: Wetlands provide important functions and values for both the
human and biological environment—these functions include flood control, water
quality improvement, and nutrient production. These “functions and values” to both
the environment and the citizens of Bellevue depend on their size and location within
a basin, as well as their diversity and quality. While Bellevue’s wetlands provide
various beneficial functions, not all wetlands perform all functions, nor do they perform
all functions equally well (Novitski et al., 1995). However, the combined effect of
functional processes of wetlands within basins provides benefits to both natural and
human environments. For example, wetlands provide significant stormwater control,
even if they are degraded and comprise only a small percentage of area within a basin.

b. Site Conditions: The Environmental Review and Stream and Wetland Delineation
Study documents the wetlands that are on-site. A Category IV slope wetland
comprised of palustrine forested and scrub-shrub vegetation is located on the slopes
on the site. This wetland is less than 2,500 square feet in area and per LUC
20.25H.095.B the wetland is not regulated and does not require a buffer. A Category
Il wetland is located in the southwest corner of the site and has a 110-foot wetland
buffer with a 20-foot structure setback from the buffer. This wetland is a depressional
wetland with riverine characteristics along the stream on-site. The wetland consists of
palustrine forested and scrub-shrub vegetation. See figure 5 above for wetlands
on-site.
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c. Wetland Structure Setback and Buffer Impacts: The project proposes to remove
the required 20-foot structure setback from the wetland buffer. The area of the
setback removal that is not contained within any other protected area is
approximately 3,700 square feet. The applicant has accounted for and documented
proposed tree removal and loss of vegetation on the site and within the setback.
There are 13 trees that will be removed as a result of the setback removal.

The wetland buffer is proposed to be reduced from 110 feet to a buffer that ranges
between 92 to 87 feet with a reduction area of 4,620 square feet. The remaining
buffer is proposed to be further impacted by 240 square feet to install permanent
drainage infrastructure. Approximately 2,144 square feet of the buffer will be
temporarily disturbed to construct the drainage infrastructure. The proposed
improvements will remove 11 trees. A 15-foot structure setback is proposed from the
edge of the reduced buffer. See Figure 6 below for wetland setback and buffer

reduction.
Figure 6
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d. Avoidance and Minimization of Impacts: The project avoids all impact to the
Category Il wetland and the proposed reduction of the structure setback and buffer
are the most significant impact of the project. The submitted arguments that the
buffer reduction is necessary for economic viability or to accommodate development

goals are inadequate as justification for avoiding the impacts to the buffer.

The
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project has however minimized impacts to the wetland buffer and setback by
reducing the number of units as well as consolidating the site development thereby
demonstrating avoidance and minimization have been incorporated into the
proposed project. The requested variance application is an additional minimization
measure that allows further consolidation of the developed portion of the site.

e. Restoration and Mitigation of Impacts: Due to the steepness and overgrown
nature of the site, access to evaluate the site was difficult. However, site exploration
found extensive invasive vegetation and a lack of native vegetation understory. The
proposed mitigation for the reduction of the wetland buffer and setback is to fully
plant the wetland buffer to restore the expected functions. In addition, the remaining
critical areas on site are proposed to be placed into a Native Growth Protection
Easement to ensure their protection into the future. These mitigation efforts are
adequate to address the impacts proposed. The applicant has demonstrated that
the proposal, with requested modifications, leads to equivalent or better protection of
critical area function and values which is the main requirement for approval through a
critical area report. See Figure 7 below for comparison of proposed wetland
buffer impacts and proposed mitigation. Note that this does not include the 3,700
square feet of wetland structure setback area which makes the ratio more than 4.5:1.

Figure 7

Action Impact Compensatory Mitigation | Mitigation to
Area Impact Ratio

22,966 square feet of Buffer

Enhancement

5,497 square feet of Buffer
Enhancement (shrubs only)

2692 square feet of Buffer Total Mitizati ati

Weitland Buffer - 2‘.(1.}2 scquare l(.( t of Bllﬂlﬁl l'otal Mitigation Ratio

. 4,860 Enhancement (trees only)
Reduction ’ a1
6,507 square feet of Wetland
Enhancement
1,264 square feet of Wetland
Rehabilitation
iv. Habitat

a. Habitat Functions: Urbanization, the increase in human settlement density and
associated intensification of land use, has a profound and lasting effect on the natural
environment and wildlife habitat (McKinney 2002, Blair 2004, Marzluff 2005, Munns
2006), is a major cause of native species local extinctions (Czech et al 2000), and is
likely to become the primary cause of extinctions in the coming century (Marzluff et al.
2001a). Cities are typically located along rivers, on coastlines, or near large bodies of
water. The associated floodplains and riparian systems make up a relatively small
percentage of land cover in the western United States, yet they provide habitat for rich
wildlife communities (Knopf et al. 1988), which in turn provide a source for urban
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habitat patches or reserves. Consequently, urban areas can support rich wildlife
communities. In fact, species richness peaks for some groups, including songbirds, at
an intermediate level of development (Blair 1999, Marzluff 2005).Protected wild areas
alone cannot be depended on to conserve wildlife species. Impacts from catastrophic
events, environmental changes, and evolutionary processes (genetic drift, inbreeding,
colonization) can be magnified when a taxonomic group or unit is confined to a specific
area, and no one area or group of areas is likely to support the biological processes
necessary to maintain biodiversity over a range of geographic scales (Shaughnessy
and O’Neil 2001). As well, typological approaches to taxonomy or the use of indicators
present the risk that evolutionary potential will be lost when depending on reserves for
preservation (Rojas 2007). Urban habitat is a vital link in the process of wildlife
conservation in the U.S.

b. Site Conditions: As documented in the submitted Critical Areas Report by Avia, the
site is located on the east edge and northern most extent of the Biodiversity Area
and Corridor which is part of the King County Wildlife Habitat Network. Species that
have potential habitat provided on the site are primarily birds and bats of which red-
tailed hawk and pileated woodpecker are likely to use the site for occasional
perching and foraging. No active nests were found on-site. The habitat assessment
contained in the report by Avia, did not find species of local importance present but
the site has potential to support perching and foraging functions. Usage by pileated
woodpecker was observed on the site. The habitat assessment shows the site has a
high habitat value despite degraded conditions.

Some structural complexity exists but there is sparse mid-story where native shrubs
would be expected. The site is covered with large areas of invasive species which is
documented in the addendum provided by Wetland Resources. Approximately 50
percent of the on-site critical areas, buffers, and structure setbacks are covered by
invasive species which is approximately 31 percent of the gross site area. Total
coverage of the site by invasive vegetation is approximately 42 percent of the site.
Where the site is not covered with invasive species there is less diversity of species
and structure than would be expected. See figure 8 below for assessment of each
species potential usage as found in the submitted critical areas report by Avia.
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levcocephalus

Figure 8
Common . Potential
name Scientific name p—— Rational for determination
Bald eagle Haliasetus Likely NB Site is likely too far from large water

bodies for nesting/foraging

Perearine falcon

Falco peregrinus

Possible NB

Breeds on clifl and high structures, forages
in the area commonly

Common loon Gawvia immer Mone Requires open water
Pileated Dryocopus Ej::':_::j’ Mumerous foraging cavities ochserved on
wondpaeckar pileatus foraging the site, no nasting cavitias located
Vaux's swift Chacturs vausi Possible B La rge snags FIFE!ﬁEI'I!:. l?ut large open
and NB foraging arcas ara limited
Spedes becoming commaon in urban areas
Merlin Falco columbarius Possible B and Forests
Purple martin Progne subis Possible B Potential nesting trees but few open areas
for foraging
- - Aechmophorus
Western grebe occidentalis Mone Species requires open water
Great blue Ardea herodias Possible NB :pn.'\all amount .nf feraging habltat, no
hieron suitable breeding stands
" 4 Species is commaon in the area although is
Osprey Pandion haliaetus | Possible NB usually near gpen water
. . Possible B . . .
Green heron Butondes striatus and NB Small amount of suitable habitat is present
. . ] Likely ME, Suitable habitat is present, species is
- " .
Red-tailed hawk | Buteo famalcensis possible B ubiguitous
Western big- Plecotus " re i Nty
eared bat tonnsendit Unlikely Species normally reguires caves in vicinity
Specdies utilizes a range of habitat features
Keen's myotls Myotis keenil Possible for roosting, including loose bark and
cavities in addition to caves
Long-eared . . . i
myotls Myotis evolis Possible As above
L:mg—_lr&ggeﬂ Myotis volans Unlikely Mormally found at higher elevations
myotis
) The species is rare in urban areas and
;::L:gon spotted | 5o pretiosa Unlikely usually found In larger wetlands than
9 available onsite
Western toad Bufo boreas Unlikely Spedes usually occurs in or near meadow
habitat
Western pond Clemmys Unlikel Speces Is very rare In King County and no
turtle marmorata Y nearby records exist
. Oncorfiynchus The on-site stream has at least 4 total fish
Chinook salmen tshaveytscha Mone barriers upstream and downstream
- T
Bull trout ba'lmf" s Mone As above
confluentus
Oncorfyynchus
Coha salmaon wisutch Mone As above
River lamprey Lampelra ayresi Mons As gbove

**Breeding

*Mon-breeding

c. Habitat Impacts, Avoidance, and Restoration: The proposal avoids the stream and
wetland with impacts contained in the outer edge of the wetland buffer and structure
setback as well as on the steep slopes above the wetland and stream. The placement
of the development upslope and mostly along the road frontage avoids the most
sensitive areas on site that have the potential to provide habitat and have significant
opportunity for improvement of function if the condition of the vegetation is improved.
The wetland and buffer are almost entirely impacted by invasive species. Based on
the habitat analysis provided, the expected habitat functions are for flying species due
to Coal Creek Parkway to the north and east and development to the west which
provides significant ground separation that prevents large mammals from easy
access. The only ground-based habitat connection to the site is from the south which

This connection will continue to exist as

Impacts to habitat will

connects to the larger habitat corridor.
development is avoided on the southern portion of the site.
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primarily result from proposed tree removal. Proposed mitigation will replace removed
trees, remove areas of invasive vegetation, and replant with native vegetation that will
improve habitat functions. The critical areas on-site are also proposed to be placed
into a protected Native Growth Protection Easement in compliance with LUC
20.25H.030.B. See Conditions of Approval in Section Xl regarding recording of
Native Growth Protection Easement.

E. CUMULATIVE IMPACTS and TREE REMOVAL

The combined project permanent and temporary impacts to all critical areas, buffers, and
setbacks on site resulting from development is 33,273 square feet, which includes the
approximate 3,700 square feet of wetland structure setback that was not accounted for in
project documents. The impacted area is 26 percent of the total critical areas on the site
which leaves 74 percent of the critical areas undisturbed by the proposal. The project
proposes to mitigate the impacts by restoring 60,869 square feet of the remaining critical areas
which includes the entire wetland and wetland buffer. Most of the proposed planting area is
noted to be currently covered in invasive vegetation, lacking trees or shrub cover. The
degraded areas are to be restored with native planting which not only restores temporary
disturbance but provides enhancement of the subject areas. As stated in the reports
submitted, this enhancement is provided to improve habitat functions. See Conditions of
Approval in Section Xl regarding mitigation planting.

Per the submitted Arborist Report and Critical Areas Report Addendum the applicant has
demonstrated that the required 15 percent retention of all significant trees has been achieved
(LUC 20.20.900). Proposed removal of perimeter trees along the street frontage makes sense
as it allows the development to be consolidated and avoid critical areas. However, the
arborist report has some requirements that do not exist in the land use code, such as a 25
percent retention requirement of the number of trees present and also references tree viability
or non-viability, which are not defined terms in Bellevue’'s Land Use Code. The report also
disqualifies some trees, based on health, from being counted as trees and inclusion in the
retention calculation. Trees may be removed based on health or other issues but are still
trees that are counted toward overall retention. Dead trees or non-viable trees are still trees
and provide a function which requires they be included in the total trees present on site for
purposes of critical areas functions. The reports state that there are 419 trees, which has
been adjusted based on the exclusionary criteria above. These trees have a total of 5,901
diameter inches of which 3,275 diameter inches or 55 percent of the total inches are reported
to remain. Since only 15 percent of the inches are required to be retained the site meets the
required retention which would still be the case with the inclusion of the excluded trees. For
the purposes of ensuring compliance with the tree retention requirements, the submitted
arborist information is adequate as it is clear all trees in the proposed developed area are
identified and their removal is not in question. Trees on the periphery of the development need
more detailed evaluation to determine if their removal is warranted, if snagging as proposed
is necessary, or if the trees can remain as they exist. If a tree is unhealthy, in decline, or dead
but does not pose an imminent risk of failure it needs to be retained. Any action on trees in
the periphery needs further analysis and justification. The revised arborist report required as
condition of approval must also focus on these trees in the periphery of the development and
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near temporary disturbance that remain in wetland/stream buffer or structure setbacks. See
Conditions of Approval in Section Xl for regarding tree protection and replacement.

PROPOSED DEVELOPMENT

A. USE

The proposed multi-family units are permitted outright in the R-20 zone. One unit is proposed on
the portion of the property that is zoned R-5 to comply with the allowance for one unit per lot that
exists in single-family zones.

B. SITE DESIGN

The site is generally shaped like a triangle with the entire eastern portion of the property
adjacent to Coal Creek Parkway. The site is at the same grade as Coal Creek Parkway at
the northern extent of the site which is where vehicle access to the site is proposed. Coal
Creek Parkway is the only public street frontage that exists adjacent to the site. The private
driveway turns south and runs parallel to Coal Creek Parkway before turning west where it
terminates in a vehicle turnaround. The site topography slopes away from Coal Creek
Parkway toward the south and east. Moving south, the site grade and the road grade diverge
such that Coal Creek Parkway is at least ten feet above the finished grade of the site adjacent
to building three. The topography of the site allows most of the buildings and site to be
screened from view behind the fence along Coal Creek Parkway. The project is required to
provide frontage improvements that include a new multi-use trail. See Figure 9 below for
basic site plan orientation and site sections.

Figure 9
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There are existing public utilities adjacent to the site and the proposal includes new
connections to them. Public sewer crosses Coal Creek Parkway and enters the site along the
R-20/R-5 zoning break and then turns west along the southern property line in an existing
easement. The proposal will connect to this sewer in the stream buffer as described
previously. Water service exists in Coal Creek Parkway and a water connection is proposed
in the road. Storm drainage is provided on-site and connects to existing system in the road
with site drainage being stored in underground vaults and released to dispersal trenches.

There are nine proposed buildings, the largest three front along Coal Creek Parkway and the
new private access road. Another three buildings are located on the access road with the
remaining three buildings located around the turnaround. Individual garage parking is
provided for each unit with some visitor parking provided on the site. Due to topography the
site steps down the slope from Coal Creek Parkway with the buildings along the parkway and
access road forming an upper site and the buildings around the turnaround being a lower site.
The upper and lower site are connected by a centrally located ramp and stair system. Two
common open space and play areas are provided for the use of the residents. Two trash
enclosures are proposed on the site for containment and screening of communal refuse bins.
Republic Services has approved the proposed trash enclosure locations and can provide
services based on the proposed plans. See reference document number seven for
Republic Approval Letter.

C. BUILDING DESIGN

As depicted in the submitted architectural plans, each building is four stories high and many
units have daylight basements. Each building varies in the number of units it contains. Every
unit has a garage and varies in size from 2,000 to 2,500 square feet. The buildings are
proposed to be residential in appearance and character and have metal sloped shed roofs
which break up the roof lines with materials, color, and textures used to reduce the building
massing. Materials used include fiber cement siding in varying patterns, wood-like siding,
stone veneers, and painted metal. Window glazing proposed on the buildings also helps to
reinforce the residential appearance of the building and break up building facades. See
Figure 10 below for proposed elevations, colors, and materials.
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Figure 10
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CONSITENCY WITH LAND USE CODE REQUIREMENTS

A. STANDARD REQUIREMENTS AND DIMENSIONS
The majority of the site is zoned R-20, Multi-Family Residential and located in the Transition
Area Overlay District. The southeast corner of the site is zoned R-5. This project complies

with the required dimensional requirements for both zoning districts as shown below.

BASIC INFORMATION
Zoning District R-20 and R-5
Gross Site Area (Sqft) 208,976 (4.8 acres)
Critical Area and Buffer
98,794 (2.27 acres)
(Sqft)
Buildable Area (Sqft) 110,182 (2.53 acres)
DEVELOPMENT REQUIRED/ALLOWED PROPOSED STANDARDS
STANDARD R-20 R-5
Per LUC 20.25H.045
Residential Density R-20: 74 Units 57 Units 1 Unit
R-5: 1 Unit
Front Setback 20 20° 20’
30’ for transition along S property . .
Rear Setback line adjacent to SF Zone Complies Complies
30’ for transition along W
Side Setback property line adjacent to SF Zone Complies Complies
5’ adjacent to MF Zone
20’ between buildings for
Building Separation transition but can be reduced to Complies Complies
avoid critical areas
30’ base height from average
existing grade to mean height
between tallest eave and ridge of
pitched roof.
LA;Xl::um Building Per LUC 20.25B.040 maximum Complies Complies
9 height is 40’ achieved by:
Underbuilding parking (+5’)
Pitched roof (+5°)
No mechanical on roof (+5)
. 35 Percent of net lot area
Maximum Lot Coverage . o .
subtracting critical areas and 26.3 Percent Complies
by Structures (percent)
stream buffer
Alterna.te Maximum R-20: 80 Percent of lot area
Impervious Surface 41 Percent 28 Percent
R-5: 55 Percent of lot area
(percent)
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Minimum 1.8 stalls per unit with

Parking 3 bedrooms = 105 stalls 121 Stalls
No maximum
LUC 20.20.725 for multi-family The proposed waste collection
Refuse & residential uses requires at least area has been reviewed and

Recycling Collection
Area

87 square feet of collection area.

approved by Republic Services
per the letter which is reference
document seven.

Landscaping

Street Frontage
West Property Line
South Property Line

Alternative Landscape Option
20 feet where abutting SF Zones
20 feet where abutting SF Uses

Existing vegetation combined
with proposed mitigation planting
meets buffer requirements along

W and S due to critical areas.

See ALO discussion below for

frontage landscaping.

Tree Retention

15 percent of total diameter
inches = 84 inches

All perimeter trees

55 Percent of existing diameter
inches. See discussion in
section Il of this report.

All existing trees within required
perimeter landscaping areas are
retained or are replanted per the
mitigation planting proposed.
Trees along Coal Creek Parkway
frontage proposed for removal to
allow development and trail
construction.

1. Alternative Landscaping Option

Per LUC 20.20.520, an alternative landscaping option can be granted to modify
landscaping requirements in LUC 20.20.520. In order to consolidate the site
development, limit impact to critical areas, and facilitate the improvement of the
frontage with a multi-use trail, the required ten-foot front landscape buffer is proposed
to be reduced to five feet and incorporated into the multi-use trail improvements.
Significant trees along the frontage are also proposed for removal. Alternative
Landscaping is allowed per the following criteria.

a. The proposed landscaping represents an equal or better result than that
which could be achieved by strictly following the requirements of this section;
and

A majority of the property is proposed to remain vegetated and be restored to meet
mitigation planting requirements for the impacts proposed. The area of development
is consolidated on the northern part of the property and places buildings along the
entire street frontage. The frontage landscaping will include a planting strip, fencing,
walls, as well as grade change placing the buildings partially below the road grade.
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b. The proposed landscaping complies with the stated purpose of this section
(subsection A), and with the purpose and intent of paragraphs F.1 and G of this
section; and

The intent of the landscaping to screen the proposed buildings is achieved through
means other than planting. The proposed landscaping is combined with solid fencing
and walls that are along the entire frontage. Much of the site is below the road grade
S0 screening is also achieved by the grade change. In addition, Coal Creek Parkway
is a major arterial and non-single-family residential uses are on the opposite side of
the street. The proposed landscaping is consistent with these surrounding uses.

c. If a modification of any paragraph excluding subsection E of this section is
requested, the proposed landscaping either:
i. Incorporates the increased retention of significant trees and naturally
occurring undergrowth; or
ii. Betteraccommodates or improves the existing physical conditions of the
subject property; or
iii. Incorporates elements to provide for wind protection or to maintain solar
access; or
iv. Incorporates elements to protect or improve water quality; or
V. Incorporates native species in a design that better buffers a critical area
and critical area buffer from uses on the site, including parking.
The proposal has a tree retention rate that far exceeds the required 15 percent. The
higher tree retention is aided by this proposed reduction by allowing development
closer to the street and reducing tree impacts. This also facilitates placement of the
development upslope of the stream and wetland and at the highest point of the site
which aids access. Solar access is maintained as the buildings are set back
sufficiently but the use of walls along the frontage limits planting which wouldn’t be
seen from the street as it would be below grade. The proposal will restore the stream,
wetland, and buffers on the site as well as remaining steep slopes with native
vegetation.

d. If a modification of subsection E of this section is requested, the proposal
either:
i. Incorporates the retention of significant trees equal in number to what
would otherwise be required, or
ii. Incorporates the retention of other natural vegetation in consolidated
locations which promotes the natural vegetated character of the site.
The trees located in the eastern perimeter along Coal Creek Parkway are proposed to
be removed to allow construction of the multi-use trail and the buildings along the
street. As discussed previously, this proposal far exceeds the 15 percent tree retention
required. Natural vegetation is retained in the avoided critical areas on the site which
are the most important in regard to providing potential habitat. Perimeter trees are
retained along the west and south property lines where the project abuts single-family
uses.
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2.

Increased Excavation and Fill

LUC 20.20.460 has limits for excavation and fill placement outside of a building
footprint. Excavation is limited to ten feet and fill is limited to eight feet which is only
allowed in defined exception circumstances where driveway access exceeds 15
percent slope or where fill limits are generally observed except in localized instances
due to topographical variations. The proposal includes a variance application to this
section which would allow increased excavation and fill to allow the road to be smaller
and meet the maximum slope allowed. Proposed excavation is commonly 12-14 feet
with a maximum of 23 feet in one location. Excavation would total 25,000 cubic yards.
Placement of up to 12 feet of fill material is proposed for a total of 15,000 cubic yards.
This amount of excavation and fill is proposed due to exceptional topographical
circumstances and is only proposed in localized instances due to the topographical
variation on the upslope portion of the site where the driveway is proposed. The
development is proposed in the upslope area to avoid the more sensitive wetland,
stream, and their buffers. This variance is proposed in order to consolidate the area
of development but means that variations in existing topography cannot be addressed
in more standard ways such as building longer roads to overcome slope conditions.
See Section IX for discussion of variance decision criteria.

B. CRITICAL AREAS REQUIREMENTS LUC 20.25H

The City of Bellevue Land Use Code Critical Areas Overlay District (LUC 20.25H) establishes
standards and procedures that apply to construction of improvements on any site which
contains in whole or in part any portion designated as critical area or critical area buffer. The
site has overlapping critical areas and buffers and the project proposes impacts to steep
slopes, 50-foot top-of-slope buffer, 75-foot toe-of-slope setback, 20-foot wetland structure
setback, 110-foot wetland buffer, 50-foot stream setback, 50-foot stream buffer, and habitat.
The proposal is subject to the following critical areas requirements.
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Hazards and Steep Slopes

LUC Section Performance Standard/Code Provision Applicable Critical Area
20.25H.055.C Performance Standards for New and Wetlands, Steep Slopes,
Expanded Uses or Development Streams
20.25H.080 Performance Standards for Streams (Type S | Streams
or F) and Associated Stream Buffers
20.25H.100 Performance Standards for Wetlands and Wetlands
Wetland Critical Area Buffers
20.25H.105 Mitigation and Monitoring — Additional Wetlands
Provisions
20.25H.125 Performance Standards for Landslide Steep Slopes

20.25H.140 and
145

Geotechnical critical areas report
requirements

Steep Slopes

Easement

20.25H.160 Performance Standards — Species of Local Habitat and Important
Importance Species

20.25H.215 and | Mitigation Sequencing All

.220

20.25H.250 Functions and Values All

20.25H.030 Designation of Native Growth Protection All

The project elements are subject to the requirements found in LUC 20.25H as
specified below which are addressed in the submitted Critical Area Report, Addendum,
and Geotechnical report.

i. Consistency with LUC 20.25H.055.C

The proposal includes construction of a private access road which is an allowed use
in LUC 20.25H.055. Private utility construction is not an allowed use and their impacts
are part of the critical area report. The proposed private road will permanently impact
6,257 of slope buffer and temporarily impact 4,266 square feet of steep slope in the
southeast corner of the site. The project is required to choose the most technically
feasible alternative with the least impact (LUC 20.25H.055.C.2.a). The chosen
alternatives must then be in conformance with development standards in LUC
20.25H.055.C.2.b. The proposed road is located mostly parallel to the Coal Creek
Parkway and is immediately adjacent to the residential units that gain access from it.
The road is also the minimum width required. The road is supported by retaining walls
to limit disturbance from construction and is located at the highest points of the site to
avoid impacting the stream and wetland. The site must have a private, internal road
as direct access from Coal Creek Parkway for each unit is consistent with the
transportation requirements. The project will not affect aquatic flows or storage
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capacity. As discussed previously, the remainder of the site is proposed to be
restored as mitigation and placed into a Native Growth Protection Easement.

ii. Consistency with LUC 20.25H.080

The project is working within on a site with a Type F stream and impacts the stream
buffer. The proposal must be in conformance with the performance standards in LUC
20.25H.080, for projects that impact Type F streams. The proposal does not result in
any permanent lighting in the stream buffer. Following construction, it is not expected
that the noise from the proposed units will be greater than that which already exists
from Coal Creek Parkway. Construction noise will be minimized through BMPs and
allowed construction hours. No new impervious surfaces or stormwater will be created
in the stream or buffer. Replanting in the stream buffer is proposed to restore areas
of temporary impacts and as mitigation for the project impacts. Final planting plans
that provide full details of all planting are required to be submitted under future
construction permits. See Conditions of Approval in_Section XI| regarding
mitigation planting

iii. Consistency with LUC 20.25H.100 and LUC 20.25H.105

The project proposes to reduce the 110-foot wetland buffer and 20-foot structure
setback. In addition, there are temporary impacts within the buffer resulting from
construction of storm drainage infrastructure. The project is required to meet the
performance standards for wetlands and buffers. The proposal does not result in any
permanent lighting in the wetland or reduced buffer. Construction noise will be
minimized through BMPs and allowed construction hours. No new impervious
surfaces or stormwater will be created in the stream or buffer. Full restoration of the
remaining critical areas on the site includes the wetland and buffer. The proposed
mitigation and restoration compared to all permanent and temporary wetland impacts
achieves a 4.5:1 ratio of mitigation to proposed impacts, when including the removed
wetland setback. Final planting plans that provide full details of all planting are
required to be submitted under future construction permits.

iv. Consistency with LUC 20.25H.125

Only 135 square feet of all steep slopes on-site are proposed to be impacted to allow
for the proposed road access. All other impacts proposed to slopes are to the slope
buffer which has both temporary and permanent impact. The project is proposed in a
way that uses the buildings as retention, terracing the proposed development on the
slope across the site. The proposal is to locate the buildings at the top of the at the
highest points on the site and avoid the lower elevations where the wetland and stream
and most environmentally sensitive portions of the site. The geotechnical engineer
found that the proposed development will not result in a greater risk or need for buffers
on adjacent properties. The site development uses retaining walls and building
foundations to limit the extent of temporary impact to the slopes. Development and
impervious surfaces have been positioned to be around the critical areas to avoid them
as much as possible. No buildings are located on slopes in excess of 40 percent. The
geotechnical engineer found that pole construction was not feasible on the site but
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does note that pile foundations may be used to support the buildings and minimize
excavation through poor soils. No parking areas are proposed on slopes in excess of
40 percent. As discussed previously, all remaining areas of critical areas and buffer
on the site will be placed into a protected easement and this area will be restored with
native vegetation.

v. Consistency with LUC 20.25H.140 and LUC 20.25H.145

As documented in the submitted geotechnical report, the geotechnical engineer
provided assessment of the slopes and soils on the site and their stability and
recommendations for the slope buffer reduction proposed. The geotechnical engineer
found that the developed condition will not increase the threat of geological hazards
than what currently exists, provided their recommendations are followed. The site
proposal avoids other critical areas present on the site and these are not impacted by
the proposed slope buffer reductions. The slope stability analysis indicates that the
factors of safety are within the industry standards for slope conditions. As discussed
in this report the habitat potential provided by the site will not be reduced and will be
increased by the proposed restoration to ensure that the site can provide habitat. Per
LUC 20.30P.170, proposal that impact steep slopes and buffers require a Hold
Harmless Agreement be recorded as part of the construction permit. See Conditions
of Approval in Section Xl regarding geotechnical recommendations and Hold
Harmless Agreement.

vi. Consistency with LUC 20.25H.160

As discussed in the submitted critical areas report and addendum, the project
incorporates WDFW recommendations for avian species that have potential to use the
site. Conversion of trees to habitat snags and retention of large woody debris on the
site is proposed. Significant replanting and restoration of the wetland, stream, and
buffers is proposed and will increase vegetation quality and structure that will improve
habitat functions. See Conditions of Approval in Section Xl regarding WDFW
habitat recommendations.

vii. Consistency with LUC 20.25H.215 and LUC 20.25H.220

The project must demonstrate that mitigation sequencing has been considered to
avoid and minimize impacts to critical areas and buffers. The proposal represents the
best alternative with least impact. Construction of walls and the proposed significant
excavation and fill placement are measures proposed to minimize and limit the extent
of the site that is disturbed. The submitted critical areas report addendum described
proposed planting and a generalized planting plan is provided. A final planting plan
that shows all planting areas and is based on the planting described in the addendum
is required to be submitted as part of the grading permit. The planting is required to
be guaranteed by an installation assurance device in the amount of 150 percent of all
estimated costs associated with installation of the proposed planting. Full itemized
cost estimates are required to be provided as part of the grading permit submittal. A
maintenance and monitoring assurance is also required and given the extent and
sensitivity of the restoration proposed in the wetland the maintenance surety must be
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for 100 percent of the costs for maintenance and monitoring to ensure the success of
the planting. The goals, objectives, and performance standards of the maintenance
and monitoring are contained in the critical areas report is approved and is required to
be stated on the planting plan submitted with the grading permit. See Conditions of
Approval in Section Xl regarding maintenance and monitoring plan, installation
surety, maintenance surety, cost estimates, and Land Use Inspection.

viii. Consistency with LUC 20.25H.250

Based on the critical areas report addendum, the Category Il wetland on-site is large
and has a Type-F stream running through it. Due to the flowing outlet this wetland has
moderate hydrological functions. The wetland is subject to storm events and only has
small areas subject to frequent flooding. The wetland also has sparse vegetation
cover other than invasive species and provides lower habitat functions than would be
expected. Per LUC 20.25H.230, the applicant must demonstrate degraded condition
of the existing site and that the condition can be improved and restored as part of the
project. The proposal is to restore all vegetation on the remaining site which includes
the entire wetland and reduced buffer and all other critical areas. As discussed
previously, this restoration will improve habitat functions in the wetland, stream buffer,
and on the steep slopes with the result that the most sensitive critical areas on the site
will have increase functions and values as a result of the proposal.

iXx. Consistency with LUC 20.25H.030

The applicant will place the critical areas and buffers on the site into a Native Growth
Protection Easement as required by the code for the reduction of the wetland buffer
on the site. This easement is required to be delineated and reviewed as part of the
grading permit review. The boundary of the NGPE is to be fenced and posted with
signage. The easement is required to be recorded prior to issuance of the grading
permit. See Conditions of Approval in Section Xl regarding Native Growth
Protection Easement.

C. DESIGN GUIDELINES AND DESIGN CRITERIA
Pursuant to LUC 20.25B.030, all development activity within a transition area must comply
with the following guidelines.

i. Consistency LUC 20.25B.050.A - Site Design Guidelines.

1. Whenever possible, vehicular access should be designed so that traffic is
not directed through an abutting residential district of lower intensity.

The proposed vehicular access is located on the site and is not through an
abutting residential district.

2. Loading and refuse collection areas should be on the side of a building
facing away from an abutting residential district of alower intensity, but not
in a front yard setback.
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The two refuse areas are shown on the plans and have been approved by Republic
Services. The refuse locations, site topography and screening provided by
vegetation, buildings, and around the refuse area will make these area not visible
from properties receiving transition.

In addition to the minimum requirements of LUC 20.20.520, site
development should maximize the retention of existing significant
vegetation in order to soften the visual impact on adjacent residential uses.

The site abuts single-family residential properties along the west and south
property lines where the wetlands, stream and protected areas of the site are
found. No development is proposed in these areas and existing vegetation is to
remain and be increased by the proposed mitigation planting.

Surrounding vegetation, topography, street patterns, parking configuration
and building massing should be considered in order to result in a
compatible fit between the proposed development and existing residential
development.

As discussed previously, the topography of the site is a primary consideration for
this proposal. Based on the shape of the site, limits to development, and proximity
of Coal Creek Parkway the proposed buildings are located in the most feasible
locations. Uses in immediate proximity to this site include other multi-family
development, school facilities, a church, parks open space, and single family
residences. The buildings proposed are residential in character with different
sized buildings, residential roof forms and materials, and individual garages. The
project establishes a significant presence along the street, but this presence
diminishes across the site due to the site topography that places the proposed
development below the road grade.

ii. Consistency with LUC 20.25B.050.B — Building Design Guidelines.

1.

2.

Building surfaces facing abutting residential districts should be clad with
materials which are similar to or compatible with surrounding uses, and
which minimize reflected lighting.

The only street frontage that exists is the frontage along Coal Creek Parkway
which is an arterial and not a residential street. There is a private road to the
west, but this road abuts the areas on the site that are avoided by development.
Buildings along Coal Creek Parkway that are most visible are clad with residential
materials and are individual residential townhomes rather than larger housing on
multiple levels.

Building facades should incorporate elements such as stepbacks, offsets,
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angled facets, deep roof overhangs, recesses and other architectural
features which serve to break down the scale. The larger the building, the
greater the number and variety of such elements that may be necessary to
achieve the effect of diminishing scale.

The proposed buildings include roof overhangs, projecting decks, alternating
materials and textures, and use of glazing to break up facades. Due to
topography much of this development will not be in view from the street and
appear smaller as the site slopes downward from the road.

Except in the OLB 2 and NMU Districts, pitched roof forms are preferred in
order to enhance the compatibility with nearby residential areas. However,
under certain circumstances, a stepped roof form could achieve a similar
effect.

The proposed structures use pitched roof forms which are compatible with the
adjacent residential structures.

In the OLB 2 and NMU Districts, rooftop elements (including roof shape,
surface materials, colors, and mechanical equipment) should be integrated
into the overall building design.

This is not applicable as the site is not in the OLB 2 or NMU districts.

Communication dishes greater than 1 meter (3.28 feet) in diameter should
not be visible from adjacent residential districts.

No dishes are proposed.

Materials and colors used on the building fagades should be compatible
with nearby residential buildings and the surrounding natural environment;
however, colors and materials used for the purpose of accent may be
approved.

Materials proposed are discussed previously. The colors and materials proposed
are neutral and natural which are compatible with nearby residential buildings and
the natural environment.

PUBLIC NOTICE AND COMMENTS
Design Review and CALUP Variance
Application Date: August 3, 2018 August 15, 2019
Notice of Application: September 6, 2018 September 19, 2019
Public Notice Sign: September 6, 2018 NA
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| Minimum Comment Period: | September 20, 2018 | October 3, 2019 |

The project was publicly noticed in the City’s Weekly Permit Bulletin, in the Seattle Times, and by
signage posted on the project site on September 6, 2018. During review a variance application
was submitted and publicly noticed on September 19, 2019. Several comments were submitted
that primarily concerned traffic, safety, and environmental impacts of the project. Of the comments
submitted, only one is from a verified neighbor of the project site. The comments are summarized
into topics below with responses provided. All comments submitted can be found in the project
file.

1. Traffic and Safety Concerns
Summary: Comments submitted concerned the number and accuracy of the vehicle trips
proposed, guest parking provided, unsafe conditions on Coal Creek Parkway, and general
comments on traffic on Coal Creek Parkway.

Response: Traffic and transportation review is discussed in section VI below. The
transportation analysis was reviewed and updated throughout the course of the project and is
within the anticipated number of trips for development. The transportation analysis and
modeling assumed the maximum unit potential of this site which is 75 units that produce 33
pm peak hour trips. There are more trips produced over the course of a day than 33, but the
transportation analysis is designed to focus on the evening commute times. The proposal to
build 58 units will have fewer trips than the maximum 75 units analyzed. Access to the site is
proposed to be right-in/right-out and left turns onto Coal Creek Parkway will not be possible.
The project has also been required to meet sight distance requirements as Coal Creek
Parkway curves at this location. Public transit is immediately available at this location with
three bus stops in vicinity and a park and ride is located at the church across the street. The
project is also constructing a segment of multi-use path on the frontage of the site that will
connect to a larger non-vehicular route envisioned in the City’s Pedestrian Bike Plan on the
west side of Coal Creek Parkway to provide a pedestrian and bike path that is separated from
traffic. Each unit has a garage for required parking and five visitor parking spaces are provided.

2. Environmental Concerns
Summary: Comments submitted concerned impacts to wildlife, elimination of habitat, and off-
site stormwater impacts.

Response: The environmental impacts of this project have been extensively reviewed in
numerous revisions to the critical area studies submitted in support of this project. The initial
environmental assessment underwent third-party review by an independent biologist
contracted with the City to provide independent assessment. This process established the
presence of one regulated wetland that had an increased wetland category and larger buffer
as well as the presence of only one stream on the site. The habitat value and functions of the
site also were reviewed extensively. While many sites with vegetation provide habitat to
mammals such as deer, racoon, and other common mammals there is no requirement to
protect these animals that are not listed species of importance or concern. The only
requirement is that habitat functions be generally maintained so that species still have the
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potential to use a site. The biologist found that species using the site are likely avian due to
the isolation of the site by Coal Creek Parkway and development to the west. Evidence of
woodpecker and red-tailed hawk usage was found but no nests were found. The site is
connected on the south boundary of the site to a larger habitat corridor and this connection is
maintained by the project. The proposed development is as close to the street as possible and
upslope of the wetland and stream features on the site that provide the most valuable habitat
functions. The proposal does not remove the potential for this site to be used by larger
mammals, but none of the species in submitted comments (bear, bobcat, coyote) were
documented on the site. The majority of the site critical areas are avoided with impacts located
in the outer buffers that protect these features. The portion of the site that is not in the
developed area is to be placed into a protected easement and will be restored with native
planting to replace the invasive vegetation that currently exists. The proposal will result in a
site that has critical areas with improved functions for habitat and stormwater as a result of
increased vegetation density and variety. Whereas, there is no existing stormwater facility to
intercept flashes from storms that flow onto the site from Coal Creek Parkway or upslope of
the site, the proposal will provide infrastructure to collect, hold, and disperse the stormwater.
Installed vegetation will improve the ability of wetland on the site to treat and hold water before
it leaves the site. The stormwater requirements for this project require that the rate of
stormwater leaving the site is at the same rate prior to development which is achieved if not
improved by the proposal. Coal Creek which flows across neighboring properties to the south
does have a mapped 100-year floodplain and flooding does occur, but this is an existing
condition and not one created by this project.

3. Other Concerns
Summary: Other comments on general impacts to schools and why affordable housing was
not proposed.

Response: General zoning of the site would allow 75 units which is the number anticipated in
the planning of schools to ensure capacity. This proposal is 58 units and less than anticipated
due to the environmental constraints. Affordable housing is not a requirement of the code and
the applicant may choose not to provide housing under affordable programs.

TECHNICAL REVIEW

A. CLEARING & GRADING

The Clearing and Grading Division of the Development Services Department has reviewed
the proposed site development for compliance with Clearing and Grading codes and
standards. The Clearing and Grading staff found no issues with the proposed development
and has approved the application. The project will be reviewed for conformance with Clearing
and Grading code 23.76 and conformance with required Best Performance Measures. The
geotechnical engineer is required to review the final construction plans, including all retaining
walls and foundation designs. A letter from the geotechnical engineer stating that the plans
conform to the recommendations in the geotechnical report and any addendums and
supplements must be submitted to the clearing and grading section prior to issuance of the
construction permit. The geotechnical engineer is required to inspect the project during
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construction. Rainy season restrictions will apply. See Conditions of Approval in Section
Xl for clearing and grading, geotechnical review, inspection and seasonal restrictions.

B. UTILITIES

i. Surface Water

There are two separate threshold discharge areas (TDA) for this project. In TDA 1, The
project will mitigate stormwater runoff via a Modular Wetland system water quality facility,
detention vault, a series of detention tanks and on-site dispersion. In TDA 2, runoff will
continue to flow northwest within the public drainage system in Coal Creek Parkway SE.
The existing upstream runoff that discharges on-site via an 18-inch pipe into a ravine will
be enclosed with an on-site pipe and flow through the site into the existing discharge point
following the natural drainage path.

ii. Water

The public water system in SE Coal Creek Parkway and 125" Avenue SE will be
connected through the project site. Public water infrastructure will be built throughout the
private roadway on-site. Easements on-site and off-site will be required for the water
system. New hydrants will be required per fire department requirements.

iii. Sewer

Private eight-inch sanitary sewer pipe will be constructed throughout the private roadways
on-site. Single services as well as joint use sewer lines will be utilized for sewer
connection. The site sewer discharge will connect to the public sewer system running
along the southern property line. A portion of the public sewer line on-site will need to be
re-routed as part of the development. New sewer easements as well as easement
relinquishments will be required.

See Conditions of Approval in Section Xl for utilities approval.

C. TRANSPORTATION REVIEW

Project Summary

The project is located on a triangular piece of undeveloped land at the intersection of Coal
Creek Parkway SE and Factoria Boulevard SE, previously seen in figure 2 of this report. This
sight just directly south of Newport High School. The project will install a new access location
off Coal Creek Parkway west of the intersection and a private road system to serve
approximately nine separate multi-family housing buildings. For the purposes of assessing
transportation impacts from this project the analysis used 75 multi-family units, generating
approximately 33 new vehicular trips, which is the maximum potential number of units for this
site based on gross lot area and 20-unit per acre density.

Vehicle Access and Loading
Coal Creek Parkway SE is a major arterial, the highest classification of arterial street in the
City. This site is currently undeveloped and has no access to the street. Vehicular access to
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the proposed project will be provided by one new driveway cut onto Coal Creek Parkway SE
to serve the internal private road. This new access location is in the NW corner of the site as
shown below. There is existing C-curb that will remain in place resulting in the driveway being
restricted to right-in and right-out. No additional pavement widening within the road is required
on Coal Creek Parkway SE, the curb and gutter will stay in the existing location.

The internal private road network will include 20-feet of pavement width for vehicles and a 5-
foot sidewalk on at least one side. Where there are town homes on both sides of the road
there will be 5-foot sidewalks on both sides. Transportation and Fire have reviewed the private
road network to ensure that it meets all City standards. This includes turnaround facilities that
can be used by fire and life-safety, delivery trucks, trash trucks, and moving trucks. Backing
onto Coal Creek Parkway SE will not be permitted. Loading of any kind within the existing
travel lanes or the 5-foot wide bike lane of Coal Creek Parkway SE will also not be permitted.

Pedestrian and Bicycle Access

There is currently a sidewalk along the majority of the project frontage with Coal Creek
Parkway SE. East of the intersection with Factoria Boulevard there is no sidewalk while there
is a wide sidewalk to the west. There is gravel and an informal path along the side of the road
that is used by pedestrians to access the bus stop and to continue south along Coal Creek
Parkway SE. There is also a 5-foot wide shoulder bike lane within the road along the frontage
of the project.

The City’s 2009 Pedestrian Bike Plan calls for the construction of a multi-purpose path along
the south side of Coal Creek Parkway SE due to the speed and volume of vehicles using this
street. This project will construct a new 14-foot wide multi-purpose path along the length of
the Coal Creek Parkway frontage. This facility will be separated from the road by a minimum
5-foot wide continuous planter strip. The City has provided the proposed project the ability to
relocate the existing curb and gutter to the edge of the vehicular travel lane, allowing the width
currently used for a 5-foot wide shoulder bike lane to be re-purposed into the 14-foot wide
multi-purpose path. At this point in the time developer has chosen to leave the curb and gutter
in the existing location. The option to re-purpose the 5-foot bike lane will continue to be
available throughout review of the GD permit. At the direction of the applicant the concrete
curb and gutter shall stay in place and only be replaced upon the same alignment if it is
needed, cracked, or damaged. This facility will provide safe infrastructure to both pedestrians
and bicycles over the existing infrastructure based on the conditions and characteristics of
Coal Creek Parkway SE.

Transit Service Access

Transit service near the project is provided by King County Metro. One of the stops is along
the project frontage. The routes serviced by these stops include the 240, 245, 886, 824, 887,
and 823. The most frequent service is provided on the 240 and 245 routes.

Sight Distance for vehicles and pedestrians
Sight lines for the proposed driveway onto Coal Creek Parkway has been shown to meet
Bellevue’s vehicular and pedestrian sight distance requirements with an improvement to the
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west side of the driveway on the adjacent property. This will require a sight distance easement
from the adjacent neighbor, as the sight triangle extends through their property. This project
will be conditioned to have a sight distance easement in place prior to any GD and BB permit
issuance.

The applicant has been notified by City staff that this sight distance easement is a requirement
and if it cannot be acquired that the driveway will be required to be relocated such that
Bellevue’s sight distance requirements can be met. Staff recommended that this easement
be in place prior to approval of the LD permit however the applicant has indicated that they
would like to proceed without it with the understanding that not acquiring the easement may
require significant building and site redesign. See Conditions of Approval in Section Xl for
sight distance.

Streetlighting

Streetlighting photometric analysis is required adjacent to the proposed site along Coal Creek
Parkway SE. New streetlight poles and replacement of existing luminaires with new poles
and LED fixtures are required to meet the City’s current standards. See Conditions of
Approval in Section Xl for streetlighting.

Transportation Infrastructure

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.

Engineering and construction details must be shown on the civil engineering plans submitted
to the clearing and grading permit. The engineering plans shall be the controlling document
on the design of these features; architectural and landscape plans must conform to the
engineering plans. During construction, city inspectors may require additional survey work at
any time to confirm proper elevations. The building grade and elevations shall be consistent
with the curb and sidewalk grade shown in the approved civil engineering plans.

Improvements are required on the Coal Creek Parkway SE frontage along the length of the
property. The improvements include installation of a minimum 5-ft wide planter strip, 14-ft
wide multi-purpose path, and a retaining wall to support the widened pedestrian and bicycle
infrastructure.

Transportation Infrastructure Improvements on Coal Creek Parkway include the following:
1. Coal Creek Parkway

a. Install additional c-curb and signage as needed to prohibit left turns into and out of the
site.
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b.

Q@

Install new concrete curb and gutter as needed. This includes any location where it is
currently cracked, damaged or where it is damaged during construction of the
proposed project.

Install a minimum 5-ft wide planter strip with the following:

i. Spray Irrigation from a private meter. A city meter may need to be installed by the
developer if one is not present and if the Parks Department agrees to maintain the
frontage.

ii. Soil preparation and root barrier

iii. Street trees, ground cover, and landscaping

Install a minimum 14-ft wide protected bike lane consisting of the following:

i.  0.5-ft vertical curb flush with the Hot Mix Asphalt (HMA)

ii. 13-ft of HMA

ii. 0.5-ft vertical curb flush with the HMA

Install a new wall(s) to support the required infrastructure improvements

i. Walls are to be constructed to WSDOT and AASTO standards

ii. A third-party structural review shall be conducted by the City.

iii. 3" party inspections will be required.

iv. The wall shall be a gravity system approved by the review engineer, no tiebacks
or geofabric shall extend under the road or multi-purpose path improvements.

v. Public and private walls shall be structurally independent.

vi. Any new walls required for widened frontage improvements may not rely on the
existing wall to retain any portion of the road. The new wall must be designed as
if there are no existing walls.

vii. Safety railings and vehicular barrier shall be required per City, WSDOT, and
AASTO standards.

Removal of Existing Infrastructure

i. To accommodate the required infrastructure improvements the existing sidewalk,
vehicular barrier, and the top four-ft of the existing gabion wall shall be removed.

The existing signal pole shall be protected in place.

One new ADA ramp shall be required at the intersection of Coal Creek Parkway and

Factoria Boulevard.

i. A grind and overlay through any portion of the crow walk on Coal Creek Parkway
will trigger an obligation to replace the companion ramp to meet current ADA
standards.

Access Location

i. The driveway shall meet all Bellevue Standards. This includes the driveway width,
vehicular sight distance, and pedestrian sight distance.

Streetlighting that meets Bellevue’s standards at the time of GD permit review.

i. Installation of poles, arms, and LED fixtures meeting current City standards is
required.

ii. A combined street tree and streetlight 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
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spacing from driveways (ten feet from Point A in standard drawing SW-140-1 or
equivalent).

k. A signage and channelization civil plan is required. All signage and channelization

shall meet City standards as directed by the review engineer.

2. Private Road

a.

The private road shall meet Bellevue’s minimum requirements per the transportation
design manual. This includes the width of the road, the width of the sidewalk, and
maximum road grades.

Due to topography on site there are locations where transportations maximum 15%
grade requirement may be exceeded. This has been coordinated with fire to ensure
that there are properly sized turnaround facilities and additional mitigation measures.
One such required mitigation measure is the use of concrete pavement with a heavy
tined/raked finish.

Private street lighting shall be required at road ends and at the location where
transportations grade requirements are exceeded.

3. Pervious/Porous Pavement

a.

The City of Bellevue Transportation Department encourages project owners and
designers to utilize natural drainage practices as a method to mitigate stormwater
runoff resulting from the addition of impervious surfaces to a site. Permeable pavement
is an acceptable option for meeting on-site stormwater management, runoff treatment,
or flow control requirements and is permitted within City of Bellevue right-of-way if:

i. None of the infeasibility criteria are met as listed in the most current version of the
Washington State Department of Ecology ‘Stormwater Management Manual for
Western Washington’ (BMP T5.15: Permeable Pavements), and,;

ii. Allinfiltration feasibility criteria requirements are met from the most current version
of the City of Bellevue ‘Surface Water Engineering Standards’.

Permeable pavement shall not be used for curb ramps, curb ramp landings, or driveways.
Permeable pavement within the driving surface of a roadway is limited to roads with very
low volumes (ADT < 400 per DOE SMMWW BMP T5.15: Permeable Pavements) and a
special design and review is required. Contact the review engineer for submittal
requirements for permeable pavements within the driving surface. As this project has
triggered more than one of the infeasibility criteria pervious pavements will not be allowed
with the public right of way and sidewalk easement.

4. Retaining Walls

a.

If retaining walls are required to support or protect the public road they shall be
constructed to City, WSDOT, and AASHTO standards.

A third-party structural review shall be required.

The width of these facilities is not known and may require that proposed project’s
building to be relocated to accommodate this infrastructure.

A vehicular barrier face may be required by the review engineer.
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5. Signal and Fiber
a. Conduit and junction boxes are required along the length of Coal Creek Parkway. The
City will take on the cost of the fiber and the fiber installation. The applicant shall install
the conduit and junction boxes.

6. Sight Distance Easements
a. To meet the City’s sight distance requirements the applicant has chosen to acquire a

private sight distance easement from the adjacent property owner to the west. Itis the
applicant’s responsibility to acquire this easement prior to approval of the construction
plans for the project. The applicant has chosen to proceed with ADR approval without
this easement, against the recommendation of City Staff. If the easement cannot be
required it may result in a redesign of the access location, the private road, and several
buildings in order to meet the City’s sight distance requirements on the projects own

property.

7. The Americans with Disabilities Act (ADA)

a. 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. All new and existing junction boxes shall have non-slip lids
installed. All new and existing junction boxes shall have foundry applied non-slip lids
within the public sidewalk.

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
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drawings. If such standards cannot be met, then deviation from standards must be
justified on a Design Justification Form to be filed with the Transportation Department.

8. No soil nailing or shoring is allowed under a street right of way or sidewalk/utility
easement or multi-use easement without an indemnification agreement that
protects the city.

9. 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 SW-140-
1 or equivalent. Fixed objects are defined as anything with breakaway
characteristics greater than a four-inch by four-inch wooden post.

10. 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.

11. The applicant is required to coordinate mailbox location with the Bellevue
Postmaster and show the mailbox location on the engineering plans

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.

See Conditions of Approval in Section Xl for transportation infrastructure.

Right of Way Dedication and Easements
To incorporate street improvements which are reasonably necessary to mitigate the direct

results of the development, and to accommodate the street widening described elsewhere in
this document, the developer is required to provide the City easements.

A sidewalk and utility easement are required from the back of the curb to the back of the
multipurpose path. A wall and wall maintenance easement shall encompass the full width of
the wall and 5-ft behind the face of the wall. See Conditions of Approval in Section Xl for
right-of-way dedication easements.

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
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by a Right of Way Use Permit. See Conditions of Approval in Section Xl for use of right-
of-way.

Pavement Restoration

The City of Bellevue has established the Trench Restoration Program to provide developers
with guidance as to the extent of resurfacing required when a street has been damaged by
trenching or other activities. Under the Trench Restoration Program, every street in the City
of Bellevue has been examined and placed in one of three categories based on the street’s
condition and the period of time since it has last been resurfaced. These three categories are,
“No Street Cuts Permitted,” “Overlay Required,” and “Standard Trench Restoration.” Each
category has different trench restoration requirements associated with it. Damage to the street
can be mitigated by placing an asphalt overlay well beyond the limits of the trench walls to
produce a more durable surface without the unsightly piecemeal look that often comes with
small strip patching.

Near this project, Coal Creek Parkway has been classified as “Overlay Required.” The new
public grid roads will require a final lift with no pavement cuts. See Conditions of Approval
in Section Xl for pavement restoration.

D. FIRE REVIEW
The Fire Department reviewed the proposal and approved the application.

E. BUILDING REVIEW
The plans generally conform to the building code requirements applicable to this stage of the
design process. Complete review will occur under the Building permit application(s).

STATE ENVIRONMENTAL POLICY ACT (SEPA)

Environmental review is required for the proposal under the State Environmental Policy Act
(SEPA), Chapter 43.21C RCW and Washington Administrative Code (WAC) 197-11, and the
City’s Environmental Procedures Code, Chapter 22.02 of the Bellevue City Code (BCC). The
Environmental Checklist together with information provided below (and in the official file)
adequately discloses expected environmental impacts associated with the proposed Design
Review approval. The environmental review indicates no probability of significant adverse
environmental impacts occurring as a result of the proposal. Therefore, issuance of a
Determination of Non-Significance (DNS) is the appropriate threshold determination under
SEPA.

Adverse impacts which are less than significant are subject to City Codes or Standards, which
are intended to mitigate those impacts. In cases where the City has adopted development
regulations to systematically avoid or mitigate adverse impacts, those standards and
regulations, where applicable, will normally constitute adequate mitigation of the impacts.
Where such impacts and regulatory items correspond, further documentation is not
necessary. Where impacts and regulations do not correspond, or where unanticipated impacts
are not mitigated by existing regulations, BCC 22.02.140 provides substantive authority to
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mitigate impacts disclosed through the environmental review process.

A discussion of the impacts associated with the project is noted below, together with any
specific conditions of approval. These impacts will be mitigated to less than significant through
exercise of Code authority as well as through project-specific Conditions of Approval
contained in this report.

A. EARTH AND WATER

The submitted geotechnical report by Associated Earth Sciences found the site is on the
southern edge of a plateau between Lake Washington and the Somerset foothills that
encompasses the Factoria neighborhood. The site has a tributary of Coal Creek which has
been discussed previously in this report. The project will be required to comply with all erosion
and sediment control BMPs and the Clearing and Grading code requirements as part of future
development permits.

B. PLANTS AND ANIMALS

As discussed previously this proposal will greatly exceed the tree retention requirement of 15
percent of the total diameter inches. The submitted arborist report states that there are 419
trees existing on site and that 203 will be retained with 219 being removed and 10-12 trees
converted to snags. The remainder of the site, outside of the developed area, that contains
the steep slopes, wetland, stream, and buffers is proposed to be restored with vegetation per
the submitted critical areas report addendum and mitigation plans. Over 70,000 square feet
of wetland, stream, steep slopes, and buffers will be restored with native vegetation and the
remaining critical areas and buffers placed into a protected easement.

C. TRANSPORTATION
Long Term Impacts and Mitigation

The City has prepared a traffic forecasting model for the 2030 horizon year to assess
cumulative impacts that may result from growth and development during that period. This
modeling analysis is based on a projected land use scenario and improvements to the
transportation system that would occur during this time period.

Under the level of service standard detailed in the Transportation Code, the City is divided
into 14 Mobility Management Areas (MMAS), each with an area average standard and a
congestion management standard. The traffic modeling shows that all of the MMAs would
meet both standards. The submitted Transportation Impact Analysis (TIA) found in the
project file was based on 75 units, which is the maximum number of units possible on this
site. Only 58 units are proposed and this project proposes to add a maximum net increase
of 33 new trips in MMA 13. This level of development is within the assumptions of the
City’s traffic modeling and does not require additional mitigation.

In addition, transportation impact fees are used by the City to fund street improvement
projects to alleviate traffic congestion caused by the cumulative impacts of development
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throughout the City. Payment of the transportation impact fee, as required by Chapter
22.16 BCC, 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. Impact fees are subject to change and the fee schedule in effect at the
time of building permit issuance will apply. See conditions of approval for impact fees
in section XI.

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.

The Basel Newport Townhome project will generate approximately 33 net 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.

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.

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 concurrency reservation will remain in effect
for the life of the building permit application, pursuant to BCC 23.05.090.H. Upon issuance
of the building permit, concurrency is reserved for the life of the building permit as provided
forin BCC 23.05.100.E.

Short Term Operational Impacts and Mitigation

A transportation impact analysis dated October 2019 was prepared for the project by
TranspoGroup Traffic Consultants. The project trips were calculated and concurrency was
determined at that time for use to complete the TIA.
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The analysis reviewed the operations of two existing intersections:

1. Factoria Boulevard SE and Coal Creek Parkway SE
2. 124th Avenue SE and Coal Creek Parkway SE

All intersections remained at LOS E or better with the proposed transportation
infrastructure improvements. These include frontage improvements along the length of
the project on Coal Creek Parkway.

To improve pedestrian and bicycle connectivity and as part of the project’s required
frontage improvements the project will construct a 14-foot wide multi-purpose path. This
path will be separated from the road by a 5-ft wide planter. There is currently bus service
on Coal Creek Parkway with a bus stop that does not have sidewalk extending to it. This
multi-purpose path will provide an ADA accessible and paved path to the existing bus
stop.

CHANGES TO PROPOSAL DUE TO CITY REVIEW

Staff made extensive requests for more information regarding most all aspects of this
proposal. The original proposal was for 65 townhouse units which has been reduced to 58
due to site constraints and code requirements. Numerous changes were requested by staff
for the applicant to clarify the extent of vegetation and trees on the site, describe and quantify
the habitat present, describe and quantify the proposed impacts, avoid impacts, provide
sufficient mitigation for impacts, provide frontage improvements, account for vehicle trips and
analyze proposed trips, address site drainage, and to ensure the submittal provided a
cohesive project that aligned all plans and reports. Some of the conditions of approval in this
report relate to these issues and the difficulties encountered by staff to ensure conformance
to the City’s code requirements.

DECISION CRITERIA

A. 20.25H.255 CRITICAL AREAS REPORT DECISION CRITERIA
The Director may approve, or approve with modifications, the proposed modification where
the applicant demonstrates:

1. The proposal includes plans for restoration of degraded critical area or critical
area buffer functions which demonstrate a net gain in overall critical area or
critical area buffer functions;

As discussed in the submitted critical areas report addendum, the proposal will
increase functions and values of all critical areas on-site. Current degraded conditions
will be improved through removal of invasive species coverage and replacement with
native vegetation. The proposed mitigation will improve water quality, hydrology, slope
stability and habitat functions of the on-site critical areas. Improvement of habitat
quality will also result by increasing foraging, perching, and nesting opportunity. The
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number of snags on the site will be increased which provides further opportunity for
woodpecker and other bird species usage.

2. The proposal includes plans for restoration of degraded critical area or critical
area buffer functions which demonstrate a net gain in the most important critical
area or critical area buffer functions to the ecosystem in which they exist;

The most important functions on the site are associated with the wetland, stream, and
their buffers as well a habitat functions for foraging and perching on the entire site.
The goal of the proposed mitigation is to improve the quality of vegetation on the site
to allow for improved habitat foraging functions. This is achieved primarily through
removal of invasive and noxious species and replanting with appropriate native
species and creating habitat snags.

3. The proposal includes a net gain in stormwater quality function by the critical
area buffer or by elements of the development proposal outside of the reduced
regulated critical area buffer;

All storm water from surfaces will be directed into collection systems. The vegetation
remaining on the site will be enhanced through mitigation planting that will increase
vegetation cover and quality that will improve storm water functions. Dense planting
will promote infiltration during flood events and provided improved treatment of storm
water entering the wetland.

4. Adequate resources to ensure completion of any required restoration,
mitigation and monitoring efforts;

Maintenance and monitoring is required for five years for mitigation per LUC
20.25H.220. The submitted monitoring plan proposes three years of monitoring which
is required to be increased to five years. A revised maintenance and monitoring plan
will be required to be submitted as part of the clearing and grading permit for the
project. An installation and assurance device will be required prior to clearing and
grading permit issuance and a maintenance assurance device required prior to final
inspection of the grading permit. The amounts of the devices will be based on cost
estimates for installation and monitoring provided at clearing and grading permit
submittal. Copies of the monitoring reports will be submitted annually to the City. See
Conditions of Approval in Section Xl related to maintenance and monitoring and
assurance devices.

5. The modifications and performance standards included in the proposal are not
detrimental to the functions and values of critical area and critical area buffers
off-site; and

The proposed mitigation will improve the functions of the wetland and stream on the
site be removing invasive species and replanting to increase coverage by trees,
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shrubs, and ground cover. The proposed mitigation will improve functions of the
critical areas and buffers. The applicant will place the critical areas and buffers on the
site into a Native Growth Protection Easement as required by the code for the
reduction of the wetland buffer on the site. This easement is required to be delineated
and reviewed as part of the grading permit review. The boundary of the NGPE is to
be fenced and posted with signage. The easement is required to be recorded prior to
issuance of the grading permit.

6. The resulting development is compatible with other uses and development in
the same land use district.

The proposal for 58 townhomes is allowed in the R-20 zone and is compatible with
adjacent multi-family development.

B. 20.30P.140 CRITICAL AREAS LAND USE PERMIT DECISION CRITERIA
The Director may approve, or approve with modifications an application for a Critical Areas
Land Use Permit if:

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

The applicant must obtain development permits to construct the proposed
improvements which include clearing and grading, building and other permits. Plans
submitted for the development permits must reflect the plans reviewed under this
approval. See Conditions of Approval in Section Xl related to required permits.

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

The proposal is consistent with required performance standards for the critical areas
found on the site. The proposal locates the development on the upper portion of the
site and as close to the road frontage as possible so that the wetland and stream
critical areas are entirely avoided. The applicant also proposes a variance to allow
increased placement of fill and excavation of existing topography in order to provide a
consolidated site to the maximum extent possible.

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

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

4. The proposal will be served by adequate public facilities including street, fire
protection, and utilities; and;
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The site will be adequately served by existing public facilities.

5. The proposal includes a mitigation or restoration plan consistent with the
requirements of LUC Section 20.25H.210; and

The submitted mitigation plan is consistent with LUC 20.25H.210. See Conditions of
Approval in Section Xl related to mitigation plan.

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

The proposal complies with all other applicable code requirements as approved or
conditioned. Per LUC 20.30P.170, the applicant is required to provide hold harmless
agreement prior to construction permit issuance. See Conditions of Approval in
Section Xl for hold harmless agreement.

C. 20.30F.145 DESIGN REVIEW DECISION CRITERIA
The City may approve or approve with modifications an application for Design Review if:

1. The proposal is consistent with the Comprehensive Plan; and

The site is located in the Newport Hills Subarea, and designated Multi-family Medium
Density and Single Family High Density per the Comprehensive Plan. The proposal
is supported by the following goals and policies of the Comprehensive Plan.

Subarea Goals and Policies

POLICY S-NH-8. Protect significant trees and environmentally-sensitive areas
(steep slopes, riparian corridors, and wetlands) in accordance with the provisions
of the Land Use Code.

POLICY S-NH-12. Develop and implement a safe nonmotorized transportation
system in designated corridors within the Newport Hills Subarea. Refer to

the Pedestrian/Bicycle Transportation Plan matrix and map for nonmotorized
designations. The purpose of this system is to link neighborhoods, schools, parks,
shopping, transportation facilities, and the regional trail system.

POLICY S-NH-33. Install signs on the perimeter of designated native growth
protection easements to inform residents of the protected status of these areas.

POLICY S-NH-30. Protect and enhance fish and wildlife habitat in environmentally
sensitive areas.

The proposal avoids impacting the wetland and stream on the site and retains more
than half of the total diameter inches of trees that exist. The mitigation provided by
the proposal restores native vegetation to the wetland, stream, and buffers which will
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improve habitat functions provided by these critical areas. The critical areas and
buffers will be placed into a protected Native Growth Protection Easement that will be
delineated with fencing and signage. The frontage improvements required for this
development include construction of a new multi-use path that is implementing the
Pedestrian/Bicycle Plan. See Conditions of Approval in Section Xl related to
NGPE fencing and signage.

Urban Design and The Arts

POLICY UD-44. Incorporate the character of the surrounding community into the
architecture, landscaping and site design of commercial and mixed use centers

POLICY UD-47. Mitigate potential impacts to surrounding neighborhoods using
landscaping, greenspace and other urban design elements.

POLICY UD-55. Exemplify the Pacific Northwest character through the use of
appropriate plants in new landscaping.

POLICY UD-73. Design enhanced streetscapes at designhated intersections and
key entry points into the city and into smaller districts

The project incorporates residential features and design into the 58 townhomes
proposed. Existing vegetation is avoided and retained on the west and south property
boundaries that are adjacent to properties with single-family and multi-family
development. Native landscaping and mitigation planting are proposed around the
perimeter of the development and will limit visual impacts to surrounding properties.
The frontage of the site is to be improved with a segment of new multi-use trail that
replaces the sidewalk and is separated from traffic by landscaping and street trees to
create a neighborhood identity point. See Conditions of Approval in Section Xl for
transportation improvements.

Environment

POLICY EN-19. Retain existing open surface water systems in a natural state and
restore conditions that have become degraded.

POLICY EN-31. Protect geologically hazardous areas, especially forested steep
slopes, recognizing that these areas provide multiple critical areas functions.

POLICY EN-63. Preserve and maintain fish and wildlife habitat conservation areas
and wetlands in a natural state and restore similar areas that have become
degraded.

POLICY EN-64. Manage aquatic habitats, including shoreline and riparian
(streamside) habitats, to preserve and enhance their natural functions of providing
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fish and wildlife habitat and protecting water quality.

POLICY EN-69. Preserve and enhance native vegetation in Critical Area buffers
and integrate suitable native plants in urban landscape development.

POLICY EN-70. Improve wildlife habitat especially in patches and linkages by
enhancing vegetation composition and structure and incorporating indigenous
plant species compatible with the site.

POLICY EN-75. Protect wildlife corridors to minimize habitat fragmentation,
especially along existing linkages and in patches of native habitat.

POLICY EN-86. Facilitate the transfer of development potential away from critical
areas and the clustering of development on the least sensitive portion of a site.

The proposal avoids the wetlands and stream on the site and with the exception of the
minor reduction of the wetland buffer proposed, keeps the buffers intact. Steep slopes
on the site are avoided through the use of retaining walls and terracing the site design
and vegetation on them remains. The proposal will restore the undeveloped area with
native vegetation that enhances the functions of the wetland, stream, steep slopes,
and their buffers. EXxisting vegetation is retained and enhanced with additional
planting. EXxisting habitat connections from the south are maintained and enhanced
by the proposed planting that will replace invasive vegetation with native plants. The
design of the project moves the proposed development away from the most sensitive
critical areas on the site and clusters the development along the street frontage and
on the upland areas of the site.

Transportation:

POLICY TR-35. Review transportation system impacts of proposed developments
and require appropriate mitigation as necessary. Prohibit development approval if
the development will cause the area level of service in one or more Mobility
Management Areas to fall below the adopted standard, unless demand
management or other system improvements are provided to mitigate the
transportation impacts.

POLICY TR-105. Implement the Pedestrian and Bicycle Transportation Plan and
prioritize projects that: 1. Address safety issues; 2. Provide access to activity
centers; 3. Provide access to the transit and school bus systems; 4. Complete and
connect planned pedestrian or bicycle facilities; 5. Develop primary north-south
and east-west bicycle routes through the city; 6. Improve multimodal level of
service along travel corridors; and 7. Serve residents who have special
accessibility needs.

The transportation impacts from the proposed development were evaluated using a
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greater number of units and trips than is proposed and the project maintains existing
levels of service. The project is constructing a segment of multi-use trail adjacent to
Coal Creek Parkway that is a goal on the City’s Pedestrian/Bike Plan. See Conditions
of Approval in Section Xl for transportation improvements.

2. The proposal complies with the applicable requirements of this Code; and
The project complies with code requirements as discussed in this report in Section Il

3. The proposal addresses all applicable design guidelines or criteria of this Code
in a manner which fulfills their purpose and intent; and

As discussed in this report in Section Il the proposal complies with design
requirements applicable in the Transition Area Design District.

4. The proposal is compatible with and responds to the existing or intended
character, appearance, quality of development and physical characteristics of
the subject property and immediate vicinity; and

The proposal proposes individually owned attached townhouses and incorporates
residential design features into the buildings. The proposal is consistent with adjacent
multi-family housing and compatible with adjacent non-residential uses. The physical
characteristics of the site are such that the units will be below the road grade and
behind vegetation screening and fencing.

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

The proposal is service by adequate public facilities.

6. The proposal is consistent with any required Master Development Plan
approved pursuant to Part 20.30V LUC or other applicable code section.

The proposal is not subject to a master development plan.

D. 20.30G.140 VARIANCE DECISION CRITERIA
The Director may approve or approve with modifications an application for a variance from
the provisions of the Land Use Code if:

7. Thevariance 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

Finding: The variance requested does not constitute a grant of special privilege that
is inconsistent with limits on other properties in the vicinity. The proposal to exceed
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10.

the code allowed quantities for excavation and fill in LUC 20.20.460 is intended to
allow the site greater avoidance of critical areas as well as the ability to reach the unit
density that the site achieves. The increased excavation and fill allow a consolidated
area of development that can be devoted to the construction of units rather than roads
and walls. Without the variance allowance the project would have to construct much
larger roads to meet road slope limits to provide access to the units. This additional
construction would intrude into the stream and wetland buffers, reduce the number of
units provided, and increase impervious surfaces all for the sole purpose of
constructing a road on the site. Avoidance of impacts to critical areas is facilitated by
this variance and would be a consideration for any other property with similar limits on
developable area.

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 rights and privileges permitted to other properties in the vicinity and
in the land use district of the subject property

Finding: The proposed development is located on the upland portion of the site and
is as close to Coal Creek Parkway as possible. This area is the most developable
area on the site. The variance is proposed due to topographical conditions that exist
in the upland area and the differences in elevations across the site that makes
construction of a single road and consolidated site difficult to achieve in a manner that
avoids impacts to the critical areas as much as possible.

The granting of the variance will not be materially detrimental to property or
improvements in the immediate vicinity of the subject property

Finding: The proposed variance will address localized topography changes on the
site and will not be detrimental to property and improvements in the vicinity. Much of
the site is below the grade of Coal Creek Parkway and the proposed fill and excavation
does not increase building heights or remove solar access to adjacent properties. The
proposal will improve the condition of runoff on the site that is uncontrolled and flashes
during storm events due to a drainage that crosses the site. This drainage
exacerbates the topographical issues due to erosion and incorporation of this drainage
into the stormwater management system of the site will improve drainage off-site and
into the wetland on the site.

The variance is not inconsistent with the Comprehensive Plan

Finding: The variance proposal is consistent with and aids project consistency with
the comprehensive plan policies discussed in the decision criteria for approval of the
design review application. This variance allows a better outcome for the critical areas
on the site and provides a consolidated area of development to achieve a better project
design.
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11. Where the variance involves disturbance of a critical area or critical area buffer,
the variance includes a mitigation plan meeting the requirements of LUC

20.25H.210.

Finding: The mitigation plan submitted under the critical areas permit provides
mitigation for all proposed disturbance. The proposed variance aids in avoidance of

critical areas and buffers.

CONCLUSION AND DECISION/RECOMMENDATION

After conducting the various administrative reviews associated with this proposal, including Land Use
consistency, SEPA and City Code and Standard compliance reviews, the Director of the Development
Services Department does hereby approve with conditions the Design Review and Critical Areas
Land Use Permit with SEPA to construct the proposed building, parking, and other improvements on

this site.

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

a Critical Areas Land Use Permit automatically expires and is void if the applicant fails to file
for a building permit or other necessary development permits within one year of the effective
date of the approval. LUC 20.30P.150 allows for a greater time period for expiration.

CONDITIONS OF APPROVAL

Codes & Ordinances

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

limited to:

Applicable Ordinances

Contact Person

Clearing and Grading Code- BCC 23.76

Savina Uzunow

425-452-7860

Construction Codes- BCC Title 23 Lauren Eck 425-452-6938

Fire Code- BCC 23.11 Glen Albright 425-452-4270

Land Use Code- BCC Title 20 Reilly Pittman 425-452-4350
Noise Control- BCC 9.18 Reilly Pittman 425-452-4350
Sign Code- BCC Title 22B Reilly Pittman 425-452-4350
Transportation Code- BCC 14.60 Ryan Miller 425-452-2065
Right of Way Use Code- BCC 14.30 Ryan Miller 425-452-2065

Utility Code- BCC Title 24

Mohamed Sambou

425-452-4853

A. GENERAL CONDITIONS

The following conditions apply to all phases of development.

1. Vehicular Access and Turning Restrictions
There are currently turning restrictions on Coal Creek Parkway. Left turns into and
out of the site will continue to be prohibited with the installation of additional c-curb
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and signage.

AUTHORITY: BCC 14.60.150
REVIEWER: Ryan Miller, Transportation Review

2. Provisions for Loading
The project shall provide off-street loading which can access a public street. This
must include an off-street location for garbage pick-up, which must be acceptable to
the garbage hauler. On-street loading and unloading will not be permitted on Coal
Creek Parkway SE.

AUTHORITY: BCC 14.60.150
REVIEWER: Ryan Miller, Transportation Review

3. Obtain Permits
The applicant shall obtain all other permits for infrastructure, utilities, building and other
improvements. No construction may commence until the appropriate permit is issued.

AUTHORITY: Land Use Code 20.25H
REVIEWER: Reilly Pittman, Development Services Department

B. CONDITIONS PRIOR TO CLEAR AND GRADE PERMIT ISSUANCE:

4. Clearing and Grading Permit Required
Approval of this Critical Areas Land Use Permit does not constitute an approval of any
construction permit. A clearing and grading permit must be approved before
construction can begin. Plans submitted as part of any permit application shall be
consistent with the activity permitted under this approval.

AUTHORITY: Land Use Code 20.30P.140; Clearing & Grading Code 23.76.035
REVIEWER:  Savina Uzunow, Development Services Department

5. Geotechnical Review
The project geotechnical engineer must review the final construction plans, including
all foundation designs. A letter from the geotechnical engineer stating that the plans
conform to the recommendations in the geotechnical report and any addendums and
supplements must be submitted to the clearing and grading section prior to issuance
of the construction permit.

AUTHORITY: Clearing & Grading Code 23.76.050
REVIEWER:  Savina Uzunow, Development Services Department

6. Geotechnical Inspection
The project geotechnical engineer must provide geotechnical inspection during project
construction, including retaining walls, subgrades for foundations and footings, and
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any unusual seepage, slope, or subgrade conditions.

AUTHORITY: Clearing & Grading Code 23.76.050
REVIEWER: Savina Uzunow, Development Services Department

Geotechnical Recommendations

The project is required to follow the recommendation contained in the geotechnical
report submitted for the project or as amended. A memo shall be provided with the
required clearing and grading permit demonstrating how the proposed design
incorporates the recommendations in the geotechnical report.

AUTHORITY: Land Use Code 20.25H.145
REVIEWER: Reilly Pittman, Development Services Department

Rainy Season Restrictions

Due to steep slopes on the site, no clearing and grading activity may occur during the
rainy season, which is defined as October 1 through April 30 without written
authorization of the Development Services Department. Should approval be granted
for work during the rainy season, increased erosion and sedimentation measures,
representing the best available technology must be implemented prior to beginning or
resuming site work.

AUTHORITY: Clearing & Grading Code 23.76.093.A
REVIEWER: Savina Uzunow, Development Services Department

Tree Protection and Replacement

To ensure the proposed sewer and drainage alignments will minimize impacts to the
stream buffer, stream setback, and existing trees as proposed, the arborist is required
to provide a final plan and recommendations prior to issuance of the clearing and
grading permit focused on trees on the periphery of the development or in proximity of
the trenching or near any other areas of temporary disturbance. This plan is to ensure
the trees are protected and retained as proposed, based on the final construction
plans. This plan is also to ensure that any action to remove or convert a tree to a snag
is warranted based on disturbance caused by the work proposed. Trees in poor health
but that do not pose a hazard are required to be retained. If additional tree removal is
necessary, any further tree removal is required to be mitigated at a ratio of 3:1 per the
mitigation ratios in LUC 20.25H.105.C.

AUTHORITY: Land Use Code 20.25H.105.C
REVIEWER: Reilly Pittman, Development Services Department

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:
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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: Ryan Miller, Transportation Review

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.

Transportation Infrastructure Improvements on Coal Creek Parkway include the
following:

1. Coal Creek Parkway
Install additional c-curb and signage as needed to prohibit left turns into and out of
the site.

b. Install new concrete curb and gutter as needed. This includes any location where
it is currently cracked, damaged or where it is damaged during construction of the
proposed project.

c. Install a minimum 5-ft wide planter strip with the following:

i. Spray Irrigation from a private meter. A city meter may need to be installed by
the developer if one is not present and if the Parks Department agrees to
maintain the frontage.
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ii. Soil preparation and root barrier

ii. Street trees, ground cover, and landscaping

d. Install a minimum 14-ft wide protected bike lane consisting of the following:

i. 0.5-ft vertical curb flush with the HMA

ii. 13-ft of HMA

ii. 0.5-ft vertical curb flush with the HMA

Install a new wall(s) to support the required infrastructure improvements

i. Walls are to be constructed to WSDOT and AASTO standards

ii. A third-party structural review shall be conducted by the City.

iii. 3" party inspections will be required.

iv. The wall shall be a gravity system approved by the review engineer, no
tiebacks or geofabric shall extend under the road or multi-purpose path
improvements.

v. Public and private walls shall be structurally independent.

vi. Any new walls required for widened frontage improvements may not rely on
the existing wall to retain any portion of the road. The new wall must be
designed as if there is no existing walls.

vii. Safety railings and vehicular barrier shall be required per City, WSDOT, and
AASTO standards.

Removal of Existing Infrastructure

i. To accommodate the required infrastructure improvements the existing
sidewalk, vehicular barrier, and the top four-ft of the existing gabion wall shall
be removed.

The existing signal pole shall be protected in place.

One new ADA ramp shall be required at the intersection of Coal Creek Parkway

and Factoria Boulevard.

i. A grind and overlay through any portion of the crow walk on Coal Creek
Parkway will trigger an obligation to replace the companion ramp to meet
current ADA standards.

Access Location

i. The driveway shall meet all Bellevue Standards. This includes the driveway
width, vehicular sight distance, and pedestrian sight distance.

Streetlighting that meets Bellevue’s standards at the time of GD permit review.

i. Installation of poles, arms, and LED fixtures meeting current City standards is
required.

ii. A combined street tree and streetlight 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 SW-
140-1 or equivalent).

A signage and channelization civil plan is required. All signage and channelization

shall meet City standards as directed by the review engineer.
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Private Road

The private road shall meet Bellevue’s minimum requirements per the
transportation design manual. This includes the width of the road, the width of the
sidewalk, and maximum road grades.

Due to topography on site there are locations where transportations maximum 15%
grade requirement may be exceeded. This has been coordinated with fire to
ensure that there are properly sized turnaround facilities and additional mitigation
measures. One such required mitigation measure is the use of concrete pavement
with a heavy tined/raked finish.

Private street lighting shall be required at road ends and at the location where
transportations grade requirements are exceeded.

Pervious/Porous Pavement

The City of Bellevue Transportation Department encourages project owners and

designers to utilize natural drainage practices as a method to mitigate stormwater

runoff resulting from the addition of impervious surfaces to a site. Permeable
pavement is an acceptable option for meeting on-site stormwater management,
runoff treatment, or flow control requirements and is permitted within City of

Bellevue right-of-way if:

i. None of the infeasibility criteria are met as listed in the most current version of
the Washington State Department of Ecology ‘Stormwater Management
Manual for Western Washington’ (BMP T5.15: Permeable Pavements), and;

ii. All infiltration feasibility criteria requirements are met from the most current
version of the City of Bellevue ‘Surface Water Engineering Standards’.

Permeable pavement shall not be used for curb ramps, curb ramp landings, or
driveways. Permeable pavement within the driving surface of a roadway is limited to
roads with very low volumes (ADT < 400 per DOE SMMWW BMP T5.15: Permeable
Pavements) and a special design and review is required. Contact the review engineer

for

submittal requirements for permeable pavements within the driving surface. As

this project has triggered more than one of the infeasibility criteria pervious pavements

will

4.
a.

not be allowed with the public right of way and sidewalk easement.

Retaining Walls

If retaining walls are required to support or protect the public road they shall be
constructed to City, WSDOT, and AASHTO standards.

A third-party structural review shall be required.

The width of these facilities is not known and may require that proposed project’s
building to be relocated to accommodate this infrastructure.

A vehicular barrier face may be required by the review engineer.

Signal and Fiber

Conduit and junction boxes are required along the length of Coal Creek Parkway.
The City will take on the cost of the fiber and the fiber installation. The applicant
shall install the conduit and junction boxes.
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Sight Distance Easements
To meet the City’s sight distance requirements the applicant has chosen to acquire

a private sight distance easement from the adjacent property owner to the west. It
is the applicant’s responsibility to acquire this easement prior to approval of the
construction plans for the project. The applicant has chosen to proceed with ADR
approval without this easement, against the recommendation of City Staff. If the
easement cannot be required it may result in a redesign of the access location, the
private road, and several buildings in order to meet the City’s sight distance
requirements on the projects own property.

The Americans with Disabilities Act (ADA)

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. All new and existing junction boxes
shall have non-slip lids installed. All new and existing junction boxes shall have
foundry applied non-slip lids within the public sidewalk.

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 such standards cannot be
met, then deviation from standards must be justified on a Design Justification Form
to be filed with the Transportation Department.

No soil nailing or shoring is allowed under a street right of way or
sidewalk/utility easement or multi-use easement without an indemnification
agreement that protects the city.
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13.

9. 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 SW-140-1 or equivalent. Fixed objects are defined as anything with
breakaway characteristics greater than a four-inch by four-inch wooden
post.

10. 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.

11. The applicant is required to coordinate mailbox location with the Bellevue
Postmaster and show the mailbox location on the engineering plans

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: Ryan Miller, Transportation Review

Final Mitigation Planting Plan and Restoration of Temporary Disturbance

The mitigation planting area shall include all areas of temporary disturbance and depict
all trees that will be retained or converted to snags. A final mitigation plan is required
to be submitted with the clearing and grading permit and must be consistent with the
approved mitigation plan submitted for this approval.

AUTHORITY: Land Use Code 20.20.210
REVIEWER: Reilly Pittman, Development Services Department

Final Maintenance and Monitoring Plan

A final maintenance and monitoring plan is required to be submitted with the clearing
and grading permit to ensure that five years of monitoring and maintenance are
provided as required. The maintenance and monitoring provisions can be included on
the mitigation planting plan and do not need to be a separate document.

AUTHORITY: Land Use Code 20.20.210
REVIEWER: Reilly Pittman, Development Services Department
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15.

16.

17.

Installation Performance Sureties for Mitigation Planting

An installation performance surety is required based on 150 percent of the installed
cost of mitigation planting. The amount of the surety is determined by an itemized cost
estimate submitted as part of the clearing and grading permit. The installation surety
will be released upon successful Land Use inspection of the planting. The installation
surety is required to be submitted prior to issuance of the clearing and grading permit.

AUTHORITY: Land Use Code 20.30P.160
REVIEWER: Reilly Pittman, Development Services Department

Maintenance Surety and 5-Year Monitoring

A maintenance surety for the mitigation planting is required based on 100 percent of
the cost estimate for all costs associated with maintenance and monitoring for 5 years
of monitoring, maintenance activity, plant replacement, contingencies. The
maintenance and monitoring will be per the performance standards established for
each year as described in the plan document. Annual reports are required to be
submitted to the Reilly Pittman and/or the Environmental Planning Manager. Per
condition 13, a final plan is required to be submitted under the clearing and grading
permit. The amount of the surety is determined by a cost estimate submitted as part
of the clearing and grading permit. The maintenance surety is required prior final
inspection of the clearing and grading permit. The maintenance surety will be released
upon successful completion of the 5-year maintenance and monitoring period and
inspection by Land Use.

AUTHORITY: Land Use Code 20.30P.160
REVIEWER: Reilly Pittman, Development Services Department

WDFW Habitat Recommendations
The project is required to incorporate habitat recommendations and guidance from
WDFW per the critical areas report documentation submitted for this project.

AUTHORITY: Land Use Code 20.25H.160
REVIEWER: Reilly Pittman, Development Services Department

Utilities Conceptual Approval

Utility Department approval of the design review application is based on the final
conceptual design submitted with this application. Final utility design and construction
approval is not given under this permit. Small 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 (UE). A water, sewer and storm Developer Extension Agreement will be
required for the project to construct final utility infrastructure for the site. New water
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19.

20.

and sewer easements as well as easement relinquishments will be required. Private
drainage easements will be required. The detention vault and tank and water quality
system will be privately owned and maintained.

AUTHORITY: BCC 24.02, 24.04, 24.06
REVIEWER: Mohamed Sambou, Utilities

Native Growth Protection Easement

Dedication of a Native Growth Protection Easement is required to be completed on a
easement agreement approved by the City Attorney. The easement agreement is
required to be completed prior to issuance of the clearing and grading permit.

AUTHORITY: Land Use Code 20.25H.030
REVIEWER: Reilly Pittman, Development Services Department

Native Growth Protection Easement Fencing and Sighage

The mitigation plan submitted as part of the clearing and grading permit shall depict
split rail or other fencing on the perimeter of all NGPE areas. One sign denoting the
area is protected is required to be placed every 100 feet or as determined in the field.
Sighage and fencing will be verified during Land Use inspection of the mitigation
planting under the clearing and grading permit.

AUTHORITY: Land Use Code 20.25H.030
REVIEWER: Reilly Pittman, Development Services Department

Hold Harmless Agreement

The applicant shall submit a hold harmless agreement in a form approved by the City
Attorney which releases the City from liability for any damage arising from the location
of improvements within a critical area buffer in accordance with LUC 20.30P.170. The
hold harmless agreement is required to be recorded with King County prior to issuance
of the clearing and grading permit.

AUTHORITY: Land Use Code 20.30P.170
REVIEWER: Reilly Pittman, Development Services Department
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C. PRIOR TO BUILDING PERMIT ISSUANCE:

21.

22.

23.

24.

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. 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: Ryan Miller, Transportation Review

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:  Ryan Miller, Transportation Review

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: Ryan Miller, Transportation Review

Dedication of Right-of-Way and Easements

To incorporate street infrastructure improvements the developer is required to
dedicate right of way to encompass the whole public road to the back edge of the curb.
Sidewalk and utility easement is required from the back of the curb to the back of the
multi-purpose path. A wall and wall maintenance easement shall encompass the width
of the wall and 5-ft behind the face of the wall for City maintenance and investigation.

AUTHORITY: BCC 14.60.090
REVIEWER: Ryan Miller, Transportation Review



Basel Newport Townhomes
18-120487-LD, 18-120495-LO and 19-120818-LS
Page 64 of 64

D. PRIOR TO ISSUANCE OF ANY CERTIFICATE OF OCCUPANCY

25.

26.

27.

Street Frontage Improvements

All street frontage improvements and other required transportation elements must be
constructed by the applicant, inspected by the Transportation Department inspector,
and accepted by the Transportation Review Engineer.

All existing streetlight and traffic signal apparatus affected by this development,
including traffic controllers, pedestrian signal poles, traffic signal poles, and power
sources, must be relocated as necessary. 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: Ryan Miller, Transportation Review

Pavement Restoration

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

Coal Creek Parkway: Based on this street’s excellent condition, it is classified with
the City’s overlay program as “Overlay Required.” Street cutting is permitted only
with extraordinary pavement restoration.

AUTHORITY: BCC 14.60.250; Design Manual Design Standard #23
REVIEWER:  Ryan Miller, Transportation Review

Land Use Inspection
An inspection by Land Use staff of all landscaping and mitigation planting is required
prior to final occupancy inspection or to release the installation performance surety.

AUTHORITY: Land Use Code 20.25H
REVIEWER: Reilly Pittman, Development Services Department
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GENERAL NOTES

CONSTRUCTION

1. ALL CONSTRUCTION SHALL COMPLY WITH THE 2015 INTERNATIONAL BUILDING CODE AS ADOPTED BY
THE CITY OF BELLEVUE, STATE REGULATIONS FOR BARRIER FREE DESIGN, WA STATE ENERGY CODE,
AND ALL APPLICABLE LOCAL CODES, ORDINANCES, AND STANDARDS. IN CASE OF ANY CONFLICT WHERE
THE METHODS OR STANDARDS OF INSTALLATION OF THE MATERIALS SPECIFIED DO NOT EQUAL OR
EXCEED THE REQUIREMENTS OF THE LAWS OR ORDINANCES, THE LAWS OR ORDINANCES SHALL
GOVERN. NOTIFY THE ARCHITECT OF ALL CONFLICTS.

2. SECURE RELEVANT CITY AND STATE APPROVALS RELATING TO FIRE, CONSTRUCTION, LABOR, HEALTH
AND LICENSING. CONTRACTOR SHALL FURTHER POST ALL BONDS AND SECURE ALL INSURANCE
REQUIRED BY LAW OR CONTRACT, FORWARDING PROOF OF SUCH ACTIONS TO THE LANDLORD PRIOR
TO COMMENCEMENT OF CONSTRUCTION.

3. WORK NOT INCLUDED IN THIS CONTRACT SHALL BE MARKED "N.I.C." OR SPECIFICALLY ASSIGNED TO
ANOTHER PARTY.

4. CONTRACTOR SHALL VISIT THE SITE, REVIEW THE DRAWINGS AS SUBMITTED BY THE ARCHITECT, AND
BECOME THOROUGHLY FAMILIAR WITH THE SITE CONDITIONS PRIOR TO BIDDING OR CONSTRUCTION.

5. ALL WORK SHALL BE APPLIED IN ACCORDANCE WITH THE MANUFACTURERS LATEST
RECOMMENDATIONS OR WRITTEN DIRECTIONS.

6. WHERE CONSTRUCTION DETAILS ARE NOT SHOWN OR NOTED FOR ANY PART OF THE WORK, THE
DETAILS SHALL BE THE SAME AS FOR OTHER SIMILAR WORK.

7. WHERE DEVICES OR ITEMS OR PARTS THEREOF ARE REFERRED TO IN SINGULAR, IT IS INTENDED
THAT SUCH SHALL APPLY TO AS MANY SUCH DEVICES, ITEMS OR PARTS AS ARE REQUIRED TO
PROPERLY COMPLETE THE WORK.

8. VERIFY ALL "BUILDING STANDARDS" WITH BUILDING OWNER PRIOR TO BEGINNING ANY WORK.
HOWEVER, THERE SHALL BE NO DEVIATIONS WHATSOEVER FROM THE CONTRACT DOCUMENTS
WITHOUT THE ARCHITECT'S WRITTEN APPROVAL THEREOF. THE CONTRACTOR AGREES TO DEFEND,
INDEMNIFY, AND HOLD THE ARCHITECT HARMLESS FROM ANY CLAIMS ARISING AS A RESULT OF
UNAPPROVED CHANGES.

9. LOCATE ALL EXISTING UTILITIES WHETHER SHOWN HEREON OR NOT AND TO PROTECT THEM FROM
DAMAGE. THE CONTRACTOR SHALL BEAR ALL EXPENSE OF REPAIR OR REPLACEMENT OF UTILITIES OR
OTHER PROPERTY DAMAGED BY OPERATIONS IN CONJUNCTION WITH THE EXECUTION OF THIS WORK.

10. VERIFY AND CONFORM TO ALL REQUIREMENTS OF ALL UTILITY COMPANIES UNLESS OTHERWISE
NOTED IN THE PLANS OR SPECIFICATIONS.

11. ALL DEBRIS SHALL BE REMOVED FROM PREMISES AND ALL AREAS SHALL BE LEFT IN A CLEAN
(BROOM) CONDITION AT ALL TIMES.

12. PROTECT ADJACENT WORK AND REPAIR ANY DAMAGE AT CONTRACTOR'S OWN EXPENSE.

13. THE CONTRACTOR SHALL BE RESPONSIBLE FOR SAFETY IN THE AREA OF WORK IN ACCORDANCE
WITH ALL APPLICABLE SAFETY CODES.

14. THE CONTRACTOR SHALL INDEMNIFY AND HOLD THE BUILDING OWNER/ARCHITECT/ENGINEER
HARMLESS FOR INJURY OR DEATH TO PERSONS OR FOR DAMAGE TO PROPERTY CAUSED BY THE
NEGLIGENCE OF THE CONTRACTOR, HIS AGENTS, EMPLOYEES, OR SUBCONTRACTORS.

15. APPROVED PLANS SHALL BE KEPT IN A PLAN BOX AND SHALL NOT BE USED BY ANY WORKERS. ALL

CONSTRUCTION SETS SHALL REFLECT THE SAME INFORMATION AS WELL AS ALL REVISIONS, ADDENDA,
AND CHANGE ORDERS. THE CONTRACTOR SHALL ALSO MAINTAIN IN GOOD CONDITION, ONE COMPLETE
SET OF PLANS WITH ALL REVISIONS, ADDENDA, AND CHANGE ORDERS, ON THE PREMISES AT ALL TIMES
WHICH ARE TO BE UNDER THE CARE OF THE JOB SUPERINTENDENT.

16. MAINTAIN ALL EXIT PATHWAYS DURING CONSTRUCTION.

17. PROVIDE COMPLETE SECURITY OF THE TENANT SUITE WHILE JOB IS IN PROGRESS AND UNTIL THE
JOB IS COMPLETED.

18. AT COMPLETION OF THE WORK, REMOVE ALL DEBRIS FROM THE SITE, LEAVING SPACE CLEAN, WASH
ALL WINDOWS AND GLASS, POLISH ALL HARDWARE AND FIXTURES. REPLACE AND PATCH AREAS OF
CEILING DAMAGED DUE TO LIGHTING INSTALLATION OR MECHANICAL ADJUSTMENT.

19. MINIMIZE DISRUPTIONS OF BUILDING OCCUPANTS DUE TO NOISE, ODOR, FUMES, OR VIBRATION. AT
THE END OF CONSTRUCTION THE CONTRACTOR SHALL COMPLETELY CLEAN ALL AREAS SOILED BY
CONSTRUCTION ACTIVITIES INCLUDING THOSE IN WHICH NO WORK WAS DONE.

20. LATHING, PLASTER, AND GYPSUM WALL BOARD SYSTEMS SHALL CONFORM TO CHAPTER 25 OF THE
2015 1.B.C.

21. ALL GLASS AND GLAZING SHALL COMPLY WITH CHAPTER 24 OF THE 2015 1.B.C. AND THE U.S.
PRODUCT SAFETY COMMISSION: SAFETY STANDARDS FOR ARCHITECTURAL GLAZING MATERIALS (42 FR
1426: 16 CFR PART 1201).

22. VERIFY ALL DOOR AND WINDOW ROUGH OPENING DIMENSIONS WITH DOOR AND WINDOW
MANUFACTURERS.

23. DISCREPANCIES BETWEEN EXISTING CONDITIONS AND CONSTRUCTION DRAWING SHOULD BE
CALLED TO THE ATTENTION OF THE ARCHITECT.

24. CONSTRUCT WALLS PLUMB AND SQUARE WITH EXISTING STRUCTURE AND NEW CONSTRUCTION
UNLESS NOTED OTHERWISE.

25 . COORDINATION: THE GENERAL CONTRACTOR SHALL BE RESPONSIBLE FOR THE VERIFICATION AND
COORDINATION OF THE WORK OF ALL TRADES TO ASSURE COMPLIANCE WITH THE DRAWINGS.

26. ANY DEVIATIONS FROM DIMENSIONED LOCATIONS MUST BE APPROVED BY THE ARCHITECT.

DIMENSION

1. ALL INFORMATION SHOWN ON THE DRAWINGS RELATIVE TO EXISTING CONDITIONS IS GIVEN AS THE
BEST PRESENT KNOWLEDGE BUT WITHOUT GUARANTEE OF ACCURACY. THE CONTRACTOR SHALL
VERIFY EXISTING CONDITIONS AND DIMENSIONS AND SHALL NOTIFY THE ARCHITECT OF ANY
DISCREPANCIES OR CONDITIONS ADVERSELY AFFECTING THE DESIGN PRIOR TO PROCEEDING WITH THE
WORK.

2. DIMENSIONS OF PLANS ARE TYPICAL TO THE CENTERLINE OF COLUMNS AND FINISHED GWB FACE OF
PARTITIONS, UNLESS NOTED OTHERWISE. DOOR AND CASED OPENINGS WITHOUT LOCATION
DIMENSIONS ARE TO BE FOUR (4) INCHES FROM THE FACE OF THE ADJACENT PARTITION OR CENTERED
BETWEEN PARTITIONS.3. DO NOT SCALE DRAWINGS. THE CONTRACTOR SHALL USE DIMENSIONS
SHOWN ON THE DRAWINGS AND ACTUAL FIELD MEASUREMENTS. NOTIFY THE ARCHITECT IF
DISCREPANCIES ARE FOUND.

CONSTRUCTION

1. INVESTIGATE AND VERIFY LOCATIONS OF EXISTING STRUCTURAL, PLUMBING, MECHANICAL, AND
ELECTRICAL ELEMENTS AND OTHER EXISTING CONDITIONS AND NOTIFY THE ARCHITECT OF ANY AND ALL
DISCREPANCIES PRIOR TO PROCEEDING WITH THE WORK.

2. COORDINATE CONSTRUCTION SCHEDULING WITH THE BUILDING OWNER TO ALLOW ONGOING
OPERATION OF THE FACILITY DURING CONSTRUCTION.

3. PROVIDE BLOCKING AS REQUIRED FOR WALL AND CEILING MOUNTED ITEMS.
4. OFFSET STUDS WHERE REQUIRED SO THAT FINISH WALL SURFACES WILL BE FLUSH.
5. PROVIDE GALVANIC ISOLATION BETWEEN DISSIMILAR METALS.

6. PATCH AND REPAIR ALL EXISTING SURFACES AS REQUIRED BY DEMOLITION AND NEW CONSTRUCTION
TO RECEIVE NEW SCHEDULED FINISHES. ALL SURFACES ARE TO HAVE "LIKE-NEW" APPEARANCE.

7. STUD HEIGHT AND SPACING LIMITATION OF STEEL FRAMING COMPONENTS SHOULD BE IN
COMPLIANCE WITH ASTM C 754 FOR MAXIMUM DEFLECTION AND MINIMUM LATERAL LOADING
REQUIREMENTS.

8. ALL DEMOLISHED MATERIALS TO BE RECYCLED TO AN APPROVED RECYCLER.

PLUMBING, MECHANICAL & ELECTRICAL

1. PLUMBING, MECHANICAL, & ELECTRICAL DRAWINGS ARE TO BE SUBMITTED UNDER SEPARATE
PERMIT.

2. MECHANICAL & ELECTRICAL CONTRACTORS SHALL BE RESPONSIBLE TO MAINTAIN COMPLIANCE
WITH APPLICABLE CODES AND STANDARDS AND OBTAIN ALL NECESSARY PERMITS AND APPROVALS.

3. MECHANICAL AND ELECTRICAL SYSTEMS SHALL BE BIDDER DESIGN/BUILD. THE CONTRACTOR SHALL
BE RESPONSIBLE FOR OBTAINING THE CORRESPONDING PERMITS FOR WORK. THE PROPOSED
SYSTEM DESIGN & METHOD OF OPERATION FOR ALL ROOMS SHALL BE REVIEWED AND APPROVED BY
THE TENANT PRIOR TO THE START OF ANY WORK.

4. WHERE APPLICABLE, STRUCTURAL, PLUMBING, MECHANICAL, ELECTRICAL, AND FIRE PROTECTION
DRAWINGS ARE SUPPLEMENTARY TO THESE DRAWINGS. THE CONTRACTOR SHALL NOTIFY THE
ARCHITECT OF ALL DISCREPANCIES BETWEEN THE CONSULTANTS' DRAWINGS WITH A WRITTEN
REQUEST FOR CLARIFICATION. ANY WORK INSTALLED IN CONFLICT WITH THESE DRAWINGS OR
SPECIFICATIONS SHALL BE CORRECTED BY THE CONTRACTOR AT NO EXPENSE TO THE BUILDING
OWNER, TENANT, OR ARCHITECT.

5. ALL CABLING AND WIRING NOT IN CONDUITS OR FULL SURROUND CABLE TRAYS SHALL HAVE A
FLAME SPREAD RATING OF LESS THAN 25 AND A SMOKE DEVELOPMENT RANGE OF LESS THAN 50.

6. ALL EXPOSED MATERIAL & PIPING IN RETURN AIR PLENUM MUST MEET FS 25.

7. ALL PLUMBING AND HVAC PIPE AND DUCTWORK IN PLENUM SHALL HAVE A FLAME SPREAD RATING
OF LESS THAN 25 AND A SMOKE DEVELOPMENT RANGE OF LESS THAN 50

SUBMITTALS AND WARRANTY

1. SUBMIT A LIST OF PROPOSED PRODUCT SUBMITTALS AND SHOP DRAWINGS TO THE OWNER FOR
APPROVAL PRIOR TO START OF CONSTRUCTION.

2. ALL PRODUCTS AND MATERIALS SPECIFIED IN THE DRAWINGS (WITH EXCEPTION TO SPECIFIC FINISH
COLORS AND FLOORING) ARE INTENDED TO BE ON AN "OR EQUAL" BASIS. ANY PROPOSED
SUBSTITUTIONS MUST BE SUBMITTED TO THE ARCHITECT IN WRITING FOR APPROVAL WITHOUT DELAY
OF SCHEDULE.

3. ALL WORK SHALL BE GUARANTEED FOR A PERIOD OF ONE (1) YEAR AFTER COMPLETION, UNLESS
OTHERWISE SPECIFIED, AND SHALL BE SO STATED IN CONTRACTOR'S WRITTEN PROPOSAL AND
AGREEMENT. ALL REPAIRS, CORRECTIONS, DISCREPANCIES, ETC., MUST BE MADE WITHOUT ANY
ADDITIONAL COST TO THE OWNER, AND WITHIN FIVE (5) DAYS AFTER NOTICE IS GIVEN.

FIRE PROTECTION

1. IF NECESSARY, PROVIDE FIRE PROTECTION AT ALL PENETRATIONS OF FIRE RELATED ELEMENTS AS
REQUIRED BY CODE.

2. FIRE EXTINGUISHERS: VERIFY LOCATION, TYPE, AND SIZE PER FIRE MARSHAL REQUIREMENTS.
CONTRACTOR TO PROVIDE ALL TEMPORARY AND PERMANENT FIRE EXTINGUISHERS REQUIRED UNDER
N.F.P.A. 10 MOST RECENT EDITION AND APPROVED BY THE FIRE MARSHAL. CONFIRM ACCEPTABILITY OF
LOCATION WITH FIRE MARSHAL PRIOR TO INSTALLATION. PROVIDE FINISHED CABINETS TO MATCH
BUILDING STANDARD FOR EXTINGUISHERS AT ALL EXPOSED LOCATIONS.

3. FIRE EXTINGUISHERS AND CABINETS SHOULD BE LOCATED SO THAT THE TOP OF THE EXTINGUISHER
OR CABINET IS NO HIGHER THAN 48" AFF AND THE TOP OF THE EXTINGUISHER OR CABINET HANDLE IS
AT LEAST 36" AFF.

4. AT SEMI-RECESSED FIRE EXTINGUISHER CABINETS WRAP ADDITIONAL LAYER(S) OF TYPE 'X' GYPSUM
WALL BOARD INTO THE CABINET CAVITY TO MAINTAIN SPECIFIED FIRE RATED REQUIREMENT. REFER TO
WALL CONSTRUCTION LEGEND FOR ADDITIONAL INFORMATION.

5. PROVIDE AND INSTALL FIRE EXTINGUISHER SIGNAGE (5"X6") ABOVE EACH FIRE EXTINGUISHER OR
CABINET WITHIN THE SCOPE OF THE TENANT IMPROVEMENT. MOUNT AT 84" AFF UNLESS OTHERWISE
REQUIRED.

6. EXIT SIGNS AND EXIT ILLUMINATION SHALL CONFORM TO THE 2015 IBC AND THE CITY OF BELLEVUE
FIRE MARSHAL REQUIREMENTS. CONTRACTOR TO PROVIDE AND INSTALL EMERGENCY LIGHTING AND
EXIT LIGHTING AS REQUIRED BY THE BELLEVUE FIRE AND BUILDING DEPARTMENTS. CONFIRM
ACCEPTABILITY OF LOCATIONS WITH THE BUILDING OWNER BEFORE INSTALLATION. CONTRACTOR
SHALL PROVIDE AND INSTALL AUDIBLE ALARMS IN ACCORDANCE WITH IBC ARTICLE 9. CONTRACTOR
SHALL PROVIDE AND INSTALL VISIBLE ALARM SIGNALS AS REQUIRED BY ADA GUIDELINES.
CONTRACTOR SHALL PROVIDE AND INSTALL ALL SMOKE DETECTORS AND SMOKE DETECTION AS
REQUIRED UNDER ARTICLE 9 OF THE IBC. THE INSTALLATION OF THE ABOVE NOTED SYSTEM SHALL
INCLUDE THE CONNECTION TO AND/OR MODIFICATION OF THE EXISTING BUILDING SYSTEMS, AS
NECESSARY.

7. EXIT DOORS SHALL BE OPENABLE FROM THE INSIDE WITHOUT THE USE OF A KEY OR ANY SPECIAL
KNOWLEDGE OR EFFORT.

8. FLAMMABLE LIQUIDS SHALL NOT BE PLACED, STORED, OR DISPENSED IN THIS OCCUPANCY EXCEPT
AS PROVIDED IN NFPA STANDARD 30 AND THE 2015 INTERNATIONAL FIRE CODE. PERMIT MAY BE
REQUIRED.

9. ALL DRAPES, HANGINGS, CURTAINS, AND ALL OTHER DECORATIVE MATERIAL, INCLUDING CHRISTMAS
TREES THAT WOULD TEND TO INCREASE THE FIRE AND PANIC HAZARD SHALL BE MADE FROM
NONFLAMMABLE MATERIAL, OR SHALL BE TREATED AND MAINTAINED IN A FIRE RETARDANT CONDITION
BY MEANS OF A FLAME RETARDANT SOLUTION OR PROCESS APPROVED BY THE FIRE MARSHAL.
PROVIDE A CERTIFICATION TO THIS EFFECT. EXIT DOORS, EXIT LIGHTS, AND FIRE EXTINGUISHER
LOCATIONS SHALL NOT BE CONCEALED OR OBSTRUCTED BY ANY DECORATIVE MATERIAL. MINIMUM
FLAME SPREAD CLASSIFICATION OF INTERIOR FINISHES SHALL BE PER TABLE 803.9, SECTION 803.1 OF
THE 2015 IBC.

10. ALL REQUIRED FIRE DOORS SHALL BEAR A LABEL FROM A RECOGNIZED AGENCY SHOWING THE
SPECIFIC RATING.

CEILING

1. REFLECTED CEILING PLAN IS FOR THE GENERAL INFORMATION OF THE CONTRACTOR. EXACT
LOCATIONS SHOULD BE VERIFIED.

DOOR

1. ALL DOOR HARDWARE TO MEET REQUIREMENTS OF 2015 IBC AND OWNER'S BUILDING
REQUIREMENTS.

2. COORDINATE ALL KEYING REQUIREMENTS WITH OWNER/TENANT. CONTRACTOR SHALL PROVIDE ALL
LOCKSET CYLINDERS TO MATCH OWNER STANDARD. CONTRACTOR SHALL RE-KEY ALL DOORS TO MEET
TENANT AND OWNER'S REQUIREMENTS.

FINISH AND MATERIALS

1. SUBMIT FINISH SAMPLES TO TENANT AND OWNER FOR APPROVAL PRIOR TO ORDERING MATERIALS.

2. INTERSECTION OF SCHEDULED FLOORING MATERIALS ARE TO OCCUR AT CENTERLINE OF DOOR
WHEN IN A FULLY CLOSED POSITION UNLESS NOTED OTHERWISE.

3. PROVIDE APPROPRIATE TRANSITION MATERIAL AS REQUIRED WHERE DISSIMILAR FLOORING
MATERIALS INTERSECT.

IMPERVIOUS AREA

PROJECT DATA

REFER TO CIVIL

BUILDING HEIGHT CALCULATIONS

BUILDING 1

AVERAGE EXISTING GRADE 150.08 FT
BUILDING FINISH FLOOR 145.00 FT
MID POINT OF ROOF SLOPE 185.48 FT
CODE BUILDING HEIGHT 190.07 FT
BUILDING 2

AVERAGE EXISTING GRADE 141.50 FT
BUILDING FINISH FLOOR 140.67 FT
MID POINT OF ROOF SLOPE 180.64 FT
CODE BUILDING HEIGHT 181.50 FT
BUILDING 3

AVERAGE EXISTING GRADE 161.03 FT
BUILDING FINISH FLOOR 156.83 FT
MID POINT OF ROOF SLOPE 196.22 FT
CODE BUILDING HEIGHT 201.03 FT
BUILDING 4

AVERAGE EXISTING GRADE 115.67 FT
BUILDING FINISH FLOOR 123.58 FT
MID POINT OF ROOF SLOPE 15421 FT
CPDE BUILDING HEIGHT 155.67 FT
BUILDING 5

AVERAGE EXISTING GRADE 110.67 FT
BUILDING FINISH FLOOR 120.67 FT
MID POINT OF ROOF SLOPE 150.60 FT
CODE BUILDING HEIGHT 150.67 FT
BUILDING 6

AVERAGE EXISTING GRADE 12217 FT
BUILDING FINISH FLOOR 12142 FT
MID POINT OF ROOF SLOPE 160.94 FT
CODE BUILDING HEIGHT 162.17
BUILDING 7

AVERAGE EXISTING GRADE 13317 FT
BUILDING FINISH FLOOR 141.00 FT
MID POINT OF ROOF SLOPE 171.67 FT
CODE BUILDING HEIGHT 17317 FT
BUILDING 8

AVERAGE EXISTING GRADE 150.92 FT
BUILDING FINISH FLOOR 144.67 FT
MID POINT OF ROOF SLOPE 184.05 FT
CODE BUILDING HEIGHT 190.92 FT
BUILDING 9

AVERAGE EXISTING GRADE 150.42 FT
BUILDING FINISH FLOOR 14442 FT
MID POINT OF ROOF SLOPE 183.67 FT
CODE BUILDING HEIGHT 190.42 FT

GENERAL LEGEND

LOCAL JURISDICTION: CITY OF BELLEVUE

LOCATION/ZONING:

PROJECT ADDRESS: 12627 COAL CREEK PKWY, BELLEVUE, WA 98006

PARCEL NUMBER: 1624059144
LOT AREA: 220,210 SQ FT ( 5.06 ACRES)

SPRINKLERED: NFPA-13D

PROPOSED BUILDING AREA:

BLDG 01 26,514 SF
BLDG 02 23,760 SF
BLDG 03 31,645 SF
R-20 31,441 SF
R-5 204 SF
BLDG 04 14,720 SF
BLDG 05 17,371 SF
BLDG 06 19,836 SF
BLDG 07 19,935 SF
BLDG 08 14,328 SF
BLDG 09 6,437 SF
AREA BY ZONING
R-20 174,342 SF
R-5 204 SF
TOTAL 174,546 SF

LEGAL DESCRIPTION

PARCEL "A" CITY OF BELLEVUE BOUNDARY LINE ADJUSTMENT NO 18-110452 LW RECORDING NO
20190410900009 (BEING A PORTION OF NW QTR SE QTR STR 16-24-05)

DESCRIPTION OF WORK

NEW CONSTRCTION OF 9 BUILDINGS INCLUDING 58 TOWNHOUSE STYLE CONDOS WITH A PRIVATE ROAD
CONNECTING ALL UNITS AND COMMON PARK AREA

LAND USE INFORMATION

ZONING: R-20 AND R-5

COMPREHENSIVE PLAN MF-M MUTLIFAMILY MEDIUM DENSITY
DESIGNATION:

SUB AREA COAL CREEK/NEWPORT HILLS

PROPOSED PROPERTY TYPE R-3 RESIDENTIAL

ZONING HEIGHT LIMIT: 30 FEET PLUS 10 FEET ALLOWABLE HEIGHT INCREASE
20.25B.040.A.3. ITEM: CAND E

DEVELOPABLE SITE AREA 116,470 SQ FT ( 2.67ACRES)

FRONT SETBACK 10 FEET
SIDE SETBACK 5 FEET
TYPE OF CONSTRUCTION: TYPE V

BUILDING CODE INFORMATION

GRID LINES CEILING TAG
VERTICAL GRID
@/ (NUMBERS) CEILING TYPE
HORIZONTAL GRID
(LETTERS)
= — = - CEILING HEIGHT
LEVELS ‘ DOOR TAG
NOTE: GROUND LEVEL NOTE: DOOR TAG TO
TO BE DESIGNATED ALIGN PARALLEL WITH
AS ELEVATION 0'-0" DOOR PANEL
UNLESS DIRECTED
- — Name_ OTHERWISE =
Elevation DOOR NUMBER
SECTION CALLOUT
GENERAL TAGS
SECTION NUMBER
I EQ-001 EQUIPMENT TAG
@ ) F-001 FURNITURE TAG
SHEET NUMBER
XX —— |IGHT FIXTURE TAG
DETAIL CALLOUT
MATERIAL TAG
M DETAIL NUMBER MATERIAL TYPE
L 10 CPT-0
SHEET NUMBER
ELEVATION CALLOUT OCCUPANCY TAG

REFERENCE CODE

+ 2015 INTERNATIONAL BUILDING CODE (TOWNHOMES) (

+ 2015 INTERNATIONAL MECHANICAL CODE (

» 2015 UNIFORM PLUMBING CODE (WAC 51-56 and WAC 51-57)
» 2015 NATIONAL FUEL GAS CODE (WAC 51-52)
(
(
(

WAC 51-51))

+ 2017 NATIONAL ELECTRIC CODE WAC 296-46B)
» 2015 INTERNATIONAL FIRE CODE WAC 51-54A)
» 2015 ICC A117.1 ACCESSIBLE AND WAC 51-50)
USABLE BUILDINGS AND FACILITIES
REGIONAL
» 2015 WASHINGTON STATE ENERGY FOR RESIDENTIAL BUILDINGS (WAC 51-11R)

* NREC ENERGY CODE FOR NON-RESIDENTAIL BUILDINGS

LOCAL
+ 2015 BELLEVUE COMPREHENSIVE PLAN

OCCUPANCY TYPE
* TOWNHOMES UNIT, IBC

GENERAL BUILDING HEIGHTS AND AREAS
MAXIMUM ALLOWED HEIGHT PER IBC
* 4 STORIES

VICINITY MAP

1

\ ELEVATION NUMBER
1 1

1 SHEET NUMBER

NORTH ARROW

NOTE: USED TO
SHOW TRUE NORTH

"\

ROOM NAME—— ROOM NAME
OCCUPANCY ——A-2 100 SF—— ROOM AREA

LOAD FACTOR @7 OCCUPANT COUNT

ROOM TAG

ROOM NAME
ROOM NAME——— ROOM NUMBER

‘ ' [ 100 4 ROOM AREA
N 100 SF
GRAPHIC SCALE WALL TAG
NOTE: GRAPHIC
SCALE TO ONLY BE
0 4' 8' 16' USED FOR SITE PLANS WALL TYPE MARK
AND PRESENTATION ‘3 —
DRAWINGS
NOTE: DECIMAL
PLACE USED TO
DENOTE FIRE RATING
INTERNATIONAL SYMBOL OF ACCESSIBILITY WINDOW TAG

INDICATES THAT
FIXTURE OR SPACE
TO COMPLY WITH
ACCESSIBLE DESIGN
STANDARDS PER ICC
A117.1-2012 AND THE
ADA STANDARDS FOR
ACCESSIBLE DESIGN

G

REVISIONS

@/ WINDOW TYPE MARK

NOTE: PLACE TAG ON
THE BOTTOM RIGHT IF
POSSIBLE. POINT OF
TRIANGLE TO TOUCH
REVISION CLOUD. DO
NOT USE LEADERS.

g7 o

Lo -4

ENTER PRRREOED:10/30/2019 9:07:50 AM
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GENERAL NOTES - SITE PLAN

1. ALL DIMENSIONS ARE TO FACE OF CURB AND FACE OF BUILDING FOUNDATION WALL
UNLESS NOTED OTHERWISE.

2. REFER TO CIVIL DRAWINGS FOR ADDITIONAL INFORMATION.
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