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I. REQUEST/PROPOSAL DESCRIPTION 

A. Request 

The applicant requests Administrative Design Review approval and a SEPA Threshold 

Determination of Non-Significance to construct a 5-story, 438,814 SF mixed-use residential 

building on a 5.3 acre (229,509 SF) site in the Factoria F-1 land use district within 

Development Area III, which is envisioned to have a mix of uses such as stand-alone retail, 

housing and accessory parking as described in LUC 20.25F1.010.B.3. The site is located at 

the northwest corner of Factoria Mall to the southwest of  124th Avenue SE and SE 38th 

Street. Both streets are designated Type B Perimeter Streets in the F1 district. The existing 

development on the site consists of a one story commercial (restaurant) building, 

landscaping and surface parking that will be demolished for the proposed development. 

The proposed building will provide 265 residential units, approximately 4,861 SF of ground 

level retail use, 6,367 SF of ground level office use and 366 vehicle parking stalls in a 5-level 

interior parking garage. An additional 51 parking stalls will be provided in a re-configured 

parking area to the south of the building, that contains 155 stalls. This project was 

previously approved as Phase 1 of an 8-phase combined Master Development Plan (MDP 

and Administrative Design Review (ADR) file numbers 18-105710-LP and 18-107595-LD in 

2020. The MDP was modified through a Land Use Exemption (LUX) application (file #21-

110010-LJ) in January, 2022. The ADR approval expired on November 5, 2022, and as a 

result a new application is required. Refer to Condition of Approval regarding Design 

Review Modifications in Section XI.A and MDP Amendment in Section XI.D of this report. 

 

    Figure 1: Birds-Eye View Looking North 
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    Figure 2: Birds-Eye View Looking South 

 

 

 

 
 

 

 

B. Site Design 

 

1. Vehicular Access 

Vehicular access to the site will be provided by new driveways from both SE 38th Street 

from the north and 124th Avenue SE from the west. Direct access to the residential 

parking garage will be provided by a driveway from SE 38th Street. A second driveway 

from SE 38th Street will provide access to the building’s trash/recycling loading area and 

an adjacent second loading area for residential move-in/move-out functions. The 

second access driveway from SE 38th will continue to a re-configured surface parking 

area to the south of the building, and access to existing surface parking for Factoria 

Mall, south of the site.  The driveway from 124th Avenue SE will provide a second 

access point to the re-configured surface parking area and will connect with the 

driveway from SE 38th Street and Factoria parking beyond.   

 

2. Pedestrian Access 

 The main pedestrian entry to the building will be located along  the south side, through 

a landscaped plaza. This entry and lobby will lead to a landscaped courtyard which will 

adjoin a second pedestrian entrance from SE 38th Street. Access to ground floor 

residential units along both SE 38th Street and 124th Avenue SE will be provided directly 

from the adjoining public sidewalks. Entries for retail and office spaces will be provided 

along the southern façade of the building.  
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The street frontage along 124th Avenue SE will include direct access to a bicycle storage 

room within the building. The proposal will include the build-out of an extension of the 

existing I-90 Trail, (a multi-modal path that is a portion of the Mountains to Sound 

Greenway). along 124th Avenue SE with a new at grade crossing at the midpoint of the 

proposed building’s western façade. The proposal incorporates improved multimodal 

connectivity through Development Area III along with internal connections, gathering 

areas and landscaping to reinforce the pedestrian focus while increasing connectivity to 

and from the project site.  

 

     Figure 3: Site Plan 

 

 

 

 
 

C. Building Design 

 

1. Massing 

The proposed building will be organized around a landscaped courtyard within the 

building. This layout will establish a “sense of place” for the residents. Additionally, 

the proposal will include multiple gathering spaces for residents within the building 

envelope and a multi-family play area on the roof.  
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The building will be modulated in plan and elevation to break down its scale, 

including the use of floor plan inflections, alternating window orientation and 

balcony placement. Additional scaling strategies will include the use of varying 

exterior materials, textures, and colors. Pedestrian-friendly elements such as 

canopies will provide weather protection for the retail spaces and the provision of 

residential entrances along the street frontages will enhance the pedestrian 

experience of the building.   

 

Figure 4: North Elevation (along SE 38th Street) 

 
 

 

 

 

 Figure 5: West Elevation (along 124th Avenue SE) 

 
 

 

 

    Figure 6: South Elevation (interior to the site) 
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Figure 7: East Elevation  

 
 

 

 

2. Colors and Materials 

The materials for the development include architectural and stained fiber concrete, 

corrugated metal, painted fiber cement, vinyl windows, and glass and metal railing. The 

materials create a clean modern design and will be the foundation for the future 

material and color palate throughout future phases of the MDP. The materials will be 

carried throughout the interior of the development to create a visual connection 

between the exterior and the interior of the development. The colors will be 

earthtones to complement surrounding development.  

 

   Figure 8: Proposed Colors and Materials 

 

 
 

3. Signage 

This Design Review application does not include any sign permit approvals. The 

applicant will be required to submit a sign permit package to the City for formal Sign 

Code review, prior to any occupancy permits for the tower or active use spaces.  

Exterior signage shall comply with the Factoria Town Square Design Guidelines.  Refer 

to Condition of Approval regarding Project Sign Design Package in Section XI.E of this 

report. 

 

D. Process 

 Design Review is required by Land Use Code (LUC) 20.25F1.020.C.1.  In addition to Design 

Review, the project requires a threshold determination under the State Environmental 

Policy Act (SEPA) due to the project size. The Design Review and SEPA Threshold 

Trash/recycling 
loading area. 

Residential move-
in loading area 
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Determination are Process II decisions.  Process II is an administrative process.  The 

Environmental Coordinator issues the SEPA Threshold Determination, and the Director of 

Development Services issues the Design Review decision.  An appeal of any Process II 

decision is heard and decided upon by the City of Bellevue Hearing Examiner.  Refer to 

Condition of Approval regarding Design Review Modifications in Section XI.A of this 

report. 

 

II. SITE DESCRIPTION, ZONING, & LAND USE CONTEXT 

 

A.   Site Description   

The project site is located immediately east of I-405 and approximately two blocks south of 

I-405’s interchange with I-90.  The site is bounded on the west by 124th Avenue SE and on 

the north by SE 38th Street. The site is located at the northwest corner of the existing 

Factoria Square Mall property, and is bounded to the east and south by existing Mall 

parking areas. 

Figure 9: Site Context 

 

 
 

B.  Site Zoning 

The property is located within the Factoria 1 (F1) land use district.  Land uses in this district 

are governed by the F1 chapter of the Land Use Code. In addition, the property is 

designated as a CB (Commercial Business) area per the Comprehensive Plan.  The proposed 

residential, retail and office uses are permitted outright. 
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Figure 10: Site Zoning Map 

 

  
 

C. Land Use Context   

 

South:  Existing Factoria Mall property consisting of existing commercial buildings and 

associated surface parking areas in the Factoria 1 (F1) land use district.010 

 

West:  Interstate I-405 is across 124th Avenue SE.  

 

North: An established commercial area is immediately north of the project site across SE 

38th St. within the General Commercial (GC), Factoria 2 (F2), Office (O) and Community 

Business (CB) land use zoning districts. Existing development consists of two-story mixed-

use buildings, mid-rise office towers, single story strip malls and a movie theater.   

 

East:  Existing Factoria Mall property consisting of existing commercial buildings and 

associated surface parking areas in the Factoria 1 (F1) land use district. 

 

III. CONSISTENCY WITH LAND USE CODE/ ZONING REQUIREMENTS 

 

A. Uses 

Uses are regulated by LUC 20.10.400 (Use Charts) and 20.25F1.010.B.3 (Development Area III). 

The residential, retail and office uses proposed  are permitted in the Factoria 1 (F1) Land Use 

District. 

 

B. Development Requirements     

The F-1 Land Use District is primarily regulated by performance measures rather than 

dimensional standards.  There are, however, selective standards included where the City 

found it necessary to set a minimum dimensional baseline.  The following is a summary of 

how the Design Review proposal will conform with applicable dimensional and 

performance standards. 

NORTH 

 

Existing 
Factoria Mall 
part of the 
overall 
Master Plan 
development 
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1. Dimensional Requirements 

The project site lies within Development Area III. The dimensional/area requirements 

that apply in F1, Development Area III are listed below, and the proposal is evaluated 

for consistency. 

 

Table 1:  Dimensional Requirements 

     

DIMENSIONAL REQUIREMENTS (LUC 20.25F.040) 

Land Use 

District  

LUC 20.25K 

Factoria Subarea (F1)  

Development Area III 

Site Area 229,509 square feet - - 5.3 acres (Development Area III) 

Item Permitted/Required Proposed Comments/Conditions 

Building 

Height 

LUC 

20.25F1.040 

75 feet – as measured 

from average finished 

grade.  

73 feet (approximate - 

- including elevator 

over-run height.) 

Meets LUC requirement.  

Setbacks 

LUC 

20.25F1.040  

Type B Streets – 124th 

Ave SE and SE 38th: 10 

feet minimum. 

 

124th Avenue SE and 

SE 38th Street are a 

minimum of 10 feet. 

  

Meets LUC requirement 

Building 

Stepbacks 

LUC 

20.25F1.040 

Type B Streets – 124th 

Avenue SE and SE 38th 

Street: 10 feet. 

 

 

Not applicable, per 

footnote 10. 

 

No step back is required 

as minimum 10-foot 

landscape is provided 

along both SE 38th Street 

and SE 124th Avenue 

(Footnote 10). 

 

Parking 

LUC 

20.25F1.060 

LUC 

20.20.590 

Residential: 

265 residential units: 

*0.75 x 265 = 199 stalls 

 

*(The site is located 

within ½ mile of a 

highly-served transit 

stop and is therefore 

eligible for the 

0.75/stall residential 

parking ratio.) 

 

Retail parking: 

5 stalls/1,000 NSF:  

4,861 SF (4.8) x 5: 24 

stalls 

 

Office parking: 

Residential: 

366 parking stalls in an 

above-grade 5-level 

parking structure 

within the building. 

 

 

 

 

 

 

Retail & Office  

51 parking stalls 

provided in a 155 stall 

surface parking area to 

the south of the 

building. 

Meets LUC requirement. 
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4 stalls/1,000 NSF: 

6,367 (6.4) x 4: 26 stalls 

 

Total Retail and Office: 

50 stalls required. 

 

Loading 

Area 

LUC 

20.20.590.K.4 

Minimum one (1) 10’ x 

55’ area accessible to a 

public right-of-way. 

 

 

15-foot by 57-foot 

loading area accessible 

via driveway to SE 38th 

Street. 

 

 

Meets LUC requirement. 

Refer to Condition of 

Approval regarding 

Provisions for Loading in 

Section XI.A of this 

report. 

Landscaping  

LUC 

20.25F1.050 

& .070  

LUC 

20.20.520 

SE 38th Street (Type B 

Street): 

10-foot Type II 

landscaping. 

 

124th Avenue SE (Type 

B Street):   

10-foot Type II 

landscaping. 

 

 

Surface parking area: 1 

tree per 12 parking 

spaces. 12/155 spaces: 

13 trees. 

 

SE 38th Street (Type B 

Street): 

 10 - 25-foot Type II 

landscaping. 

 

124th Avenue SE (Type 

B Street):   

Varies: Generally meets 

minimum 10-foot to 

25-foot Type II 

landscaping. 

 

Surface parking area: 

13 trees  

As Conditioned will meet 

LUC requirements. Refer 

to Landscape discussion 

below. Refer to Condition 

of Approval regarding 

Landscaping along 124th 

Avenue SE in Section XI.B 

of this report. 

 

  

Sidewalks & 

Pedestrian 

Paths 

LUC 

20.25F.070 

Perimeter Street 

Sidewalks - 124th 

Avenue SE and SE 38th 

Street:  Min. 12 feet 

plus 6” curb 

(includes planting strip) 

 

 

 

 

 

 

 

 

 

 

On-Site Sidewalks: 

Not applicable. On-Site 

Sidewalks are required 

124th Avenue SE: 12 - 

14 feet plus 6” curb 

(includes 5’-wide 

planting strip). A 

portion of the sidewalk 

will be included within 

the 14-foot-wide 

extension of the I-90 

Trail.) 

 

 

SE 38th Street: 12 feet 

plus 6” curb (includes 

5’-wide planting strip) 

 

(A portion of the 124th 

Avenue street frontage 

will be a 14-foot wide 

extension of the I-90 

Meets LUC requirement. 

 

Refer to Conditions of 

Approval regarding Final 

Landscape and Irrigation 

Plans, Soil Volumes and 

Street Tree and Right-of-

Way Landscaping in 

Section XI.B; Damage to 

Existing Street Trees 

and/or Public Irrigation 

System, Landscape 

Installation and 

Landscape Maintenance 

Assurance and Street 

Tree Maintenance in 

Section XI.D of this 

report.  
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along On-Site Streets. 

There are no On-Site 

Streets associated with 

this Phase of the MDP. 

 

Pedestrian Paths: 

12 feet wide inclusive of 

planter strip  

 

Street Tree Planting 

Not applicable, there is 

no On-Site Street 

required for this Phase. 

multi-modal trail.)  

 

On-Site (East/South):  

Not applicable, there is 

no On-Site Street on 

this phase. 

 

Pedestrian Paths: 12- 

ft-wide inclusive of 5 ft-

wide planter strip 

located along the 

building’s south edge 

and extending to 

interior site sidewalk at 

southeast corner of the 

site. 

 

Street Tree Planting 

area min. 4 ft. x 6 ft. 

Not applicable. There is 

no On-Site Street 

required for this phase. 

Recycling & 

Solid Waste 

Collection 

Area 

LUC 

20.20.725 

 

1.5 SF per dwelling unit: 

265 units x 1.5 = 397.5 

(398 SF) 

 

2.0 SF per 1,000 SF of 

office: 6,367 SF (6.4 x 2 

= 12.8 SF (13 SF) 

 

5 SF per 1,000 SF for 

retail area: 4,861 SF 

(4.9 x 5 = 24.5 (25 SF). 

 

Total required: (398 + 

13 + 25 = 436 SF 

 

2,779 SF provided Meets LUC requirement. 

 

Refer to Condition of 

Approval regarding 

Provisions for Loading in 

Section XI.A of this 

report. 

Mechanical 

Equipment 

LUC 

20.20.525   

 

Exposed mechanical 

equipment should be 

visually screened by a 

solid, nonreflective 

visual barrier that 

equals or exceeds the 

height of the 

mechanical equipment. 

 

 

No mechanical 

equipment shown on 

roof. Elevator over-runs 

(penthouses) are 

enclosed by walls and 

roofs. 

Meets LUC requirement. 

 

Refer to Condition of 

Approval regarding 

Mechanical Screening in 

Section XI.C of this report 
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Multifamily 

Play Area 

LUC 

20.20.540 

 

Maximum 10,000 

square feet required. 

(265 units) 

 

10 units: Minimum 800 

SF required. 

 

255 units: 255 x 50 SF = 

12,750 SF  

800  SF + 12,750 SF = 

13,550 SF which 

exceeds maximum of 

10,000 SF required by 

code. 

 

Approx. 10,600 SF 

provided 

Meets LUC requirement. 

 

See Multifamily Play Area 

discussion below. 

 

 

 

2. Landscaping  

Proposed landscaping will be consistent with the requirements of 20.25F1.050 as 

follows. 

• Perimeter landscaping area proposed along SE 38th St. will vary between 10 to 25 

feet deep, and will retain existing mature trees (where feasible) and in-fill with new 

trees, shrubs and ground cover. On the building’s east side, an evergreen hedge 

and climbing vines planted above will provide additional visual screening for the 

building service and trash/recycling area located within. On the building’s south 

side, trees and landscaping will provide a visual buffer to the adjoining parking 

area, as shown on Figures 11 and 12 below. 

 

Along 124th Avenue SE, the provision of new street trees are to be planted, they 

will be spaced to infill the rhythmic pattern currently established by the existing 

trees. A majority of the proposed street frontage landscaping exceeds the 

minimum 10-foot depth required by Code and a small portion is less than 10 feet. 

The Director concludes the resulting design, as conditioned, is more consistent with 

the Design Review criteria and Design Guidelines. The Director therefore approves 

this deviation pursuant to LUC 20.25F1.020.C.2 and the provision of additional Type 

II landscaping will be required as a Condition of Approval for the Clearing and 

Grading permit.   

 

• The reconfigured surface parking area south of the proposed building will include 

13 new trees to meet parking lot landscape standards and to break down areas of 

asphalt. Designated pathways through the parking area with street trees 

incorporated throughout will make the experience more pedestrian friendly. 

Internal landscaping within gathering areas will enhance the pedestrian and 

resident experience. Refer to Conditions of Approval regarding Final landscape 

and Irrigation Plans, Soil Volumes, Street Tree and Right-of-Way Planting and 

Landscaping along 124th Avenue SE in Section XI.B and Damage to Existing Street 

Trees and Public Irrigation System, Landscape Installation and Landscape 

Maintenance Assurance Devices and Street Tree Maintenance in Section XI.D of 
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this report. 

 

Figure 11: Landscape Plan 
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Figure 12: Parking Area Landscape Plan 

(Refer to Figure 1 for aerial depiction of parking area landscaping) 

 

 
 

3. Multifamily Play Area 

A multifamily play area of approximately 10,600 SF will be located on the roof of the 

building. It will include a soft surface active play area of over 800 SF and an additional 

active play area for games.  The remainder of the Multifamily Play Area will include 

landscaping, paved pathways and area for family seating.  Refer to the Condition of 

Approval regarding the Multifamily Play Area in Section XI.C of this report. 

 

 Figure 11: Multifamily Play Area 

 

 
 

NORTH 

 

NORTH 

 

Surface parking 
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IV. FACTORIA DESIGN GUIDELINES 

 

A. LUC 20.25F1.110 Factoria Design Review Criteria 

The proposed development has been reviewed for compliance with the Design Review 

criteria in LUC 20.25F1.110.  A discussion of how the proposal will meet each criterium is as 

follows: 

  

1. Site Design 

 

Connectivity and Site Circulation  

The project will provide connectivity to the adjacent community and adjoining Factoria 

Mall development through its emphasis on the pedestrian experience, including the 

provision of on-site sidewalks and the pedestrian gathering space adjacent to the 

building entry. Additional connectivity will be provided by the extension of the existing 

City of Bellevue I-90 multi-modal Trail (which will engage the project frontage along 

124th Avenue SE) via a crosswalk from the west, as well as a new pedestrian crosswalk 

that will provide connectivity to the project from existing development to the north of 

SE 38th Street. 

 

Landscaping 

The project will incorporate landscaping to include a variety of plant materials, colors, 

scales and textures. The existing and proposed street trees will maintain a visual 

connection between the perimeter streets and the site interior. Refer to Conditions of 

Approval regarding Final Landscape and Irrigation Plans, Soil Volumes, Street Tree 

and Right-of-Way Planting and Landscaping along 124th Avenue SE in Section XI.B and 

Damage to Existing Street Trees and Public Irrigation System, Landscape Installation 

and Landscape Maintenance Assurance Devices and Street Tree Maintenance in 

Section XI.D of this report. 

 

Lighting 

The project will provide exterior lighting that will be integrated with the building design 

and adjoining landscape areas. Refer to Condition of Approval regarding Site and 

Building Lighting in section XI.A of this report. 

 

2. Building Design 

The proposed building will meet applicable design guidelines as follows: 

a. Service areas for trash/recycling and other loading functions will be located within 

the building on its east side and screened from exterior view. Retail entries will be 

oriented to the on-site pedestrian walkway and building gathering area along its 

south edge adjoining the surface parking area. The building’s footprint and façades 

will be modulated to break down the scale of the residential street frontages. 

Refer to Condition of Approval regarding Mechanical Screening in section XI.C of 

this report.  

 

3. Public Gathering Spaces  

A Public Gathering Space will be provided at the building’s south facing entrance as 

shown in Figure 12 below: 
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   Figure 12: Public Gathering Space from South 

 

  
 

4. Prohibited Materials 

The project will not include the use of shiny or reflective material, vinyl siding, concrete 

block (painted or unpainted) or wood roof materials. As shown in Section I of this 

report, the materials, colors and finishes will be complimentary and appropriate for the 

building’s use, scale, massing and architecture.  

 

B. LUC 20.25F1.115 Factoria Townsquare Building/Sidewalk Design Guidelines 

 

1. Perimeter Streets Guidelines – Type B Streets 

 

a. 124th Avenue SE 

• The sidewalk and planter strip will be a minimum of 12-feet plus 6-inch curb. 

• Existing mature trees will be maintained when possible. 

• Perimeter sidewalk adjacent to 124th Ave SE will be meandered to 

accommodate existing utilities which cannot be relocated. 

• The sidewalk will be integrated into the 14-foot wide extension of the I-90 

multi-modal Trail to be extended along 124th Ave SE to SE 41st Place. 

 

b. SE 38th Street 

• Perimeter sidewalks will be a minimum of 12-feet plus 6-inch curb. Existing 

mature trees will be maintained when possible. 

 

 2.    On-site Street Guidelines  

Not applicable - - no on-site streets are proposed with this phase of the development. 

 

3. Pedestrian Paths 

A 12-ft wide Pedestrian Path inclusive of a 5-ft-wide planter strip will be provided along 

the south side of the proposed building and extend via cross-walks through the surface 

parking lot to an internal site sidewalk connection to a future phase (Phase IV) of the 

MDP. 
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V. PUBLIC NOTICE AND COMMENT 

Application Date:     December 14, 2022 

Notice of Application (500 feet):  January 19, 2023 

Minimum Comment Period:   February 2, 2023 

Public Meeting:    February 23, 2023 

 

The City notified the public of this proposal on January 19, 2023 with mailed notice and publication 

in the Weekly Permit Bulletin. One double-sided public information sign was installed at the site on 

the same day. In addition, a virtual public meeting was held February 23, 2023 at 6pm via Zoom. No 

members of the public attended the meeting, and to date, no public comment letters have been 

received regarding the proposal. 

 

VI. 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, the 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 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 the exercise of Code authority as well as through project-specific Conditions of 

Approval contained in Section XI of this report. 

 

A.   Land Use 

1.  Construction Vehicle Pollution:  To mitigate air pollution generated by construction 

vehicles while transporting materials to and from the site, all construction vehicles will 

be required to cover their loads per the requirements of the Revised Code of 

Washington (RCW) 46.61.655. Refer to Condition of Approval regarding Air Pollution 

from Construction Vehicles and Equipment in Section XI.A of this report. 

 

2.  Mechanical Exhaust: Exhaust fans can create noise levels exceeding that allowed by the 

City Code. The project is required to certify that any mechanical exhaust fan noise will 

not exceed 60 weighted decibels (dBA) at the public sidewalk prior to the issuance of 
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any Certificate of Occupancy. Refer to Conditions of Approval regarding Garage 

Exhaust and Certification by Noise Consultant in Section XI.C of this report.  

 

3.  Construction Light and Glare: Construction light and glare is not permitted to affect 

neighboring residential uses. Refer to Condition of Approval regarding Construction 

Light and Glare in Section XI.A of this report. 

 

B. Utilities – Storm Drainage, Surface Water and Sewer  

 

Storm Drainage and Surface Water   

The site is located within the Richards Creek Drainage Basin.  Storm water from the site 

currently drains to the east through private property and is conveyed to public storm 

drainage pipes in Factoria Boulevard and eventually discharges to Lake Washington. The 

development will be required to miSgate for water quality MR6 and detenSon MR7. The 

development has proposed a detenSon vault and water quality modular wetland to comply 

with Minimum requirements 6 and 7. Onsite storm water management, MR 5,  

will be implemented where feasible.  

 

Water and Sewer  

DomesSc water for the site proposes to relocate exisSng water main located onsite and will 

connect back to the onsite water system on the southern edge of the project within an 

exisSng public water easement. DomesSc sewer for the site is available from a sewer main 

located in an easement to the southeast. There is adequate capacity in the system to serve 

the development for both sewer and water.  

 

C. Transportation 

 

System Impacts and Mitigation 

This project proposes to construct 265 mid-rise multifamily apartment units and 10,000 

square feet of strip retail plaza in PMA 2.  This proposal fits within the land use 

assumptions in the current Comprehensive Plan and the future growth targets ratified by 

the Bellevue City Council through the adoption of Resolution No. 10080 on March 28, 2022.  

Based on the SEPA checklist and environmental record, it is not anticipated that this project 

will adversely affect the vehicular, transit, pedestrian and bicycling performance targets 

identified in the City’s Multimodal Implementation Plan (MIP). The project will also not 

result in unmitigated significant adverse transportation impacts based on increased travel 

time, congestion, or impacts to the multimodal transportation network beyond what would 

be expected under existing conditions.  Based on the analysis supporting the current 

Comprehensive Plan as well as the Addendum to Existing Environmental Documents for the 

2021 King County Planning Policies ratified by the City of Bellevue, this project will not 

result in significant adverse transportation impacts. 

 

Project Impacts and Mitigation 

The Transportation Development Code, BCC 14.60.060, allows impacts to transportation 

mobility for all modes to be mitigated through the construction of transportation 

improvements. The project has addressed any potential impacts through the project design 

resulting in no impacts to multimodal mobility. The improvements required are described 
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in the Transportation Technical Review section of this staff report. 

 

VII. TECHNICAL REVIEW 

 

A. Land Use/Environmental Health/Noise 

 

1. Construction Noise:  

While construction noise and increased vehicle trips are expected during the 

construction period, the Bellevue Noise Control Ordinance, BCC 9.18, regulates hours 

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

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

and 9:00 a.m. to 6:00 p.m. on Saturdays which are not legal holidays.  Therefore, no 

specific measures to reduce noise during this period are proposed. 

 

Prolonged exposure to noise created by extended hour construction activity is likely to 

have a significant impact on inhabitants of surrounding residential properties during 

the proposed timeline for construction.  The Director, as outlined in the Noise Control 

Ordinance, may grant an approval to expand the hours for which construction-related 

noise emanates from the site subject to meeting the criteria of BCC 9.18.020.C.1&2.  

Allowances for short term work outside of normal construction hours shall be limited 

and will be reviewed on a case by case basis to verify necessity and ensure appropriate 

noise mitigation is utilized to protect surrounding uses and properties. Refer to 

Conditions of Approval regarding Noise and Construction Hours, Use of Best Available 

Noise Abatement Technology and Holiday Construction and Traffic Conditions in 

Section XI.A of this report. 

 

2. Garage Exhaust:  

Exhaust fans blowing air over a sidewalk or pedestrian connection can create noise 

levels exceeding that allowed by the City Code.  This decision requires certification that 

the garage exhaust fan noise will not exceed 60 dBA at the public sidewalk or 

pedestrian connection, prior to the issuance of any Certificate of Occupancy. Refer to 

Section XI.C for Condition of Approval regarding Garage Exhaust. 

 

3. Interior Noise Levels: 

Bellevue City Code, 9.18, prohibits the approval of new residential structures where the 

exterior noise level exceed Ldn (day-night average sound level) of 65 dBA anywhere 

along the site boundary, unless the construction can achieve interior noise levels of 40 

dBA in sleeping areas and 45 dBA in non-sleeping areas.  Prior to the issuance of any 

building permit, the applicant must submit an Acoustical Engineer’s report on the 

proposed construction and the anticipated maximum noise thresholds inside the units 

facing a street frontage.  Before any occupancy permits are issued, the noise levels 

must be measured inside a random sample of the residential units and the report 

revised to reflect the results.  If the actual noise levels exceed the maximum required 

thresholds, the acoustical report must include recommendations to modify the 

construction to meet the interior noise thresholds. Refer Condition of Approval 

regarding Interior Noise Level Measurements in Section XI.D of this report. 
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4. Street Trees: 

Parks Department staff have provided preliminary review and comment for the Design 

Review. Final landscape plan review and comment will be part of the Clear and Grade 

Permit review. Refer to Conditions of Approval regarding Final Landscape and 

Irrigation Plans, Soil Volumes and Street Tree and Right-of-Way Planting in Section 

XI.B and Damage to Existing Street Trees and Public Irrigation System, Landscape 

Installation and Landscape Maintenance Assurance Devices and Street Tree 

Maintenance in Section XI.D of this report. 

 

B. Transportation Department 

 

Project Summary 

 

The proposed multifamily development known as Marketplace at Factoria Apartments is 

located at 12405 SE 38th Street on the SE corner of the 124th Avenue SE / SE 38th Street 

intersection. The lot is on the northwest corner of the Factoria Square Mall property.  

 

This proposal represents Phase 1 of the Marketplace at Factoria Master Development Plan 

(MDP), which was published in November 2020. The previously approved MDP contained 8 

total phases consisting of multifamily units, general retail, hotel, office and a new private 

street going through the existing mall that would provide a multimodal connection from 

Factoria Boulevard SE to 124th Avenue SE. 

 

The project proposes to construct 265 multifamily apartment units over 5 floors. The 

commercial space includes 10,000 square feet of retail space. No phasing of construction is 

proposed. The previously approved Phase 1 in 2020 had proposed 295 multifamily units 

and 9,795 square feet of retail space. 

 

The existing site is occupied by a 6,900 square foot fine dining restaurant. The existing 

restaurant on site is estimated to generate 27 p.m. peak hour trips. The proposed uses are 

estimated to generate 133 p.m. peak hour vehicle trips, which would result in 109 net new 

p.m. peak hour vehicle trips for the project. The previously approved Phase 1 of the MDP 

was estimated to generate 128 p.m. peak hour vehicle trips. 

 

The required transportation infrastructure will include a new mid-block signalized 

pedestrian crossing across SE 38th Street, widening and signalization of existing mid-block 

pedestrian crossing across 124th Avenue SE, 14-feet-wide multi-purpose path along 124th 

Avenue NE, channelization and signing revisions, illumination, and new curb, gutter, 5-feet-

wide planter strip, and sidewalks along the project frontages. The current required 

frontage improvements are consistent with the conditions of approval for Phase 1 in the 

MDP. 

 

No road widening or dedicated bicycle lanes will be required for this project, which is 

consistent with the previous MDP. 
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Operational Analysis 

 

A transportation impact analysis (TIA) dated July 10, 2023, was prepared for this project by 

TENW to estimate vehicular trip generation, analyze vehicle and pedestrian sight distance, 

and document internal circulation and vehicle turning studies. It is important to note that 

vehicle operational impacts and potential mitigation were previously analyzed in the 

approved Marketplace at Factoria Master Development Plan – Updated Transportation 

Impact Study by TENW dated June 3, 2020.  

 

The traffic impacts analyzed in this previous MDP traffic study included a more intense land 

use scenario that produced 120 net new PM peak hour trips versus the current 109 net 

new trips proposed. The previous analysis included traffic operations conditions during the 

PM peak hour at two off-site intersections (Factoria Boulevard / 3600 Block and Factoria 

Boulevard / SE 38th Street) along with the two driveways on SE 38th Street. Queuing analysis 

was also conducted for the eastbound approach of the Factoria Boulevard / SE 38th Street 

intersection. The analysis found that the off-site intersections would operate at LOS D or 

better, and the two driveways on SE 38th St would operate at LOS C or better with the 

impacts of Phase 1.  

 

The MDP analysis included vehicle operational mitigation consisting of a separate 

eastbound right turn lane at the SE 38th Street / Factoria Boulevard SE intersection.  This 

specific mitigation will be required to be constructed as Phase 2 or the second phase of the 

MDP following the first phase of construction. 

 

Site Access and Loading 

The existing site access is via two driveways onto SE 38th Street and one driveway onto 

124th Avenue SE.    

 

The proposed vehicular access to and from the project site will be provided via three total 

driveways.  One existing easternmost driveway onto SE 38th Street will remain and is 

located adjacent to the KFC restaurant building. This driveway will provide access to the 

project’s garbage room, residential move-in & loading room, and on-site surface parking 

spaces through a shared drive aisle with KFC and the Factoria Mall’s parking lot. The next 

driveway on SE 38th Street would be located approximately 110-feet west of the 

easternmost driveway and would provide access to the parking garage structure only. 

Lastly, the existing 124th Avenue driveway would be relocated approximately 80 feet south 

and provide access to the on-site surface parking lot south of the proposed building. This 

driveway also provides access to the Factoria Mall parking lot. All driveways are proposed 

to remain unsignalized with no turn restrictions. 

 

Truck loading for deliveries, residential move-ins, and Republic service pick-ups will occur 

via the easternmost driveway on SE 38th Street and the 124th Avenue SE driveway.  All truck 

loading and operations will occur on-site and should not have any impact on the adjacent 

public streets.  AutoTurn diagrams, showing the truck turning movements for SU-30 and 

Republic service trucks entering/exiting the site at the driveways onto the public streets 

were prepared to verify adequate access is provided. 
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Fire access will be provided via the easternmost driveway on SE 38th Street and the 124th 

Avenue SE driveway. The fire trucks will be able to circulate through the drive aisles of the 

on-site parking lots. 

 

For the project frontages, both SE 38th Street and 124th Avenue SE measure approximately 

36-feet in width (face of curb to face of curb) and features two travel lanes and one two-

way left turn lane. Channelization is not expected to be modified with this project and the 

existing curb lines will remain in place. No dedicated bicycle lanes will be required for this 

project. Refer to Conditions of Approval regarding Vehicle Access Restrictions and  

Provisions for Loading in Section XI.A of this report.  

 

Pedestrian and Bicycle Facilities 

 

The existing pedestrian facilities near the project site include 5-feet wide sidewalks and 4-

feet-wide planters on both sides of SE 38th Street. Along 124th Avenue SE, there is a 7-feet-

wide sidewalk and no planter on the west side until it ends at the mid-block crossing. 

Immediately south of the crossing, no pedestrian facilities are provided. On the east side, 5-

feet wide sidewalks and 4-feet-wide planters are provided along the frontage extents. To 

improve pedestrian connectivity, the project will install 8-feet wide sidewalks and 5-feet 

wide planters on SE 38th Street and on a portion of 124th Avenue SE, north of the mid-block 

crossing. South of the mid-block crossing, the project will install a 14-feet wide 

multipurpose path on 124th Avenue SE for pedestrian and bicyclist use. 

 

Currently, there are no sharrows or dedicated bicycle lanes on either SE 38th Street or 124th 

Avenue SE. The 2009 Pedestrian and Bike Plan required bicycle facilities on 124th Avenue 

NE. To improve bicycle connectivity, the project will install a 14-feet wide multipurpose 

path along 124th Avenue SE. In addition, the existing 124th Avenue SE mid-block crossing 

will be widened and signalized, enhancing non-motorized safety and operations for users 

to cross 124th Avenue SE. The 124th Avenue mid-block crossing provides connections to the 

Mountains to Sound Greenway Trail as well as the I-90 Trail. The project will also provide 

dedicated parking for bicycles.  

 

Transit Service Access 

The proposed development is located about 900-feet west of the major Factoria Boulevard 

SE / SE 38th Street intersection.  The nearest King County Metro bus stops are located 

approximately 250-feet north of the intersection. These two stops, located on both sides of 

Factoria Boulevard, provide service to KC Metro routes 240, 241, 245 and 246. No transit 

improvements will be required for this project. 

 

Sight Distance for vehicles and pedestrians. 

 

Sight distance requirements for vehicles and pedestrians were evaluated at the proposed 

driveway approaches and were shown to meet the City’s standards. 

 

Any proposed landscaping, signing, and street furnishings shall be placed to avoid 

obstruction within the sight lines for vehicles and pedestrians. 
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The sight distance assessment is documented in the Transportation Impact Analysis. 

Refer to Condition of Approval regarding Civil Engineering Plans – Transportation, 

Building and Site Plans – Transportation, and Transportation Infrastructure in Section XI.B 

of this report. 

 

Street Lighting 

 

Street lighting photometric calculations were evaluated by the design team along the 

project frontages of SE 38th Street and 124th Avenue SE. New Street light poles and 

replacement of existing luminaires with new LED fixtures are required to meet the City’s 

current standards. Refer to Condition of Approval regarding Civil Engineering Plans – 

Transportation, Building and Site Plans – Transportation, and Transportation 

Infrastructure in Section XI.B of this report. 

 

Transportation Infrastructure 

 

To provide safe pedestrian, bicycle, and vehicular access in the vicinity of the site, and to 

provide infrastructure improvements with a consistent and attractive appearance, the 

construction of transportation infrastructure 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. 

 

Frontage improvements required by the developer will include: 

  

1. SE 38th Street 

a. Install a minimum 8-feet-wide sidewalk, 5-feet-wide planter and new curb & 

gutter. 

b. Repave existing driveway adjacent to KFC. Driveway shall be 28-feet-wide 

minimum. 

c. Install a minimum 26-feet-wide driveway approach leading to parking garage per 

Bellevue Standards. 

d. Install signalized mid-block pedestrian crossing between the two driveways. The 

crossing shall be approximately 10-feet-wide. 

e. Underground lower-level overhead utilities along project frontage 

f. Install city fiber communication vaults, junction boxes, conduits and wiring per 

City’s requirements. 

g. Street lighting is required to meet City requirements. 
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2. 124th Avenue SE 

a. Install a minimum 8-feet-wide sidewalk, 5-feet-wide planter and new curb & gutter 

north of the mid-block crossing. 

b. Install 14-feet-wide multipurpose path, 5-feet-wide planter and new curb & gutter 

south of the mid-block crossing. 

c. Install a minimum 26-feet-wide driveway approach leading to on-site parking lot 

per Bellevue Standards. 

d. Widen and signalize the existing mid-block pedestrian crossing. Crossing shall be 

approximately 14-feet-wide. 

e. Underground lower-level overhead utilities along project frontage 

f. Install city fiber communication vaults, junction boxes, conduits and wiring per 

City’s requirements. 

g. Street lighting is required to meet City  requirements. 

Refer to Conditions of Approval regarding Civil Engineering Plans – Transportation, 

Building and Site Plans – Transportation in Section XI.B,  and Transportation 

Infrastructure in Section XI.D of this report. 

 

Impact Fees 

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

alleviate traffic congestion caused by the cumulative impacts of development throughout 

the City. Payment of the transportation impact fee, as required by Chapter 22.16 BCC, 

contributes to the financing of transportation improvement projects in the current adopted 

Transportation Facilities Plan. 

 

Impact fees for this project will be calculated during review of the building permit. 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. The 

current city adopted impact fee rates are posted on the City of Bellevue website. Refer to 

Conditions of Approval regarding Transportation Impact Fee and Building and Site Plans - 

Transportation in Section XI.C of this report. 

 

Concurrency 

The City Multimodal Concurrency Code 14.10 requires development projects to assess 

cumulative impacts that may result from growth and development within the city.  This 

code allows development approval and issuance of a concurrency certificate only if the city 

is able to determine that the unallocated Mobility Unit supply necessary to provide for the 

Mobility Unit demand from a proposed development is available at the time of opening or 

within six years, consistent with the city’s transportation LOS standard. This analysis is 

based on a projected land use scenario and improvements to the transportation system 

that would occur during this time period through construction of TFP projects.  

 

A concurrency determination for Phase 1 was completed in January 2024. When complete, 

Phase 1 would require 111 Mobility units. The supply of Mobility Units is sufficient to 

accommodate this level of development. Refer to Condition of Approval regarding 

Concurrency in Section XI.A of this report. 
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Easements 

The applicant shall provide sidewalk and utility easements and/or multipurpose path and 

utility easements to the City as needed to encompass the full required width of any planter 

strip, sidewalk, and multipurpose path along SE 38th Street and 124th Avenue SE.  

 

The applicant shall provide easements to the City for location of signal and street light 

facilities consisting of above-grade boxes and/or below-grade vaults, and/or detection 

loops as needed. Transformers and utility vaults to serve the building shall be placed inside 

the building or below grade, to the extent feasible. Refer to Conditions of Approval 

regarding Existing Easements, Easement for Signal Control and Street Light Boxes and 

Vaults and Sidewalk/Utility Easements in Section XI.B of this report. 

 

Use of the Right-of-Way (ROW) During Construction 

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

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

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

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

permit including demolition permit. Sidewalks may not be closed except as specifically allowed 

by a Right of Way Use Permit. Refer to Condition of Approval regarding Right of Way Use 

Permit in Section XI.B of this report. 

 

Pavement Restoration 

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

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

trenching or other activities. Under the Trench Restoration Program, every street in the 

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

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

categories are, “No Street Cuts Permitted,” “Grind and 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.  

 

Within the project vicinity, SE 38th Street and 124th Avenue NE are both classified as Grind 

and Overlay required. Should street cuts prove unavoidable or if the street surface is 

damaged in the construction process, a half-street or full-street (depending on the extent 

of street cuts or damage) grind and overlay will be required for a minimum of 50 feet. 

 

Any overlay through a pedestrian crossing obligates the project to reconstruct both ramps 

serving that crossing to be ADA compliant.  If the ramps are already compliant no further 

work is required. 

 

Final pavement restoration requirements will be determined in the field by the right-of-

way inspector as pavement classification may vary due to nearby development in 

construction. Refer to Condition of Approval regarding Pavement Restoration in Section XI.D 

of this report. 
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Transportation Management Program 

In order to reduce single occupant vehicle trips and provide enhanced options to 

employees and infrastructure users, the City has adopted code provisions for a 

transportation management program. The owner of this development shall, prior to any 

initial occupancy of the building structure, sign and record an agreement approved by the 

City of Bellevue to establish a transportation management program to the extent required 

by BCC14.60.070. Refer to Conditions of Approval regarding the Transportation 

Management Program in Section X.C, and Implementation of the Transportation 

Management Plan in Section XI.D of this report. 

 

C. Utilities  

1. The development proposed for this application has been reviewed on a conceptual 

basis and can be feasibly constructed under current utility codes and standards without 

requesting modifications or deviations from them. Major changes to the design or 

information submitted under this permit may cause delay of future construction 

permits. It is the applicant’s responsibility to verify the accuracy of all field information 

and data gathered for the utility design and feasibility of this project.   

 

2. Surface Water   

The site is located within the Richards Creek Drainage Basin.  Storm water from the site 

currently drains to the east through private property and is conveyed to public storm 

drainage pipes in Factoria Blvd and eventually discharges to Lake Washington. The 

development has proposed to mitigate for water quality MR6 and detention MR7. The 

development has proposed a detention vault and water quality modular wetland to 

comply with Minimum requirements 6 and 7. Onsite storm water management, MR 5, 

will be implemented where feasible.  

 

3. Water and Sewer  

Domestic water for the site proposes to relocate existing water main located onsite 

and will connect back to the onsite water system on the southern edge of the project 

with in and existing public water easement. Domestic sewer for the site is available 

from a sewer main located in an easement to the southeast. There is adequate capacity 

in the system to serve the development for both sewer and water. Refer to Condition 

of Approval regarding Utilities Conceptual Approval in Section XI.A of this report. 

 

D. Fire Prevention  

The Bellevue Fire Department Fire Prevention Division has reviewed the submittal in 

accordance with the 2015 International Fire Code, 2015 International Building Code, City of 

Bellevue requirements, and good fire protection practices. This review was based upon, 

and limited to, the information presented on drawings and/or materials received in our 

office. The Fire Department has reviewed this application.  The proposal generally 

conforms to the Fire Code requirements for site circulation and access. Final review and 

approval will occur through the associated building permits for this proposal. As 

conditioned, Fire staff found no issues with the proposed development.  
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E. Clear and Grade 

The clearing and grading reviewer has reviewed the plans and materials submitted for this 

project and has approved the clearing and grading portion of this land use application.  This 

approval does not constitute an approval of any construction permit.  An application for a 

clearing and grading permit must be submitted and approved before construction can 

begin.  Plans submitted as part of any permit application for this project shall be consistent 

with the activity permitted under this approval and must comply with the City of Bellevue 

Clearing and Grading Code (BCC 23.76). Refer to Condition of Approval regarding Clearing 

and Grading Permit Required and Seasonal Clearing and Grading Restrictions in Section 

XI.B of this report. 

 

F. Building  

The plans submitted for design review dated September 13, 2023, have not been 

sufficiently developed for a thorough review under the 2018 IBC (International Building 

Code), including amendments made by the State of Washington and the City of Bellevue. 

Complete review will occur under the building permit application(s) in accordance with the 

codes in effect at the time of complete application. Please note that adoption of the 2021 

codes will be March 15, 2024. 

 

This mixed-use project is comprised of a 5-story residential building with retail and business 

spaces located at the street level. A multi-level above-grade parking structure is located 

within the proposed project footprint.  The total project contains approximately 438,814 

gross sf.  

 

The following comments are preliminary in nature and are not intended to be all-inclusive 

or imply approval: 

 

The plans generally conform to the level of detail typical at this stage in the design process. 

Plans submitted for a Major Project (BB Permit) shall  be as complete as possible and 

contain the minimum required submittal documents.  Refer to Condition of Approval 

regarding Major Project (BB) Building Permit Required in Section XI.C of this report. 

 

VIII. CHANGES TO PROPOSAL DUE TO CITY REVIEW  

Site Design 

• Surface Parking Area Configuration: The configuration of the surface parking area to 

the south of the building was revised to reduce potential vehicle travel-path conflict. 

 

IX. DECISION CRITERIA 

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

   

A. The proposal is consistent with the Comprehensive Plan. 

Finding: This Design Review proposal will be consistent with applicable policies of the 

Comprehensive Plan. The proposal provides a high-quality site and building design 

consistent with the Comprehensive Plan. More specifically, the site improvements will 

enhance the area for pedestrians through the provision of wider sidewalks and associated 

street frontage landscaping. The building design will include ground retail spaces to 

enhance pedestrian activity on the site and the adjacent Factoria Mall development. The 
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building will complement existing development nearby height, massing, and use of exterior 

materials and colors.  See below for a selection of specific policies that support the 

approval of the proposal.  

 

Housing Policies: 

• Policy HO-2 Promote quality, community-friendly single family, multifamily and 

mixed-use development, through features such as enhanced open space and 

pedestrian connectivity.  

Finding:  The proposal will promote quality, community-friendly multi-family 

development through the provision of extensive pedestrian connectivity along its two 

street frontages and enhanced open space at the building’s south-facing exterior entry 

courtyard. 

 

• Policy HO-11  Encourage housing opportunities in mixed residential/commercial 

setting throughout the city. 

Finding:  The Comprehensive Plan encourages and anticipates housing opportunities as 

exemplified by the proposed residential development.  

 

Urban Design Policies: 

• Policy UD-1: Enhance the appearance, image and design character to make Bellevue 

an inspiring place to be.  

Finding:  The proposal will transform an underdeveloped site into a high-quality multi-

family residential building with retail uses on its ground floor. The project will provide 

for new multi-family residential units, which will contribute to the image of Bellevue as 

an inspiring place to be. The building’s form and materials palette will integrate with 

adjacent development, and through its massing and exterior materials palette will 

enhance the image and design character of the Factoria area.  

 

• Policy UD-2:  Support designs for the built environment that are visually stimulating 

and thoughtful and which convey excellence in architecture and workmanship and 

durability of design.  

Finding: The proposed building will ensure quality architectural development and 

visual interest through its modulation in massing and exterior materials.   

 

Factoria Subarea Policies: 

• Policy S-FA-4. Encourage infill development and redevelopment in a manner that is 

compatible with surrounding uses and meets adopted design guidelines. 

• Policy S-FA-58. Incorporate high quality and pedestrian-scaled materials on building 

facades along public sidewalks and interior walkways. 

Finding: The proposed residential building will be compatible with surrounding uses 

and will meet applicable design guidelines through its massing and incorporation of 

high quality pedestrian-scaled materials on its building facades. Refer to Section I: 

Project Description and Section IV: Factoria Design Guidelines. 

 

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

Finding: As conditioned, the proposal will comply with applicable requirements of the 

Land Use Code.  Refer to Section III of this report for further information on Land Use 
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Code consistency. 

 

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

manner which fulfills their purpose and intent. 

Finding: As conditioned, the proposal will comply with the applicable Design Review 

criteria and Building/Sidewalk Design Guidelines for development in a Factoria Area 

(LUC 20.25F1.110 and .115).  Refer to Section IV of this report for how the proposal will 

meet applicable design criteria and guidelines.  

 

D. The proposal is compatible with, and responds to, the existing or intended character, 

appearance, and quality of development and physical characteristics of the subject 

property and immediate vicinity. 

Finding: The proposed building massing for the residential structure will provide a 

transition between the project site and adjoining uses in the immediate vicinity. With 

the application of rich architectural detail, the proposed building will be compatible 

with the surrounding neighborhood and will fit well within the greater single family and 

multifamily residential context. 

 

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

protection, and utilities. 

Finding: The proposal will be served by adequate public facilities, including streets, fire 

protection and utilities. The subject site currently has access to water, sewer, 

stormwater and electric services. For further discussion refer to Section VII – Technical 

Review in this report.  

 

X. DECISION  

After conducting the various administrative reviews associated with the proposal, including 

applicable Land Use consistency, City Code & Standard compliance reviews, the Director does 

hereby APPROVE WITH CONDITIONS the subject proposal. 

 

Note- Expiration of Design Review Approval:  In accordance with LUC 20.40.500.B.2 a Design 

Review approval automatically expires unless a completed building permit application is filed 

before the end of the two-year term.   

 

XI. CONDITIONS OF APPROVAL: 

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

 

COMPLIANCE WITH BELLEVUE CITY CODES AND ORDINANCES 

Compliance with all applicable Bellevue City Codes and Ordinances including but not limited to 

the following will be required: 

 

Applicable Ordinances Contact Person 

Clearing and Grading Code- BCC 23.76 Janney Gwo, 425-452-6190 

Construction Codes- BCC Title 23 Bob Snyder, 425-452-4475 

Fire Code- BCC 23.11 Shelley Jin, 425-452-5251 

Land Use Code- BCC Title 20 Mark Brennan, 425-452-6834 
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Noise Control- BCC 9.18 Mark Brennan, 425-452-6834 

Sign Code- BCC Title 22B Mark Brennan, 425-452-6834 

Transportation Code- BCC 14.60 Darwin Li, 425-452-4598 

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

Utility Code- BCC Title 24 Mark Dewey, 425-452-6179 

Parks Code- BCC Title 70 Merryn Hearn, 425-452-4100 

 

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

 

1. Noise & Construction Hours 

The proposal will be subject to normal construction hours of 7 a.m. to 6 p.m., Monday 

through Friday and 9:00 a.m. to 6:00 p.m. on Saturdays, except for Federal holidays 

and as further defined by the Bellevue City Code or as amended.  Proximity to existing 

residential uses will be given special consideration.  Upon written request to 

Development Services, work hours may be extended to 10:00 p.m. if the criteria for 

extension of work hours as stated in BCC 9.18 can be met and the appropriate 

mitigation employed.  

 

The use of best available noise abatement technology consistent with feasibility is 

required during construction to mitigate construction noise impacts to surrounding 

uses. 

 

AUTHORITY:   Bellevue City Code 9.18.020.C & 9.18.040 

REVIEWER:   Mark Brennan, Land Use 

 

2. Construction Light and Glare 

During construction, all lighting must utilize cutoff shields or other appropriate 

measures to avoid spillover glare onto adjacent uses beyond the site. 

 

AUTHORITY: LUC 20.20.522 & Bellevue City Code 9.10 

REVIEWER:  Mark Brennan, Land Use Division 

 

3. Holiday Construction and Traffic Restrictions 

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

January 5th will be allowed only between the hours of 10:00 pm and 6:00 am due to 

holiday traffic. The Transportation Department will be monitoring traffic and may 

modify this restriction accordingly. 

 

AUTHORITY: Bellevue City Code 14.30.060 

REVIEWER:  Tim Stever, Transportation Department  

 

4. Design Review Modifications 

Design Review:  Any modification to this Design Review approval shall be processed as 

either 1) a new Design Review decision, or 2) an addition or revision to this issued 

Design Review land use approval, processed as a Land Use Exemption.  The applicant 
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shall demonstrate compliance with the Land Use Code in effect at the time of issuance 

of this report.   

 

Any modification of the project design must be reviewed for consistency with the 

design intent as stated in this report.  Conditions of Approval run for the life of the 

project. 

 

AUTHORITY: LUC 20.30F.175 

REVIEWER:  Mark Brennan, Land Use 

 

5. Air Pollution from Construction Vehicles and Equipment 

Construction vehicles and heavy construction equipment shall emit the least amount of 

air pollution as possible.  While on city streets, all construction vehicles shall meet the 

requirements of the Revised Code of Washington 46.61.655 for covered loads. 

 

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

   Revised Code of Washington 46.61.655 

REVIEWER:  Mark Brennan, Land Use  

 

6. Use of Best Available Noise Abatement Technology 

The use of best available noise abatement technology consistent with feasibility is 

required during construction to mitigate construction noise impacts to surrounding 

uses. 

 

AUTHORITY: BCC 9.18.020.F 

REVIEWER:   Mark Brennan, Land Use 

 

7. Provisions for Loading 

The property owner shall provide an off-street loading space 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. 

 

AUTHORITY:  LUC 20.20.590.K.4; BCC 14.60.180 

REVIEWERS: Mark Brennan, Land Use 

Darwin Li, Transportation Department 

  

8. Vehicular Access Restrictions 

All existing and proposed driveways on SE 38th Street and 124th Avenue NE will be 

unsignalized and full access. The two-way center turn lanes on both roadways will also 

remain. 

 

AUTHORITY: BCC 14.60.150 

REVIEWER:  Darwin Li, Transportation Department 
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9. Concurrency 

This project required 242 MUs to be reserved from the available balance for the 

construction of all phases of the MDP. A concurrency certificate will be issued with this 

staff report publication.  

 

AUTHORITY:  BCC 14.10 

REVIEWER:  Darwin Li, Transportation Department 

 

10. Utilities Conceptual Approval 

Utility Department approval of the design review application is based on the final 

conceptual design submitted with this application. 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) and Utilities Permit Processes. A water, sewer and storm 

Developer Extension Agreement will be required for the project, and the Utility 

Developer Extension Agreement shall be approved, constructed and, accepted by the 

Utility Department prior to granting Temporary Certificate of Occupancy for the new 

building.  Separate UC and UA water and sewer permits will be required with the UE 

permit at time of approval. Public and private easements for water, sewer and storm 

water facilities will be required where applicable and will be required to be signed and 

recorded at King County prior to Temporary Certificate of Occupancy. The existing 

water main easement onsite will need to be vacated through City of Bellevue Real 

Property group prior to approval of the building permit BB.  

 

AUTHORITY: BCC 24.02, 24.04, 24.06 

REVIEWER:  Mark Dewey, Utilities 

  

B. PRIOR TO CLEARING & GRADING PERMIT:  These conditions must be complied with on 

plans submitted with the Clearing & Grading or Demolition permit application: 

 

1.  Clearing and Grading Permit Required 

The clearing and grading reviewer has reviewed the plans and materials submitted for 

this project and has approved the clearing and grading portion of this land use 

application.  This approval does not constitute an approval of any construction 

permit.  An application for a clearing and grading permit must be submitted and 

approved before construction can begin.  Plans submitted as part of any permit 

application for this project shall be consistent with the activity permitted under this 

approval and must comply with the City of Bellevue Clearing and Grading Code (BCC 

23.76).  

AUTHORITY: Clearing & Grading Code 23.76.035 

REVIEWER:             Janney Gwo, DSD, Clearing & Grading Section 

 

2.   Seasonal Clearing and Grading Restrictions 

The clearing & grading code defines the rainy season as October 1st through April 

30th.  The Development Services Department may grant approval to initiate or 
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continue clearing or grading activity during the rainy season.  Any approval will be 

based on site and project conditions, extent and quality of the erosion and 

sedimentation control, and the project’s track record at controlling erosion and 

sedimentation.   

 

AUTHORITY:  Clearing & Grading Code 23.76 

REVIEWER:             Janney Gwo, DSD, Clearing & Grading Section 

 

3. Final Landscape and Irrigation Plans 

The Final Landscape, Irrigation Plans and Streetscape Irrigation for the Design Review 

project shall be submitted for final review with the Clearing and Grading Permit 

application to ensure compliance will all Land Use Code requirements. Any sleeves for 

irrigation mainlines shall be placed within the project property lines. 

 

The Final Landscape and Irrigation Plans for the Design Review project shall also be 

submitted with the Building Permit application(s) for reference and each sheet shall be 

labeled “FOR REFERENCE ONLY”.  

 

AUTHORITY: Land Use Code 20.20.520, 20.20.900.G and LUC 20.25F1.110.2 

REVIEWER:   Mark Brennan, Land Use 

 

4. Soil Volumes  

Trees proposed within the site and streetscape planter areas shall be provided the 

required soil volume, as described within the City of Bellevue Parks Department, 

Environmental Best Management Practices and Design Standards Manual:  

https://bellevuewa.gov/sites/default/files/media/pdf_document/2016-environmental-

best-mgmt-practices-manual.pdf  Soil volume calculations shall be shown on the plans 

submitted for a clearing and grading permit.  

 

AUTHORITY: Environmental BMP’s and Design Standards Manual  

REVIEWERS: Mark Brennan, Land Use Division 

   Merryn Hearn, Parks Department  

 

5. Street Trees and Right-of-Way Landscaping 

Prior to ordering any street tree, confirm cultivar with City of Bellevue Parks 

Department.  Contacts are (street Trees to be a minimum of 2 1/2” caliper at time of 

planting): 

• Merryn Hearn, mhearn@bellevuewa.gov, 425-452-4100 

 

AUTHORITY: Land Use Code 20.20.520, 20.20.900.G and LUC 20.25F1.110.2 

REVIEWER:  Mark Brennan, Land Use 

 

6. Multifamily Play Area 

The applicant must clearly delineate locations and square footages of the required 

unpaved, soft surface multifamily play areas. The areas must meet the requirements of 

LUC 20.20.540 
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AUTHORITY:   LUC 20.20.540 

REVIEWER:  Mark Brennan, Land Use  

 

7. Landscaping along 124th Avenue SE 

Along 124th Avenue SE, additional trees and shrubs must be provided between the back 

of sidewalk and the building façade to meet the Type II landscaping standards as set 

forth in LUC 20.25F1.050 for B Streets. 

 

AUTHORITY:   LUC 20.25F1.050, LUC 20.20.520.G.2 

REVIEWER:  Mark Brennan, Land Use  

 

8. Right-of-Way Use Permit  

Prior to issuance of any construction or clearing and grading permit, the applicant shall 

secure applicable right-of-way use permits from the City’s Transportation Department, 

which may include: 

a) Designated truck hauling routes. 

b) Truck loading/unloading activities. 

c) Location of construction fences. 

d) Hours of construction and hauling. 

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

f) Provisions for street sweeping, excavation and construction. 

g) Location of construction signing and pedestrian detour routes. 

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

i) Existing easements with below grade garages. 

 

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:   ROW Review (425) 452-4189 

 

9. Civil Engineering Plans  - Transportation, Building and Site Plans – Transportation and 

Transportation Infrastructure 

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 transportation infrastructure 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.   
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All proposed infrastructure improvements within the right-of-way shall conform to 

current WSDOT Standard Specifications for Road, Bridge and Municipal Construction 

and to the City of Bellevue Special Provisions (BSP’s). 

 

All relevant standard drawings from the Transportation Department Design Manual 

shall be copied exactly into the final engineering plans. 

 

Completion of the following transportation infrastructure is required for each of the 

phases of the MDP. 

 

Prior to approval of the Clearing and Grading permit, requirements for the 

engineering plans include, but are not limited to: 

 

1. SE 38th Street Frontage 

a. No street widening. 

b. New curb and gutter 

c. Remove existing planter and install a minimum 5-feet-wide planter strip 

measured from the back of curb 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 

d. Install minimum 8-feet wide concrete sidewalk along frontage. 

i. All new and existing utilities lids within the sidewalk must have non-slip lids 

installed. 

e. Repave existing driveway adjacent to KFC. The driveway shall be 28-feet-wide 

minimum and meet City of Bellevue Standards. 

f. Install new minimum 26-feet-wide driveway approaching leading to parking 

garage meeting City of Bellevue Standards. 

g. Install signalized mid-block pedestrian crossing between the two driveways. 

The pedestrian crossing shall be approximately 10-feet-wide. 

h. Channelization and signing are required as needed to meet MUTCD, Bellevue 

Standards, and as directed by the review engineer. 

i. Install street lighting per Bellevue Standards; including new poles, arms, and 

fixtures as needed to meet Bellevue’s minimum photometric values. 

j. Install City fiber communication vaults, junction boxes, conduits and wiring per 

City’s requirements. 

 

2. 124th Avenue SE Frontage 

a. No street widening. 

b. New curb and gutter 

c. Remove existing planter and install a minimum 5-feet-wide planter strip 

measured from the back of curb 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 

iii. Street trees, ground cover, and landscaping 

d. Install minimum 8-feet wide concrete sidewalk along frontage north of the 

existing mid-block crossing that connects to the SE 38th Street sidewalk. 

i. All new and existing utilities lids within the sidewalk must have non-slip lids 

installed. 

e. Install 14-feet-wide multipurpose path south of the mid-block crossing that 

connects into existing mid-block crossing and also extends until the south 

frontage extents. 

f. Install new minimum 26-feet-wide driveway leading to on-site parking lot. 

g. Widen and signalize the existing mid-block pedestrian crossing. The pedestrian 

crossing shall be approximately 14-feet-wide. 

h. Channelization and signing are required as needed to meet MUTCD, Bellevue 

Standards, and as directed by the review engineer. 

i. Install street lighting per Bellevue Standards; including new poles, arms, and 

fixtures as needed to meet Bellevue’s minimum photometric values. 

j. Install City fiber communication vaults, junction boxes, conduits and wiring per 

City’s requirements. 

 

Additional infrastructure requirements include: 

 

1. Pedestrian and vehicular sight lines shall be met at all driveways and intersections. 

Any proposed landscaping, signing, and street furnishings shall be placed to avoid 

obstruction within the sight lines for vehicles and pedestrians. Vertical as well as 

horizontal line of sight must be considered when checking for sight distance. 

 

2. A separate channelization and signing plan is required. 

 

3. A combined street tree and street light plan is required for review and approval 

prior to completion of engineering and landscape plans. The goal is to provide the 

optimum number of street trees while not compromising the light and safety 

provided by streetlights.  Street trees and streetlights must be shown on the same 

plan sheet with the proper separation (generally 25 feet apart) and the proper 

spacing from driveways (ten feet from Point A in standard drawing SW-140-1 or 

equivalent). 

 

4. 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 
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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. 

 

b. 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. 

 

5. The new landscaping planter strip within the sidewalk along the public road shall 

be irrigated with a private metered water source. Electrical connections for lighting 

in planter strips may be allowed, if installed in compliance with the electrical code 

and subjected to an electrical inspection.  Irrigation devices and electrical 

components shall not create a tripping hazard in the sidewalk.  Installation of the 

proposed planter shall include a spray irrigation system, soil preparation, root 

barrier and plantings. Root barrier and soil preparation are described in Standard 

Drawing SW-130-1. Landscaping in the right-of-way shall be maintained by the 

abutting property owner(s) unless maintenance has been accepted by the city. 

 

6. The design and appearance of the sidewalk and landscaping shall comply with the 

standards and drawings in the Transportation Department Design Manual.  The 

sidewalk shall be constructed of standard concrete with a broom finish and a two-

foot by two-foot score pattern, unless both the Transportation Department and the 

Development Services Department agree to accept any non-standard pattern, 

color, or other features. 

 

7. Any non-standard features or vegetation shall not create a sight obstruction within 

any required sight triangle, shall not create a tripping or slipping hazard in the 

sidewalk, and shall not create a raised fixed object in the street’s clear zone.  The 

materials and installation methods must meet typical construction requirements. 

 

8. No fixed objects, including fire hydrants, trees, and streetlight poles, are allowed 

within ten feet of a driveway edge, defined as Point A in standard drawing SW-140-

1 or equivalent. Fixed objects are defined as anything with breakaway 

characteristics greater than a four-inch by four-inch wooden post. 
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9. Utilities 

a. 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, except the PSE transmission line across I-405. 

b. All existing and new franchise utility distribution systems, including power, 

telephone, and TV cable, fronting or serving the commercial development site 

shall be underground. No above ground utilities shall be permitted within the 

planter strip, sidewalk, or multi-purpose path.  Transformers and utility vaults 

to serve the development shall be placed inside the building or behind the 

sidewalk or multipurpose path easement. 

c. Vaults serving a broader public purpose may be located within a public 

easement or right-of-way as approved by the review engineer.  To the extent 

feasible, no utility vaults may be located within the primary walking path in any 

sidewalk. 

 

Construction of all transportation infrastructure 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: Darwin Li Transportation Department 

 

10. 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:   Darwin Li, Transportation Department 

 

11. Easement for Signal Control and Street Light Boxes and Vaults 

The applicant shall provide easements to the City for location of signal and street light 

facilities such as above-grade boxes and below-grade vaults, and detection loops as 

needed. 

 

AUTHORITY:  BCC 14.60.100 

REVIEWER:  Darwin Li, Transportation Department 
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12. Sidewalk/Utility Easements 

The applicant shall provide sidewalk and utility easements and/or multipurpose path 

and utility easements to the City such that sidewalks and bicycle facilities outside of the 

City right of way along the property frontage are located within a public easement 

area. 

 

AUTHORITY:  BCC 14.60.100 

REVIEWER:  Darwin Li, Transportation Department 

 

C. PRIOR TO BUILDING PERMIT:  These conditions must be complied with on plans 

submitted with the Building permit application: 

 

1. Major Project (BB) Building Permit Required 

This project will require Major Project Permits (BB) for each wood-framed building (V-

A) and the below-grade parking and podium (I-A). 

 

AUTHORITY: BCC 23.05.090 

REVIEWER:  Bob Snyder (425) 452-4475 

 

2. 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:   Darwin Li Transportation Department 

 

3. 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 civil engineering 

plans.  Building plans, landscaping plans, and architectural site plans must comply with 

vehicle and pedestrian sight distance requirements, as shown on the civil engineering 

plans. 

 

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

REVIEWER:   Darwin Li, Transportation Department 

 

4. Transportation Management Program 

The owner of the property being developed shall sign and record at the King County 

Office of Records and Elections an agreement to establish a Transportation 

Management Program to the extent required by Sections 14.60.070.  
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AUTHORITY:   BCC 14.60.070 

REVIEWER:  Darwin Li Transportation Department 

 

5. Mechanical Screening  

All roof-top or mechanical equipment shall be screened from perimeter streets 

designated in LUC 20.25F1.015. Screening shall be a continuous integral part of the 

building architecture, not isolated around specific units/devices.  

 

AUTHORITY:   LUC 20.25F1.110.C 

REVIEWER:  Mark Brennan, Land Use 

 

6. Certification by Noise Consultant 

The applicant shall provide certification by a certified noise consultant that the noise 

from mechanical exhaust fans will not exceed 60 dBA anywhere along public sidewalks 

or other public spaces prior to the issuance of any mechanical permits. 

 

AUTHORITY: Bellevue City Code 9.18  

REVIEWER:  Mark Brennan, Land Use Division 

 

7. Garage Exhaust 

Provide certification by a noise consultant or mechanical engineer that the noise from 

the exhaust fans will not exceed 60 dBA and a determination by the City’s Mechanical 

Plans Examiner that the velocity and direction of airflows from the exhaust system will 

not adversely affect pedestrian comfort. 

 

AUTHORITY: BCC 9.18.030 and LUC 20.30F.145 

REVIEWER:  Mark Brennan, Land Use  

 

8. Site and Building Lighting  

Site and building lighting will be required to comply with light and glare standards to 

reduce spillover on adjacent parcels.  Additionally, the proposed lantern lighting 

proposed for the building facades shall be dimmable. 

 

AUTHORITY: LUC 20.20.522 and LUC 20.25F1.110.B.3 

REVIEWER:   Mark Brennan, Land Use 

 

9. Exterior Building Lighting  

All exterior building lighting shall include cut-off shields that prevent spill-over to 

adjacent sites. All exterior building lighting shall be adjustable/dimmable.  

 

AUTHORITY: Land Use Code 20.25A.160, 20.25A.170  

REVIEWER:  Mark Brennan, Land Use Division 
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D. PRIOR TO TCO/CO: The following conditions are required by City Code and supported by 

City Policy.  The conditions shall be complied with prior to issuance of the Temporary 

Certificate of Occupancy (TCO) or Certificate of Occupancy (CO): 

 

1. Transportation Infrastructure  

All transportation infrastructure, street frontage improvements and other required 

transportation elements, including streetlight and traffic signal revisions, must be 

constructed by the applicant, and accepted by the Transportation Department 

inspector. 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 Sections; and Transportation 

Department Design Manual Standard Drawings. 

REVIEWER:  Darwin Li, Transportation Department 

 

2. Pavement Restoration 

Pavement restoration associated with construction of transportation infrastructure or 

to repair damaged street surfaces shall be completed. SE 38th Street and 124th Avenue 

SE are both classified as Grind and Overlay required. 

 

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

REVIEWER:  ROW Review (425) 452-4189 

 

3. Implementation of the Transportation Management Program 

The Transportation Management Program required by Bellevue City Code Sections 

14.60.070 per a condition of approval above must be functional prior to issuance of the 

initial certificate of occupancy. 

 

AUTHORITY:   BCC 14.60.070 

REVIEWER:  Darwin Li, Transportation Department 

 

4. Master Development Plan (MDP) Amendment 

An approved MDP Amendment (LJ) will be required to modify/update the MDP to 

document changes for each phase. The MDP Amendment shall be completed prior to 

TCO. 

  

AUTHORITY:              LUC 20.30V.160.B  

REVIEWER:                Mark Brennan, Land Use 
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5. Interior Noise Level Measurements 

Interior noise levels inside residential units shall not exceed 40 dBA in sleeping areas 

and 45 dBA in non-sleeping areas. The project acoustical engineer shall document noise 

levels inside a random sample of the rooms and submit his/her findings to the City for 

review. If the noise levels exceed the required maximums, the City will require 

additional noise mitigation as necessary to achieve the maximum allowable levels prior 

to the issuance of any Occupancy Permit.  

 

AUTHORITY:  Bellevue City Code 9.18.045  

REVIEWER:   Mark Brennan, Land Use Division 

 

6. Damage to Existing Street Trees and/or Public Irrigation System 

Protection of the existing street trees to remain is REQUIRED.  Any damage to the 

existing street trees and/or the existing public irrigation system (SE 38th Street and 

124th Ave SE) will be considered damage to public property.  Damage or removal of the 

existing street trees and/or the existing public irrigation system will require 

replacement and may result in penalties. Any existing street trees damaged during 

construction shall be replaced by the applicant with the same size and type and planted 

as specified by the Parks Department tree planting standards.  

 

AUTHORITY: LUC 20.25A.040, S-DT-99 and S-DT-110 

REVIEWER:  Mark Brennan, Land Use 

 

7.  Landscape Installation Assurance Device 

To ensure the required mitigation and restoration of areas of temporary disturbance is 

completed, the applicant shall post an Installation Assurance Device prior to the 

building permit or clearing and grading permit issuance. The device shall be equal to 

150% of the value of the approved.   The device will be released when the applicant 

demonstrates required mitigation has successfully been installed. 

 

AUTHORITY:  LUC 20.40.490 

REVIEWER:   Mark Brennan, Land Use 

 

8. Landscape Maintenance Assurance Device 

File with the Development Services Department a landscape maintenance assurance 

device for a one-year period in the form of an assignment of savings or letter of credit 

for 20% of the cost of labor and materials for all required landscaping for the phase. 

 

AUTHORITY: LUC 20.40.490 

REVIEWER:  Mark Brennan, Land Use 

 

 

 

 

 

 

 



The Marketplace Apartments at Factoria 

22-130386 LD 

Page 44 of 44 

 

     

9. Street Trees Maintenance  

Maintenance agreement for street trees and right of way landscaping to be approved 

by City of Bellevue Parks Department.  The Parks Department contact is: 

• Merryn Hearn, mhearn@bellevuewa.gov, 425-452-4100 

 

AUTHORITY: Land Use Code 20.20.520, 20.20.900.G and LUC 20.25F1.110.2 

REVIEWER:  Mark Brennan, Land Use 

 

E. PRIOR TO ISSUANCE OF SIGN PERMITS 

 

1. Project Sign Design Package 

There are no implied approvals of proposed signage within this Design Review approval.  

The applicant shall submit a complete sign design package for the development for City 

review and approval prior to the issuance of any occupancy permits for the building, tenant 

improvement permits for the commercial spaces, or sign permits.  The design package shall 

include the conceptual design of all building signage.  The signs shall be consistent with the 

Bellevue City Code Section 22B.10 and the designs shall be an integral part of the overall 

architectural design. Signs at or near the street shall be scaled to the pedestrian 

environment.  

 

The sign package plans, elevations, and/or sketches shall include but are not limited to: 

1. Location 

2. Illumination 

3. Color and Materials 

4. Design  

 

Design Review of individual signs and compliance with the approved sign design package 

AND Bellevue Sign Code will occur through review of each sign permit application.  

 

AUTHORITY: Bellevue City Code 22B.10, LUC 20.25F1 Factoria Town Square 

Design Guidelines 

REVIEWER:  Mark Brennan, Land Use  
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AT FACTORIA
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SITE PLAN B

A 0.1

PARCEL  MAP

CITY OF BELLEVUE FACTORIA I 
DEVELOPMENT AREA III

RESIDENTIAL AREA  EFFICIENCY (TYPICAL FLOOR)

45,538 SF 55%

33,971 SF 41%

3,573 SF 4%

83,082 SF

LEVEL PARKING AREA

LEVEL 1 22,485 SF

LEVEL 1 MEZZ 21,501 SF

LEVEL 2 21,501 SF

LEVEL 3 21,501 SF

LEVEL 4 21,501 SF

LEVEL 5 21,501 SF

Grand total: 6 129,991 SF

FLOOR
PARKING

LEVEL 1 22,485 SF

LEVEL 1 MEZZ 21,501 SF

LEVEL 2 21,501 SF

LEVEL 3 21,501 SF

LEVEL 4 21,501 SF

LEVEL 5 21,501 SF

129,991 SF

VERTICAL
CIRC.

1,110 SF

0 SF

1,110 SF

1,110 SF

1,110 SF

1,110 SF

600 SF

6,150 SF

LOBBY/
CIRC/MECH.

23,856 SF

0 SF

9,326 SF

9,326 SF

9,326 SF

9,678 SF

200 SF

61,712 SF

COMMERCIAL

9,994 SF

0 SF

0 SF

0 SF

0 SF

0 SF

9,994 SF

AMENITY/
STORAGE

3,705 SF

0 SF

0 SF

0 SF

0 SF

1,683 SF

5,388 SF

RESIDENTIAL

25,746 SF

0 SF

51,397 SF

51,397 SF

51,397 SF

45,538 SF

225,475 SF

TOTAL
(gsf)

86,897 SF

21,501 SF

83,333 SF

83,334 SF

83,334 SF

79,510 SF

800 SF

438,709 SF

exterior
balconies

0 SF

0 SF

0 SF

0 SF

0 SF

0 SF

0 SF

terraces/
roof decks

11,592 SF

0 SF

4,411 SF

0 SF

0 SF

3,573 SF

8,338 SF

27,914 SF

UNIT MIX

TOTAL ALL UNIT MIX PARKING  RATIO PARKING REQ.

1 BED 46 17% 56.8

2 BED 106 40% 145

3 BED 9 3% 12.8

OPEN 1 86 32% 104.8

STUDIO 18 7% 22

265 100% 341.4

AVERAGE AREA MIX

RES AREA # UNITS AVG.

225,475 SF 265 851 SF

STUDIO

2

4

4

4

4

18

OPEN 1 TOTALOPEN 1

12

19

19

19

17

86

1 BED 1 BED + 2 BED 2 BED + 3 BED TOTALTOTAL

LEVEL 1 31

LEVEL 2 60

LEVEL 3 60

LEVEL 4 60

LEVEL 5 54

265

1 BED

3

11

11

11

10

46

1 BED +

12

24

24

24

22

106

2 BED +

2

2

2

2

1

9

PARKING BY LEVEL

Level STALLS

LEVEL 5 61

LEVEL 4 61
LEVEL 3 61
LEVEL 2 61

LEVEL 1 MEZZ 61
LEVEL 1 61

  366

TOWNHOUSE /
LOFT

0 SF

0 SF

0 SF

0 SF

0 SF

0 SF

0 SF

PROPOSED PARKING

RATIO PARKING

366
366

INDOOR AMENITIES

LEVEL 1 BIKE ROOM 1,228 SF

LEVEL 1 FITNESS 2,119 SF

LEVEL 5 LOUNGE 1,466 SF

TOTAL: 4,814 SF

LOBBY AREAS

ROOF LEVEL ELEV. LOBBY 200 SF

LEVEL 1 LEASING OFFICE 1,319 SF

LEVEL 1 LOBBY/LOUNGE 2,836 SF

LEVEL 1 MAIL RM. 803 SF

LEVEL 1 OFFICE 721 SF

LEVEL 1 PACKAGE RM. 375 SF

LEVEL 1 RR 487 SF

STOR. 3,497 SF

LEVEL 1 TRASH RM 2,779 SF

TOTAL: 13,017 SF

OUTDOOR AMENITIES

LEVEL 5 AMENITY DECK 3,573 SF

LEVEL 2 EAST COURTYARD 1,966 SF

LEVEL 1 NORTH PLAZA 663 SF

ROOF LEVEL ROOF DECK 8,338 SF

LEVEL 2 SOUTH COURTYARD 2,445 SF

LEVEL 1 SOUTH PLAZA 2,412 SF

LEVEL 1 WEST COURTYARD 8,150 SF

LEVEL 1 WEST PLAZA 368 SF

TOTAL: 27,914 SF

RESIDENTIAL STORAGE

LEVEL 1 BIKE ROOM 1,228 SF

TOTAL: 1,228 SF

PROJECT DATA

1.1

1" = 30'-0"

1. SEE CIVIL DRAWINGS FOR EXISTING AND PROPOSED UTILITIES
2. THERE IS NO GROUND-MOUNTED MECHANICAL EQUIPMENT
3. SEE SURVEY AND CIVIL DRAWINGS FOR LIMITS AND CENTERLINE OF RIGHT OF WAY, FIRE HYDRANTS, 
VAULTS, UTILITY POLES, ETC. 
4. SEE CIVIL DRAWINGS FOR EXISTING AND PROPOSED GRADING. SEE SHEET A11.2 FOR THE AVERAGE 
GRADE PLANE ANALYSIS AS IT APPLIES TO THIS PROJECT.
5. SEE LANDSCAPE PLAN FOR EXISTING TREES TO BE RETAINED. SEE ARBORIST REPORT FOR FULL 
ANALYSIS OF EXISTING TREES. 
6. SEE CIVIL DRAWINGS AND STORM WATER DRAINAGE REPORT FOR TOTAL IMPERVIOUS AREA.
7. SEE T0.2 FOR PARKING DEVIATION REQUEST

GENERAL NOTES

THAT PORTION OF THE SOUTHWEST QUARTER OF THE SOUTHEAST QUARTER OF SECTION 9, TOWSHIP 24 
NORTH, RANCE 5 EAST, W.M., IN KING COUNTY, WASHINGTON, DESCRIBED AS FOLLOWS:
COMMENCING AT SOUTH QUARTER CORNER OF SAID SECTION 9, THENCE SOUTH 86° 47’13” EAST ALONG 
THE SOUTH LINE THEREOF A DISTANCE OF 44.69 FEET TO A POINT OF THE EASTERLY MARGIN OF 124TH

AVENUE SE, SAID POINT BEING ON A CURVE CONCAVE TO THE EAST THE CENTER POINT OF WHICH BEARS 
SOUTH 80°11’08” EAST A DISTANCE OF 470.00 FEET, THENCE NORTHERLY ALONG THE ARC OF SAID CURVE 
THROUGH A CENTRAL ANGLE OF 7°18’17” A DISTANCE OF 59.92 FEET; THENCE CONTINUING ALONG SAID 
EASTERLY MARGIN, NORTH 17°07’09” EAST A DISTANCE FO 242.23 FEET TO THE TRUE POINT OF 
BEGINNING OF THE PARCEL HEREIN DESCRIBED;
THENCE LEAVING SAID MARGIN SOUTH 00°53’57” WEST A DISTANCE OF 171.14 FEET;
THENCE SOUTH 89°06’03” EAST A DISTANCE OF 246.00 FEET;
THENCE SOUTH 00°53’57” EAST A DISTANCE OF 235.78 FEET;
THENCE SOUTH 85°50’12” EAST A DISTANCE OF 47.50 FEET;
THENCE SOUTH 52°08’00” EAST A DISTANCE OF 94.93 FEET;
THENCE SOUTH 17°07’34” EAST A DISTANCE OF 38.63 FEET;
THENCE SOUTH 72°52’26” EAST A DISTANCE OF 61.38 FEET;
THENCE SOUTH 17°07’34” EAST A DISTANCE OF 304.87 FEET;
SOUTHWESTERLY MARGIN OF SE 38TH STREET;
THENCE NORTH 63°39’53” WEST ALONG SAID MARGIN A DISTANCE OF 329.67 FEET TO THE BEGINNING OF A 
TANGENT CURVE CONCAVE TO THE SOUTH AND HAVING A RADIUS OF 45.59 FEET;
HENCE WESTERLY SOUTHERLY ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 99°12’58” A 
DISTANCE OF 78.95 FEET TO A POINT ON THE EASTERLY MARGIN OF SAID 124TH AVENUE SE;
THENCE SOUTH 17°07’09” WEST ALONG SAID MARGIN A DISTANCE OF 577.06 FEET;
TO THE TRUE POINT OF BEGINNING.
CNTAINING: 229,509 SQUARE FEET OR 5.269 ACRES OF LAND, MORE OR LESS.

LEGAL DESCRIPTION

REVISIONS
1. Type VA construction
exceeding allowable area will be
divided by firewalls (IBC 506,706)

* 2. BSP or Single-Site Agreement
recorded prior to any permit
issuance

Notes:

ADR SUBMITTAL                                 12/12/2022

22-130386-LD CORRECTION      3/31/2023
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RETAIL ENTRIES

8’ WIDE, CONCRETE SIDEWALK 
PER CITY OF BELLEVUE

8’ WIDE, CONCRETE 
SIDEWALK PER CITY 
OF BELLEVUEPRIVATE UNIT 

PATIOS, TYP. PRIVATE UNIT PATIOS, TYP.

6’ WIDE, CONCRETE SIDEWALK 
PER CITY OF BELLEVUE

ENTRY COURT

BIKE RACKS

              GROUND COVER 
UNDER EXISTING TREES

NEW STREET TREES IN 
PLANTER STRIP

EVERGREEN FOUNDATION 
SHRUBS, DECIDUOUS AND 
PERENNIAL ACCENTS, TYP.

EVERGREEN AND 
DECIDUOUS ACCENTS, 
PERENNIALS AND 
ORNAMENTAL GRASSES

LOW EVERGREEN ACCENTS AND 
GROUNDCOVER, TYP.

PARKING LOT TREES, TYP.

CLIMBING VINES ON 
SCREEN WITH EVERGREEN 

FOUNDATION HEDGE

EXISTING TREES 
TO REMAIN.

NEW STREET TREES, 
TYP. 30’O.C. SPACING

PRIVATE UNIT 
PATIOS, TYP.

NEW STREET TREES IN 
PLANTER STRIP CURB CUTS FOR SERVICE 

AND LOADING

CONCRETE SIDEWALK WITH 
CANOPY TREESENTRY 

COURT

PRIVATE UNIT PATIOS, TYP.

PRIVATE UNIT PATIOS

RESIDENTIAL 
COURTYARD

BENCH SEATING

EXISTING UTILITIES

BIKE RACKS

22-130386-LD CORRECTION 2     9/12/2023
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SOUTH PLAZA
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LEVEL 1 -
FLOOR PLAN

A 1.1

0' 10' 60'5' 20' 40'

1. SEE PROJECT DATA SHEET FOR FLOOR 
AREA SUMMARY

GENERAL NOTES

UNIT MIX LEVEL 1

UNIT TYPE TOTAL UNIT MIX

1 BED 4 13%

2 BED 12 39%

3 BED 2 6%

OPEN 1 12 39%

STUDIO 1 3%

31 100%

1" = 20'-0"

REVISIONS

(SEE A0.1 FOR REMAINDER OF SITE)
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BUILDING
ELEVATION -

EAST

A 3.2

BUILDING  ELEVATION - EAST 

BUILDING  PERSPECTIVE - VIEW FROM EAST

1. SEE SHEET A 11.1  FOR AVERAGE GRADE PLANE CALCULATION.
2.   MECHANICAL EQUIPMENT TO BE SCREENED BY BUILDING PARAPETS.
3.   SEE SHEET A 10.1 AND A 10.2  FOR EXTERIOR MATERIAL CALLOUTS. 

GENERAL NOTES

REVISIONS
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