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 Revision Request #1 
 
SENT VIA MYBUILDINGPERMIT.COM 
 
Dear Kathy Nagle: 
 
The City has reviewed the plans submitted November 29, 2023, for the property at 3080 148th Ave NE 
for Michael’s Subaru and has also received public comments regarding this project.  Below are 
comments and revision requests from the City’s review team.  Please note that additional information 
may be requested as a result of our review of your resubmittal.  If you would like to meet to discuss 
these comments prior to submitting a revision, please let me know and I can schedule a meeting or 
conference call.  You are also welcome to communicate directly with any reviewer listed below. 
However, please copy me in your written communications so that I can include those communications in 
the project file. Department comments are as follows: 
 
Land Use  
Staff Contact:  Komal Agarwal, (425)-452-7224, kagarwal@bellevuewa.gov   
 
1. Administrative Amendment:  

a. Per LUC 20.30B.175.D.3, “The applicant carries the burden of proof and must demonstrate that 
the application merits approval or approval with modifications.” In your narrative, please 
demonstrate how the proposal meets the decision criteria as described in LUC 20.20B.175.D.2. 
Clearly identify existing areas that were approved for auto sales use per the original Conditional 
Use Permit (CUP), File No. 04-100086 LB.  

b. 2004 CUP Condition: Demonstrate how the proposal meets the “Conditions of Approval” 
number A-13 in the attached “Findings of Fact, Conclusions of Law and Decision” by the 
Hearing Examiner, shown below:  
 

 
 
The letter referenced in the condition is attached (Exhibit 5). See snippet:  

mailto:kathy@lmueller.com
mailto:kagarwal@bellevuewa.gov
https://bellevue.municipal.codes/LUC/20.30B.175.D.3
https://bellevue.municipal.codes/LUC/20.30B.175.D.2
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Per the letter, if this condition is required to be modified, then a new CUP, rather than an 
administrative amendment under LUC 20.30B.175.D.2, would be required. Therefore, please 
explain how the current proposal will not exceed by more than 6 feet the height of the 
buildings and associated facilities approved by the original CUP.  Additionally, see below on 
how to comply with LUC 20.50.012, Building Height. 

c. If you have any additional information or facts demonstrating that an administrative 
amendment under LUC 20.30B.175.D, rather than a new CUP application, is the appropriate 
permitting path for your proposal, then please provide that information to the City.  
 

2. Survey: The Boundary and Topographical survey should meet the requirements as listed here.  
a. Provide a title verified survey.  
b. List and show all recorded easements.  
c. Increase line weight for property lines for easy reading.  
d. Show topographical lines, identify areas of the site that meet the steep slope definition per LUC 

20.25H.120.A.2. Identify the toe of the slope.   
e. Show all improvements on site including the parking structure located south of the NGPA, 

existing parking, transit stops, buildings present on site.  
f. Show all existing trees on the lot and on the street frontage. Identify all evergreen and 

deciduous trees, that are eight inches in diameter or greater, as measured four feet above 
existing grade. Label each tree with the common name and diameter. Show drip lines. 

3. Title Report: The provided title report is not for this lot, so provide the correct title report. Please 
provide a copy of the title report with clickable links to recorded documents.  

4. Easements: Clarify of the 5’ Pacific NW Bell easement is an access easement and/or a utility 
easement.  

5. Site Plan:  
a. The existing area of Michael’s Toyota is shown to be 93000+ sq.ft. Provide a breakdown of the 

depicted areas. Clarify what is included in the calculations.   
b. Identify any on-site steep slope critical area, Native Growth Protection Area (NGPA), and 

modified toe of the slope structure setback as approved per Permit No. 11-117278 LB and 
associated 11-117277- LO.  

c. Identify the location of the transit stops.  
6. Non-conforming Analysis: The existing site development is potentially non-conforming to LUC 

20.20.560 regarding current parking landscape requirements and corner feature requirement of 
the code. Provide a Conformance Plan to identify the site nonconformities. Provide a narrative 
describing how all the non-conformities are being addressed and brought into compliance with the 
current code. 

7. Statistical Analysis Sheet: Provide a statistical analysis sheet that shows all the basic information 
regarding your proposal, i.e., zoning, parking information, building square footage, height, etc.  This 
is helpful in the development of the forthcoming staff report and provides ease of information for 
the general public.  

8. Dimensional Requirements:  

https://bellevuewa.gov/city-government/departments/development/permits/faqs/plan-review-resources/boundary-and-topographic
https://bellevue.municipal.codes/LUC/20.25H.120.A.2
https://bellevue.municipal.codes/LUC/20.25H.120.A.2
https://bellevue.municipal.codes/LUC/20.20.560
https://bellevue.municipal.codes/LUC/20.20.560
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a. Setbacks: Front and Rear Yard determination for the site is as shown below. All other property 
lines are side yard.  

 
 
 

b. Lot Coverage: Provide existing and proposed Lot Coverage Calculations.  
c. Impervious: Provide a breakdown of the existing and proposed impervious area calculations for 

the site. You may consider showing a diagrammatic plan identifying areas.  
d. FAR: Calculate the FAR for this project for any office square footage for the dealership so that 

can be documented with your next submittal. 
e. Height:  

i. AFG Calculation: Provide the average elevation of the finished grade around the building. 
Show AFG calculations.  

ii. Building Height: See definition for ‘Building Height’ per LUC 20.50.012. Show proposed 
building height from the AFG to the highest point of a flat roof (excluding structural 
elements not intended for habitation and not exceeding 15 feet above the maximum 
building height including penthouses for mechanical and elevator equipment, chimneys, 
wireless communication facility antenna arrays, smoke and ventilation stacks, flagpoles, 
mechanical and elevator equipment, and parapet walls designed solely to screen mechanical 
and elevator equipment.) 

iii. 2004 CUP Condition: Also see item 1.b above and demonstrate compliance. Specifically, 
please explain how the current proposal will not exceed by more than 6 feet the height of 
the buildings and associated facilities approved by the original CUP 

9. Elevations:  
a. Provide complete building elevations. Identify the portion of the elevations that are being 

retained and portions that are proposed to be modified. 
b. Show elevator shaft etc. on the elevations.  
c. Roof top mechanical equipment: Clarify if any mechanical equipment is proposed on the roof 

top, if so, demonstrate compliance with LUC 20.20.525.    
10. Trash collection: Demonstrate compliance with LUC 20.20.725 for recycling and solid waste 

collections areas on the site. Once a plan has been developed, please reach out to me to schedule a 
virtual meeting with a representative from Republic Services to consult and approve a garbage 

Front 

R
ear 

https://bellevue.municipal.codes/LUC/20.50.012
https://bellevue.municipal.codes/LUC/20.20.725


Michael's Subaru 
3080 148th Ave NE  
23-126844 LI and 23-126845 LD  4 
   

pick-up plan. Also refer to Transportation comments. Also see attached “Republic Services Truck 
Specs Design Review Packet”  

11. Landscape Development and Tree Retention: 
a. Arborist Report: Provide an Arborist Report created by an ISA certified arborist with the next 

revision. Provide a Tree Table and include the dbh (diameter at breast height) and species for all 
trees on site and all existing street frontage trees. Identify trees as significant trees (i.e. trees 
over 8” in dbh) or nonsignificant. Additionally, identify trees as on-site and off-site trees (right-
of-way). Include arborist’s recommendations for all trees. Identify trees that were required to be 
retained as a condition to 2004 CUP. Per the recent site visit, all existing on-site trees planted 
appear to have been topped-off. Topping trees is not a recommended pruning method and 
renders the tree structurally unstable/ dead. Provide arborist recommendations for the topped 
off trees as there may be a requirement for a like for like replacement of these trees. 

b. Tree Inventory Plan: Provide a tree plan showing the complete parcel and all property lines. 
Provide the tree chart and identify all existing on-site and off-site trees. Ensure correct and 
consistent information is provided between survey, arborist report and the 
engineering/landscape plans.  

c. Tree Retention: Provide calculations and demonstrate how the proposal meets tree retention 
requirements of LUC 20.20.900.D. If alternative tree retention is being proposed, provide a 
narrative as a part of arborist report requesting Alternative Tree Retention. Provide a response 
to each Alternative tree retention criteria listed in LUC 20.20.900.G.2.   

d. Landscape:  
i. In addition to the following comments from Land Use also see comments provided by Parks 

and Transportation regarding required street frontage improvements in the ROW as 
provided below.  

ii. Show and identify the property lines on the landscape plan. Identify and dimension the 
required street frontage, interior and parking landscaping. Demonstrate compliance with 
LUC 20.20.520: 

iii. Site Perimeter Landscape: LUC 20.20.520 requires: 

• Type III- 10’ required landscape area along all street frontages.  

• Type III- 8’ required landscape area along rear and side yards. 

• Type V landscaping in the parking area. Demonstrate compliance with LUC 
20.20.520.G.5.a and b. Provide calculations. Call out the area of each landscaped 
section within the parking area of the site.  

iv. Identify the buildable area on the landscape plan and provide calculations to demonstrate 
how the proposal meets LUC 20.20.520.H.1.b  

v. Alternative Landscape Option: You may consider an Alternative Landscape Option (ALO) to 
modify sections E through I of 20.20.520. Provide a narrative requesting ALO. Respond to 
the Alternative Landscape Option Criteria per see LUC 20.20.520.J describing how the 

proposal meets the ALO criteria. Demonstrate and describe how the proposed landscaping 
represents an equal or better result than that which could be achieved by strictly following 
the requirements of 20.20.520. 

vi. Also see site/ landscape design guidelines per LUC 20.25I.040.B.2 and 3.  
12. Parking and Circulation:  

a. Include a parking demand analysis for all the uses on site as a part of the TIA. Auto dealership 
and servicing are unspecified uses per LUC 20.20.590. Include Little John’s on this table which is 
a specified use per the LUC. 

b. Provide a separate parking plan for the complete site. Clearly identify areas for inventory/ 
display for cars and required parking. Provide dimensions of the existing parking aisle width for 
the areas where the public will park for the showroom and service. Show proposed markings 

https://bellevue.municipal.codes/LUC/20.20.900.D
https://bellevue.municipal.codes/LUC/20.20.900.G.2
https://bellevue.municipal.codes/LUC/20.20.520
https://bellevue.municipal.codes/LUC/20.20.520.G.5
https://bellevue.municipal.codes/LUC/20.50.012__674088024c70423599f1da909398176b
https://bellevue.municipal.codes/LUC/20.20.520.H
https://bellevue.municipal.codes/LUC/20.20.520
https://bellevue.municipal.codes/LUC/20.25I.040.B.1
https://bellevue.municipal.codes/LUC/20.20.590


Michael's Subaru 
3080 148th Ave NE  
23-126844 LI and 23-126845 LD  5 
   

for direction of traffic. Number all required parking stalls. Identify the existing parking stalls 
that are proposed to remain. 

c. Clarify if there is any shared parking with uses located on other parcels. 
d. Provide cutout details for the proposed building, parking lot and pedestrian lighting fixtures 

with your next submittal. 
e. Loading space:  Clarify if there is an existing loading space and/or area available on site for 

delivery of cars. Demonstrate compliance of existing or proposed loading space with LUC 
20.20.590.K.4.  

f. Roof Top Parking: Roof top parking is proposed for this site.  Provide a detail of the parapet 
proposed for this structure to ensure that lighting from headlights and lighting fixtures do not 
spillover the rooftop. 

g. Internal Walkways:  
i. See transportation comments regarding internal circulation as well.  

ii. Identify existing transit stops on the plans. Call out the width of all internal walkways. Call 
out the proposed material for the walkway. Internal walkways should be distinguishable 
from driving surfaces. 

iii. Provide walkways to connect with existing walkways or potential walkway locations on 
adjoining sites.  See design guidelines LUC 20.25I.050.C 

iv. Internal walkways along the side of the side of the building that provide access should be 
wide enough to allow for sidewalk seating area or window gazing as well as pedestrian 
travel. See design guidelines LUC 20.25I.050.C 

v. Demonstrate that safe access to the building from all parking areas and adjacent properties 
is available. See 20.20.590.K.8.b 

vi. All Internal walkways need to be curbed and raised by 6” except per director’s approval per 
LUC 20.20.590K.8.c.ii. If no curb is provided demonstrate how the walkways are delineated 
by distinctive paving material or marking.   

h. Bicycle Parking: Provide bicycle parking per LUC 20.25I.050.D.3. Provide calculations. 
13. Building Materials and Color Samples:  

a. Provide a physical color and material sample board proposed for the development. Please 
submit the sample board to the Land Use Desk at City Hall during Permit Center Hours: Monday 
- Thursday: 10 a.m. to 3 p.m. to my attention. Please include the Permit numbers on the board.  

b. Clarify in the narrative if the proposed materials are same/ similar/ different than the existing 
retained portion of the existing building.  

14. Preliminary Clearing and Grading Plans: Identified limits of disturbance are not consistent across 
plans provided in the submittal. Provide consistent information. 

15. Comprehensive Policies Review:  
a. A review of the Comprehensive Policies is not required for the “use approval” per the 

Administrative Amendment Decision Criteria. However, consistency with the Comprehensive 
Plan is required for the design of the building and site as stipulated in the decision criteria for 
the Design Review Permit (LUC 20.30F.145.A). Please provide any information demonstrating 
the project’s consistency with the Comprehensive Plan as currently proposed, and as the 
project evolves, please continuously evaluate the proposal’s consistency with applicable 
policies, make necessary updates, and resubmit any revised or additional information with 
each subsequent submittal. 

16. Design Guidelines (LUC 20.25I.040) Review: 
a. Provide a response to Site and Building Design Guidelines per LUC 20.25I.040. Describe how the 

proposal meets each of the guidelines. 
b. The Urban Design and the Arts element of the Comprehensive Plan identifies as a “Key City 

Entry Point” the intersection of SE Eastgate Way and 148th Ave NE. Per 20.25I.040 .B.7 , 

https://bellevue.municipal.codes/LUC/20.25I.050.C
https://bellevue.municipal.codes/LUC/20.25I.050.C
https://bellevue.municipal.codes/LUC/20.20.590.K.8.b
https://bellevue.municipal.codes/LUC/20.20.590.K.8.c.ii
https://bellevue.municipal.codes/LUC/20.25I.050.D.3
https://bellevue.municipal.codes/LUC/20.25I.040
https://bellevue.municipal.codes/LUC/20.25I.040.B.7
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“consideration should be given to locating buildings closer to the public street with entrances to 
the buildings from the public sidewalk, with no intervening parking or driving area. Corner 
locations are particularly appropriate for this treatment.” Since this proposal is for the 
expansion of an existing building, a special focus will be on the treatment of the Corner feature 
of the arterial streets. The LU code and Comp plan policy UD-73 intend for an enhanced 
streetscapes at key entry points into the city. Also see Special Corner feature per item 17 
below.  

17. Design Standards (LUC 20.25I.050) Review: 
a. Provide a detailed response to each of the standards described in LUC 20.25I.050. Describe 

how the proposal meets each of the guidelines. 
b. Special Corner Feature: LUC 20.25I.050.A requires including a special corner feature at the 

corner of the site. A special corner feature can be a landscape feature, seasonal color planting 
area, sculpture, or water feature. The feature should provide a visual landmark and some 
amount of seating area. Corner features proposed as a part of approval for 2004 CUP should be 
reestablished as they are currently in poor shape due to lack of maintenance.  

c. Building Design Standards: Incorporate interesting architectural elements on the East 
elevation of the building to provide visual interest and prevent the development of a long 
continuous blank wall. 

18. Design Review Decision Criteria: Provide a detailed narrative as to how the proposal meets the 
decision criteria as described in LUC 20.30F.145.  

19. Signage: Sign Code in BCC 22B.10 identifies the CB zoning as a design district and hence BCC 
22B.10.025 and 22B.10.030 applies. 
a. Design considerations: See Sign Design criteria per BCC 22B.10.025.E.1, 2 and 5. Demonstrate 

compliance. Signage elements should be architecturally integrated, and not overlap with 
architectural elements. Signage for this tenant space should be compatible with other 
businesses on the lot. Application of multiple signs to one building shall be consolidated to not 
result in a scattered appearance.  

b. Building Mounted Signs: Show the largest façade dimensions. Provide signage dimensions, 
length, and letter/ logo height for all existing and proposed signs.  

c. Free Standing Signs: Show existing free-standing signs. The location of the free-standing signs 
will be reviewed by Transportation reviewer. See Transportation comments.  

 
Parks Department 
Staff Contact:  Merryn Hearn, (425)-452-4100, mhearn@bellevuewa.gov  
 
1. The city has existing ROW irrigation that will need to be repaired/upgraded to address impacts and 

coverage reconfiguration for updated landscape areas. 
2. Please provide an Arborist’s Report for assessment of existing ROW trees. 
3. COB Parks would like to look at options to retain all or some of the mature oak trees along Eastgate 

Way.  Transportation has indicated that a meandering sidewalk may be considered in areas to 
avoid impact to mature tree roots.  Your Arborist’s report may help determine whether there are 
any trees that should not be considered for retention. 

4. If any of the oak trees do need to be replaced, the species should be ‘Quercus rubra’ to match 
existing oak species on Eastgate Way. 

5. Minimum soil volumes for new street trees are required as per Section 3.B of the Transportation 
Design Manual. See attached “Soil Volume Calculation Sheet”, which specifies that development 
shall install new street trees with a required volume of soil growing medium to support street trees 
as defined in Bellevue Parks Environmental Best Management Practices Manual. Detailed 
information about how to calculate soil volumes, soil cell detail exhibits, information about 

https://bellevue.municipal.codes/LUC/20.25I.050.A
https://bellevue.municipal.codes/LUC/20.30F.145
https://bellevue.municipal.codes/BCC/22B.10.025
https://bellevue.municipal.codes/BCC/22B.10.030
https://bellevue.municipal.codes/BCC/22B.10.025
mailto:mhearn@bellevuewa.gov
https://bellevuewa.gov/city-government/departments/parks/nature-and-environment/policies-best-practices/environmental-best-management-practices
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irrigation in soil cells, soil specifications and structural soil specifications can be found in the 
manual. Information about calculating Soil Volume can be found starting on page 80.  Location of 
soil cells or structural soil areas should be shown on plan in relation to utilities and trees to be 
retained to show that they are not in conflict.  Offsets may be requested for some utilities.  We 
recommend that Landscape Architect and Civil work together early to avoid conflicts impacting soil 
volume.  Soil volume questions can be directed to Merryn Hearn, Parks: mhearn@bellevuewa.gov.  

 
Transportation Department  
Staff Contact:  Orooba Mohammed, (425) 452-4638, omohammed@bellevuewa.gov  
 
Transportation has reviewed the submittal for the Design Review permit of Michael’s Subaru and has 
the following comments. Additional comments will be provided when requested information is 
submitted. 
 
Traffic Impact Analysis Report 

1. Please see our comments on the attached 23-126845 LD Marked-Up Traffic TIA  
 
Transportation Plan 
Please see comments on the attached 23-126845 LD Marked-up Transportation Plans in addition to the 
following:  
 
Sheet C2.1 

1. The Civil plan doesn't meet the requirements set forth on the City of Bellevue Preliminary Civil 
Plan Requirements. Please review the civil plan check list and provide the missing sheets and 
information. 

2. The city staff will coordinate with WSDOT to determine if additional requirements are needed. 
3. Transportation Impact Fee Project # 253 for the intersection of 150th Avenue SE and Eastgate 

Way SE is located within the development vicinity. The project will add a second northbound left 
turn lane with a short westbound receiving lane and a third southbound through lane starting 
north of Eastgate Way and extending across the I-90 overpass. The southbound left turn lane 
will also be extended. The applicant is required to coordinate with the City’s design team to 
ensure there will be no conflict between the two projects. The construction schedule for the 
City’s project and the Michael Subaru Development may determine if the applicant is required 
to contribute to the city project. Further information will be provided later. 

4. Auto-Turn diagrams must be provided showing that Transportation, delivery, and Republic 
trucks can maneuver in and out of the loading locations and access points with no issues or 
impact to the public streets. 

5. New curb and gutter are required along the entire property frontage on SE Eastgate Way and 
148th Avenue NE. Refer to the City of Bellevue Standard Drawing SW-100-1. 

6. Show distance from the street center line to the ROW lines. 
7. Show right of Way lines. 
8. Show sidewalk cross slopes. 
9. Show grading detail behind the sidewalk. 
10. Show all dimensions and measurements for sidewalk. 
11. Show the saw cut lines and proposed grind and overlay pavement restoration. 
12. Site specific cross sections (not typical) are required. Show the cross sections stations. 
13. Add the bike lane and show street channelization. 
14. A new 5-foot-wide landscaped planter as well as new curb and gutter are required along the 

entire frontage on SE Eastgate Way. 

mailto:mhearn@bellevuewa.gov
mailto:omohammed@bellevuewa.gov
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Sheet C2.2 

1. Provide an overall plan that shows the existing limits and the centerline of the roadway right-of-
way with stationing and construction limits. Show the existing and proposed pavement width, 
curb and gutter, sidewalk, planters strip, street trees, private road, existing and proposed 
driveway, and any public access and sidewalk easement limit. 

2. New curb ramps (including the receiving or companion ramps) at the intersection of the private 
road with SE Eastgate Way are required. 

3. Upgrade the two bus stops located on Eastgate Way and 150th Ave SE to meet King County 
Metro Transit Facilities Guidelines for guidance and criteria. 

4. All sidewalk cross slopes shall be designed to 1.5% to allow for construction tolerance. Show 
cross slope every 25 feet along the entire frontage. 

5. Show the private road stations. 
6. If the existing trees are required to be retained as determined by Land Use and Parks 

Department, the full width of the proposed sidewalk can meander behind the existing trees to 
prevent any conflict or impact to the retained trees. 

7. A minimum of 6-foot-wide sidewalk and 5-foot planters are required on the west side of the 
private access road. 

8. New curb and gutter are required along the entire property frontage on SE Eastgate Way and 
148th Avenue NE. Refer to the City of Bellevue Standard Drawing SW-100-1. 

9. A new curb ramp is required at the intersection to account for the planter width that will be 
added to the frontage. 

10. Show the back of the sidewalk profile to determine compliance with PROWAG requirements. 
11. Show the measurements of the sidewalk at various locations. 
12. Further coordination with the city staff is required to account for the new curb radius and curb 

location at the corner. 
13. New Street lights that meet WSDOT design standards are required along the property frontage 

on SE Eastgate Way and 150th Ave SE. Please submit a streetlights plan for our review and 
approval. 

14. Show the vertical alignment data (vertical curve K value and length). 
 
Sheet C2.3 

1. Refer to City of Bellevue Standard Drawing CH-290-1 for information on the correct access 
layout. 

 
Sheet C2.4 

1. Vehicle and pedestrian sight distance triangles must be indicated on the conceptual 
architectural and the civil engineering plans submitted at the design review phase for both 
horizontal and vertical line of sight at driveway location for both directions.  The plans must 
indicate any landscaping, structures or fixtures within the sight triangles. 

2. Show 14 feet setback distance at the center of each turn lane. 
3. Show sight distance for future condition not the existing condition. 
4. Identify any sight obstructions that are above a line two feet above the street surface and below 

a line seven-and-a-half feet above the street surface. Show the two lines on the vertical sight 
diagrams. 

5. Revise to show the new sidewalk and planter on the west side of the private street and the new 
frontage improvements including new curb ramps on SE Eastgate Way. 
 

Sheet C2.5 
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1. Revise to account for the City's TFP project # 253. Further coordination will be required. 
 

Sheet C2.6 
1. Signal modification may be required to accommodate the required frontage improvements and 

the new curb ramp. Clearly show the signal pole, vaults and cabinets on the signal plan. A 
communication system plan will also be required. 

2. Full sidewalk width should be provided behind the curb ramp landing. 
3. Show the full development frontage beyond the existing access point. Improvements to the City 

trail on Michael’s property may be required. 
 
Utilities Department  
Staff Contact:  Arturo Chi, (425) 452-4119, achi@bellevuewa.gov  
 
See attached marked up plans and reports for comments.  
 
Clearing and Grading  
Staff Contact:  Janney Gwo, (425)-452-6190, jgwo@bellevuewa.gov  
Please submit the final Geotech report. 
 
Fire Department  
Staff Contact:  Anna Mickols, (425) 452-2925, amickols@bellevuewa.gov  
 
Following are the comments from Fire:  

1. Confirm that combined hazardous materials quantity for entire building (Subaru and Toyota 
dealerships) do not exceed the Maximum Allowable Quantities per BFC Chapter 50. 

2. Hydrants must be located within 400 ft hose reach (along paved roads) of all exterior portions of 
the building. Re-submit plans showing either how the current hydrant distances and layout meet 
the requirements of BFC 507.5.1 or propose a location for additional hydrant(s) in order to meet 
the requirements of this section. 

3. Revise current location of FDC and/or PIV. PIV must be located so that it is “readily accessible” 
(see NFPA 14 6.3.6.1.2.2) even while crews and hose are connecting to the FDC. FDC must be 
“fully visible and recognizable from the street, fire apparatus access road or nearest point of fire 
department vehicle access” (BFC 912.2.1). The proposed site plan shows parking stalls and 
oil/compressor structure will interfere with sight lines from apparatus access road. 

4. FDC must be located within 100 ft of a hydrant, and it must be located so that the apparatus and 
hose connecting the hydrant and FDC does not obstruct access to the buildings for other 
apparatus (in other words, the hydrant and the FDC need to be on the same side of the 
apparatus access road) (BFC 912.2) 

 
Building Department  
Staff Contact:  Julius Carreon (425)-452-4197, jcarreon@bellevuewa.gov  
 
See comments on attached Marked up Architectural Plans along with the following comments from 
Building: 

1. Unlimited area Building (IBC 507.2, IBC 507.5)- A single site agreement, boundary line 
adjustment, or a 60-ft no-build-easement will be required to the north of the proposed 
unlimited area building. Otherwise, the measurement of open spaces (yard) per IBC 507.2 may 
not meet the required minimum open space requirement. 

mailto:achi@bellevuewa.gov
mailto:jgwo@bellevuewa.gov
mailto:amickols@bellevuewa.gov
mailto:jcarreon@bellevuewa.gov
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2. Hazardous Materials (IBC Table 307.1(1))- Confirm all hazardous material quantities for both 
the existing repair garage and proposed added repair garage do not exceed the maximum 
allowable quantities specified in Table 307.1(1) to classify the use building of the garage as 
Group S-1. 

3. Exit Discharge (IBC 1028.1)- Reference the level 1 floor plan on architectural sheet A1.4. Clarify 
if the proposed use of the exit stairway is considered interior exit stairways (IBC1023) or an exit 
access stairway (IBC 1019). If this is an interior exit stairway, the discharge will need to be 
provided with free and unobstructed path of travel to the exterior exit door and such exit shall 
be readily visible from the point of termination of the enclosure (see IBC 1028.1 exception #1).  

 
Next Steps: 
Please submit a consolidated revision submittal regarding the above information requested within 60 
days (May 26, 2024) and upload to this permit through www.mybuildingpermit.com.  If you would like 
additional time to respond to the comments, you may request an extension by emailing me.  
Please submit the complete set of plans (not just the sheets which changed) and any supporting 
documentation requested.   
 
You will also need to submit a copy of this letter along with your revision, and a narrative describing how 
each item was addressed, and indicate where in the plan set the change occurred. A word version of this 
letter can be provided upon request for ease in responding to each item.   
 
Please do not hesitate to contact me or any of the department reviewers with any questions.   
 
Sincerely, 

 
Komal Agarwal 
Associate Planner 
 
Attachments: 

01. 2004 Hearing Examiner CUP Approval, File No. 04-100086 LB 
02. Exhibit 5 to CUP Approval (April 22, 2004, Letter of Understanding) 
03. Republic Services Truck Specs Design Review 
04. Soil Volume Calculation Sheet 2023 
05. 23-126845 LD Marked-Up Traffic TIA 
06. 23-126845 LD Marked-up Transportation Plans 
07. 23-126845 LD Utilities Comments 
08. 23-126845 LD Marked up Architectural Plan  

 
    
Cc:   Toni Pratt, Planning Manager, DSD 
   Liz Stead, Land Use Director, DSD 
  







































 

 

 

Republic Services Design Review Developer Packet 

Introduction  
 
In partnership with the City of Bellevue, Republic Services provides informal education and assistance to developers, 
architects, contractors and property owners in the city of Bellevue with pending or ongoing projects to ensure that solid 
waste services are incorporated into the design in a manner that allows for safe, accessible and ongoing services. 

 
To assist you in your pre-design phase, we have included in this packet some basic information on container sizes, 
loading docks specifications, truck turning radii that are the most common for you to become more familiar with when 
planning your project.  This will give you general idea of truck sizes, turning radii, loading dock specs to help assist you in 
designing a project that stands the test of time and serves all solid waste needs adequately.   
 
Every property and project is different and many other factors will have a part in how and when we are able to service 
your property. The location, the approach, the neighboring areas, the zoning, the access and more all factors in to the 
eventual services we provide after the remodel or build. This is meant to provide generalized information to assist you 
at the pre-design stage. This is a general scope of stats only, and is not intended to convey the entirety or imply that all 
of these options can co-exist. Please contact Republic Services separately for additional specifications assistance if 
access will be in a covered parking load zone or your project will be serviced by a compactor. 

Next Steps 
 
A meeting will be set up with the City of Bellevue and Republic Services as part of your design and permit process with 
the City of Bellevue. We will have the opportunity to discuss, catch problem issues, make adjustments and gather 
feedback with all the appropriate team members together. This will help you streamline your project. 
 
Within two weeks of that meeting and an approved design specification, Republic Services will issue you an approval 
letter to submit to the City. 
 
In the event changes to the site occur during the course of the project, please submit for a conditional visual review, and 
you will be issued an updated approval letter for your records.  



Front-End Load Containers
Front-end load containers work best for businesses that generate high-volume, low 
density waste materials that can be compacted, such as office waste and food products.
 
The versatile containers used in this waste-collection system range from 1 to 8 cubic yards 
and often are combined to give customers the correct capacity for their waste volumes.
 
Many containers are designed with low-profile, top-loading configurations, while other
containers open from both sides and from the top as well. Special sizes and types of
containers for unusual accumulation situations, easy rolling casters for mobility, and 
varying heights for dock-level loading also are available.

• Asbestos
• Batteries
• Hazardous Waste
• Liquids
• Paints 
• Oils

• Medical Waste
• Tires
• Appliances containing 
 Chlorofluorocarbons 
 (CFCs).

Holds approximately 14 bags of garbage.
2-Cubic-Yard Container

Holds approximately 28 bags of garbage.
4-Cubic-Yard Container

Holds approximately 42 bags of garbage.
6-Cubic-Yard Container

Holds approximately 56 bags of garbage.
8-Cubic-Yard Container
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36"
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The following materials cannot be collected in front-end containers: 
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Benefits of Republic Services’ Front-End Load Waste Services
• Sanitary — All waste is kept in a single, closed receptacle until it is collected by 
 automated trucks.
 
• Reduces fire hazard — Depositing waste in a closed, all-steel container helps 
 diminish the likelihood of accidental fires.
 
• Saves labor — Workers clump waste into a large, conveniently located container, 
 no bags to fuss with, no mess to clean up.
 
• Aids pest control — With waste enclosed in a covered steel container, insects, 
 rodents and other pests are less likely to be attracted.
 
• Versatile — With containers available in a wide variety of sizes, we can meet your 
 every waste-disposal need.

Vertical clearance: 17 feet, 9 inches
Overall truck length: 37 feet

Vehicle shown is a 40-cubic-yard front-end
loading collection truck.

Verify 50’ long x 13’ wide x 25’ high area is free 
of overhead obstructions (power lines, etc.)
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72"72"

72"54"
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72"
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When building an enclosure, ideally please 
leave a minimum of 12-feet wide and a 

maximum of 12-feet long. Container designs 
and specifications may vary by location.



Loading Dock Criteria
• Overhead clearance of 15’ for delivery trucks, 17’ to 21’ for garbage trucks 
 transporting waste containers to accommodate loading the containers (height 
 requirement depends on facility waste needs and type/size of container(s) used).

• Dock height of 36"

• Plan space (a room) for storing RECYCLED MATERIAL prior to pickup, a minimum of 
 12 x 12’ with a roll-up door to protect paper and other materials from arson or vandals

• Dock area must be level

Waste Collection - Plan space for dumpsters with adequate access for users and for 
pickup vehicles. Ramps and rails may be necessary in some areas. Partially or fully 
enclosed dock areas must have adequate ventilation and sprinkler systems. Following are 
the measurements of vendor-provided compactors and waste containers. Allow 75’ in 
front of container for loading purposes. 10 yard containers
can be hauled off a dock, 3’ maximum height, with an overhead height requirement of 17’. 
Compactor length with compactor head (loading chute.) could be as long as 25’.

Below are the measurements of oblong containers that require 17’ overhead clearance to 
load and are loaded as shown. The turning radius of this truck is 41’. 

Measurements are: width x length x height:

8’ x 12’ x 3’ 10 yd
8’ x 16’ x 4’ 15 yd
8’ x 18’ x 5’ 20 yd
8’ x 20’ x 6’ 25 yd
8’ x 20’ x 7’ 30 yd
8’ x 22’ x 8’  40 yd

 
Truck needs 75’ Maneuvering space in front at dumpster. Square containers (called 
luggers) loaded with a tow truck type vehicle and require 25’ pack-in distance. The turning 
radius of this truck is usually 34’. Square containers are 10’ x 10’ x 6’. They hold 10 yards and 
require 12. 5’ height clearance.

Additional Requirements

LOADING DOCK CRITERIA 
 

 
• Overhead clearance of 15' for delivery trucks, 17' to 21' for garbage trucks transporting waste 

containers to accommodate loading the containers (height requirement depends on facility waste 
needs and type/size of container(s) used]. 

 
• Dock height of 42" 
 
• Plan space (a room) for storing RECYCLED MATERIAL prior to pickup, a minimum of 12 x 12' 

with a rollup door to protect paper and other materials from arson or vandals 
 
• Dock area must be level 
 
Additional Requirements 
 
WASTE COLLECTION - Plan space for dumpsters with adequate access for users and for pickup 
vehicles. Ramps and rails may be necessary in some areas. Partially or fully enclosed dock areas must 
have adequate ventilation and sprinkler systems. Following are the measurements of vendor-provided 
compactors and waste containers. Allow 60' in front of container for loading purposes. 10 yard containers 
can be hauled off a dock, 4' maximum height, with an overhead height requirement of 17'. Compactor 
length with compactor head (loading chute.) could be as long as 25'. 
 
Below are the measurements of oblong containers that require 17' overhead clearance to load and are 
loaded as shown. The turning radius of this truck is 41'. 
 
Measurements are: width x length x height 
 
8' x 12' x 3'   10 yd 
8' x 16' x 4'   15 yd 
8' x 18' x 5'   20 yd 
8' x 20' x 6'   25 yd 
8' x 20' x 7'   30 yd 
8' x 2 2' x 8'  10 yd 
 
Truck needs 60' Maneuvering space in front at dumpster  
Square containers (called luggers) loaded with a tow truck type vehicle and require 25' pack-in distance. 
The turning radius of  this truck is 23’. Square containers are 10' x 10' x 6’, They hold 10 yards and 
require 12. 5' height clearance 
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Loading Dock Criteria
Smaller rectangular containers are “front loaded” as shown and require a minimum of 
15’ height clearance for the truck to just lift and move the container (if there is an open 
area immediately nearby where the truck can move to empty the container); 2’ height 
clearance to pickup and empty container into the truck.

Measurements are: width x length x height:

1 yd 3’ x 7’ x 4’
2 yd 4’ x 7’ x 5'
4 yd 5’ x 7’ x 4’
6 yd 6’ x 7’ x 5‘
8 yd 6’ x 7’ x 7’

 
For operation of compactors, power (440 volts. 208, 3 phase) is required. For general 
cleaning of the area, drainage and water are required. Drainage should be directly in front 
of, behind, or adjacent to the container. The surface should be slightly sloped so run off 
will drain adequately.

Container pad must be able to withstand 55.000 to 60,000 pounds and must be concrete.

Blind spots such as posts or retaining walls in the loading dock area should be avoided; 
this will allow for optimum mobility of vehicles as large as 16 wheelers.

Smaller rectangular containers are "front loaded" as shown and require a minimum of 15' height 
clearance for the truck to just lift and move the container (if there is an open area immediately nearby 
where the truck can move to empty the container); 21' height clearance to pickup and empty container 
into the truck. 
 
Measurements are: width x length x height: 
 1 yd 3' x 7' x 4' 
 2 yd 4' x 7' x 5 
 4 yd 5' x 7' x 4' 
 6yd 6' x 7' x 5 ' 
 8 yd 6' x 7' x 7' 
 

 
 
For operation of compactors, power (440 volts. 208, 3 phase) is required. For general cleaning of the area, 
drainage and water are required. Drainage should be directly in front of, behind, or adjacent to the 
container. The surface should be slightly sloped so run off will drain adequately. 
 
Container pad must be able to withstand 55.000 to 60,000 pounds and must be concrete. 
 
BLIND SPOTS such as posts or retaining walls in the loading dock area should be avoided; this will 
allow for optimum mobility of vehicles as large as 16 wheelers. 
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Compactor Solutions

Compactors are designed to reduce the size and volume of materials which may lead to a reduction in hauls. Each 
compactor is configured to your unique operation and built to manage a variety of waste streams. After you fill it, we’ll take 
care of pickup, disposal and processing. Our dedicated team will help you find a compactor that’s right for your needs. 

Repairs*
Dedicate more of your time to running your business. Regardless of your application 
or location, let our nationwide team of experts handle any repair work. 
*Included with all Republic Services-owned compactors.

Contact your Sales Representative to build a solution for your business.

Stationary Compactor
Ideal For

 Dry waste (paper, cardboard, plastic, etc.)
 Retail, department stores, warehouses

Self-Contained Compactor
Ideal For

 Wet waste, food processing, medical, etc.
  Grocery stores, restaurants, malls,  
hospitals, stadiums

Vertical Compactor
Ideal For

 Wet waste (food) or dry waste (paper and plastic)
  Lower waste producers where space is an issue  
(e.g. fast food restaurants)

Pre-Crusher Compactor
Ideal For

 Pallets, furniture, drums, etc.
 Industrial applications, manufacturers, etc.

Customer Benefits
  Enhanced aestheticsHelps to improve safety and security   

Increased usable space  Possible reduction in hauls

Typical Sizes
2 yard compactor 
used with a 40 yard 
container

Typical Sizes
30, 34 and 35 yard 

Typical Sizes
3-6 yard container

Typical Sizes
4-7 yard compactor



1.  99.9% proven pickup rate based on missed pickup data for commercial and 
residential customers from September 2016 - August 2017

2. Total OSHA recordable injury and illness rate. 
©2017 Republic Services, Inc.

Contact your Sales Representative 
today or visit RepublicServices.com/Compactors 

Our team is trained to bring strategic 
solutions to businesses of all sizes.

As a nationwide provider, we have the capabilities to 
handle your recycling and waste needs – so you don’t 
have to manage multiple vendors. Whether you have a 
small retail business or a large manufacturing facility, 
we make it easy with one source for all this and more:

Single point of contact with consolidated billing

15,000+ trucks on the road, ready with timely 
delivery and a 99.9% pickup reliability rate1

Daily, weekly, monthly or as-needed scheduling

Whether it’s protecting your business 
or the environment, we’re committed to 
safety.

42% better safety performance record than 
OSHA industry standard2

Over 60 recycling centers collecting 5 million 
tons of recyclable materials annually

Operate 71 landfill gas-to-energy projects 
that generate enough electricity to power 
250,000 homes annually

2,500 Compressed Natural Gas trucks saving 
21 million gallons of diesel fuel every year

Republic Services is here to handle your waste and 
recycling needs. Reliability is just the beginning.



 

This document is intended to provide guidance in applying certain Land Use Code regulations and this is for 
informational use only. It cannot be used as a substitute for the Land Use Code or for other city codes. Additional 
information is available from Development Services at Bellevue City Hall or on the city website at www.bellevuewa.gov. For 
land use regulations that may apply to your project, contact the Land Use Information Desk in Development Services. 
Phone: 425-452-4188. Email: landusereview@bellevuewa.gov. Assistance for the hearing impaired: dial 711.  
 

SOIL VOLUME REQUIREMENTS FOR STREET TREES – CITY OF BELLEVUE 
 

Minimum soil volumes are required in Bellevue for new development to support street trees as defined in Bellevue Parks 
Environmental Best Management Practices Manual. Detailed information about how to calculate soil volumes, soil cell 
detail exhibits, information about irrigation in soil cells, soil specifications and structural soil specifications can be found in 
the manual. 

When available open soil in a planter bed is not enough to meet a site’s soil volume requirement, it is the responsibility of 
the project to provide additional soil volume. The deficit can be met with use of soil cells or structural soil below hard 
surfaces. Required soil volumes may be reduced up to 30% for trees sharing a continuous planter strip of at least 4 feet in 
width and a minimum of 2 feet in depth, or when soil cells form a direct path between planter pits.   
 
OPEN SOIL exclusively refers to either uncompacted native soils (no greater than 80% Proctor) or amended soils meeting 
the standards for approved “Type A” topsoil. 
 
AVAILABLE OPEN SOIL Length x width of planting bed, multiplied by depth (up to 3 ft.) Most urban unprepared subgrade is 
too compacted and does not qualify as open soil.  
 
COVERED SOIL refers to soil volume provided below hardscape or paved surfaces in the form of soil cells or structural soil. 
 
SHARED SOIL refers to more than one tree in a planting bed sharing open soil, or an individual tree in a planting bed that is 
connected to other open soils via Soil Cells or Structural Soil. Areas of shared soil must have continuous root path that does 
not restrict to less than 4’ wide or 2’ deep.  
 
ISOLATED SOIL refers to an individual tree in a tree well or enclosed planting bed that is not connected to other beds/trees 
and is totally isolated by hardscape (i.e., driveway, sidewalk, vaults, etc.) 
 
CONNECTED SOIL refers to two areas of open soil that are connected below hardscape with either soil cells or structural soil. 
These connected beds can now qualify as shared soil. 
 
Options for meeting soil volume requirement: 

1. Installation of Soil Cells- Soil cells can be installed underneath pavement to make up the difference between open 
soil volume and soil volume requirements.  Soil cells can also be used below pavement to make a direct connection 
between two planting beds if both beds are located within a 50 ft. radius of a tree. For example, if a tree is in an 
individual tree well or located in a bed separated by hardscape (i.e., a driveway), any bed within a 50 ft radius can 
be connected via soil cells to qualify for the 30% reduction. 
 

2. Installation of Structural Soil- Structural soil can also be utilized to connect two isolated planting beds/wells. 
Because structural soil is composed primarily of aggregate, only 25% of the total structural soil volume can be 
counted towards meeting the soil volume requirement. 
 

3. Increase area of open soil- Where space allows, project design may opt to increase the area of planting bed to 
order to meet soil volume requirements.  Depth of planter bed can be calculated up to 3’. 
 

 

http://www.bellevuewa.gov/
mailto:landusereview@bellevuewa.gov
https://bellevuewa.gov/city-government/departments/parks/nature-and-environment/policies-best-practices/environmental-best-management-practices
https://bellevuewa.gov/city-government/departments/parks/nature-and-environment/policies-best-practices/environmental-best-management-practices


 

This document is intended to provide guidance in applying certain Land Use Code regulations and this is for 
informational use only. It cannot be used as a substitute for the Land Use Code or for other city codes. Additional 
information is available from Development Services at Bellevue City Hall or on the city website at www.bellevuewa.gov. For 
land use regulations that may apply to your project, contact the Land Use Information Desk in Development Services. 
Phone: 425-452-4188. Email: landusereview@bellevuewa.gov. Assistance for the hearing impaired: dial 711.  

SOIL VOLUME REQUIREMENTS FOR STREET TREES – CITY OF BELLEVUE 

Multiple worksheets may be necessary.  Use a separate worksheet for each bed or qualifying area of shared soil in the 
frontage.  Each tree in an area of shared soil must have required soil volume provided within 50’ radius of the tree. 
 
Step 1- Calculate Soil Volume Requirement:  
Street Tree Species1:                                                      __________________     
                                                               
Street Tree Size1:                                                             __________________   
                                                                        
Soil Volume Required per Tree2:                                 __________________ 
                                                    
Number of trees in this calculation:                            __________________                  
                                                                     
Required Soil Volume:                                                    __________________ 
 
Soil volume requirement may be reduced by 30% for trees that share soil.         
New requirement after 30% reduction:                      __________________                                                 

 
Step 2- Calculate Open Soil Volume Provided: 
Open soil volume provided by planting area (or total soil volume provided by 
qualifying shared areas2) :    

Area of planting bed(s)                             __________________ 
Depth of soil preparation                               __________________ 
 

Total open soil volume provided:                                 __________________ 

Enter final soil volume requirement from Step 1     ___________________ 

If soil volume requirement is less than open soil volume provided, enter amount of soil volume deficient.  This is the 
amount of soil volume still needed                              __________________ 

 

Step 3- Calculate Covered Soils Provided: 

Soil cells:    
Number of soil cells                             __________________  
Volume per soil cell __________________ 
 

Total soil volume provided by soil cells: __________________   
 

Soil volume provided by structural soil (up to 25% of the total volume may be counted):  

                                                                                            __________________     

                                                                                                   

Total soil provided to meet soil volume requirement:                                                          __________________ 

 

Soil Volume Requirements: 
Small Tree: 500 ft3, 20 ft. spacing 
Medium Tree: 1,000 ft3, 25 ft. 
spacing 
Large Tree: 1,500 ft3, 30 ft. spacing 
______________________________ 
 
1 Per Land Use Planner and COB 
Parks 
 
2 Per Bellevue Parks Environmental 
Best Management Practices Manual 
 
3Soils in adjacent planters must be 
connected to the tree via structural 
soil or soil cells and within a 50 ft 
radius to be counted. 
 
 

http://www.bellevuewa.gov/
mailto:landusereview@bellevuewa.gov


 TENW
                                                                                                                Transportation Engineering NorthWest

Transportation Planning | Design | Traffic Impact & Operations

11400 SE 8th Street, Suite 200, Bellevue, WA 98004 | Office (425) 889-6747

MEMORANDUM

DATE: November 21, 2023

TO: Ian Nisbet, P.E.

City of Bellevue Transportation Department

FROM: Spenser Haynie

TENW

SUBJECT: Level 1 Traffic Study

Michael’s Subaru – Bellevue, WA (22-111189 DB)

TENW Project No. 2022-259

This memorandum documents the Level 1 Traffic Impact Analysis for the proposed Michael’s Subaru project. 
This memo includes a project narrative, trip generation estimate, sight distance assessment, review of internal 
circulation, and concurrency determination results.

Project Narrative

The proposed Michael’s Subaru project is located on the north side of SE Eastgate Way east of 148th Ave 
SE in Bellevue, WA as shown in Attachment A (Vicinity Map). The proposed project includes 54,805 SF of 
automobile sales building area. The existing site includes 7,044 SF of strip retail, 6,154 SF of fast casual 
restaurant, a 3,217 SF fast-food restaurant without drive-through window, and a 3,406 SF medical/dental 
office that will be removed as part of the proposed project. Vehicular access to/from the site is currently 
provided at two existing full access driveways on SE Eastgate Way and 148th Ave SE. No changes to the 
existing site access are proposed. A preliminary site plan is included in Attachment B.

Vehicular Trip Generation Estimate

The weekday PM peak hour trips from the proposed project were estimated based on standard City of 
Bellevue trip generation rates included in the City’s Multimodal Concurrency Implementation Guide 
(September 2022). Table 1 summarizes the weekday PM peak hour trip generation estimates for the 
proposed Michael’s Subaru project. 

Table 1  
Trip Generation Summary

 Trips Generated

Size Trip Rate In Out Total

Proposed Uses:
Automobile Sales 54,805 SF 1.94 42 64 106

Less Existing Uses:
Retail 7,044 SF 3.95 -14 -14 -28

Restaurant (Fast Casual) 6,154 SF 6.28 -21 -17 -38

Fast Food Restaurant w/o Window 3,217 SF 16.61 -28 -26 -54

Medical Office 3,406 SF 2.95 -3 -7 -10

Subtotal = -66 -64 -130

Net New PM Peak Hour Trips = -24 0 -24

Orooba M
Callout
Combine the 3 land uses under one land use which is the Strip Retail Plaza (less than 40k sf). 
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Level 1 Traffic Impact Analysis

Michael’s Subaru

   TENW November 21, 2023

Page 2

Vehicle and Pedestrian Sight Distance

A pedestrian and vehicle sight distance assessment was conducted at the existing driveway on SE Eastgate 
Way based on City of Bellevue standards. Pedestrian sight distance standards were based on City of Bellevue 
Transportation Design Manual Part 1 Section 22 (Sight Distance – Pedestrians) and Standard Drawing RL-
120-1. Vehicle sight distance standards were based on Design Manual Part 1 Section 21 (Sight Distance – 
Vehicles) and Standard Drawing RL-100-1. 

For pedestrian sight distance, the driver of an exiting vehicle shall be able to view a one-foot-high object 15 
feet away from the edge of the driveway when the driver’s eye is 14 feet behind the back of the sidewalk. 
Vehicle sight triangles are measured from a point 14 feet behind the edge of the traveled way and the length 
of the triangle along the road varies depending on posted speed. For a 30-mph speed on SE Eastgate Way, 
the required sight distance is 300 feet. The pedestrian and vehicle sight triangle exhibits were provided by 
BRH, Inc. and are included in Attachment C. 

Based on the exhibits, the vehicle and pedestrian sight distance requirements at the existing driveway on SE 
Eastgate Way are expected to meet City of Bellevue standards. Maintaining adequate vehicle sight distance 
assumes that landscaping and signage are placed to avoid creating sight line obstructions within the sight 
triangles. Any street trees or other vegetation within the sight triangles should be trimmed to maintain clear 
visibility between 2 and 7.5 feet above the road surface. 

Internal Circulation and Vehicle Turning Studies

Vehicle turning studies for delivery trucks (Car Carrier Trailer) and garbage trucks were evaluated to ensure 
efficient site and driveway circulation. The vehicle turning studies were provided by BRH, Inc. and are included 
in Attachment D.

Transportation Concurrency Determination Results

A concurrency determination for the Michael’s Subaru project was issued by the City on September 20, 
2023 that concluded the project generates 25 or fewer mobility units and does not require a concurrency 
reservation.  The City’s Concurrency Determination is included in Attachment E.  

If you have any questions regarding the information presented in this memo, please feel free to contact me at 
(206) 390-7253 or spenser@tenw.com.

cc:  Mark DeBoer, Lithia Real Estate, Inc
Chris Forster, PE – TENW Principal

Attachments

mailto:spenser@tenw.com
Orooba M
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Level 1 Traffic Impact Analysis

Michael’s Subaru

ATTACHMENT A

Site Vicinity Map
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Level 1 Traffic Impact Analysis

Michael’s Subaru

ATTACHMENT B

Preliminary Site Plan



Date

Issue

Project Address

Project #

Scale

These drawings are for 
communication of design intent 
only. These drawings are not 
suited or intended for 
construction or fabrication.

1" = 60'-0"

07.21.2023

Design Survey

Michael's
Subaru of
Bellevue

Bellevue, WA

EV-1042

A0.1

Proposed Site Plan

General Notes:
Site Circulation & Landscape Areas are not included in 
net usable land.
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ATTACHMENT C

Pedestrian and Vehicle Sight Triangles 

(Provided by BRH, Inc)



SE EASTGATE WAY
(PUBLIC ROW)

98007-6546

BUSH, ROED & HITCHINGS, INC.

15400 SE 30TH PL, STE 100
BELLEVUE, Washington

LAND SURVEYORS & CIVIL ENGINEERS

WWW.BRHINC.COM

(206) 323-4144
1-800-935-0508

SIGHT DISTANCE DIAGRAM

MICHAEL'S TOYOTA  OF BELLEVUE

BELLEVUE KING WA

VECHILE VERTICAL SIGHT DIAGRAM (LOOKING EAST)

VECHILE VERTICAL SIGHT DIAGRAM (LOOKING WEST)
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PEDSTRIAN SIGHT DISTANCE TRIANGLES
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Level 1 Traffic Impact Analysis

Michael’s Subaru

ATTACHMENT E

Concurrency Determination



September 2022 City of Bellevue | Transportation 1 

 
Concurrency Determination 

 

Submit this determination with the land use permit application for this project.  
 

Date: ______________ 

Project Name: ______________________________________________________________________ 

Permit Number: ____________________________________________________________________ 

Contact/Applicant Name: ___________________________________________________________ 

Email: _______________________________________________________________________________ 

Project Address: ____________________________________________________________________ 

Concurrency Reviewer: ___________________________________________________________ 

Mobility Units required for proposal: __________ 

 

This serves as a Concurrency reservation for ________ Mobility Units.  

This project generates 25 or fewer mobility units and does not require a concurrency 

reservation.  

 

Notes: 

1. This form must be submitted for all Land Use permit applications regardless of concurrency 

reservation status.  

2. This reservation expires one year from the date above. A one-year extension may be requested if an 

accompanying Land Use permit is in review.  

3. Mobility Units may not be transferred to another property or applicant.  



Determination Output Report

PMA 2

SOV HOV2+ Walk Bike Transit Total SOV HOV2+ Walk Bike Transit Total

Automobile Sales (New) 54.805 1,000 sf / GFA 106 172 70 89 2 2 9 172 70 35.6 0.2 0.4 0.9 107

0 0 0 0 0

0 0 0 0 0

0 0 0 0 0

0 0 ` 0 0 0

0 0 0 0 0

0 0 0 0 0

106 172 70 89 2 2 9 172 70 35.6 0.2 0.4 0.9 107

SOV HOV2+ Walk Bike Transit Total SOV HOV2+ Walk Bike Transit Total

Strip Retail Plaza (under 40k) 7.044 1,000 sf / GLA 28 51 20 19 6 2 4 51 20 7.6 0.6 0.4 0.4 29

Fast Casual Restaurant 6.154 1,000 sf / GFA 38 93 18 51 14 3 7 93 18 20.4 1.4 0.6 0.7 41

Fast Food Restaurant without Window 3.217 1,000 sf / GFA 54 132 24 73 20 4 11 132 24 29.2 2 0.8 1.1 57

Medical/ Dental Office 3.406 1,000 sf / GFA 10 18 6 10 1 0 1 18 6 4 0.1 0 0.1 10

0 0 0 0 0

0 0 0 0 0

0 0 0 0 0

130 294 68 153 41 9 23 294 68 61.2 4.1 1.8 2.3 137

-24 -122 2 -64 -39 -7 -14 -122 2 -25.6 -3.9 -1.4 -1.4 -30

P
ro

p
o

se
d

Land Use Size Units
Total Mobility Units Generated

Subtotal

E
xi

st
in

g

Land Use Size Units
Vehicle 

Trips

Vehicle 

Trips

Person 

Trips

Person Trip Types By Mode

Net New

No Concurrency Reservation is Required

Person 

Trips

Person Trip Types Broken Down Total Mobility Units Generated

Subtotal

Project Name: Michael's Subaru               Project Address: 3080 148th Ave SE                  Date: 9-19-23

Permit # 22-111189 DB                Prepared by: Darwin Li
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BUSH, ROED & HITCHINGS, INC.

15400 SE 30TH PL, STE 100
BELLEVUE, Washington

LAND SURVEYORS & CIVIL ENGINEERS

WWW.BRHINC.COM

(206) 323-4144
1-800-935-0508

MICHAEL'S SUBARU OF BELLEVUE

BELLEVUE KING WA
PRELIM

IN
ARY

TRANSPORTATION CONSTRUCTION NOTES:

SHEET INDEX:

150TH AVE SE

SE EASTGATE WAY

Orooba M
Text Box
1- The Civil plan doesn't meet the requirements set forth on the City of Bellevue Preliminary Civil Plan Requirements. Please review the civil plan check list and provide the missing sheets and information.2- The City will coordinate with WSDOT to determine if additional requirements are needed.

Orooba M
Callout
Show right of Way lines

Orooba M
Callout
New curb and gutter are required along the entire property frontage on SE Eastgate Way and 148th Avenue NE. Refer to the City of Bellevue Standard Drawing SW-100-1

Orooba M
Callout
Show distance from the street center line to the ROW lines 

Orooba M
Cloud+

Orooba M
Cloud+
Site specific cross sections (not typical) are required. Show the cross sections stations.

Orooba M
Arrow

Orooba M
Callout
Show sidewalk cross slopes.

Orooba M
Callout
Add the bike lane and show street channelization (show lane width)

Orooba M
Callout
New 5 foot wide landscaped planter as well as new curb and gutter are required along the entire frontage on SE Eastgate Way.

Orooba M
Callout
Show grading detail behind the sidewalk.

Orooba M
Callout
Show saw cut lines and proposed grind and overlay pavement restoration

Orooba M
Text Box
Transportation Impact Fee Project # 253 for the intersection of 150th Avenue SE and Eastgate Way SE is located within the development vicinity. The project will add a second northbound left turn lane with a short westbound receiving lane and a third southbound through lane starting north of Eastgate Way and extending across the I-90 overpass. The southbound left turn lane will also be extended. The applicant is required to coordinate with the City design team to ensure there will be no conflict between the project. The construction schedule for the City project and the Michael Subaru Development may determine whether the applicant is required to contribute to the City project. Further information will be provided.

Orooba M
Text Box
AutoTurn diagrams must be provided showing that Transportation, delivery, and Republic trucks can maneuver in and out of the loading locations and access points with no issues or impact to the public streets.



LEGEND:

98007-6546

BUSH, ROED & HITCHINGS, INC.

15400 SE 30TH PL, STE 100
BELLEVUE, Washington

LAND SURVEYORS & CIVIL ENGINEERS
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(206) 323-4144
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SCALE IN FEET
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1"=20'

20 10 40

PROFILE SE EASTGATE WAY

PROFILE 150TH AVE SE

SCALE IN FEET

0 20

1"=20'

20 10 40

Orooba M
Text Box
Provide an overall plan that show the existing limits and the centerline of the roadway right-of-way with stationing and construction limits. Show the existing and proposed pavement width, curb and gutter, sidewalk, planters strip, street trees, private road, existing and proposed driveway, and any public access and sidewalk easement limit.

Orooba M
Callout
A minimum of 6 foot wide sidewalk and 5 foot planter are required on the west side of the private access road 

Orooba M
Callout
If the existing trees are required to be retained as determined by Land Use and Parks Department, the full width of the proposed sidewalk can meander behind the existing trees to prevent any conflict or impact to the retained trees. 

Orooba M
Callout
All sidewalk cross slopes shall be designed to 1.5% to allow for construction tolerance. Show cross slope every 25 feet along the entire frontage. 

Orooba M
Callout
All sidewalk cross slopes shall be designed to 1.5% to allow for construction tolerance. Show cross slope every 25 feet along the entire frontage. 

Orooba M
Callout
•New curb ramps (including the receiving or companion ramps) at the intersection of the private road with SE Eastgate Way are required.

Orooba M
Callout
Show the back of the sidewalk profile to determine compliance with PROWAG requirements

Orooba M
Callout
Show vertical alignment data (vertical curve K value and length)

Orooba M
Callout
Upgrade the two bus stops located on Eastgate Way and 150th Ave SE to meet King County Metro Transit Facilities Guidelines for guidance and criteria 

Orooba M
Text Box
New Street lights that meet WSDOT standards are required a long the property frontage on SE Eastgate Way and 150th Ave SE . Please submit a streetlights plan for our review and approval. 

Orooba M
Callout
New curb and gutter are required along the entire property frontage on SE Eastgate Way and 148th Avenue NE. Refer to the City of Bellevue Standard Drawing SW-100-1

Orooba M
Callout
Further coordination with the City staff is required to account for the new curb radius and curb location at the corner

Orooba M
Callout
A new curb ramp is required at the intersection to account for the planter width that will be added to the frontage.

Orooba M
Callout
Show the private road stations

Orooba M
Callout
Show the measurements of the sidewalk at various locations.
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Orooba M
Callout
Refer to City of Bellevue Standard Drawing CH-290-1 for information on the correct access layout.



SE EASTGATE WAY
(PUBLIC ROW)
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SIGHT DISTANCE DIAGRAM

MICHAEL'S TOYOTA  OF BELLEVUE

BELLEVUE KING WA

VECHILE VERTICAL SIGHT DIAGRAM (LOOKING EAST)

VECHILE VERTICAL SIGHT DIAGRAM (LOOKING WEST)

SCALE IN FEET

0 20

1"=20'

20 10 40

PEDSTRIAN SIGHT DISTANCE TRIANGLES

Orooba M
Callout
Show 14 feet setback distance at the center of each turn lane

Orooba M
Text Box
Identify any sight obstructions are above a line twofeet above the street surface and below a line seven-and-a-half feet above the streetsurface. Show the two lines on the vertical sight diagrams.

Orooba M
Callout
Revise to show the new sidewalk and planter on the west side of the private street and the new frontage improvements including new curb ramps on SE Eastgate Way.

Orooba M
Text Box
Vehicle and pedestrian sight distance triangles must be indicated on the conceptual architectural and the civil engineering plans submitted at the design review phase for both horizontal and vertical line of sight at driveway location for both directions.  The plans must indicate any landscaping, structures or fixtures within the sight triangles. 

Orooba M
Callout
Show sight distance for future condition not the existing condition.



148TH AVE SE

150TH AVE SE
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SIGHT DISTANCE DIAGRAM

MICHAEL'S TOYOTA  OF BELLEVUE

BELLEVUE KING WA

VECHILE VERTICAL SIGHT DIAGRAM (LOOKING SOUTH)

VECHILE VERTICAL SIGHT DIAGRAM (LOOKING NORTH)

SCALE IN FEET

0 20

1"=20'

20 10 40

PEDSTRIAN SIGHT DISTANCE TRIANGLES

Orooba M
Callout
Revise to account for the City's TFP project # 253. Further coordination will be required. 
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Orooba M
Text Box
Signal modification may be required to accommodate the required frontage improvements and the new curb ramp. Clearly show the signal pole, vaults and cabinets on the signal plan. A communication system plan will also be required.

Orooba M
Callout
Full sidewalk width should be provided behind the curb ramp landing.

Orooba M
Callout
Show the full development frontage beyond the existing access point. Improvements to the City trail on Michael's  property may be required.



 

City of 
Bellevue 

 
 

Post Office Box 90012 ▪ Bellevue, Washington ▪ 98009 9012 

 
 

IMPORTANT REVISION SUBMITTAL INFORMATION 
 
 
 

To Whom It May Concern: 
 

A review of the plans indicates that additional information is necessary or further clarifications will be required prior 
to approval of your project. Please review the comments listed below and make corrections to the drawings as 
necessary. 

 
Instructions for Submitting Revisions 

• Identify revised/added information by circling, noting, or otherwise consistently marking changes on the 
plans. 

• Submit your revisions to Permit Processing, not the reviewer, through your MyBuildingPermit.com 
Dashboard by clicking the "Submit Additional Files" button in the Application Detail page. Click here for 
more details on how to submit electronic plans. 

• PLEASE NOTE: 
o If your permit has not been issued, submit a full plan set.  

 
o If your permit has been issued and has not had a final inspection, submit only the revised 

sheets. 
 

Application Information 
• Click here for important information about application expiration and cancellation dates. 

 
 
 
 

• Click here to check the status of your permit. 
 

Please note that these comments do not include those of other reviewing departments. If other City departments 
require review of the proposed project, please be advised that this division’s review and approval of the proposed 
project does not, by itself, constitute approval of the   Permit. 

 
Further review and correction may be necessary as a result of submitting this additional information. If you have any 
questions concerning the review of this project  or  the  information  contained  in  this  letter,  you  may  contact the 
appropriate reviewer as listed below. 

 
Thank you for your time, 

 
 
 
 
 
 
 
 
 
 
 
 

 

City of Bellevue | Development Services | 450 – 110th Ave NE, City Hall 
(425) 452-6800  |  TTY (425) 452-4636 

Permit #:

 
Arturo Chi, PE, LEED AP

Utilities Engineer

Engineering Division ● Utilities Department

Direct (425) 452-4119 ● achi@Bellevuewa.gov
PO Box 90012 ● Bellevue, Washington ● 98009-9012

Preliminary Civil Plans__23-126845_2023-11-29 21.16.30.pdf
2023-11-21 STORM DRAINAGE REPORT.pdf

https://www.mybuildingpermit.com/sites/default/files/documentation/Electronic%20Plans%20Requirements_0.pdf
https://development.bellevuewa.gov/permits-and-inspections/faqs/permit-cancellations-and-expirations/
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1.0 - Project Overview 

The Michael’s Subaru of Bellevue automotive dealership project at 3080 148th Ave SE in Bellevue, parcel 
number 1124059007, proposes to construct a building addition to the Toyota dealership. The project on-site 
area is 11.9 acres, of which 2.7 acres will be disturbed for the redevelopment. The site will also require 
frontage improvements and service utilities to support the development. 

The total site is 519,664 square feet (sf), which 400,314 SF will remain undisturbed, and 119,350 SF will be 
redeveloped. 

The project is in the Vasa Creek Basin. The existing site consists of a Toyota automotive dealership that a 
Subaru dealership will be added to. Currently, the site’s stormwater drains to an existing conveyance 
system which discharges to the City’s stormwater system in SE Eastgate Way. 

The project proposes 112,900 SF of new plus replaced hard surface and 6,450 SF of landscaping. The 
total new and replaced hard surface exceeds 5,000 sf, triggering the evaluation of Minimum Requirements 
1-9.  

 

Figure 1 – Vicinity Map 
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Technical Information Worksheet 

1. Project Name:        Michael’s Subaru of Bellevue  

Site Address:        3080 148th Ave SE 

K.C. Tax #s:        1124059007 

Utilities Grid:        City of Bellevue, PSE 

2. Type of Development:       Retail 
3. Drains to stream/creek:       No 
4. Drainage Basin:        Vasa Creek 
5. Wetlands:        N/A 
6. FEMA Floodplain Elevation (NAVD 88):     N/A  

Seeps/Springs:         No 
7. High Seasonal Groundwater Table Elevation (NAVD 88):   None Observed 
8. Protected Slopes:   No landscape hazards 
9. Flow Control System:   Required 
10. Water Quality Features:   Storm Filter 
11. Off-site Drainage and/or Maintenance Access Easement required? No 
12. Hydrologic model: WWHM2012  

 
13. Signature of Professional Engineer 
I, or a civil engineer under my supervision, have visited the site. Actual site conditions as observed were 

incorporated into this worksheet and the attachments. To the best of my knowledge the information 

provided here is accurate. 

 

 

Signature_________________________________ 

 

Date_____________________________________ 
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Figure 2 – Vasa Creek Basin 
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2.0 – Minimum Requirements 

Stormwater Code and Engineering Standards 
The design of the facilities on site conforms to the City of Bellevue Municipal Code and the “Surface Water 
Engineering Standards, January 2021” and the Washington State Department of Ecology “Stormwater 
Management Manual for the Western Washington, 2019.” 
 
Minimum Requirements Analysis 
To establish the minimum requirements for this project, the “Flow Chart for Determining Requirements for 
Redevelopment” was used. (See Figure 3 – Redevelopment Flow Chart). The site’s total new and replaced 
impervious surface is 35,751 sf. Therefore, minimum requirements #1 through #9 apply to this project.  
 

 
 

Figure 3 – Flow Chart for Determining Requirements for Redevelopment 
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1. Preparation of Stormwater Site Plans:   

A storm water site plan is being developed per the City of Bellevue development standards and will 
be submitted for review and acceptance.  

2. Construction Stormwater Pollution Prevention Plan:   

Over 2,000 sf of new and replaced hard surface is being created, so a Construction Stormwater 
Pollution and Prevention Plan (CSWPP Plan) is required. See Section 8.0 Construction Stormwater 
Pollution Prevention – CSWPPP in this report. In addition, a CSWPPP meeting the requirements of 
the Washington State Department of Ecology and City of Bellevue standards will be prepared.  

 
3. Source Control of Pollution:  

There will be no outdoor storage of fertilizers, pesticides, equipment, or materials that will allow 
pollutants to enter the stormwater system. 

 
4. Preservation of Natural Drainage Systems and Outfalls:  

The site currently discharges to the City storm system in SE Eastgate Way. The proposed drainage 
system will preserve that condition.  

5. On-Site Stormwater Management:  

The objective of the requirement for on-site stormwater management is to use inexpensive 
practices on individual properties to reduce the amount of disruption of the natural hydrologic 
characteristics of the site. See Section 3.0 – On Site Stormwater Management Analysis and 
Design (MR-5) for further discussion. 
 

6. Runoff Treatment: 

The site has more than 5,000 sf of PGHS. Water quality is required. See Section 5.0 – Water 
Quality Design (MR-6) for further discussion.  

MR-2: The SWPPP will be addressed separately
under the Clear & Grade permit.
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7. Flow Control: 

Flow Control is required because the site proposes more than 10,000 sf of new plus replaced 
surface. See exhibit A in Appendices A for a summary of hard surfaces.   

Per the 2019 Surface Water Manual, storm water discharges shall match developed discharge 
durations to pre-developed durations for the range of pre-developed discharge rates from 50% of 
the 2-year peak flow up to the full 50-year peak flow.  

 
WWHM2012 was used to model the flows of pre-developed and developed land cover conditions. 
The pre-developed cover was assumed to be forested. For a summary of hard surface see exhibit 
A in Appendix A.  
 
The proposed flow control structure is an underground vault with dimensions of 216’L X 36’W X 7’D 
which will manage the whole site redevelopment. Water from the vault will gravity to a catch basin 
and discharge at the southeast corner of the site. See Appendix B for WWHM results. 
 

8. Wetlands Protection:  

There are no wetlands on the subject property or in the immediate vicinity of the site; therefore, no 
protection measures are necessary. 

9. Basin/Watershed Planning:  

No basin or watershed planning requirements apply to this site. 

10. Operation and Maintenance:  

An operations and maintenance manual will be prepared and submitted for review after the 
drainage plan is accepted. 

3.0 – Site Analysis 

3.1 – Existing System 

The stormwater drains to existing onsite catch basins which discharge to a 24” main in SE Eastgate Way. 

MR-10: The O&M will be addressed separately
under the Utilities Pre-Construction Requirement
C-19.

2023
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3.2 – Soils/Infiltration Rates 

• The site is in the zone “potentially feasible for Infiltration, additional study required” per the 2016 
COB Infiltration Potential Map. 

 
 

      

Figure 4 - Infiltration potential Map, City of Bellevue  

SITE 



Michael’s Subaru of Bellevue 

November 21st, 2023 

Page 8 

 

3.3 – Downstream Analysis 

Storm drainage for this site is proposed to flow into a 18” diameter public storm main located in SE 
Eastgate Way. From there drainage discharges into a 24” diameter storm main and flows southeast for 
0.25 miles. The City storm system continues to the East and eventually discharges to Lake Sammamish. 
There is no additional risk of flooding or erosion since the flow patterns have not changed compared to 
existing and a flow control structure is proposed to monitor the released on-site flows. 
 

 

Figure 5 - Downstream Flow path  
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4.0 – On Site Stormwater Management Analysis and Design (MR-5) 

The purpose of MR-5 is to design the site to retain as much stormwater on site as possible through use of 
the various BMPs described in the Section D6 of the Surface Water Manual. The project is a 
redevelopment of an existing developed site. 
 
This project triggers minimum requirements #1 through #9. The project will be required to analyze List #2 
for applicable BMPs. 
 
Landscape and lawn Areas: 
All proposed landscaping on the project the project will comply with BMP T5.13: Post Construction Soil 
Quality and Depth. 
 
Roof: 

1. Full dispersion is infeasible due to lack of landscaped space and setbacks to property lines to 
allow for minimum flow paths. 

2. Bioretention is feasible for the building roof.  
3. Downspout Dispersion is infeasible due to lack of landscaped space and setbacks to property 

lines to allow for minimum flow paths from the surface. 
4. Perforated Stub-out Connection is infeasible due to poor infiltration. 

 
Other Hard Surface Areas: 

Impermeable Pavement: 
1. Full dispersion is infeasible due to the lack of an adequate vegetated flow path. 
2. Permeable Pavement is infeasible due to poor infiltration. 
3. Bioretention is infeasible due to lack of fall on the site. 
4. Sheet Flow Dispersion is infeasible due to lack of landscaped space to allow for minimum flow 

paths from the surface. 

5.0 – Water Quality Design (MR-6) 

The site has more than 5,000 sf of PGHS. Water quality applies. See sizing below and WWHM in 
Appendix B: 
 

StormFilter Sizing___________________________________________________________________ 

To be included once finished.  
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6.0 – Flow Control (MR-7) 

WWHM2012 was used to model the flows of pre-developed and developed land cover conditions. The pre-
developed cover was assumed to be forested. For a summary of hard surface see exhibit A in Appendix A.  
 
The proposed flow control structure is an underground vault with dimensions of 216’L X 36’W X 7’D. See 
Appendix B for WWHM results. 
 

7.0 – Conveyance System Analysis and Design 

The site will discharge to the storm system via an 18” concrete pipe.  
 

8.0 – Construction Stormwater Pollution Prevention (MR-2) 

A CSWPPP Long Form will be prepared and submitted separately using the applicable BMPs in 
accordance with the DOE Manual.  
 

9.0 – Appendices 
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Appendix A – Exhibits 
To be included once finished 
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General Model Information
Project Name: 01_VAULT

Site Name:

Site Address:

City:

Report Date: 11/15/2023

Gage: Seatac

Data Start: 1948/10/01

Data End: 2009/09/30

Timestep: 15 Minute

Precip Scale: 1.167

Version Date: 2021/08/18

Version: 4.2.18

POC Thresholds

Low  Flow Threshold for POC1: 50 Percent of the 2 Year

High Flow Threshold for POC1: 50 Year
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Landuse Basin Data
Predeveloped Land Use

Basin  1
Bypass: No

GroundWater: No

Pervious Land Use acre
 C, Forest, Flat     2

 Pervious Total 2

Impervious Land Use acre

 Impervious Total 0

 Basin Total 2

Element Flows To:
Surface Interflow Groundwater



01_VAULT 11/15/2023 8:35:30 AM Page 4

Mitigated Land Use

Basin  1
Bypass: No

GroundWater: No

Pervious Land Use acre

 Pervious Total 0

Impervious Land Use acre
 PARKING FLAT       2

 Impervious Total 2

 Basin Total 2

Element Flows To:
Surface Interflow Groundwater
Vault  1 Vault  1
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Routing Elements
Predeveloped Routing



01_VAULT 11/15/2023 8:35:30 AM Page 6

Mitigated Routing

Vault  1
Width: 88.0674395900259 ft.
Length: 88.0674395900259 ft.
Depth: 7 ft.
Discharge Structure
Riser Height: 6 ft.
Riser Diameter: 18 in.
Notch Type: Rectangular
Notch Width: 0.011 ft.
Notch Height: 2.248 ft.
Orifice 1 Diameter: 0.91636609271 in.Elevation:0 ft.
Element Flows To:
Outlet 1 Outlet 2

              Vault Hydraulic Table

Stage(feet) Area(ac.) Volume(ac-ft.) Discharge(cfs) Infilt(cfs)
0.0000 0.178 0.000 0.000 0.000
0.0778 0.178 0.013 0.006 0.000
0.1556 0.178 0.027 0.009 0.000
0.2333 0.178 0.041 0.011 0.000
0.3111 0.178 0.055 0.012 0.000
0.3889 0.178 0.069 0.014 0.000
0.4667 0.178 0.083 0.015 0.000
0.5444 0.178 0.096 0.016 0.000
0.6222 0.178 0.110 0.018 0.000
0.7000 0.178 0.124 0.019 0.000
0.7778 0.178 0.138 0.020 0.000
0.8556 0.178 0.152 0.021 0.000
0.9333 0.178 0.166 0.022 0.000
1.0111 0.178 0.180 0.022 0.000
1.0889 0.178 0.193 0.023 0.000
1.1667 0.178 0.207 0.024 0.000
1.2444 0.178 0.221 0.025 0.000
1.3222 0.178 0.235 0.026 0.000
1.4000 0.178 0.249 0.027 0.000
1.4778 0.178 0.263 0.027 0.000
1.5556 0.178 0.277 0.028 0.000
1.6333 0.178 0.290 0.029 0.000
1.7111 0.178 0.304 0.029 0.000
1.7889 0.178 0.318 0.030 0.000
1.8667 0.178 0.332 0.031 0.000
1.9444 0.178 0.346 0.031 0.000
2.0222 0.178 0.360 0.032 0.000
2.1000 0.178 0.373 0.033 0.000
2.1778 0.178 0.387 0.033 0.000
2.2556 0.178 0.401 0.034 0.000
2.3333 0.178 0.415 0.034 0.000
2.4111 0.178 0.429 0.035 0.000
2.4889 0.178 0.443 0.036 0.000
2.5667 0.178 0.457 0.036 0.000
2.6444 0.178 0.470 0.037 0.000
2.7222 0.178 0.484 0.037 0.000
2.8000 0.178 0.498 0.038 0.000
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2.8778 0.178 0.512 0.038 0.000
2.9556 0.178 0.526 0.039 0.000
3.0333 0.178 0.540 0.039 0.000
3.1111 0.178 0.553 0.040 0.000
3.1889 0.178 0.567 0.040 0.000
3.2667 0.178 0.581 0.041 0.000
3.3444 0.178 0.595 0.041 0.000
3.4222 0.178 0.609 0.042 0.000
3.5000 0.178 0.623 0.042 0.000
3.5778 0.178 0.637 0.043 0.000
3.6556 0.178 0.650 0.043 0.000
3.7333 0.178 0.664 0.044 0.000
3.8111 0.178 0.678 0.045 0.000
3.8889 0.178 0.692 0.046 0.000
3.9667 0.178 0.706 0.048 0.000
4.0444 0.178 0.720 0.051 0.000
4.1222 0.178 0.734 0.053 0.000
4.2000 0.178 0.747 0.056 0.000
4.2778 0.178 0.761 0.059 0.000
4.3556 0.178 0.775 0.062 0.000
4.4333 0.178 0.789 0.065 0.000
4.5111 0.178 0.803 0.068 0.000
4.5889 0.178 0.817 0.071 0.000
4.6667 0.178 0.830 0.074 0.000
4.7444 0.178 0.844 0.077 0.000
4.8222 0.178 0.858 0.081 0.000
4.9000 0.178 0.872 0.085 0.000
4.9778 0.178 0.886 0.089 0.000
5.0556 0.178 0.900 0.093 0.000
5.1333 0.178 0.914 0.097 0.000
5.2111 0.178 0.927 0.117 0.000
5.2889 0.178 0.941 0.123 0.000
5.3667 0.178 0.955 0.129 0.000
5.4444 0.178 0.969 0.135 0.000
5.5222 0.178 0.983 0.141 0.000
5.6000 0.178 0.997 0.147 0.000
5.6778 0.178 1.010 0.154 0.000
5.7556 0.178 1.024 0.160 0.000
5.8333 0.178 1.038 0.167 0.000
5.9111 0.178 1.052 0.173 0.000
5.9889 0.178 1.066 0.180 0.000
6.0667 0.178 1.080 0.455 0.000
6.1444 0.178 1.094 1.051 0.000
6.2222 0.178 1.107 1.819 0.000
6.3000 0.178 1.121 2.684 0.000
6.3778 0.178 1.135 3.569 0.000
6.4556 0.178 1.149 4.399 0.000
6.5333 0.178 1.163 5.108 0.000
6.6111 0.178 1.177 5.652 0.000
6.6889 0.178 1.191 6.033 0.000
6.7667 0.178 1.204 6.390 0.000
6.8444 0.178 1.218 6.697 0.000
6.9222 0.178 1.232 6.991 0.000
7.0000 0.178 1.246 7.272 0.000
7.0778 0.178 1.260 7.543 0.000
7.1556 0.000 0.000 7.804 0.000
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Analysis Results
POC 1

+ Predeveloped x Mitigated

Predeveloped Landuse Totals for POC #1
Total Pervious Area: 2
Total Impervious Area: 0

Mitigated Landuse Totals for POC #1
Total Pervious Area: 0
Total Impervious Area: 2

Flow Frequency Method: Log Pearson Type III 17B

Flow Frequency Return Periods for Predeveloped.  POC #1
Return Period Flow(cfs)
2 year 0.078131
5 year 0.128812
10 year 0.167284
25 year 0.22105
50 year 0.264654
100 year 0.311177

Flow Frequency Return Periods for Mitigated.  POC #1
Return Period Flow(cfs)
2 year 0.044643
5 year 0.065129
10 year 0.081674
25 year 0.106371
50 year 0.127795
100 year 0.152055

Annual Peaks
Annual Peaks for Predeveloped and Mitigated.  POC #1
Year Predeveloped Mitigated
1949 0.096 0.034
1950 0.112 0.041
1951 0.161 0.113
1952 0.054 0.031
1953 0.045 0.039
1954 0.066 0.038
1955 0.101 0.037
1956 0.083 0.049
1957 0.075 0.037
1958 0.076 0.040
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1959 0.064 0.035
1960 0.125 0.078
1961 0.062 0.043
1962 0.042 0.032
1963 0.061 0.039
1964 0.077 0.042
1965 0.057 0.047
1966 0.051 0.037
1967 0.119 0.042
1968 0.069 0.038
1969 0.067 0.036
1970 0.056 0.039
1971 0.071 0.040
1972 0.123 0.073
1973 0.058 0.046
1974 0.065 0.039
1975 0.093 0.037
1976 0.066 0.038
1977 0.023 0.035
1978 0.056 0.041
1979 0.035 0.030
1980 0.175 0.092
1981 0.051 0.038
1982 0.121 0.065
1983 0.083 0.038
1984 0.053 0.032
1985 0.031 0.035
1986 0.131 0.044
1987 0.120 0.070
1988 0.052 0.037
1989 0.032 0.035
1990 0.335 0.074
1991 0.151 0.072
1992 0.063 0.041
1993 0.061 0.032
1994 0.025 0.029
1995 0.081 0.043
1996 0.191 0.096
1997 0.151 0.130
1998 0.054 0.034
1999 0.208 0.079
2000 0.058 0.043
2001 0.015 0.029
2002 0.081 0.047
2003 0.111 0.038
2004 0.129 0.136
2005 0.085 0.038
2006 0.088 0.051
2007 0.247 0.185
2008 0.263 0.093
2009 0.118 0.048

Ranked Annual Peaks
Ranked Annual Peaks for Predeveloped and Mitigated.  POC #1
Rank Predeveloped Mitigated
1 0.3346 0.1854
2 0.2630 0.1359
3 0.2475 0.1297



01_VAULT 11/15/2023 8:36:13 AM Page 10

4 0.2084 0.1134
5 0.1908 0.0958
6 0.1748 0.0929
7 0.1606 0.0919
8 0.1508 0.0788
9 0.1506 0.0780
10 0.1306 0.0740
11 0.1289 0.0734
12 0.1247 0.0723
13 0.1227 0.0702
14 0.1214 0.0646
15 0.1200 0.0510
16 0.1187 0.0490
17 0.1184 0.0483
18 0.1117 0.0472
19 0.1112 0.0471
20 0.1014 0.0463
21 0.0956 0.0436
22 0.0930 0.0431
23 0.0878 0.0431
24 0.0847 0.0428
25 0.0834 0.0420
26 0.0826 0.0417
27 0.0812 0.0409
28 0.0811 0.0408
29 0.0765 0.0407
30 0.0757 0.0402
31 0.0746 0.0399
32 0.0712 0.0394
33 0.0694 0.0390
34 0.0670 0.0390
35 0.0662 0.0389
36 0.0657 0.0384
37 0.0653 0.0383
38 0.0643 0.0381
39 0.0629 0.0379
40 0.0623 0.0379
41 0.0610 0.0377
42 0.0608 0.0376
43 0.0582 0.0374
44 0.0579 0.0373
45 0.0570 0.0373
46 0.0562 0.0367
47 0.0556 0.0365
48 0.0538 0.0361
49 0.0537 0.0352
50 0.0527 0.0351
51 0.0516 0.0350
52 0.0510 0.0346
53 0.0506 0.0343
54 0.0454 0.0335
55 0.0423 0.0323
56 0.0346 0.0322
57 0.0323 0.0316
58 0.0308 0.0309
59 0.0248 0.0299
60 0.0228 0.0294
61 0.0151 0.0292
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Duration Flows

Flow(cfs) Predev Mit Percentage Pass/Fail
0.0391 59910 256879 428 Fail
0.0413 55033 226935 412 Fail
0.0436 50670 200563 395 Fail
0.0459 46692 175795 376 Fail
0.0482 42970 153764 357 Fail
0.0505 39762 133466 335 Fail
0.0527 36853 114173 309 Fail
0.0550 34179 98260 287 Fail
0.0573 31634 83374 263 Fail
0.0596 29388 71246 242 Fail
0.0619 27335 59931 219 Fail
0.0641 25453 50734 199 Fail
0.0664 23784 41687 175 Fail
0.0687 22137 33324 150 Fail
0.0710 20702 25987 125 Fail
0.0732 19370 20351 105 Fail
0.0755 18114 15995 88 Pass
0.0778 16959 12827 75 Pass
0.0801 15969 10382 65 Pass
0.0824 15094 8173 54 Pass
0.0846 14316 6173 43 Pass
0.0869 13569 5168 38 Pass
0.0892 12767 4727 37 Pass
0.0915 12033 4368 36 Pass
0.0938 11345 4134 36 Pass
0.0960 10718 3910 36 Pass
0.0983 10130 3685 36 Pass
0.1006 9580 3476 36 Pass
0.1029 9103 3332 36 Pass
0.1051 8611 3166 36 Pass
0.1074 8136 3037 37 Pass
0.1097 7721 2920 37 Pass
0.1120 7317 2787 38 Pass
0.1143 6936 2633 37 Pass
0.1165 6583 2520 38 Pass
0.1188 6278 2413 38 Pass
0.1211 5980 2301 38 Pass
0.1234 5707 2171 38 Pass
0.1257 5448 2055 37 Pass
0.1279 5225 1963 37 Pass
0.1302 4992 1872 37 Pass
0.1325 4761 1766 37 Pass
0.1348 4573 1663 36 Pass
0.1370 4378 1581 36 Pass
0.1393 4196 1484 35 Pass
0.1416 4017 1397 34 Pass
0.1439 3848 1304 33 Pass
0.1462 3651 1191 32 Pass
0.1484 3486 1083 31 Pass
0.1507 3332 987 29 Pass
0.1530 3172 914 28 Pass
0.1553 3027 854 28 Pass
0.1576 2870 777 27 Pass
0.1598 2751 718 26 Pass



01_VAULT 11/15/2023 8:36:13 AM Page 13

0.1621 2627 684 26 Pass
0.1644 2511 654 26 Pass
0.1667 2387 625 26 Pass
0.1689 2289 600 26 Pass
0.1712 2186 561 25 Pass
0.1735 2097 528 25 Pass
0.1758 2003 499 24 Pass
0.1781 1919 468 24 Pass
0.1803 1848 440 23 Pass
0.1826 1778 418 23 Pass
0.1849 1718 386 22 Pass
0.1872 1665 332 19 Pass
0.1895 1591 302 18 Pass
0.1917 1519 281 18 Pass
0.1940 1433 268 18 Pass
0.1963 1354 250 18 Pass
0.1986 1287 241 18 Pass
0.2009 1239 235 18 Pass
0.2031 1191 233 19 Pass
0.2054 1155 232 20 Pass
0.2077 1097 228 20 Pass
0.2100 1066 227 21 Pass
0.2122 1032 222 21 Pass
0.2145 994 222 22 Pass
0.2168 962 220 22 Pass
0.2191 932 216 23 Pass
0.2214 909 215 23 Pass
0.2236 875 213 24 Pass
0.2259 841 209 24 Pass
0.2282 809 207 25 Pass
0.2305 772 205 26 Pass
0.2328 741 201 27 Pass
0.2350 715 197 27 Pass
0.2373 683 196 28 Pass
0.2396 648 194 29 Pass
0.2419 624 192 30 Pass
0.2441 591 189 31 Pass
0.2464 551 184 33 Pass
0.2487 515 180 34 Pass
0.2510 480 173 36 Pass
0.2533 456 168 36 Pass
0.2555 420 163 38 Pass
0.2578 399 159 39 Pass
0.2601 378 152 40 Pass
0.2624 362 147 40 Pass
0.2647 344 140 40 Pass

The development has an increase in flow durations
from 1/2 Predeveloped 2 year flow to the 2 year flow
or more than a 10% increase from the 2 year to the 50
year flow.
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Water Quality
Water Quality BMP Flow and Volume for POC #1
On-line facility volume: 0 acre-feet
On-line facility target flow: 0 cfs.
Adjusted for 15 min: 0 cfs.
Off-line facility target flow: 0 cfs.
Adjusted for 15 min: 0 cfs.
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LID Report
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Model Default Modifications

Total of 0 changes have been made.

PERLND Changes
 No PERLND changes have been made.

IMPLND Changes
No IMPLND changes have been made.
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Appendix
Predeveloped Schematic
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Mitigated Schematic
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Predeveloped UCI File
RUN

GLOBAL
  WWHM4 model simulation
  START       1948 10 01        END    2009 09 30
  RUN INTERP OUTPUT LEVEL    3    0
  RESUME     0 RUN     1                   UNIT SYSTEM     1
END GLOBAL

FILES
<File>  <Un#>   <-----------File Name------------------------------>***
<-ID->                                                              ***
WDM        26   01_VAULT.wdm
MESSU      25   Pre01_VAULT.MES
           27   Pre01_VAULT.L61
           28   Pre01_VAULT.L62
           30   POC01_VAULT1.dat
END FILES

OPN SEQUENCE
    INGRP              INDELT 00:15
      PERLND      10
      COPY       501
      DISPLY       1
    END INGRP
END OPN SEQUENCE
DISPLY
  DISPLY-INFO1
    # -  #<----------Title----------->***TRAN PIVL DIG1 FIL1  PYR DIG2 FIL2 YRND
    1        Basin  1                    MAX                    1    2   30    9
  END DISPLY-INFO1
END DISPLY
COPY
  TIMESERIES
    # -  #  NPT  NMN ***
    1         1    1
  501         1    1
  END TIMESERIES
END COPY
GENER 
  OPCODE
    #    # OPCD ***
  END OPCODE
  PARM
    #    #         K ***
  END PARM
END GENER
PERLND
  GEN-INFO
    <PLS ><-------Name------->NBLKS   Unit-systems   Printer ***
    # -  #                          User  t-series Engl Metr ***
                                           in  out           ***
   10     C, Forest, Flat         1    1    1    1   27    0
  END GEN-INFO
  *** Section PWATER***

  ACTIVITY
    <PLS > ************* Active Sections *****************************
    # -  # ATMP SNOW PWAT  SED  PST  PWG PQAL MSTL PEST NITR PHOS TRAC ***
   10         0    0    1    0    0    0    0    0    0    0    0    0    
  END ACTIVITY

  PRINT-INFO
    <PLS > ***************** Print-flags ***************************** PIVL  PYR
    # -  # ATMP SNOW PWAT  SED  PST  PWG PQAL MSTL PEST NITR PHOS TRAC  *********
   10         0    0    4    0    0    0    0    0    0    0    0    0    1    9    
  END PRINT-INFO
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  PWAT-PARM1
    <PLS >  PWATER variable monthly parameter value flags  ***
    # -  # CSNO RTOP UZFG  VCS  VUZ  VNN VIFW VIRC  VLE INFC  HWT ***
   10         0    0    0    0    0    0    0    0    0    0    0    
  END PWAT-PARM1

  PWAT-PARM2
    <PLS >      PWATER input info: Part 2         ***
    # -  # ***FOREST      LZSN    INFILT      LSUR     SLSUR     KVARY     AGWRC
   10              0       4.5      0.08       400      0.05       0.5     0.996
  END PWAT-PARM2

  PWAT-PARM3
    <PLS >      PWATER input info: Part 3         ***
    # -  # ***PETMAX    PETMIN    INFEXP    INFILD    DEEPFR    BASETP    AGWETP
   10              0         0         2         2         0         0         0
  END PWAT-PARM3
  PWAT-PARM4
    <PLS >     PWATER input info: Part 4                               ***
    # -  #     CEPSC      UZSN      NSUR     INTFW       IRC     LZETP ***
   10            0.2       0.5      0.35         6       0.5       0.7
  END PWAT-PARM4

  PWAT-STATE1
    <PLS > *** Initial conditions at start of simulation
              ran from 1990 to end of 1992 (pat 1-11-95) RUN 21 ***
    # -  # ***  CEPS      SURS       UZS      IFWS       LZS      AGWS      GWVS
   10              0         0         0         0       2.5         1         0
  END PWAT-STATE1

END PERLND

IMPLND
  GEN-INFO
    <PLS ><-------Name------->   Unit-systems   Printer ***
    # -  #                     User  t-series Engl Metr ***
                                      in  out           ***
  END GEN-INFO
  *** Section IWATER***

  ACTIVITY
    <PLS > ************* Active Sections *****************************
    # -  # ATMP SNOW IWAT  SLD  IWG IQAL   ***
  END ACTIVITY

  PRINT-INFO
    <ILS > ******** Print-flags ******** PIVL  PYR
    # -  # ATMP SNOW IWAT  SLD  IWG IQAL    *********
  END PRINT-INFO

  IWAT-PARM1
    <PLS >  IWATER variable monthly parameter value flags  ***
    # -  # CSNO RTOP  VRS  VNN RTLI     ***
  END IWAT-PARM1

  IWAT-PARM2
    <PLS >      IWATER input info: Part 2         ***
    # -  # ***  LSUR     SLSUR      NSUR     RETSC    
  END IWAT-PARM2

  IWAT-PARM3
    <PLS >      IWATER input info: Part 3         ***
    # -  # ***PETMAX    PETMIN              
  END IWAT-PARM3

  IWAT-STATE1
    <PLS > *** Initial conditions at start of simulation
    # -  # ***  RETS      SURS  
  END IWAT-STATE1
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END IMPLND

SCHEMATIC
<-Source->                  <--Area-->     <-Target->   MBLK   ***
<Name>   #                  <-factor->     <Name>   #   Tbl#   ***
Basin  1***
PERLND  10                           2     COPY   501     12
PERLND  10                           2     COPY   501     13

******Routing******
END SCHEMATIC

NETWORK
<-Volume-> <-Grp> <-Member-><--Mult-->Tran <-Target vols> <-Grp> <-Member->  ***
<Name>   #        <Name> # #<-factor->strg <Name>   #   #        <Name> # #  ***
COPY   501 OUTPUT MEAN   1 1   48.4        DISPLY   1     INPUT  TIMSER 1

<-Volume-> <-Grp> <-Member-><--Mult-->Tran <-Target vols> <-Grp> <-Member->  ***
<Name>   #        <Name> # #<-factor->strg <Name>   #   #        <Name> # #  ***
END NETWORK

RCHRES
  GEN-INFO
    RCHRES       Name        Nexits   Unit Systems   Printer                 ***
    # -  #<------------------><---> User T-series  Engl Metr LKFG            ***
                                           in  out                           ***
  END GEN-INFO
  *** Section RCHRES***

  ACTIVITY
    <PLS > ************* Active Sections *****************************
    # -  # HYFG ADFG CNFG HTFG SDFG GQFG OXFG NUFG PKFG PHFG ***
  END ACTIVITY

  PRINT-INFO
    <PLS > ***************** Print-flags ******************* PIVL  PYR
    # -  # HYDR ADCA CONS HEAT  SED  GQL OXRX NUTR PLNK PHCB PIVL  PYR  *********
  END PRINT-INFO

  HYDR-PARM1
    RCHRES  Flags for each HYDR Section                                      ***
    # -  #  VC A1 A2 A3  ODFVFG for each *** ODGTFG for each     FUNCT  for each
            FG FG FG FG  possible  exit  *** possible  exit      possible  exit
             *  *  *  *    *  *  *  *  *       *  *  *  *  *         ***
  END HYDR-PARM1

  HYDR-PARM2
    # -  #    FTABNO       LEN     DELTH     STCOR        KS      DB50       ***
  <------><--------><--------><--------><--------><--------><-------->       ***
  END HYDR-PARM2
  HYDR-INIT
    RCHRES  Initial conditions for each HYDR section                         ***
    # -  # ***   VOL     Initial  value  of COLIND     Initial  value  of OUTDGT
          *** ac-ft     for each possible exit        for each possible exit
  <------><-------->     <---><---><---><---><---> *** <---><---><---><---><--->
  END HYDR-INIT
END RCHRES

SPEC-ACTIONS
END SPEC-ACTIONS
FTABLES
END FTABLES

EXT SOURCES
<-Volume-> <Member> SsysSgap<--Mult-->Tran <-Target vols> <-Grp> <-Member->  ***
<Name>   # <Name> # tem strg<-factor->strg <Name>   #   #        <Name> # #  ***
WDM      2 PREC     ENGL    1.167          PERLND   1 999 EXTNL  PREC
WDM      2 PREC     ENGL    1.167          IMPLND   1 999 EXTNL  PREC
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WDM      1 EVAP     ENGL    0.76           PERLND   1 999 EXTNL  PETINP
WDM      1 EVAP     ENGL    0.76           IMPLND   1 999 EXTNL  PETINP

END EXT SOURCES

EXT TARGETS
<-Volume-> <-Grp> <-Member-><--Mult-->Tran <-Volume-> <Member> Tsys Tgap Amd ***
<Name>   #        <Name> # #<-factor->strg <Name>   # <Name>    tem strg strg***
COPY   501 OUTPUT MEAN   1 1     48.4      WDM    501 FLOW     ENGL      REPL
END EXT TARGETS

MASS-LINK
<Volume>   <-Grp> <-Member-><--Mult-->     <Target>       <-Grp> <-Member->***
<Name>            <Name> # #<-factor->     <Name>                <Name> # #***
  MASS-LINK       12
PERLND     PWATER SURO       0.083333      COPY           INPUT  MEAN
  END MASS-LINK   12

  MASS-LINK       13
PERLND     PWATER IFWO       0.083333      COPY           INPUT  MEAN
  END MASS-LINK   13

END MASS-LINK

END RUN
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Mitigated UCI File
RUN

GLOBAL
  WWHM4 model simulation
  START       1948 10 01        END    2009 09 30
  RUN INTERP OUTPUT LEVEL    3    0
  RESUME     0 RUN     1                   UNIT SYSTEM     1
END GLOBAL

FILES
<File>  <Un#>   <-----------File Name------------------------------>***
<-ID->                                                              ***
WDM        26   01_VAULT.wdm
MESSU      25   Mit01_VAULT.MES
           27   Mit01_VAULT.L61
           28   Mit01_VAULT.L62
           30   POC01_VAULT1.dat
END FILES

OPN SEQUENCE
    INGRP              INDELT 00:15
      IMPLND      11
      RCHRES       1
      COPY         1
      COPY       501
      DISPLY       1
    END INGRP
END OPN SEQUENCE
DISPLY
  DISPLY-INFO1
    # -  #<----------Title----------->***TRAN PIVL DIG1 FIL1  PYR DIG2 FIL2 YRND
    1        Vault  1                    MAX                    1    2   30    9
  END DISPLY-INFO1
END DISPLY
COPY
  TIMESERIES
    # -  #  NPT  NMN ***
    1         1    1
  501         1    1
  END TIMESERIES
END COPY
GENER 
  OPCODE
    #    # OPCD ***
  END OPCODE
  PARM
    #    #         K ***
  END PARM
END GENER
PERLND
  GEN-INFO
    <PLS ><-------Name------->NBLKS   Unit-systems   Printer ***
    # -  #                          User  t-series Engl Metr ***
                                           in  out           ***
  END GEN-INFO
  *** Section PWATER***

  ACTIVITY
    <PLS > ************* Active Sections *****************************
    # -  # ATMP SNOW PWAT  SED  PST  PWG PQAL MSTL PEST NITR PHOS TRAC ***
  END ACTIVITY

  PRINT-INFO
    <PLS > ***************** Print-flags ***************************** PIVL  PYR
    # -  # ATMP SNOW PWAT  SED  PST  PWG PQAL MSTL PEST NITR PHOS TRAC  *********
  END PRINT-INFO

  PWAT-PARM1
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    <PLS >  PWATER variable monthly parameter value flags  ***
    # -  # CSNO RTOP UZFG  VCS  VUZ  VNN VIFW VIRC  VLE INFC  HWT ***
  END PWAT-PARM1

  PWAT-PARM2
    <PLS >      PWATER input info: Part 2         ***
    # -  # ***FOREST      LZSN    INFILT      LSUR     SLSUR     KVARY     AGWRC
  END PWAT-PARM2

  PWAT-PARM3
    <PLS >      PWATER input info: Part 3         ***
    # -  # ***PETMAX    PETMIN    INFEXP    INFILD    DEEPFR    BASETP    AGWETP
  END PWAT-PARM3
  PWAT-PARM4
    <PLS >     PWATER input info: Part 4                               ***
    # -  #     CEPSC      UZSN      NSUR     INTFW       IRC     LZETP ***
  END PWAT-PARM4

  PWAT-STATE1
    <PLS > *** Initial conditions at start of simulation
              ran from 1990 to end of 1992 (pat 1-11-95) RUN 21 ***
    # -  # ***  CEPS      SURS       UZS      IFWS       LZS      AGWS      GWVS
  END PWAT-STATE1

END PERLND

IMPLND
  GEN-INFO
    <PLS ><-------Name------->   Unit-systems   Printer ***
    # -  #                     User  t-series Engl Metr ***
                                      in  out           ***
   11      PARKING/FLAT           1    1    1   27    0
  END GEN-INFO
  *** Section IWATER***

  ACTIVITY
    <PLS > ************* Active Sections *****************************
    # -  # ATMP SNOW IWAT  SLD  IWG IQAL   ***
   11         0    0    1    0    0    0    
  END ACTIVITY

  PRINT-INFO
    <ILS > ******** Print-flags ******** PIVL  PYR
    # -  # ATMP SNOW IWAT  SLD  IWG IQAL    *********
   11         0    0    4    0    0    0    1    9    
  END PRINT-INFO

  IWAT-PARM1
    <PLS >  IWATER variable monthly parameter value flags  ***
    # -  # CSNO RTOP  VRS  VNN RTLI     ***
   11         0    0    0    0    0    
  END IWAT-PARM1

  IWAT-PARM2
    <PLS >      IWATER input info: Part 2         ***
    # -  # ***  LSUR     SLSUR      NSUR     RETSC    
   11            400      0.01       0.1       0.1
  END IWAT-PARM2

  IWAT-PARM3
    <PLS >      IWATER input info: Part 3         ***
    # -  # ***PETMAX    PETMIN              
   11              0         0
  END IWAT-PARM3

  IWAT-STATE1
    <PLS > *** Initial conditions at start of simulation
    # -  # ***  RETS      SURS  
   11              0         0
  END IWAT-STATE1
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END IMPLND

SCHEMATIC
<-Source->                  <--Area-->     <-Target->   MBLK   ***
<Name>   #                  <-factor->     <Name>   #   Tbl#   ***
Basin  1***
IMPLND  11                           2     RCHRES   1      5

******Routing******
IMPLND  11                           2     COPY     1     15
RCHRES   1                           1     COPY   501     16
END SCHEMATIC

NETWORK
<-Volume-> <-Grp> <-Member-><--Mult-->Tran <-Target vols> <-Grp> <-Member->  ***
<Name>   #        <Name> # #<-factor->strg <Name>   #   #        <Name> # #  ***
COPY   501 OUTPUT MEAN   1 1   48.4        DISPLY   1     INPUT  TIMSER 1

<-Volume-> <-Grp> <-Member-><--Mult-->Tran <-Target vols> <-Grp> <-Member->  ***
<Name>   #        <Name> # #<-factor->strg <Name>   #   #        <Name> # #  ***
END NETWORK

RCHRES
  GEN-INFO
    RCHRES       Name        Nexits   Unit Systems   Printer                 ***
    # -  #<------------------><---> User T-series  Engl Metr LKFG            ***
                                           in  out                           ***
    1     Vault  1                1    1    1    1   28    0    1
  END GEN-INFO
  *** Section RCHRES***

  ACTIVITY
    <PLS > ************* Active Sections *****************************
    # -  # HYFG ADFG CNFG HTFG SDFG GQFG OXFG NUFG PKFG PHFG ***
    1         1    0    0    0    0    0    0    0    0    0    
  END ACTIVITY

  PRINT-INFO
    <PLS > ***************** Print-flags ******************* PIVL  PYR
    # -  # HYDR ADCA CONS HEAT  SED  GQL OXRX NUTR PLNK PHCB PIVL  PYR  *********
    1         4    0    0    0    0    0    0    0    0    0    1    9    
  END PRINT-INFO

  HYDR-PARM1
    RCHRES  Flags for each HYDR Section                                      ***
    # -  #  VC A1 A2 A3  ODFVFG for each *** ODGTFG for each     FUNCT  for each
            FG FG FG FG  possible  exit  *** possible  exit      possible  exit
             *  *  *  *    *  *  *  *  *       *  *  *  *  *         ***
    1        0  1  0  0    4  0  0  0  0       0  0  0  0  0       2  2  2  2  2
  END HYDR-PARM1

  HYDR-PARM2
    # -  #    FTABNO       LEN     DELTH     STCOR        KS      DB50       ***
  <------><--------><--------><--------><--------><--------><-------->       ***
    1              1      0.02       0.0       0.0       0.5       0.0
  END HYDR-PARM2
  HYDR-INIT
    RCHRES  Initial conditions for each HYDR section                         ***
    # -  # ***   VOL     Initial  value  of COLIND     Initial  value  of OUTDGT
          *** ac-ft     for each possible exit        for each possible exit
  <------><-------->     <---><---><---><---><---> *** <---><---><---><---><--->
    1            0         4.0  0.0  0.0  0.0  0.0       0.0  0.0  0.0  0.0  0.0
  END HYDR-INIT
END RCHRES

SPEC-ACTIONS
END SPEC-ACTIONS
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FTABLES
  FTABLE      1
   92    4
     Depth      Area    Volume  Outflow1 Velocity  Travel Time***
      (ft)   (acres) (acre-ft)   (cfs)   (ft/sec)    (Minutes)***
  0.000000  0.178050  0.000000  0.000000  
  0.077778  0.178050  0.013848  0.006355  
  0.155556  0.178050  0.027697  0.008988  
  0.233333  0.178050  0.041545  0.011007  
  0.311111  0.178050  0.055393  0.012710  
  0.388889  0.178050  0.069242  0.014211  
  0.466667  0.178050  0.083090  0.015567  
  0.544444  0.178050  0.096939  0.016814  
  0.622222  0.178050  0.110787  0.017975  
  0.700000  0.178050  0.124635  0.019065  
  0.777778  0.178050  0.138484  0.020097  
  0.855556  0.178050  0.152332  0.021078  
  0.933333  0.178050  0.166180  0.022015  
  1.011111  0.178050  0.180029  0.022914  
  1.088889  0.178050  0.193877  0.023779  
  1.166667  0.178050  0.207725  0.024613  
  1.244444  0.178050  0.221574  0.025421  
  1.322222  0.178050  0.235422  0.026203  
  1.400000  0.178050  0.249271  0.026963  
  1.477778  0.178050  0.263119  0.027701  
  1.555556  0.178050  0.276967  0.028421  
  1.633333  0.178050  0.290816  0.029123  
  1.711111  0.178050  0.304664  0.029808  
  1.788889  0.178050  0.318512  0.030478  
  1.866667  0.178050  0.332361  0.031134  
  1.944444  0.178050  0.346209  0.031776  
  2.022222  0.178050  0.360057  0.032405  
  2.100000  0.178050  0.373906  0.033022  
  2.177778  0.178050  0.387754  0.033628  
  2.255556  0.178050  0.401602  0.034223  
  2.333333  0.178050  0.415451  0.034808  
  2.411111  0.178050  0.429299  0.035384  
  2.488889  0.178050  0.443148  0.035950  
  2.566667  0.178050  0.456996  0.036507  
  2.644444  0.178050  0.470844  0.037056  
  2.722222  0.178050  0.484693  0.037597  
  2.800000  0.178050  0.498541  0.038131  
  2.877778  0.178050  0.512389  0.038657  
  2.955556  0.178050  0.526238  0.039176  
  3.033333  0.178050  0.540086  0.039688  
  3.111111  0.178050  0.553934  0.040193  
  3.188889  0.178050  0.567783  0.040693  
  3.266667  0.178050  0.581631  0.041186  
  3.344444  0.178050  0.595480  0.041673  
  3.422222  0.178050  0.609328  0.042155  
  3.500000  0.178050  0.623176  0.042632  
  3.577778  0.178050  0.637025  0.043103  
  3.655556  0.178050  0.650873  0.043569  
  3.733333  0.178050  0.664721  0.044030  
  3.811111  0.178050  0.678570  0.044986  
  3.888889  0.178050  0.692418  0.046676  
  3.966667  0.178050  0.706266  0.048746  
  4.044444  0.178050  0.720115  0.051086  
  4.122222  0.178050  0.733963  0.053634  
  4.200000  0.178050  0.747812  0.056344  
  4.277778  0.178050  0.761660  0.059183  
  4.355556  0.178050  0.775508  0.062123  
  4.433333  0.178050  0.789357  0.065142  
  4.511111  0.178050  0.803205  0.068219  
  4.588889  0.178050  0.817053  0.071337  
  4.666667  0.178050  0.830902  0.074480  
  4.744444  0.178050  0.844750  0.077635  
  4.822222  0.178050  0.858598  0.081335  
  4.900000  0.178050  0.872447  0.085210  
  4.977778  0.178050  0.886295  0.089202  
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  5.055556  0.178050  0.900144  0.093307  
  5.133333  0.178050  0.913992  0.097520  
  5.211111  0.178050  0.927840  0.117795  
  5.288889  0.178050  0.941689  0.123511  
  5.366667  0.178050  0.955537  0.129360  
  5.444444  0.178050  0.969385  0.135341  
  5.522222  0.178050  0.983234  0.141448  
  5.600000  0.178050  0.997082  0.147681  
  5.677778  0.178050  1.010930  0.154035  
  5.755556  0.178050  1.024779  0.160509  
  5.833333  0.178050  1.038627  0.167100  
  5.911111  0.178050  1.052475  0.173806  
  5.988889  0.178050  1.066324  0.180625  
  6.066667  0.178050  1.080172  0.455612  
  6.144444  0.178050  1.094021  1.051267  
  6.222222  0.178050  1.107869  1.819577  
  6.300000  0.178050  1.121717  2.684248  
  6.377778  0.178050  1.135566  3.569622  
  6.455556  0.178050  1.149414  4.399779  
  6.533333  0.178050  1.163262  5.108233  
  6.611111  0.178050  1.177111  5.652723  
  6.688889  0.178050  1.190959  6.033520  
  6.766667  0.178050  1.204807  6.390118  
  6.844444  0.178050  1.218656  6.697605  
  6.922222  0.178050  1.232504  6.991241  
  7.000000  0.178050  1.246353  7.272748  
  7.077778  0.178050  1.260201  7.543514  
  END FTABLE  1
END FTABLES

EXT SOURCES
<-Volume-> <Member> SsysSgap<--Mult-->Tran <-Target vols> <-Grp> <-Member->  ***
<Name>   # <Name> # tem strg<-factor->strg <Name>   #   #        <Name> # #  ***
WDM      2 PREC     ENGL    1.167          PERLND   1 999 EXTNL  PREC
WDM      2 PREC     ENGL    1.167          IMPLND   1 999 EXTNL  PREC
WDM      1 EVAP     ENGL    0.76           PERLND   1 999 EXTNL  PETINP
WDM      1 EVAP     ENGL    0.76           IMPLND   1 999 EXTNL  PETINP

END EXT SOURCES

EXT TARGETS
<-Volume-> <-Grp> <-Member-><--Mult-->Tran <-Volume-> <Member> Tsys Tgap Amd ***
<Name>   #        <Name> # #<-factor->strg <Name>   # <Name>    tem strg strg***
RCHRES   1 HYDR   RO     1 1        1      WDM   1000 FLOW     ENGL      REPL
RCHRES   1 HYDR   STAGE  1 1        1      WDM   1001 STAG     ENGL      REPL
COPY     1 OUTPUT MEAN   1 1     48.4      WDM    701 FLOW     ENGL      REPL
COPY   501 OUTPUT MEAN   1 1     48.4      WDM    801 FLOW     ENGL      REPL
END EXT TARGETS

MASS-LINK
<Volume>   <-Grp> <-Member-><--Mult-->     <Target>       <-Grp> <-Member->***
<Name>            <Name> # #<-factor->     <Name>                <Name> # #***
  MASS-LINK        5
IMPLND     IWATER SURO       0.083333      RCHRES         INFLOW IVOL
  END MASS-LINK    5

  MASS-LINK       15
IMPLND     IWATER SURO       0.083333      COPY           INPUT  MEAN
  END MASS-LINK   15

  MASS-LINK       16
RCHRES     ROFLOW                          COPY           INPUT  MEAN
  END MASS-LINK   16

END MASS-LINK

END RUN
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Predeveloped HSPF Message File
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Mitigated HSPF Message File
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Disclaimer
Legal Notice
This program and accompanying documentation are provided 'as-is' without warranty of any kind.  The 
entire risk regarding the performance and results of this program is assumed by End User.   Clear 
Creek Solutions Inc. and the governmental licensee or sublicensees disclaim all warranties, either 
expressed or implied, including but not limited to implied warranties of program and accompanying 
documentation.  In no event shall Clear Creek Solutions Inc. be liable for any damages whatsoever 
(including without limitation to damages for loss of business profits, loss of business information, 
business interruption, and the like) arising out of the use of, or inability to use this program even 
if Clear Creek Solutions Inc. or their authorized representatives have been advised of the 
possibility of such damages.  Software Copyright © by : Clear Creek Solutions, Inc. 2005-2023; All 
Rights Reserved.

Clear Creek Solutions, Inc.
6200 Capitol Blvd.  Ste F
Olympia, WA.  98501
Toll Free 1(866)943-0304
Local (360)943-0304

www.clearcreeksolutions.com

www.clearcreeksolutions.com
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Appendix C – Geotechnical Report 
To be included in this report once received 
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BELLEVUE SURFACE WATER ENG SITE ASSESSMENT AND PLANNING PACKE 

 
BELLEVUE SURFACE WATER ENG 
Site Assessment and Planning Packet 

 

 

 

 

 

 

 

 

 

 

 

Instructions for completing this packet: 

 This packet is to be completed during 

preliminary site assessment and planning, 

and preliminary land use planning application 

 See Appendix D1 for definitions of terms used 

in this packet 

 See Chapter D2 for submittal requirements 

 The Goals of this packet are to: 

 Provide basic project information 

 Document how the project proposes to 

minimize: 

- Impervious surfaces 

- Loss of native vegetation 

- Stormwater runoff 

 Demonstrate how the project proposes to 

comply with Minimum Requirement #5 –On- 

site Stormwater Management 

 
 

A. APPLICANT INFORMATION 
Company/Agency/Owner:  

Contact Person:    

Address:    

 
 

 

Phone:  

Email:  

Signature:  

Date:     

 

B. PROJECT INFORMATION 
Permit No. (provided by City):     

Project Address or Project Boundaries:     

 
 

 

Parcel No.:      

Project Type: 

 Residential  Commercial  Industrial  Public 

Project is: 

 New or redevelopment  Remodel  Retrofit 

 Combination (describe :)     
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C. CREATE SITE COMPOSITE MAP 
Develop a composite site map 

as you collect site information in Section D. 

See example in figure 1.2 chapter D1 of the Engineering Standards. This map must be submitted as part of the 

completed packet, and will be used as a basis for the site design. 
 

 

D. EXISTING SITE INVENTORY AND ANALYSIS CHECKLIST 
Use this portion of the packet to document the site inventory and analysis. For additional information on each 

portion of the analysis, refer to, Chapter D1 of the Engineering Standards. 

 

 

 

1. PROJECT BOUNDARIES AND STRUCTURES 

Identify/Delineate on map: 

 Project boundaries (limits of disturbance)     

 Existing and proposed buildings    

 Required infiltration and dispersion setbacks (please describe)     

 

 Location and extent of proposed foundations and footing drains     

SEE EXHIBIT A IN APPENDIX A
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2. SOILS 

 Characterize existing soil type(s):    

 What is the depth to seasonal high groundwater (feet)?     

 Is bedrock present? ❑ Yes ❑ No If yes, depth (feet):    

 What is the long-term design native soil infiltration rate (inch/hour):    

 Identify source(s) of information used:    

3. CRITICAL AREAS 
See the Critical Areas Regulations on the city website 

http://www.codepublishing.com/WA/Bellevue/LUC/BellevueLUC2025H.html 

Identify and map any Critical Areas located on the project site and within the project vicinity 

 Streams:    

 Wetlands:     

 Floodplains:   

 Riparian areas:    

 Critical aquifer recharge areas: 

 Geologically hazardous areas:    

 Other:    
 

4. DEWATERING 
 Provide estimated groundwater dewatering flow rates during construction:     

 Provide estimated post construction groundwater dewatering flow rate:    

5. TOPOGRAPHY 
 

 

 Describe site topography and slopes:     

Identify/Delineate on map: 

 Areas of flat (≤5%), moderate (5% -15%), and steep (≥15%)  slopes 

 Closed depressions 
 

6. HYDROLOGIC PATTERNS & FEATURES 
Identify/Delineate on map: 

 Sub-basin(s) 

 Existing drainage swales and ditches (please describe)    

 Location(s) of any natural seeps or springs (please describe)    

 
 

 

 Existing discharge location(s) from each sub-basin and overall project site: (please describe)    
 

 Signs of existing erosion (please describe)    

 Other:      

7. VEGETATION 
 Native vegetation type(s):    

VASA CREEK

http://www.codepublishing.com/WA/Bellevue/LUC/BellevueLUC2025H.html
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 Approximate tree canopy coverage (acres)a: 

 Number of trees (greater than 8-inch diameter)b:    

 Identify source(s) of information used:    

Notes: 
a. Tree canopy area may be estimated from current aerial photographs and/or documented field observations. Mark on 

composite map and provide copy of source information 
b. Number of significant trees with a diameter equal to or greater than 8 inches are to be surveyed per the City of Bellevue Boundary & Topo-graphic 

Survey submittal requirements. 

8. LAND USE CONTROLS 
 What is the project site zoning? 

 Describe landscaping requirements:    

 Describe parking requirements:Describe any applicable comprehensive plan designation, zoning classification, and/or overlay 

districts that may apply to the site:    

 Does a Shoreline Master Program apply to the site? Yes No 

If yes, describe: 

 Other:    

 

 

 
 

 
 

 

 

9. ACCESS 

Identify/Delineate on map: 

 Roads, driveways, and other points of ingress and egress within 50 feet of the project site 

 Identify the street classification of the street that will provide access to the site, per the City of Bellevue 

Transportation Design Manual:    

 Identify frontage improvement requirements:    

 Identify and describe any other geometric design requirements that could impact the amount of impervious 

surface coverage on the site and the location of the access road/driveway:   
 

10. UTILITY AVAILABILITY AND CONFLICTS 

Identify/Delineate on map: 

 Existing utilities and easements present on and adjacent to the project site, including utility owner. Also note 

any utility or easement setback requirements that affect site planning:    
 

 Existing utilities that may need to be moved and new utilities that may need to be extended to the site:    

 E. EXISTING AND PROPOSED SITE LAND COVER AREAS 
Fill in the table below to summarize existing and proposed site land cover areas. The completed table will be used to 

assess the proposed plans for minimizing impervious areas, loss of vegetation, and stormwater runoff. 

CB - COMMUNITY BUSINESS
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  Existing Condition Proposed Condition 

Vegetated Areas 

Tree canopy in acres (Copy values from Part 

D7) 

  

Number of trees (Copy values from Part D7) 
  

Landscape area (acres) 
  

Total project site vegetated area (acres) 
  

Total project site vegetated area (%) 
  

Hard Surface Area 

Hard surface (acres) 
  

Total Project site  (%) 
  

Change 

Increase/decrease in vegetated areas (acres) 
  

Increase/decrease in vegetated areas (%) 
  

Increase/decrease in hard surface areas (acres) 
  

Increase/decrease in hard surface are4as (%) 
  

 
 

F. POTENTIAL LID BMP MATRIX 
For each LID BMP being evaluated, use the infeasibility criteria in Appendix D9 to determine whether the LID BMP is 

infeasible for your project. Document the result of that evaluation here. 

 

 
 

 
Feasibility/Infeasibility Evaluation 

Feasible Infeasible 
Not 

Applicable 
If infeasible, provide justification 

Post-Construction Soil 
Quality and Depth 

    

 

Full Dispersion 
    

 

Bioretention 
    

 

Downspout Dispersion 
    

 surface  hard 

TBD

TBD

0.2

0.2

6%

2.6

94%
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Perforated Stubout 
Connection 

    

 

Retain Existing Trees 
    

 

Permeable Pavement 
    

 

Sheet Flow Dispersion 
    

Concentrated Flow 
Dispersion 

    

 

Vegetated Roofs 
    

Minimal Excavation 
Foundations 

    

 

Rain Water Harvesting 
    

 

New Trees 
    

 

X                      

X

X

X

X

X

INFILTRATION NOT FEASIBLE                      

NO SITE TREES TO RETAIN

INFILTRATION NOT FEASIBLE

NOT ENOUGH VEGETATED AREA

NOT ENOUGH VEGETATED AREA

NOT ENOUGH VEGETATED AREA

                     

X

X

X
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PROJECT TEAM PROJECT DATA DRAWING INDEX
DESIGN REVEW (LD) 
LAND USE APPROVAL AMENDMENT (LI)

DESIGN REVEW (LD) 
LAND USE APPROVAL AMENDMENT (LI)

AUTOMOTIVE DEALERSHIP for LITHIA - DRIVEWAY

MICHAEL'S SUBARU of BELLEVUE
3080 148TH AVE SE, BELLEVUE, WA 98007

ZONING
CITY OF BELLEUVE LAND USE CODE (LUC)

LEGAL DESCRIPTION
TAX ASSESSOR NO.  112405-9007

PROJECT

VICINITY MAP
NOT TO SCALE

SE EASTGATE WAY
156TH AVE SE

148TH
 AVE SE

150th AVE SE

LOCATION

PRE-APPLICATION # 22-111189 08
EXISTING CONDITIONAL USE PERMIT: CUP 11-117278

DESIGN REVEW (LD) 
LAND USE APPROVAL AMENDMENT (LI)

jcarreon
Highlight

jcarreon
Cloud

jcarreon
Callout
See mark-ups on sheet A1.1.Provide measurement of open spaces per IBC 507.2  and IBC 507.5 to validate compliance with "Unlimited Area Building" requirements. A single site agreement,  boundary line adjustment, or a 60-ft no-build-easement will be required  to the north of the proposed unlimited area building.

jcarreon
Callout
Bellevue is scheduled to adopt the 2021 IBC codes on March 15, 2024. The 2018 IBC codes references proposed for the project may need to be updated.
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SE EASTGATE WAY
(PUBLIC ROW)

148TH AVE SE

150TH AVE SE

B
.O
.H
.

GM

SSCO

E

EXISTING MICHAEL'S
SERVICE (FORMER BOWLING

ALLEY)
31,200 S.F. 1-STORY

NO WORK THIS PERMIT

EXISTING MICHAEL'S
PARKING GARAGE

51,156 S.F. 3-STORIES
NO WORK THIS PERMIT

EXISTING MICHAEL'S TOYOTA DEALERSHIP
93,292 S.F. 1-STORY

EXISTING SUNSET VILLAGE
19,368 S.F. 1-STORY
TO BE DEMOLISHED

DAIRY QUEEN
2,231 S.F. - 1 STORY
TO BE DEMOLISTED

CARWASH
2,641 S.F. - 1 STORY
TO BE DEMOLISHED

L'IL JOHNS
NO CHANGES

EXISTING WALK, CURB &
GUTTER TO BE REPLACED,
EXISTING STREET TREES TO
BE PRESERVIED

PARKING AND LANDSCAPE
TO BE REPLACED

OIL & COMPRESSORS
TO BE RELOCATED

OVERHEAD DOOR TO
BE IN-FILLED

MICHAEL'S TOYOTA
PARKING, NO WORK THIS

AREA

ENTRY FOR
VEHICLE

DELIVERIES

EXIT FOR
VEHICLE
DELIVERIES

EXIT FOR
DELIVERIES

EXTENT OF
WORK THIS
PERMIT

EXTENT OF
WORK THIS

PERMIT

EXISTING SITE DATA
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SCALE: 1" = 40'-0"
EXISTING SITE PLAN - OVERALL 0 20 40 80 120

LEGAL DESCRIPTION
TAX ASSESSOR NO.  112405-9007

EASMENT LEGEND
REFER TO SURVEY BY BARGHAUSEN, 10/19/2023

ZONING
CITY OF BELLEUVE LAND USE CODE (LUC)

jcarreon
Polygon

jcarreon
Callout
A single site agreement,  boundary line adjustment, or a 60-ft no-build-easement will be required  to the north of the proposed unlimited area building. Otherwise, the measurement of open spaces (yard) per IBC 507.2 may not meet the required minimum open space requirement.

jcarreon
Length Measurement
22'-6"

jcarreon
Length Measurement
16'-11"

jcarreon
Rectangle

jcarreon
Dimension
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RETAIL
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RAMP
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RAMP UP
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STOR

ADMIN

STOR

BDC

BREAK RM /
TRAINING

MECH
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PARTS

PARTS
MGR

STORAGE
OFFICE MGR

CUSTOMER LOUNGE

RETAIL
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LOUNGE

F&I LOUNGE

SALES
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KID'S PLAY
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17
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29

30

31

32

33

34

50

49 48 47 46 45 44 43 42 41 40 39

51 52 53 54 55 56 57 58 59 60

38 37 36 35

SE EASTGATE WAY
(PUBLIC ROW)

148TH AVE SE

150TH AVE SE

B
.O
.H
.

GM

SSCO

E

EXISTING MICHAEL'S
SERVICE

(FORMER BOWLING ALLEY)
31,200 S.F. 1-STORY

NO WORK THIS PERMIT

EXISTING MICHAEL'S
PARKING GARAGE

51,156 S.F. 3-STORIES
NO WORK THIS PERMIT

EXISTING MICHAEL'S TOYOTA DEALERSHIP
93,292 S.F. 1-STORY

PROPOSED SUBARU DEALERSHIP
72,465 S.F., 2 STORIES
33,256 ROOF PARKING

DISPLAY AREA w/
SEATING

DISPLAY AREA w/
SEATING

DISPLAY AREA w/
SEATING

NEW LANDSCAPE,
PRESERVE EXIST
STREET TREES WITHIN
15' OF PROPERTY LINE

NEW WALK,
CURB,
GUTTER &
LANDSCAPE

NEW STRUCTURE FOR
MICHAEL'S OIL AND

COMPRESSOR

NEW WASTE &
RECYLCING ENCLOSURE
200 s.f.

MICHAEL'S TOYOTA
PARKING, NO WORK THIS

AREA

EXTENT OF
WORK THIS
PERMIT

EXTENT OF
WORK THIS

PERMIT

TYPE V PARKING
LANDSCAPING

10 FEET LANDSCAPE
SETBACK - TYPE III

EXISTING PEDESTRIAN
PATH TO BE MAINTAINED
THROUGHOUT PROJECT

SEE CIVIL DRAWINGS FOR
NEW CURB RAMPS

STORM WATER
VAULT PER CIVIL

EXISTING SITE DATA
 

PROPOSED SITE DATA
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SCALE: 1" = 40'-0"
PROPOSED SITE PLAN - OVERALL 0 20 40 80 120

LEGAL DESCRIPTION
TAX ASSESSOR NO.  112405-9007

EASMENT LEGEND
REFER TO SURVEY BY BARGHAUSEN, 10/19/2023

EXTENT OF WORK 

jcarreon
Cloud

jcarreon
Callout
Confirm all hazardous material quantities for both the existing repair garage and proposed added repair garage do not exceed the maximum allowable quantities specified in Table 307.1(1) to classify the use building of the garage as Group S-1.

jcarreon
Cloud

jcarreon
Cloud

KAgarwal
Line
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Clarify if the proposed use of the exit stairway is considered interior exit stairways (IBC1023) or just an exit access stairway (IBC 1019). If this is an interior  exit stairway, the discharge will need to be provided with free and unobstructed path of of travel to the exterior exit door and such exit shall be readily visible from the point of termination of the enclosure ( see IBC 1028.1 exception #1
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