January 10, 2020

Mr. Mike De Cotiis

Pinnacle Bellevue Development LLC
911 Homer Street, Suite 300
Vancouver, British Columbia - 00000
md@pinnacleinternational.ca

Kandice Lai
JYOM Architecture
911 Homer Street 300

Vancouver BC 00000
kandice@jyom.com.cn

RE: Pre-Application Conference — December 11, 2019
Pinnacle South — 10116 NE 8™ Street
Application #19-129256-DB

SENT VIA MYBUILDINGPERMIT.COM

Dear Mr. De Cotiis and Ms. Lai:

Thank you for meeting with City staff to discuss your proposed project. In this letter, | have included
the major comments made by the members of the City's pre-application conference team. The
commentsin this letter are based on a preliminary review of materials submitted and do not represent
an exhaustive review of your proposal. It is recommended that a Pre-Development Services (DC
Permit) application be submitted for continued review of this project prior to submitting your Master
Development Plan and/or Design Review application(s) so that staff can work with your team on some
of the issues identified at the pre-application conference meeting and contained within this letter.

Following Pre-Development Services review, your Master Development Plan and/or Design Review
application(s) should clearly demonstrate in a written narrative and on the plans submitted, how you
have addressed each of the applicable standards, guidelines, policies and other requirements outlined
in this letter. A copy of this letter is required to be submitted with your Master Development Plan
and/or Design Review application(s) and should acknowledge compliance with each requirement
and indicate the location of compliance within the submitted plan set.

Based on the scope of the project you described during the preapplication conference, the following
permits have been identified as being necessary:

Development Services Department = (425) 452-6800 = Hearing Impaired: dial 711
450 110™ Avenue NE, Bellevue, WA 98004
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DEPARTMENT PERMIT NAME
Land Use: 1. Master Development Plan | Master Development Plan (referred to in this
(LP Permit) letter as the LP) is required for this proposal, as
you are proposing multiple structures/towers.
This is an administrative review conducted by
staff. A public meeting will be required for this
proposal, given the project’s location in the
Downtown.
2. Design Review (LD Permit)
Design Review (referred to in this letter as the
LD) is required for this proposal. This is an
administrative review conducted by staff. A
public meeting will be required for this
proposal, given the project’s location in the
3. SEPA Downtown.
Environmental review (SEPA) is conducted
concurrently with the MDP and Design Review
application. Note that each permit requires its
own specific SEPA review and the
Environmental Checklist submitted for each
will be slightly different.
Clearing & C & G w/out SEPA (GD Permit) | This application can be submitted concurrently
Grading: with the associated Development Extension
agreement for this project (see below). This
permit must be issued before or at the same
time as the building permit.
Utilities: Developer Extension Must be submitted concurrently with the Clear
Agreement (UE Permit) and Grade permit for this proposal.
Water Service
Storm Connection
Side Sewer
Building: Major Project (BB Permit) These applications can be submitted after two
Mechanical (BL) or three revision rounds are completed in the
Plumbing (BO) Design Review process for each phase of
Electrical (BG) development, to ensure project design is
DEMO (BE) finalized.
Shoring Permit (BV)
Fire: At a minimum based on the Please contact the fire representative below for

scope of the project
proposed, the following
permits will be required.
FH- Smoke Control

timing/submittal of such permits.
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FD- Underground Sprinkler
Main

FB- Fire Sprinkler

FA- Fire Alarm

FE- Building Radio Coverage
FE- Firefighter Air System
Transportation: | ROW —Short Term May be submitted prior to building permit
ROW:- Surface Disturbance submittal if necessary.

GENERAL DEPARTMENT COMMENTS ARE AS FOLLOWS:

Land Use Division, Development Services Department
Staff contact: Sally Nichols, (425) 452-2727, spnichols@bellevuewa.gov

The following are comments based on the DB submittal and the pre-application meeting for a
Master Development Plan and/or Design Review application(s) on the sites located at 10116 NE 8"
Street. This letter will give you a general roadmap to help prepare your permit submittal. It is the
applicant’s responsibility to research appropriate code provisions as they relate to the project
proposal. Please refer to the specific Land Use Code (LUC) citations highlighted below for the
complete standard and regulations applicable to your proposed development.

The City of Bellevue’s Land Use Code is available on-line at https://bellevue.municipal.codes/LUC or
you may purchase a paper copy from Code Publishing at 206-527-6831. Fee information and
application packets, including submittal requirements, for Land Use approval and other permits are
available at the following Development Services link:

http://www.bellevuewa.gov/application packets.htm or by calling 425-452-4570.

I. General Land Use Code Comments

REVIEW PROCESS Master Development Plan (LP) and Design Review (LD) approval LUC
is required prior to the issuance of any construction permits. 20.25A.030.C
The LP and LD applications are both Process Il administrative
decisions that allow City staff to address contextual
compatibility, building and site design, environmental impacts,
and the applicable policies and requirements before the project
design is finalized. The process for the combined review of the
LD and LP also includes public notice, a public meeting, and
review and comment on the proposal. The decision is followed
by a 14-day appeal period. Environmental review (SEPA) will be
conducted simultaneously with the LP/LD applications, which
will all be analyzed in one staff report.

LUC 20.30.F

Construction permit applications may be submitted at any time
during the process, but the appeal period for the LD/SEPA
Determination must expire prior to the issuance of any permits.


mailto:spnichols@bellevuewa.gov
https://bellevue.municipal.codes/LUC
http://www.bellevuewa.gov/application_packets.htm
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VESTING

ADMINISTRATIVE
DEPARTURES

It is recommended that the applicant not file any construction
permit applications until the City has issued a decision on the
LD, or at least provided final comments on the applications.
The decision may be appealed to the Hearing Examiner by a
party of record (person who has submitted written comment
regarding the project during LD/LP review).

The process includes:

a. Applicant files applications;

b. Applications are noticed, and the notice will be mailed to
all tax payers and occupants within 500 feet of the
proposal site, with a 14-day minimum comment period;

c. Staff reviews applications for completeness;

d. Staff will schedule a public meeting;

e. Applicant and staff attend public meeting;

f. Staff may request revisions;

g. Applicant submits revisions/additional information

h. Staff reviews revisions, completes report;

i. Director issues Decision;

j. Fourteen (14) day appeal period.

k. Appeals are heard by the Hearing Examiner.

The vested status of a land use permit or approval (LD) shall
expire two years from the date of the City’s final decision,
unless a complete Building Permit application (not shoring) is
filed before the end of the two-year term.

However, per LUC 20.30V.190, extended vesting for a Master
Development Plan (and associated Design Reviews) may be
requested for a period of up to 10 years. This must be
requested in writing as part of your application submittal.

The Director may, through the LP/LD process, approve a
proposal that departs from specific numeric standards or land
use code requirements subject to decision criteria. Note that
some Departures can only be approved during Design Review
because adherence to the criteria is based on specific design
considerations.

Requesting Departures: Each Departure request will need to be

outlined with your proposal and you will need to include

written responses to the departure criteria for each request on

the “2019 ADMINISTRATIVE DEPARTURE REQUEST FORM”.

Submit a separate, completed Request Form for each Departure

with your Master Development Plan and/or Design Review
application(s).

LUC
20.40.500.B.2
LUC 20.30V.190

LUC
20.25A.030.D
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Comp PLAN
DESIGNATION &
ZONING

COMPREHENSIVE
PLAN PoLICIES

PERMITTED USES

MASTER
DEVELOPMENT PLAN
AND DESIGN REVIEW
DECISION CRITERIA

Comprehensive Plan: Downtown (DNTN)

Land Use: Downtown Mixed Use (DT-MU)

Perimeter Overlays: B-1 and B-2

Downtown Neighborhood: Northwest Village

Right-of-Way Designations:
NE 8™ Street - “B” Rights of Way — Commercial Street
102" Avenue NE — “C” Rights-of-Way — Mixed Street
NE 10 Street — “D” Rights-of-Way — Neighborhood Street

The proposal must conform to the applicable policies of the
Comprehensive Plan.

In your Master Development Plan and/or Design Review
submittal, provide a written response to all applicable
Comprehensive Plan Policies by filling out the City’s “2019
COMPREHENSIVE PLAN MATRIX”. A Word version of the
Matrix will be supplied to the applicant via email when this
letter is uploaded by mybuildingpermit.com.

The web versions of the Comprehensive Plan can be found at
the following link:
http://www.bellevuewa.gov/comprehensive plan.htm

Pay special attention to the policies regarding the Northwest
Village (Policies 58-64) and the vision for area. This identifies
the need for open space and housing that provides a “village
feel” with “alleys with addresses.”

DT-MU: Residential, Food and Convenience Store and General
Merchandise are all permitted uses in DT-MU

Refer to Land Use Charts for specific permitted uses.

A Master Development Plan is a mechanism by which the City
can ensure that site development, including structure
placement, vehicular and pedestrian mobility and necessary
amenities are developed and phased to conform to the terms of
the Land Use Code and other applicable City Codes and
Standards.

A Design Review shall ensure that the design, character,
architecture and amenity components of a proposal are
consistent with the Comprehensive Plan and meet all applicable
standards and guidelines.

As part of your Maser Development Plan and/or Design Review
application(s), provide a written response to the applicable
decision criteria in LUC 20.30V.150 and LUC 20.30F.145.

City of Bellevue
Comprehensive
Plan-Vol. 1 & 2

LUcC
20.25A.050.D

LUC 20.30V
LUC
20.25A.030.B

LUC 20.30F
LUC
20.25A.030.C
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DIMENSIONAL REQUIREMENTS — LUC 20.25A.060

BUILD-TO LINE

MAXIMUM LOT
COVERAGE

MAXIMUM FLOOR
PLATE ABOVE 40’

MAXIMUM FLOOR
PLATE ABOVE 80’

Note: A Word version of the Dimensional Information for this
site entitled “2019 DIMENSIONAL TABLE” will be provided to
the applicant via email when this letter is uploaded to
mybuildingpermit.com. The applicant shall fill out all
applicable sections of this table as it applies to the Design
Review requirements and submit it as part of the LD
submittal.

In Downtown, front setbacks rarely apply. Buildings are
required to be built to the “build-to” line, which is either that
property line or the right-of-way line, except where a plaza,
building modulation or other ground-level open space is
proposed.

Also refer to Definition of DT — Building-To Line in LUC
20.25A.020.A

Your proposal must show compliance with the build-to line
requirement, unless one of these exceptions are requested
through the Administrative Departure process.

DT-MU:
e Perimeter Overlay B-1: 75% in DT-MU
e Perimeter Overlay B-2: 75%

Footnote (13): Underground buildings as defined in LUC
20.50.050 are not structures for the purpose of calculating lot
coverage.

DT-MU:

Residential = 20,000 gsf/f
Non-Residential = 22,000 gsf/f
Above Grade Parking = 20,000 gsf/f

DT — Floor Plate (GSF/F): Floor area in square feet within the
surrounding exterior walls, measured from the interior wall
surface and including all openings in the floor plate.

Footnote (4): See paragraph B of this section for exceptions
to the minimum stepback and maximum building floor plate
requirements.

Note: Departures are not permitted to exceed the maximum
Floor Plate.

DT-MU:

Residential = 13,500 gsf/f

Non-Residential = 20,000 gsf/f

Above Grade Parking = N/A

LUC
20.25A.020.A
and
20.25A.060.A.1

LUC
20.25A.060.A.4
Including
Footnote (13)

LUC
20.25A.060.A.4
&B.1

Including
Footnote (4)

Note:
Departures
are not
permitted to
exceed the
maximum
Floor Plate.

LUC
20.25A.060.A.4
Including
Footnote (4)



#19-129256-DB — Pinnacle Bellevue Village — South Parcel
Pre-Application Conference Letter

Page 7 of 44

TOWER SEPARATION

ABOVE 80" WHERE
BUILDING EXCEEDS
100’

MINIMUM TOWER

SETBACK ABOVE 80’

WHERE BUILDING
EXCEEDS 100’

MAxiMmum
BUILDING HEIGHT;
BASE BUILDING
HEIGHT; TRIGGER
HEIGHT

Footnote (4): See paragraph B of this section for exceptions
to the minimum stepback and maximum building floor plate
requirements.

Note: Departures are not permitted to exceed the maximum
Floor Plate.

DT-MU:

Residential: 60’ (14)

Non-Residential: 60’

Above Grade Parking: N/A

B-2 Overlay:
Towers in the B-2 Overlay shall have a 40-foot tower
separation above 80 feet if the building exceeds 100 feet.

The applicable interior property line is along the western side
of the proposal site, in the DT-MU/B-1 Perimeter Overlay.

However, there are no tower setbacks within the B-1
Perimeter Overlay.

Maximum Height/Maximum Height with Mechanical
Equipment (17):

Perimeter B-1: Residential: 99’/119’
Above Grade Parking: 40'(9)/40’

Perimeter B-2: Residential: 176’-264’ (12)/196’-284’
(Footnote 12)
Above Grade Parking: 40'(9)/40’

Footnote (12): Multiple tower projects within the B-2
Overlay are allowed to have variable tower heights of 176 to
264 feet, with an average of no more than 220 feet.

Base Building Height:
DT-MU: Residential: 230’

Trigger for Additional Height:
Perimeter B-1: Residential: 99’ (7)
Perimeter B-2: Residential: 105’ (7)

Footnote (7): Refer to LUC 20.25A.075.A for additional
requirements when exceeding the trigger for additional
height.

LUC
20.25A.060.A.4
Including
Footnotes 14 &
15

LUC
20.25A.060.A.4
Including
Footnote
(14)(15)

LUC
20.25A.060.A.4
Including
Footnotes
(7)(9)(12)(17)
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Footnote (9): No additional height allowed for parking
garages. Any mechanical equipment shall be placed inside the
structure.

Footnote (17): The additional 20 feet allowed for mechanical
equipment is uninhabitable space.

Note: Refer to DT - Building Height definition in LUC
20.25A.020.A Provide a diagram/plan that shows how you
have calculated building height that includes how you
calculated your Average Finish Grade elevation.

See attached diagram: Building Height Calculations for
Buildings & Towers with Multiple Overlays.

INTRUSIONS INTO Refer to LUC 20.25A.060.B.2 for guidelines regarding LUC
REQUIRED intrusions over the sidewalk, setbacks and stepbacks. If you 20.25A.060.B
DIMENSIONAL are proposing elements which extend over the public right-of-
STANDARDS way, these should be reviewed during the Pre-Development
Services process to ensure compliance with this section of the
Land Use Code, and to determine acceptance by the
Transportation Department.
FAR AMENITY INCENTIVE SYSTEM — LUC 20.25A.060 & 070
MaAX. FLOOR AREA Perimeter Overlay B-1: LUC
Residential (Base/Max) = 4.5/5.0 20.25A.060.A.4
Non-Residential (Base/Max) = 1.5/1.5 Including

FAR AMENITY
INCENTIVE SYSTEM
AND FAR
EXEMPTIONS

Perimeter Overlay B-2:
Residential (Base/Max) = 4.5/5.0
Non-Residential (Base/Max) = 1.5/1.5

Footnote (3): Maximum FAR may only be achieved by
participation in the FAR Amenity Incentive System, LUC
20.25A.070.

An individual building may exceed the base FAR or base
building height permitted if it complies with the requirements
of the FAR Amenity Incentive System. You will need to
provide an amenity table which details how you are meeting
the design criteria for the proposed amenities in LUC
20.25A.070.D.4 for the Northwest Village Downtown
Neighborhood, as well as graphic representation of where
these amenities are being provided. Staff is currently working
on a template worksheet for this new FAR Amenity Incentive
System; however, if you would like to create your own, you

Footnote (3).

LUC 20.25A.070
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are welcome to. Other downtown project applicants have
been creating their own as a starting point.

Note that any land which is dedicated to the City for right-of-
way is included in land area for the purpose of computing the
maximum FAR.

The following exemptions and/or bonuses may be used to
when calculating your Gross Floor Area (GFA) for FAR:

FAR Exemptions and Flexibility (LUC 20.25A.070.C):

e  FAR Exemption for Ground level floor areas meeting the
definition of Active Uses (up to 1.0 FAR).
In order to achieve FAR exemption, these spaces must
also comply with the design guidelines contained in LUC
20.25A.170.B.1 (Pedestrian Corridor/High Streets — “A”
Rights-of-Way).

e  FAR Exemption fo Upper level floor areas meeting the
definition of Active Uses (up to 0.5 FAR)
In order to achieve FAR exemption, these spaces and
associated street frontage must also comply with the
design guidelines contained in LUC 20.25A.170.B.1
(Pedestrian Corridor/High Streets — “A” Rights-of-Way).

e  Affordable Housing Development Flexibility (Bonus Floor
Area)

‘Active Uses’ are defined in LUC 20.25A.020 to be uses within
a building that support pedestrian activity and promote a high
degree of visual and physical interaction between the building
interior and adjacent public realm. Entrance lobbies, private
indoor amenity space, service uses, and enclosed privatized
spaces are typically not considered active uses.

Allocation of Amenities. The Amenity Incentive System has a
focus on public open space features. It is required that 75
percent or more of a project’s amenity points shall be earned
from the public open space amenities per LUC
20.25A.070.D.2.b. In the MDP, the applicant shall
demonstrate that amenities can be provided with each phase
to satisfy the FAR requested for that phase. No phase can rely
on amenities provided in subsequent phases.

See attached diagram: FAR Calculations for Lots with
Multiple Overlays
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ADDITIONAL DOWNTOWN REQUIREMENTS

DOWNTOWN
TOWER
REQUIREMENTS

UPPER LEVEL
STEPBACK

PARKING
REQUIREMENTS

Buildings which exceed the trigger for additional height are
subject to a floor plate reduction and an Outdoor Plaza
Space requirement. Refer to this section for specific
requirements. This will need to be shown in a floor plate
table and site plan for conformance review by staff.

Outdoor Plaza Space shall be provided in the amount of 10
percent of the site. It may be made up of multiple spaces
with no space less than 3,000 SF. This space must meet all

requirements and guidelines in the LUC. It may be use for the

Outdoor Plaza FAR Amenity.

The outdoor plaza must be located within 30” of the

adjacent sidewalk grade. This means the physical and visual

access can’t be more than 30” above grade. A person should

be able to walk easily from the sidewalk into the Outdoor
Plaza Space.

Any building along NE 8 Street shall incorporate a minimum
20-foot deep stepback at a height between 25 feet and the
level of the first floor plate above 40 feet.

Vehicular Parking:

Residential Parking:
Min.—1.0 (5)
Max. - 2.0

Retail Parking:
Min. — 4.0 per 1,000 nsf

Max. — 5.0 per 1,000 nsf

Restaurant Parking:
Min. —10.0 per 1,000 nsf
Max. — 20.0 per 1,000 nsf

Retail in a Mixed-Use Development (except Hotel) (2):
Min. — 2.0 per 1,000 nsf
Max. — 4.0 per 1,000 nsf

Footnote (2): If retail space in a mixed development exceeds
20% of the gross floor area of the development, the retail use
parking requirements apply to the entire retail space.

LUC 20.25A.075.
A

LUC 20.25A.
075.C

LUC
20.25A.080.B

Provisions of
LUC 20.20.590
apply, except as
they conflict
with the
downtown
parking code
section. This
includes stall
and aisle
dimensions.

Note: Parking
Min and Max
may be
modified
through
Administrative
Departure. LUC
20.25A.080.H
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STREETSCAPE —
WALKWAYS AND
SIDEWALKS

Compact parking is limited to 65% of the spaces required for
the building uses. Any request for compact stalls will require
an Administrative Departure.

A vanpool/carpool loading facility that is outside of required
driveway or parking aisle widths is required.

Structured parking must have a vehicle height clearance of at
least 7.5 feet for the entry level.

Bicycle Parking:
Bicycle parking must be provided at the following ratio:

e 1 space per 10 dwelling units
e 1 space per 10,000 net square feet (nsf) for non-
residential uses greater than 20,000 nsf

At least 50% of the bicycle parking must be covered.

In addition, per LUC 20.25A.160.B, bicycle parking should be
located so that it has direct and visible access to the public
street, building entrances, transit and other bicycle
infrastructure. Bicycle parking may not be accommodated
within the public right of way, sidewalk planting strips, etc.

e NE 8™: 16 FT sidewalk, plus 6-inch curb. Sidewalk areas
include 5 FT planter strip

Street Tree NE 8™ Street: Honeylocust: Gleditisia
tricanthos ‘Shademaster’ — Medium — must be 2.5 caliper
in size when planted. Tree spacing (Medium) is 25 feet
and trees must be at least 3 feet from the face of curb.

e NE 10% Street: 12 FT sidewalk width, plus 6-inch curb.
Sidewalk areas include 5 FT planter strip.

Street Tree NE 10%™ Street: Tupelo: Nyssa sylvatica
‘Firestarter’ — Medium — must be 2.5 caliper in size when
planted. Tree spacing (Medium) is 25 feet and trees must
be at least 3 feet from the face of curb.

e 102" Avenue NE: 12 FT sidewalk width, plus 6-inch curb.
Sidewalk areas include 5 FT planter strip.

Street Tree 102" Ave NE: Miyabe maple: Acer miyabei
‘Rugged Ridge’ — Large — must be 2.5 caliper in size when
planted. Tree spacing is 30 feet and trees must be at least
3 feet from the face of curb.

Streetscape Design Guidelines can be found in LUC
20.25A.170.

LUC
20.25A.160.B

LUC 20.25A.090
& 110
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LANDSCAPE
DEVELOPMENT

GREEN FACTOR

Within this section, street trees are identified, as are
requirements for irrigation. It is important to note that right
of way landscaping must adhere to the requirements in the
City of Bellevue’s Environmental Best Management Practices
& Design Standards, 2016.

For example, Chapter 8 - Streetscape Management, specifies,
among other things, the soil and plant materials to be used, as
well as the required soil volume for street trees. The
following is a link to the BMP document:

https://parks.bellevuewa.gov/nature-and-
environment/policies-best-practices/environmental-best-
management-practices/

The applicant shall demonstrate compliance with the
requirements by identifying areas that will accommodate
landscape development per this section of the LUC.
Landscaping plans will be required with the Design Review
application. Plans should show all streetscape areas, as well
as all areas to be landscaped internal to the site.

All new development shall provide landscaping and other
elements that meet a minimum Green and Sustainability
Factor score. The score sheet and multipliers are in this
section of Code. Compliance with the Green and
Sustainability Factor will be reviewed as part of your Design
Review submittal. A fillable version of the Green Factor
worksheet will be emailed to the applicant when this letter
is uploaded to mybuildingpermit.com

LUC 20.25A.110

LUC 20.25A.120

DowNTOWN DESIGN GUIDELINES — LUC 20.25A.140-180

CONTEXT

In your Design Review submittal, provide a written response
to the applicable Downtown Design Guidelines — particularly
those addressing site planning - using the City’s “2019 DESIGN
GUIDELINE MATRIX”. A Word version of the Matrix will be
supplied to the applicant via email when this letter is
uploaded by mybuildingpermit.com. Use this Guidelines
Matrix as a tool to help guide design development. You will
be required to address all the Design Guidelines during Design
Review.

SITE DESIGN GUIDELINES

Please review the Downtown Design Guidelines goals as they
relate to this project. You will also need to refer to the
Context section to ensure the overall design meets each
intent within this section of the code. This includes but is not
limited to:

LUC 20.25A.140-
180

LUC 20.25A.150


https://parks.bellevuewa.gov/nature-and-environment/policies-best-practices/environmental-best-management-practices/
https://parks.bellevuewa.gov/nature-and-environment/policies-best-practices/environmental-best-management-practices/
https://parks.bellevuewa.gov/nature-and-environment/policies-best-practices/environmental-best-management-practices/
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THROUGH BLOCK
PEDESTRIAN
CONNECTIONS

. Relationship to Height and Form of Other Development
. Relationship to Publicly Accessible Open Spaces

. Relationship to Transportation Elements

o Gateways

. Maximize Sunlight on Surrounding Area

SITE ORGANIZATION - LUC 20.25A. 160

Downtown Bellevue is unique in its 600-foot block superblock
configuration. These large blocks create greater flexibility in
site design. However, they also create a greater need to
provide for street activation and coordinated internal
circulation.

Review the guidelines in this section and ensure that your
proposal is meeting the intent for on-site circulation, building
entrances and open space.

Loading:

In addition to the guidelines in 20.25A.160, refer to loading
requirements in 20.20.590.K.

Your Design Review submittal needs to consider where
loading functions will occur. Provide site servicing, such as
loading, either underground or within the building mass and
away from the public realm and public view. Site servicing
equipment should be located away from the public sidewalk.

Each loading space must be a minimum of 10 feet wide and 55
feet long, unless a different configuration is requested and if
the applicant demonstrates that known delivery vehicles can
park and maneuver within the proposed space(s).

If rideshare loading is contemplated, this shall be located on-
site and not within the public right-of-way.

Through-Block Pedestrian Connections provides an
opportunity for increased pedestrian movement through
superblocks in Downtown and helps to reduce the scale of
the superblocks.

This development is required to provide two (2) Through-
Block Pedestrian Connections on this property; one running
east-west from 102" Avenue NE to a future connection
through the adjacent property to the west to 100" Avenue
NE and one running north-south from NE 8 Street to NE 10t
Street. Refer to map in LUC 20.25A.160.D.1 for location.

This pedestrian connection must be ADA accessible and meet
all design guidelines in this section.

LUC
20.25A.160.B. &
LUC 20.20.590.K

LUC
20.25A.160.D.1
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Open Space: LUC
Open space is an integral part of a livable urban environment 20.25A.075.A
because it provides a place for recreation, gathering and 20.25A.160.E

reflection in a built environment. Your preliminary sketches
and renderings indicate a level of open space is contemplated
as part of this proposal. We will need to review this in further
detail to ensure you are meeting the minimum size(s)
required per code.

In addition, an Outdoor Plaza Space is required for projects
which exceed the trigger for additional height, which this
project is proposing. Refer to LUC 20.25A.075 for additional

requirements.

Provide written responses to each guideline as applicable to
open space — especially the Outdoor Plaza Space required to
achieve the maximum building heights above trigger heights.

Refer to additional discussion in Land Use: Section 1.6 below
regarding the proposed Outdoor Plaza Space requirements
and design intent below.

STREETSCAPE AND PUBLIC REALM - LUC 20.25A.170

The most important of a building is its relationship to the
ground level where it meets the pedestrian environment.
Please review each standard and show how the design of the
project meets each intent within this section.

Right of Way Designations: LUC

In depth review of how these guidelines and standards are 20.25A.170.B
being met will take place under the Design Review. However,

it is important, as you move from conceptual to detailed

design, that you keep the following in mind and address as

appropriate in your submittal.

NE 8 Street: “B” Rights of Way - Moderate to heavy
orientation to pedestrians with a close relationship between
exterior and internal activities with respect to both physical
and visual access.*

Standards:

Transparency — 75% of the fagade.

Weather protection — 75% minimum

Points of interest — Every 60 linear feet of the facade,
maximum.
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Vehicular Parking — No surface parking or vehicle access
allowed between sidewalk and main pedestrian entrance
100% of street wall shall incorporate Active Uses and
Service Uses, at least 50% of which shall be Active Uses

102" Avenue NE: Mixed Streets “C” Rights of Way —
Moderate orientation to pedestrians by designing some
relationship between exterior and interior activities.

Standards:

Transparency — 75% of the fagade.

Weather protection — 75% minimum

Points of interest — Every 75 linear feet of the facade,

maximum. LUC
Vehicular Parking — No surface parking or vehicle access 20.25A.070.C
allowed between sidewalk and main pedestrian entrance and

50% of street wall shall incorporate Active Uses or Service 20.25A.170.D
Uses

NE 10% Street: Neighborhood Streets ‘D’ Rights-of-Way —
Low to moderate orientation to pedestrians and shall
compliment residential uses.*

Standards:

Transparency — 75% of the fagade.

Weather protection — 50% minimum

Points of interest — Every 90 linear feet of the facade,
maximum.

Vehicular Parking — No surface parking or vehicle access
allowed between sidewalk and main pedestrian entrance.

* Note: If you choose to exempt active use spaces
(ground level or second story) per LUC 20.25A.070.C, the
streetscapes in front of the spaces must be designed to an
“A” Rights of Way, including but not limited to 75%
weather protection, points of interest every 30 feet, 75%
transparency, etc. Additionally, if you are exempting
upper level active uses, they must comply with the Design
Guidelines in LUC 20.25A.170.D, including but not limited
to the requirements that each tenant space shall have an
exterior entrance and that there shall be direct physical
vertical access points from the sidewalk.

Provide graphic and written responses to indicate how the
design of the proposal meets the criteria for this right-of-way
designation.
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BUILDING DESIGN

REFUSE, RECYCLING
& GARBAGE

BUILDING DESIGN GUIDELINES

Buildings within the downtown core will be expected to LUC 20.25A.180
exhibit superior design through the use of design expression

and detailing, materials, site planning, etc. At a minimum, the

buildings shall address the Building Design Guidelines in LUC

20.25A.180.

We will want to see further refined design drawings of the
building structures, including building articulation, materials
and color as your design progresses. Feedback on building
design will be provided either through the Design Review

process.
MISCELLANEOUS
The recycling and solid waste collection areas shall be LUC 20.20.725
accessible to workers of the proposed development. The LUC
collection area shall be at least 2 square feet per 1,000 gross 20.25A.160.B

square feet for office development, 5 square feet per 1,000
gross square feet for retail development, and 1.5 square feet
per dwelling unit. The recycling and solid waste collection
area shall be visually screened in accordance with the
requirements of LUC 20.20.525 for mechanical equipment
screening.

The area and location of the garbage and recycle collection
area must be approved by the project's solid waste

service. The location must be accessible by the waste
collection service provider and the containers cannot be
visible from the public street or obstruct pedestrian or
vehicular circulation areas. In addition, the waste haulers will
not be allowed to pick up garbage/recycling on City

streets. All garbage and recycling functions must be handled
on site. It is highly advisable that you start these design
discussions early with Republic Services, to ensure
compliance with their design standards and the City Code.

In your LD submittal, please provide information regarding the
location of the garbage and recycling area(s) on the site

plan. Show how it will meet the garbage and recycling
specification as established by LUC 20.20.725. Prior to Design
Review approval, you will need to provide the approval letter
and accompanying site plan from Republic Services that the
location will be accessible for their trucks.

Contact your assigned land use planner to schedule an in-
person meeting at City Hall between Republic, city review
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MECHANICAL
EQUIPMENT

SIGNAGE

Il. Miscellaneous

staff and your team to discuss your proposed recycling and
solid waste servicing.

The contact for Republic Services will be Abby Hart —
Operations Supervisor, 425-646-2449 or
Ahart3@republicservices.com

In addition, refer to LUC 20.25A.160.B for additional
requirements regarding site servicing and loading.

For information on construction and demolition recycling and
interior recycling options, contact Elaine Borjeson,
Conservation & Outreach Program Administrator, City of
Bellevue Utilities Department, at (425) 452-7103 or
eborjeson@bellevuewa.gov

Rooftop equipment shall be consolidated to the maximum
extent reasonable rather than scattered and should be shown
conceptually on the building elevation drawings. No
mechanical equipment may exceed the maximum building
height.

Where technically feasible, exhaust equipment shall be
located so as not to discharge onto a sidewalk, right-of-way,
or area designated accessible to the public. If it must
discharge above an area accessible to the public, it must be at
least 16 feet above the space. This will be particularly
important where exhaust from restaurant uses are proposed.

Signage is subject to the Bellevue Sign Code for the maximum
limits in sign number, size and location. A conceptual sign
master plan will be required during Design Review. Signage
must be architecturally compatible and integrated into the
design of the building.

Also refer to Sign Design Guidelines in LUC 20.25A.170.A.7

LUC
20.25A.130.D

City of Bellevue
Sign Code
22.10.030.E.2

This project and the Pinnacle North project to the north across NE 10™ Street will fundamentally
transform the nature of this northwest quadrant of the Downtown. The following are additional
comments related specifically to the Pinnacle South project to direct you as you move forward:

1. Master Development Plan/Design Review Submittals — Electronic: Effective September 6,

2019, Land Use is requiring that all Master Development Plan and Design Review

applications be submitted in electronic format. An application shall be submitted through
www.mybuildingpermit.com



http://www.mybuildingpermit.com/
mailto:Ahart3@republicservices.com
mailto:eborjeson@bellevuewa.gov
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2. Review Timeline/Public Outreach: Currently, administrative reviews are taking
approximately one year to complete. Community Engagement will be a key part of this
project and will likely add time to the review. During the review process, the City and the
applicant will need to strategize regarding the best way to provide meaningful public
outreach for both the Pinnacle North and South proposals. In the meantime, it is suggested
that the applicant contact and meet with surrounding neighborhood groups - particularly
the Vuecrest community to the west - prior to any permit application to demonstrate
goodwill and willingness to engage with citizens who might be impacted by this proposal.

3. Design Review/MDP Process: You will need an MDP and Design Review for the proposal.
Under a Predevelopment Services (DC) Permit, work with the City to determine how best to
proceed with the Design Review of the multiple buildings. While you say that you intend to
build all seven buildings at one time, a phased approach might be best, with each tower,
building, and/or phase having its own Design Review. We will work with you under the DC
Permit to better determine the correct entitlement permit path(s).

4. Perimeter Overlays: Provide clear diagrams of the site and each perimeter overlay (B-1 and
B-2) so we can determine if each portion of your project is meeting the specific zoning
requirements of each perimeter overlay — especially as you calculate your building height
and FAR.

5. Build-To Line: Your proposal will need to comply with the code as it relates to the build-to
line requirement. LUC 20.25A.060.A.1 states in the first paragraph “Buildings are built to the
‘build-to’ line, which is either the property line or the right of way line, except where a plaza,
building modulation or other ground level open space is proposed”. This requirement is one
of the first criteria in the new Downtown LUC to set your project up for success in meeting
several other requirements in the code as they relate to right of way guidelines, types of
uses, weather protection, transparency, etc. Your proposal will need to align with this code
requirement; however, flexibility with the Build-To Line to accommodate open space and
plazas can be considered, if thoughtfully designed to meet all design criteria.

The proposal does not appear to meet the Build-To Line requirements along almost the
entirety of 102" Avenue NE. 102" Avenue NE street frontage is where the bulk of the
pedestrian activity on the public sidewalk will occur. The Build-To Line and Streetscape
requirements are in place to help activate the public space and provide public benefits such
as weather protection and visual and physical transparency. It is unclear how your buildings
could achieve the intent of the code when the majority of the ground-level facades are
pulled back from the public sidewalk.

6. Outdoor Plaza Space: If any towers in your proposal exceed the trigger height for the
underlying land use district, you will be required to provide Outdoor Plaza Space in the
amount of 10 percent of the site (project limit). This Outdoor Plaza Space is a public benefit
to be provided in exchange for ability of a project to provide taller buildings. The Outdoor
Plaza Space is intended to be a destination open space for this northwest quadrant of the
Downtown, where there is currently very little public open space. Per the Design Guidelines
in LUC 20.25A.160.E, “open space is an integral part of a livable urban environment because
it provides people a lace for recreation, gathering, and reflection in a built environment. A
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vibrant Downtown includes open spaces that encourage active and passive recreation,
spontaneous and planned events.”

The Outdoor Public Open Space should be more than the left-over spaces between
buildings. Ideally, it should be the heart of and soul of the project that uses the surrounding
buildings to help frame, define, and activate the space via interesting building forms and
active uses on the ground plane.

As presently designed, the disparate spaces that you have identified as the Outdoor Plaza
Spaces would not meet the intent of the criteria and guidelines in the LUC. For example,
while you have placed open space at the corner of NE 10%" Street and 102" Avenue NE as
directed by Policy S-DT64 in the Comprehensive plan, with the northeast corner of this site
designed to work with the southeast corner of the Pinnacle North Parcel, these corner
spaces would not be considered Outdoor Open Spaces. They are empty corner spaces that
do not provide any of the design intent in the LUC. An open space with almost the same
size and location as these areas can be found at the City Center Il building on the southwest
corner of the intersection of 110" Avenue NE and NE 6 Street (Transit Center). The corner
space is cold, barren and despite its adjacency to the heavily used Transit Center, gets used
primarily by smokers. It is very hard to provide areas of prospect, refuge, programmed
space, areas for multiple activities, etc. on a corner between two heavily used streets. It is
not a comfortable place to be. With all the space that you have on your site (almost an
entire superblock), the City will be expecting a superior Outdoor Plaza Space that provides
useable and meaningful open space for the project residents and all of Downtown. The
space, while connected to the public sidewalk, should be integrated into the site and have
as much design thought given to it as you give to any building.

The same comments hold for the space you are showing near the intersection of 102"
Avenue NE and NE 8% Street. This is an enlarged walkway that lead to more walkways
through the site, but which do not meet the criteria and intent for Outdoor Plaza Space.

As you refine your site plan, refer to requirements and guidelines for public open space and
plazas in:

e LUC20.25A 070.D.4 — Amenity 2. Outdoor Plaza, and

e LUC20.25A.075.A.3 — Outdoor Plaza Space Requirement, and

e LUC20.25A.160.E — Open Space guidelines

We would ask that you take a fresh look at the overall site plan and ideally site your open
space first and then site the buildings to support that space or spaces. The Outdoor Plaza
Space is one of the most important components of this development — particularly a
development of this size. We will continue to work with you during the Pre-Development
Services (DC) process to ensure compliance.

7. Building Design/Diversity in Design:
Land use appreciates the massing options provided, as this helps us better understand the
design thought process on how best to site each structure in relation to the site and
surrounding environment. We are very interested to see more of the architectural design
shown in the renderings and elevations, specifically how each building has it’s own unique
look, but all complement each other. While the buildings may have elements that carry
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over from one building to the next, the overall effect at this point is that the buildings all
look the same. Perhaps the design consistency can be at the ground level, with more
diversity in the design in each building and/or tower to create a richer architectural
tapestry.

8. Hotel Placement: The hotel appears to be in an odd location that breaks up the interior of
the site such that any “open space” is just the walkway spaces between buildings. It doesn’t
feel like there is a heart of the site. It is also unclear how this hotel would get access for
both vehicles and pedestrians.

9. Pet Relief Areas: You will need to accommodate pet relief areas for the building residents
on-site and not located in the public planter strips adjacent to the public sidewalks around
the development.

10. Affordable Housing: Per LUC 20.25A.070.C.2, a maximum of 1.0 FAR of bonus floor area
may be exempted to support the provision of affordable housing. Affordable housing units
shall be designed to meet the LUC criteria, as well as criteria required by A Regional
Coalition for Housing (ARCH). You will need to work with the City under the DC Permit to
ensure that you are calculating the bonus floor area correctly and start discussions early
with ARCH to ensure you are meeting their requirements. Contact Michael Stranger at 425-
861-3677 or mstranger@bellevuewa.gov.

11. Multi-Family Housing Tax Exemption: The MFTE Program is a voluntary affordable
housing incentive for new apartment development in the Downtown. The MFTE provides
a 12-year exemption from property taxes paid on the housing portion of qualifying
projects in exchange for setting aside 20% of the units for income eligible households.

For more information, see the attached handout regarding the program. For specific
guestions, contact Janet Lewine, Community Development Department at 425-452-4884,
jlewine@bellevuewa.gov. Here is a link to the City’s MFTE program website:

https://planning.bellevuewa.gov/planning/planning-initiatives/affordable-housing-
strategy/multifamily-property-tax-exemption/

Utilities Department
Staff Contact: Mohamed Sambou, 425-452-2853, msambou@bellevuewa.gov

Please note that these comments provide an initial review of the subject based on information
provided at the pre-application meeting. Should the scope or nature of the proposal change, the
comments provided herein may no longer be valid. All appropriate codes, development standards,
and policies should be thoroughly researched prior to submitting formal plans to the City.

REQUIRED Developer Extension Agreement (UE) for applicable utility. BCC 24.02
PERMITS BCC 24.04
The Developer Extension Agreement is available online on the BCC 24.06

Bellevue City Website.


mailto:mstranger@bellevuewa.gov
mailto:jlewine@bellevuewa.gov
https://planning.bellevuewa.gov/planning/planning-initiatives/affordable-housing-strategy/multifamily-property-tax-exemption/
https://planning.bellevuewa.gov/planning/planning-initiatives/affordable-housing-strategy/multifamily-property-tax-exemption/
mailto:msambou@bellevuewa.gov
http://development.bellevuewa.gov/permits-and-inspections/faqs/utility-developer-extension
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STANDARDS

WATER
COMMENTS

SEWER
COMMENTS

STORM DRAINAGE
COMMENTS

All water, sewer and storm drainage improvements shall be
designed per City of Bellevue Utility Codes and Standards. The
Codes and Standards can be found online at:

https://utilities.bellevuewa.gov/utilities-projects-plans-
standards/utilities-codes-and-standards

There is existing 12” AC water main on the south side of NE 8*" St,
8” cast iron main on the east side of 102" Ave NE and 8” cast iron
main on the north side of NE 10" St.

Domestic water supply plumbing 30 feet or greater in height from
the water main will require a double check back flow assembly on
the backside of the domestic water meter. The applicant is
responsible for sizing their own water meter per plumbing code.

Irrigated landscape areas 500 square feet or greater will require a
landscape irrigation plan and landscape irrigation budget.

If water meters need to be removed, the services must be
abandoned back to the water main.

There is existing 8” PVC sewer main on the north side of NE 10" St.
There is existing 18” concrete sewer main on the west side of 102"
Ave NE and north side of NE 8% St.

If sewer services need to be removed, the services must be
abandoned back to the sewer main.

There are private storm facilities on-site. No public storm mains are
on-site. There are 18” public storm facilities on the north side of NE
8™ St and 12” public storm facilities on the west side of 102" Ave
NE.

After review of the submitted material it appears this project
triggers minimum requirements #1-9.

Minimum requirement #4, Preservation of Natural Drainage
Systems and Outfalls will need to be addressed. The natural

drainage system and outfalls must be preserved to discharge
stormwater runoff at the natural location.

Minimum requirement #5, Onsite Storm Water Management, is
required to be implemented to the maximum extent feasible on-
site. Refer to Chapter D1 of the Surface Water Engineering
Standards and follow the list approach in determining which BMP’s
are feasible on-site.

BCC 24.02

BCC 24.04

BCC 24.06


https://utilities.bellevuewa.gov/utilities-projects-plans-standards/utilities-codes-and-standards
https://utilities.bellevuewa.gov/utilities-projects-plans-standards/utilities-codes-and-standards
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FINANCIAL SURETY

CONNECTION
CHARGE

FEES

INSURANCE
REQUIREMENTS

Minimum requirement 6 (water quality), is required if the project
results in 5,000 square feet or more of pollutant generating hard
surface. Refer to Volume 1 Chapter 2 of the DOE Manual.

Minimum requirement #7, flow control, is triggered but the site is
located within the no detention or local service upgrades zone.

As part of the Developer Extension Agreement (UE) approval
process the applicant will be required to supply the Utility
Department with a construction surety device. The minimum
amount is $5,000 per utility regardless of ownership or 100% of all
proposed utility work in Utility Department easements or the public
right of way whichever is greater.

The final acceptance process will require a maintenance surety
device to be a minimum of $5,000 or 10% of the certified
construction cost for all publicly owned utilities.

This surety only applies if you are required to apply for a Developer
Extension Permit.

The Cascade Water Alliance fee will apply to all new water meters
or upgrades in water meter sizes. Obtain fee sheet by emailing
UtilityReview @Bellevuewa.gov.

Capital Recovery Charge for water, sewer and storm drainage will
apply to new development.

King County Sewer Capacity Charge: Go To
http://www.kingcounty.gov/environment/wastewater/CapacityCha

rge.aspx

For current fees go to:

https://development.bellevuewa.gov/UserFiles/Servers/Server 477
9004/File/pdf/Development%20Services/permitfees utilities.pdf

The developer will be required to supply General Commercial
Liability Insurance at the time of plan Developer Extension
Agreement plan approval. See the Developer Extension Agreement
Hand Book for the required level of coverage, pages 12 and 13.


http://www.kingcounty.gov/environment/wastewater/CapacityCharge.aspx
http://www.kingcounty.gov/environment/wastewater/CapacityCharge.aspx
https://development.bellevuewa.gov/UserFiles/Servers/Server_4779004/File/pdf/Development%20Services/permitfees_utilities.pdf
https://development.bellevuewa.gov/UserFiles/Servers/Server_4779004/File/pdf/Development%20Services/permitfees_utilities.pdf
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Clearing and Grading, Development Services Department

Staff contact: Janney Gwo, (425) 452-6190, jgwo@bellevuewa.gov

A Clearing and Grading Permit is required for this project per BCC 23.76.035. The permit application

must be in accordance with the Clearing and Grading Code, as outlined in the submittal

requirements and the Clearing and Grading Development Standards, which is available on the City of

Bellevue website at: http://www.bellevuewa.gov/clearing-grading-standards.htm

Below are some of the requirements pertaining to the Clearing and Grading permit application.

CONSTRUCTION
STORM WATER
POLLUTION
PREVENTION PLAN
(cswepp)
EROSION AND
SEDIMENTATION
CONTROL—
MINIMUM
REQUIREMENT 2
TREE PROTECTION

CLEARING AND
GRADING LIMITS

CONSTRUCTION
SEQUENCE

RAINY SEASON
RESTRICTIONS

GEOTECHNICAL
REPORT

TURBIDITY
MONITORING PLAN

A CSWPPP is required for this project.

Clearing and Grading and erosion and sedimentation control
(ESC) drawings are required.

Significant trees that are scheduled for retention must be
protected during construction.

Clearing & Grading limits must be presented in the clearing &
grading permit application. The limits should encompass the
entire project (including utilities and frontage improvements).

A project specific construction sequence is required on the ESC
drawing. The sequence should include all erosion control and
construction milestones.

The project site is subject to rainy season restrictions. Specific
approval from the Development Services Department is
required to begin or continue clearing & grading activities
during the rainy season (Oct.1 through Apr. 30).

A geotechnical report is required for this project. The report
must be submitted for review with the initial applications for
land use review and construction permits.

Turbidity and pH monitoring is required for this project. A
monitoring plan must be submitted with the Clearing and
Grading permit application.

Clearing and
Grading
Development
Standards

BCC 23.76.090
and Clearing and
Grading
Development
Standards

Clearing &
Grading
Development
Standards
Clearing &
Grading
Development
Standards
Clearing &
Grading
Development
Standards
BCC 23.76.093

Clearing and
Grading
Development
Standards
Clearing and
Grading
Development
Standards


mailto:jgwo@bellevuewa.gov
http://www.bellevuewa.gov/clearing-grading-standards.htm

#19-129256-DB — Pinnacle Bellevue Village — South Parcel
Pre-Application Conference Letter

Page 24 of 44

POST CONSTRUCTION
SOILS

ABATEMENT SECURITY

ECOLOGY’S NOTICE OF
INTENT

For sites that must comply with Minimum Requirement #5, as
set forth in BCC 24.06.065, all soils in disturbed areas that have
not been covered by impervious surface, incorporated into a
drainage facility or engineered as structural fill or slope must be
amended with organic matter. Amended soils must meet the
specifications of BMP T5.13, as a part of permanent site
stabilization.

An abatement security device is required for all projects that
involve more than 5,000 square feet of clearing and/or more
than 50 cubic yards of excavation and/or fill. The amount of
the security will be determined based upon an estimated
construction cost for erosion and sedimentation control
measures. Currently, the acceptable forms for abatement
security device include assignment of savings, irrevocable letter
of credit and bond. The abatement security device must be
established and an original of the signed forms must be
submitted to the clearing and grading reviewer before the
permit can be issued.

The clearing area associated with this project exceeds one acre
or is part of a larger project that will exceed one acre of
clearing. Washington State Department of Ecology requires a
Notice of Intent to be filed with the agency. The Storm Water
Pollution Prevention Plan (SWPPP) prepared for the coverage
permit must be submitted to the City of Bellevue for review.

Transportation Department

Staff Contact: Randa Kiriakos, (425) 452-2569, rkiriakos@bellevuewa.gov

Clearing and
Grading
Development
Standards

BCC 23.76.140

BCC 23.76.025

Please note that these comments provide an initial review of the subject based on information
provided at the pre-application meeting. Should the scope or nature of the proposal change, the
comments provided herein may no longer be valid. All appropriate codes, development standards,

and policies should be thoroughly researched prior to submitting formal plans to the City.

Issues Discussed at Preapplication Meeting:

1. Project Coordination:

Project coordination will be required between the Pinnacle North and Pinnacle South
projects relative to frontage improvements, traffic analysis, construction phasing, etc.

2. Frontage Improvements

Frontage improvements will impact building locations.
e Along 102™ Avenue NE, the required frontage improvements include 6-foot of

pavement widening to the west, new curb and gutter, 18-inch continuous step-off

area, 5-foot wide planter strip, and 7-foot wide concrete sidewalk.
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Along NE 10% Street, the required frontage improvements include 6-foot of
pavement widening to the south, new curb and gutter, 18-inch continuous step-off
area, 5-foot wide planter strip, and 7-foot wide concrete sidewalk.

Along NE 8% Street, the required frontage improvements include new curb and
gutter, 5-foot wide planter strip, 11-foot wide concrete sidewalk, and reconstruction
of KC Metro Transit Bus stop and shelter on the north side of NE 8" Street north of
the required sidewalk. No pavement widening appears to be required.

Detailed street frontage improvements required along 102" Avenue NE, NE 10" Street and
NE 8th Street are stated in the “Additional Information and Requirements” section below.

3. Traffic
a.

A level-two traffic report is required with 1st permit submittal -- This will require
preliminary work with phasing and modeling. Further information about project
phasing is needed from the project team in order to determine traffic analysis
breakdown of the project.

Each design review permit will require a separate concurrency test — 6-year model
run analysis.

A current CIP project is installing a compact roundabout at the intersection of 100th
Avenue NE and NE 10th Street. A feasibility analysis of a single-lane compact
roundabout at the intersection of 102" Avenue NE and NE 10™ Street will be
required to be completed by a professional traffic engineer with SIDRA roundabout
analysis software experience. Intersection operational and safety analysis
alternatives (including intersection capacity, queuing, and pedestrian safety) will
determine the ultimate intersection improvements (Roundabout vs. Traffic Signal
should be considered).

The MDP long-range (10-years) operational analysis should include the cumulative
impacts of all phases of the project for the Pinnacle Bellevue North and South as
pipeline projects. The City currently doesn’t have a modeling platform available for
the long-range analysis, but to obtain the trip distribution, the concurrency model
platform with a City provided growth rate for forecasting future volumes for 10
years (2030) maybe used.

Submit a trip generation memo as soon as possible for initial review for the MDP
and each phase within the MDP and for concurrency model request.

4. Site Access:

a.

b.

Existing 24-ft wide ingress and egress easement on the west side of the property
with 12-ft on the Pinnacle side of the property with existing driveways onto NE 8" St
and NE 10™ St = Driveway accesses to the west property must be maintained.

Underground garage access:
i. Revise underground garage access to be provided through driveways onto
NE 10% Street and 102" Avenue NE in addition to NE 8% Street.
ii. NE 8™ Street driveway will be restricted to Right-in/Right-out only (Left out
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will not be allowed and sending all the traffic to 100" Avenue NE will not be
acceptable. Therefore, the proposed NE 8t St driveway as the only access
for the underground garage cannot be acceptable.

The building adjacent to the driveway on NE 10™ Street appears to be potentially
blocking pedestrian and vehicular sight distance. Revise building layout as
necessary. Both pedestrian and vehicular sight distance shall meet City standards at
all driveways, adjust all buildings as necessary.

Driveways shown on the plans don’t appear to meet the driveway approach
standards. Two-lane commercial driveways should generally be 26 to 30 feet wide,
with 30 feet preferred on the approach to an arterial street. All driveways shall
follow the driveway approach standards, preference is keeping the driveway at
sidewalk grade, no curb returns.

See “Access Location and Design” section below for additional information.

5. Site Loading:

a.

Autoturn diagrams must be provided showing that WB-40 and Republic garbage
truck can maneuver in and out of the loading locations.

All loading and garbage pickup must be accommodated on site. Show a designated
move-in/move-out truck loading locations for the residential use and location for
the garbage pickup. No loading will be allowed in the Right of Way. The truck
loading area should be designed to accommodate appropriate Republic truck
overhead clearance.

6. Mid-Block Pedestrian Crossings:

a.

The existing midblock pedestrian crossing across 102" Avenue NE shall be
maintained with modifications to accommodate the frontage improvements. East-
West through-block connection to be approximately in line with the existing mid-
block crossing.

Install an RRFB system in conjunction with the midblock pedestrian crosswalk across
NE 10™ Street that will be installed by the NE 10" Residential development. North-
South through-block connection to be approximately in line with the mid-block
crossing.

Potential addition of a pedestrian crosswalk on the west leg of the existing NE 8™
Street mid-block traffic signal. North-South through-block connection to be
approximately in line with the pedestrian crossing.

Detailed requirements for the mid-block crossings are stated under the street frontage
improvements requirements along 102" Avenue NE, NE 10% Street and NE 8th Street in the
“Additional Information and Requirements” section below.

7. Easement and Right of Way Dedication

a.

A Sidewalk and Utility Easement to the City is required for any portion of the planter
and sidewalk located on private property. The sidewalk and utility easement at the
intersection corners shall be per the enhanced intersection standard detail.
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b. Sidewalk and utility easements shall meet the City’s required vertical clearances
above and below finished grade (60-ft above grade to accommodate the small cell
wireless towers and a range of 15 to 25 foot below grade clearances to the top of
the garage). The City is in the process of developing specific direction for where and
when the variable below grade clearances will apply.

c. Right of way dedication is required to the ultimate back of curb to include any
portion of the road, curb, and gutter.

d. Clearly delineate and label all existing public and private easements, existing right-
of-way, and proposed easements and right of way lines on a “Right-of-Way and
Easement” Exhibit plan sheet.

e. The section for NE 8" shows the Basement/Parking directly below the sidewalk. If
any level of the proposed garage encroaches onto the sidewalk and utility
easement, minimum vertical clearance within the sidewalk and utility easement
from finished grade to the top of the garage is required as stated above.

General/Additional Information

PROCEDURAL The submittal requirements for MPD and Design Review are in the BCC 14.60.110
ISSUES AND process of being updated. To provide sufficient material for initial Design
SUBMITTAL Transportation review, please submit documents according to the Manual

REQUIREMENTS attached “Preliminary Civil Plan Requirements”.

All transportation-related information must be included on plan
sheets marked “Road Plan”, which must meet the requirements for
a road plan as described in Road Plan Submittal Description sheet,
which can be downloaded at:

https://development.bellevuewa.gov/UserFiles/Servers/Server
4779004/File/pdf/PCD/sd 21.pdf

Note that a road plan may require identification of some features
off the subject property or across the street. A road plan may be
combined with other engineering information. The “Road Plan”
label may be expanded to include other engineering topics. The
Transportation Department Design Manual can be downloaded from
the following web page:

https://transportation.bellevuewa.gov/UserFiles/Servers/Server
4779004/File/Transportation/Publications/trans-design-manual-

2017.pdf

The location, alignment, grade, and design of all street frontage
improvements shall be as shown on the engineering plans.
Architectural plans and landscape plans must be consistent with the
engineering plans for all aspects of street frontage design. Within
the site, architectural and other plans must be consistent with
engineering requirements for driveway grade, width, location, and
sight lines.


https://development.bellevuewa.gov/UserFiles/Servers/Server_4779004/File/pdf/PCD/sd_21.pdf
https://development.bellevuewa.gov/UserFiles/Servers/Server_4779004/File/pdf/PCD/sd_21.pdf
https://transportation.bellevuewa.gov/UserFiles/Servers/Server_4779004/File/Transportation/Publications/trans-design-manual-2017.pdf
https://transportation.bellevuewa.gov/UserFiles/Servers/Server_4779004/File/Transportation/Publications/trans-design-manual-2017.pdf
https://transportation.bellevuewa.gov/UserFiles/Servers/Server_4779004/File/Transportation/Publications/trans-design-manual-2017.pdf
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TRAFFIC REPORT
/ TRAFFIC
IMPACT ANALYSIS

CONCURRENCY

Preliminary traffic impact analysis submittal is required with first
master development plan (or design review) permit submittal and
the traffic impact analysis must be completed to the satisfaction of
the Transportation Department prior to the master development
plan (or design review) approval. Earlier completion is strongly
recommended under a pre-development services (DC) permit
because the results of the analysis may affect some aspects of the
site design.

This project will require a Level 2 Transportation Impact Analysis to
document the impacts of the proposed development project and
recommend mitigation. The traffic report must be completed by a
professional engineer, licensed in the state of Washington. A
determination will be made if additional analysis is needed.

For more information on traffic reports, please click on the following
link:

https://bellevuewa.gov/city-
government/departments/development/codes-and-
guidelines/transportation-codes-and-guidelines/traffic-impact-

analysis

Additional traffic analysis is required under SEPA for specific safety
and operational issues, such as the operation of access points and
nearby intersections and analysis of queue length compared to
available storage for specific affected lanes.

A level-two traffic report is required for preliminary review for this
project with the 1% submittal of the Master Development Plan/
Design Review Applications.

The State’s Growth Management Act (GMA) requires that
infrastructure keep pace with land use and growth. The Traffic
Standards Code (BCC 14.10) requires projects generating 30 or more
p.m. peak hour trips to complete a concurrency analysis to
determine if the requirements of the GMA are upheld.

Please provide documentation of the project trip generation and
credit for existing uses within the last two years to determine if a
concurrency test (a computer model analysis of traffic impacts) is
required for the project. Currently, the fee for the traffic model run
is $2,988. The proposed project trips will be run through the city’s
EMME-2 travel forecasting model to check for concurrency. The
concurrency test must be redone if the computer model is updated
prior to the final land use decision.

Concurrency test is required for each Design Review application of
the Master Development Plan.

BCC 14.60.050

BCC 14.10


https://bellevuewa.gov/city-government/departments/development/codes-and-guidelines/transportation-codes-and-guidelines/traffic-impact-analysis
https://bellevuewa.gov/city-government/departments/development/codes-and-guidelines/transportation-codes-and-guidelines/traffic-impact-analysis
https://bellevuewa.gov/city-government/departments/development/codes-and-guidelines/transportation-codes-and-guidelines/traffic-impact-analysis
https://bellevuewa.gov/city-government/departments/development/codes-and-guidelines/transportation-codes-and-guidelines/traffic-impact-analysis
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IMPACT FEES

FRONTAGE
IMPROVEMENTS

Impact fees shall be calculated based on the impact fee rate
schedule in effect at the time of building permit issuance. Payment
of traffic impact fees will be required at the time of issuance of
building permits.

The 2020 rates are posted on the City of Bellevue website at the link
provided, below. A fixed 3% annual rate increase will be applied
each year by the Transportation Director (see Ordinance 6266-D).
This fee is subject to change and the most current fee schedule in
effect at the time of building permit issuance will apply.

https://bellevuewa.gov/city-
government/departments/transportation/permits-and-
standards/transportation-impact-fees

In order to provide safe pedestrian and vehicular access in the
vicinity of the site, and to provide infrastructure improvements with
a consistent and attractive appearance, the construction of street
frontage improvements is required as a condition of development
approval. The design of the improvements must conform to the
requirements of the Americans with Disabilities Act and the
Transportation Development Code (BCC 14.60), and the
Transportation Department Design Manual.

Street frontage improvements will be required as described below.

1. Street frontage improvements will be required along 102™

Avenue NE and shall include:

e Approximately 6-foot of pavement widening is required on
the west side to provide 28-ft from the right-of-way
centerline to the face of curb on the west side of the road.

e New concrete curb and gutter.

e 18-inch continuous step-off area at the back of curb for
public on-street parking/passenger loading adjacent to the
curb.

e Minimum 5-foot wide planter strip at the back of the 18-
inch parking step-off area.

e Minimum 7-foot wide concrete sidewalk behind the planter
strip.

e Provide 4-foot pedestrian path connections between the
parking-step off area and the sidewalk through the planter
strip approximately every 40-feet, coordinate with the tree
spacing.

e Maintain the existing midblock pedestrian crossing across
102" Avenue NE:

o Revisions to the crossing and RRFB system as needed to
accommodate the frontage improvements.
o East-West through-block connection to be

BCC 22.16;
Ordinance
No. 6266-D

BCC
14.60.110,
14.60.190,
Design
Manual


https://bellevuewa.gov/city-government/departments/transportation/permits-and-standards/transportation-impact-fees
https://bellevuewa.gov/city-government/departments/transportation/permits-and-standards/transportation-impact-fees
https://bellevuewa.gov/city-government/departments/transportation/permits-and-standards/transportation-impact-fees
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approximately in line with the existing mid-block
crossing.

o Coordination of the mid-block pedestrian crossing with
any proposed driveway access on 102" Avenue NE.

2. Street frontage improvements will be required along NE 10"
Street and shall include:

Approximately 6-foot of pavement widening is required on
the south side to provide a roadway width of 50-feet from
the north face of curb to the south face of curb.

The curb line on the north side of NE 10" Street is set at final

location.

New concrete curb and gutter.

18-inch continuous step-off area at the back of curb for

public on-street parking/passenger loading adjacent to the

curb.

Minimum 5-foot wide planter strip at the back of the 18-inch

parking step-off area.

Minimum 7-foot wide concrete sidewalk behind the planter

strip.

Provide 4-foot pedestrian path connections between the

parking-step off area and the sidewalk through the planter

strip approximately every 40-feet, coordinate with the tree
spacing.

Maintain the existing bus layover area and bus stop on the

south side of NE 10™ Street.

Install an RRFB system in conjunction with the midblock

pedestrian crosswalk across NE 10™ Street that will be

installed by the NE 10t Residential development.

o Revisions to the curb ramp and crosswalk will be
required on the south side due to the frontage
improvements on the south side.

o North-South through-block connection to be
approximately in line with the mid-block crossing.

3. Street frontage improvements will be required along NE 8"
Street and shall include:

The curb line on the north side of NE 8™ Street is set at final
location. No pavement widening appears to be required.
New concrete curb and gutter.

Minimum 5-foot wide planter strip at the back of curb.
Minimum 11-foot wide concrete sidewalk behind the
planter strip.

Reconstruct KC Metro Transit Bus stop and shelter on the
north side of NE 8" Street north of the required sidewalk.
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Potential addition of a pedestrian crosswalk on the west leg

of the existing NE 8" Street mid-block traffic signal, which

will include:

o Intersection analysis

o ADA curb ramps on both sides

o Traffic signal modification

o Evaluation of the emergency vehicle access at the
intersection.

o North-South through-block connection to be
approximately in line with the pedestrian crossing.

4. Intersection improvements at 102" Avenue NE & NE 8 Street
will be required and shall include:

Traffic Signal upgrades at the intersection corner will be
needed to accommodate the widening and the new curb
ramps to provide a separate curb ramp for each crosswalk.
Evaluation of the receiving curb ramps for ADA compliance
(curb ramp on the opposite side from the project site) is
required. The proposed project is responsible for
reconstruction of existing curb ramps if not ADA compliant
to current standards.

For intersection corner detail, building setback layout and
sidewalk and utility minimum requirements, refer to
standard drawing DT-140-1.

Intersection of 102nd Avenue NE & NE 8th Street is
identified as an Enhanced intersection per the Downtown
Transportation Plan Update (Figure 24).

5. Intersection improvements at 102" Avenue NE & NE 10" Street
will be required and shall include:

Intersection operational and safety analysis alternatives
(including intersection capacity, queuing, and pedestrian
safety) will determine ultimate intersection improvements
(Roundabout vs. Traffic Signal should be considered).

A feasibility analysis of a single-lane compact roundabout
will be required, a traffic analysis completed by a
professional traffic engineer with SIDRA roundabout
analysis software experience is required. Roundabout
geometric design shall accommodate design vehicles
including fire trucks, transit buses, republic service and
delivery/moving trucks.

For intersection corner detail, building setback layout and
sidewalk and utility easement minimum requirements, refer
to standard drawing DT-140-1.

Intersection of 102nd Avenue NE & NE 8th Street is
identified as a Standard intersection per the Downtown
Transportation Plan Update (Figure 24).
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e Maintaining a traffic Signal system at the intersection will
require upgrades at the intersection corner to
accommodate the widening and the new curb ramps.

e  Evaluation of the receiving curb ramps for ADA compliance
(curb ramp on the opposite side from the project site) is
required. The proposed project is responsible for
reconstruction of existing curb ramps if not ADA compliant
to current standards.

Additional Street frontage improvements along 102" Avenue NE,
NE 10" Street, and NE 8" Street will be required and shall include:

e Street lighting shall meet minimum lighting standards and
new small wireless facility requirements (see street lights
section below).

e (City Fiber:

o Install City fiber communication vaults, junction boxes,
conduits and wiring per City’s requirements.
Coordination and specific requirements will be on-going
through the design review process.

o Existing duct bank located along the west side of 102nd
Avenue NE will need to be field located. The proposed
project is required to relocate the duct bank due to
project impacts.

e Undergrounding of existing overhead utility lines,
coordination with adjacent properties maybe necessary.
Transformers and utility vaults to serve the building shall be
placed inside the building or below grade, to the extent
feasible.

e All doors for the Active use adjacent to public sidewalks shall
be recessed. Doors are not allowed to swing open into the
public sidewalk.

e Any awnings over a sidewalk or utility easement must be at
least 9 feet above the sidewalk and be removable. A
minimum of three feet horizontal clearance from any
streetlight or traffic signal pole must be maintained.

Landscaping Planter Requirements:

The applicant will irrigate all street tree planters using a private
metered water source. The landscaping planter soil profile,
irrigation, and planting requirements shall be determined by the
land use planner in coordination with the Parks Department. Root
barrier is required and shall be a flexible mesh material. See
Standard Drawings SW-130-1 for root barrier and soil preparation
details.
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RIGHT OF WAY
OR EASEMENT
DEDICATION

ACCESS
LOCATION AND
DESIGN

General Requirements:

Plan coordination for the location of street trees and street lights
must be provided during design review. Street light and traffic
signal modifications, if required, must be completed prior to
occupancy. Bonding will not be accepted in lieu of construction of
frontage improvements.

All required frontage improvements must be constructed and
accepted by the City prior TCO/CO issuance. Bonds or other types of
assurance devices will not be accepted in lieu of construction.

The locations of existing and potential future bus stops must be
identified. Compliance of any bus stop with Americans with
Disabilities Act design standards will be required. Installation of
weather protection facilities such as awnings and/or a recessed
building area may be required.

The Pinnacle Bellevue South proposed project is in Downtown
(special district), refer to LUC 20.25A for additional requirements.

All necessary easements, dedication of right-of-way, and recorded
agreements must be accepted and approved by the City prior to
clear and grade permit issuance.

The following right-of-way and/or easement dedications or
relinquishments are anticipated for this project:

1. Right of way dedication is required for any portion of the
road, curb, and gutter (to the future back of curb).

2. Sidewalk and Utility Easement shall be granted to the City
for any portion of the planter and sidewalk located on
private property.

The Transportation Department design standards require that all
driveways be offset at least 100 feet from other driveways, private
roads, and public streets. The offset distance shall be measured
from Point A as shown in Design Manual drawings. All driveways
shall be offset at least 150 feet from the nearest intersection. If
there exists no other access to the property, the offset may be less
than these distances, but shall be as great as possible, and in no case
less than 20 feet.

Commercial driveways must be a minimum of 26 feet wide for two-
way access with a 30-foot width preferred on arterials. The final
driveway design width may be determined based upon
recommendations of the traffic impact analysis. Driveway aprons
must be constructed in accordance with the Design Manual.
Driveway designs that keep the pedestrian at-grade are preferred.

BCC 14.60.090
BCC 14.60.100

BCC 14.60.150
Design
Manual
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ACCESS
RESTRICTIONS

ON-SITE
LOADING

SIGHT DISTANCE
REQUIREMENTS

INTERNAL
CIRCULATION

STREETLIGHTS
AND SERVICE
CABINETS

Landings on sloping approaches are not to exceed a 7% slope for a
distance of 30 feet approaching the back edge of sidewalks. Spot
elevations must be shown on engineering plans at the back edge of
sidewalk and 30 feet back.

Access Restrictions:

The City will evaluate the feasibility of all access locations after a
traffic impact analysis has been completed by the applicants’ traffic
engineer. The City cannot guarantee that the access locations
shown on the conceptual plans will be permitted. In addition,
turning restrictions may be imposed upon further review.

Provision of on-site accommodations for loading is required
including providing space for garbage pick-up and bins, delivery
trucks, and moving trucks for residential uses. The traffic impact
analysis should discuss the loading needs of the proposed
development, and AutoTurn diagrams must be provided to
demonstrate that trucks can utilize the loading space as designed.

Provide AutoTurn exhibits for the design vehicles for the driveway
access and the on-site loading areas including garbage pick-up,
delivery trucks, and moving trucks.

The loading and unloading of trucks on 102" Avenue NE, NE 8t
Street, and NE 10" Street will not be permitted. City permits
allowing the loading and unloading of trucks in the public right-of-
way will not be issued.

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 all driveway locations for both

directions. The plans must indicate any landscaping, structures or
fixtures within the sight triangles. Pedestrian sight distance triangles
must also be shown. Roadside appurtenances that are located
within the sight lines, including existing utilities transformers and
cabinets, must be relocated outside of the sight triangle.

Parking stalls must be set back 20 feet from the outside travel edge
of public streets to avoid traffic circulation problems.

A street lighting analysis of the existing street lighting installation is
required to show adequacy and conformance with current
requirements. Existing street lights may need to be replaced or
converted to LED lighting. Please see Appendix A of the
Transportation Design Manual to determine current requirements:

BCC 14.60.060
BCC 14.60.150

BCC 14.30;
LUC
20.20.590.K.4

BCC
14.60.240,
14.60.241;
Design
Manual
RL-100-1, RL-
120-1

BCC 14.60.110
BCC 14.60.210
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UNDERGROUNDI
NG OF UTILITY
LINES

FIXep OBIECTS,
BREAKAWAY
OBIJECTS

PAVEMENT
RESTORATION

https://transportation.bellevuewa.gov/UserFiles/Servers/
Server 4779004/File/Transportation/Publications/Trans-design-
manual-appendix-A-street-lighting-design-guide.pdf

If the street lighting analysis determines that additional street
lighting is needed to meet lighting requirements, a combined street
tree and street light plan is required for review and approval prior to
completion of engineering and landscape plans. The goal is to
provide the optimum number of street trees while not
compromising the light and safety provided by streetlights.

Street lights shall be installed at developer expense when required.
A street lighting plan must be prepared by an engineer familiar with
City Standards and approved by the City prior to building permit
issuance.

If traffic signals require modification, a traffic signal modification
plan must also be approved prior to building permit issuance.

All new franchise utility distribution systems including power,
telephone, and TV cable must be installed underground. Any above-
grade utility lines and cabinets fronting the project site must be
undergrounded.

No fixed objects, including fire hydrants and streetlight poles, are
allowed within ten feet of a driveway edge, identified as Point A in
standard drawings SW-140-1, SW-150-1, SW-160-1, and SW-170-1.
Fixed objects are defined as anything with breakaway characteristics
greater than a 4” by 4” wooden post.

Near the development site, currently NE 10" Street is classified as
Grind and Overlay required. Should street cuts prove unavoidable
or if the street surface is damaged in the construction process, a
half-street or full-street (depending on the extent of street cuts or
damage) grind and overlay will be required for a minimum of 50
feet.

Near the development site, 102" Avenue NE is classified as “No
Street Cuts Permitted”. Permission to cut into 102" Avenue NE
must be obtained through a variance on the right-of-way use
permit. Should street cuts prove unavoidable or if the street surface
is damaged in the construction process, a half-street or full-street
(depending on the extent of street cuts or damage) grind and
overlay will be required for a minimum of 50 feet.

Near the development site, NE 8th Street is classified as Standard
Trench restoration per Standard Drawing RC-190-1.

BCC
14.60.110;
BCC 14.60.230

Design
Manual
Standards 15,
16

BCC
14.60.250;
Design
Manual
Section 23


https://transportation.bellevuewa.gov/UserFiles/Servers/Server_4779004/File/Transportation/Publications/Trans-design-manual-appendix-A-street-lighting-design-guide.pdf
https://transportation.bellevuewa.gov/UserFiles/Servers/Server_4779004/File/Transportation/Publications/Trans-design-manual-appendix-A-street-lighting-design-guide.pdf
https://transportation.bellevuewa.gov/UserFiles/Servers/Server_4779004/File/Transportation/Publications/Trans-design-manual-appendix-A-street-lighting-design-guide.pdf
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ROW UsE
PERMIT

FINANCIAL
ASSURANCE
DEVICE NOT
ACCEPTED FOR
FRONTAGE
IMPROVEMENTS
OTHER

Evaluation of the existing pavement condition along 102" Avenue
NE, NE 8™ Street, and NE 10 Street, and coordination with the
pavement management team will be necessary to determine if full
pavement repairs are required.

Pavement alterations within a marked or unmarked crosswalk
require curb ramps on each end to be built or rebuilt to current
standards where existing compliant curb ramps are not present.

The extent of the required pavement restoration will be specified
with the right-of-way permit for this project. Contact Rick Logwood
at: 425-452-6858 RLogwood@bellevuewa.gov or Tim Stever at: 425-
452-4294 tstever@bellevuewa.gov for more information regarding
pavement restoration requirements.

The applicant is required to apply for a right-of-way use permit from
the City of Bellevue Transportation Department, Right of Way
Division, before the issuance of any clearing and grading, building,
foundation, or demolition permit. In some cases, more than one
right of way use permit may be required, such as one for hauling
and one for construction work within the right of way. A right of
way use permit regulates activity within the city right of way,
including but not limited to the following:
e Designated truck hauling routes.
e Truck loading and unloading activities.
e Hours of construction and hauling.
e Continuity of pedestrian facilities.
e Temporary traffic control and pedestrian detour routing for
construction activities.
e Street sweeping and maintenance during excavation and
construction.
e Location of construction fences.
e Parking for construction workers.
e Construction vehicles, equipment, and materials in the right
of way.
e All other construction activities as they affect the public
street system.
Any transportation-related improvements required for this
development must be completed prior to issuance of any Certificate
of Occupancy. No such improvements may be delayed through
provision of a bond or other financial assurance device, unless the
city requires a delay.

Addressing per City’s Parcel and Address Coordinator
AddressCoordinator@bellevuewa.gov

BCC 14.30

BCC 14.60.110
LUC 20.40.490


mailto:RLogwood@bellevuewa.gov
mailto:tstever@bellevuewa.gov
mailto:AddressCoordinator@bellevuewa.gov
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Fire Department

Staff Contact: Travis Ripley, (425) 452-6042, tripley@bellevuewa.gov

The following comments are based on the information provided and could change if design details

change.

FIRE
DEPARTMENT
ACCESS

FIRE
PROTECTION
SYSTEMS

WATER
SUPPLIES

DeEmoLITION/
CONSTRUCTION
CoDES

OTHER SPECIAL
PROCESSES OR
SUBJECTS

Fire Department access must be designed in accordance with chapter
5 of the IFC. You can view City of Bellevue code amendments to the IFC
at http://www.bellevuewa.gov/12408.htm

Detention vaults and pipes in the roadway shall be capable of
supporting fire apparatus with a gross weight of 64,000 lbs. (rear
axle=48,000 lbs and front axle=19,000 Ibs) and shall support the
weight of the ladder truck outrigger which is 45,000 Ibs over an 18 inch
square.

You can find many of the requirement for this building in our high-rise
checklist.

https://bellevuewa.gov/sites/default/files/media/pdf document/High-
Rise-Checklist-2015.pdf

Fire hydrants must be located in accordance with IFC chapter 5.

Fire Flow requirements can be found in IFC App. B

Demolition and construction shall conform to the requirements of
International Fire Code Chapter 33

Generator

1. The installation of generators, fuel tanks and fuel piping shall
require a review and approval by both the fire and mechanical
departments. ( BL permit)

2. The installation shall meet the requirements of IBC 403 & IFC 603
& 604.

Additional Requirements

1. Provide a construction standpipe as required by Chapter 33 of the
IFC. A construction standpipe system shall be installed when the
progress of construction is not more than 40 feet in height above
the lowest level of fire department access or two or more levels
below grade. Such standpipe systems shall be extended as
construction progresses to within one floor of the highest point of
construction having secured decking or flooring.

2. Provide fire extinguishers in accordance with IFC 1415 IFC 906.
Verify that all portions of the building are within 75 feet of foot
travel of a fire extinguisher.

3. The owner shall designate a person to be the fire prevention
program superintendent who shall be responsible for the fire
prevention program and ensure that it is carried out through
completion of the project. The fire prevention program

IFC chapter 5
and
Transportation
Department
Design
Standards

IBC & IFC

IFC chapter 5

IFC chapter 33

IFC & IBC


http://www.bellevuewa.gov/12408.htm
https://bellevuewa.gov/sites/default/files/media/pdf_document/High-Rise-Checklist-2015.pdf
https://bellevuewa.gov/sites/default/files/media/pdf_document/High-Rise-Checklist-2015.pdf
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PERMITS

superintendent shall have the authority to enforce the provisions
of this chapter and other provisions as necessary to secure the
intent of this chapter. Where guard service is provided, the
superintendent shall be responsible for the guard service. This
person will regularly report his findings and observations to the
Fire Inspector.

4. Use of Parking Garages Prior to TCO. Do not allow private vehicles
to be parked in buildings under construction until the fire sprinkler
system is placed in service (including water flow notification) and
the parking garage has been approved by the building official and
fire marshal.

At a minimum based on the scope of the project proposed, the

following permits will be required.

FH- Smoke Control

FD- Underground Sprinkler Main

FB- Fire Sprinkler

FA- Fire Alarm

FE- Building Radio Coverage

FE- Firefighter Air System

IFC — International Fire Code
IBC- International Building Code
BA — Bellevue Amended

Building Division, Development Services Department

Staff Contact: Bob Snyder, (425) 452-4475, rsnyder@bellevuewa.gov

APPLICABLE
CoDES

SUBMITTAL
COMPLETENESS

Current code editions which should be used in the design and
construction of the building include the 2015 editions of the IBC
(including ANSI A117.1-2009), IMC, IFC, IECC and UPC with Washington
State and local amendments. The 2017 NEC with 2014 Washington
Cities Electrical Code is also currently in effect. Note: 2018 code
adoption July 2020.
Submittals to the City of Bellevue should be as complete as possible.
The Building Department expects that plans initially submitted for
review will be 95% complete. The completeness & thoroughness of the
plans directly effects the time required for review and ultimately for
permit issuance.

Chapters 19.27
& 70.92 RCW
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CODE ANALYSIS The drawings need to include designated sheets for a complete Building
Code Analysis which addresses:
e Building height
e Number of stories
Actual floor area vs. allowable floor area
Occupancies
Type of construction
e Fire walls, barriers & partitions
e Smoke barriers & partitions
e Sprinkler requirements
e Frontage used for allowable area & height increase
e Means of egress determination
e  Plumbing fixture calculations & counts
e Accessible parking, including van accessible parking, and
associated signage
List all proposed deferred submittals on the drawings (must be

approved)
SEPARATE Separate building, mechanical, electrical and plumbing permit
PERMIT applications are required to be submitted along with the documents

APPLICATION AR | listed on the submittal requirements for each folder type. The submittal
requirements:

REQUIRED
https://bellevuewa.gov/sites/default/files/media/pdf document/Major-
Project-Requirements.pdf
PHASED Phased evacuation is required for buildings more than 10 stories above
EVACUATION grade plane in accordance with IBC 907.5.2.2.6.

(Exceptions)

1. When an additional exit stairway meeting the requirements of
Sections IBC

1011 and 1023 are provided in addition to the minimum number of exits
required by Section IBC 1006.

2. Where the width of each required exit stairway as specified in Section
1011.2

is increased by not less than 24" of additional width.

3. Where occupant self-evacuation elevators in accordance with IBC
Section

3008 have been installed.

4. Where full tenant evacuation can be demonstrated to be
accomplished in less

than 7 minutes.

Point of Information

These provisions are intended to facilitate the simultaneous building
evacuation and

firefighter response into the building.

IBC 107

High-Rise
Checklist

Multifamily
Checklist


https://bellevuewa.gov/sites/default/files/media/pdf_document/High-Rise-Checklist-2015.pdf
https://bellevuewa.gov/sites/default/files/media/pdf_document/High-Rise-Checklist-2015.pdf
https://bellevuewa.gov/sites/default/files/media/pdf_document/Multifamily-Checklist.pdf
https://bellevuewa.gov/sites/default/files/media/pdf_document/Multifamily-Checklist.pdf
https://bellevuewa.gov/sites/default/files/media/pdf_document/Major-Project-Requirements.pdf
https://bellevuewa.gov/sites/default/files/media/pdf_document/Major-Project-Requirements.pdf
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SoiLs REPORT

TYPE OF
CONSTRUCTION

REDUCTION IN
FIRE-RESISTANCE
RATING

MEANS OF
EGRESS

INTERIOR EXIT
STAIRWAYS

STAIRWAY TO THE
RooF

BARRIER FREE
ACCESS

ACCESSIBLE
PARKING

ELECTRIC
CHARGING
INFRASTRUCTURE

A soils report is required for this project. At least one copy of the soils
report along with associated engineering should be submitted for
review.

Construction classification shall be in accordance with IBC Section 506 &
Chapter 6. Calculations must be submitted to show that the
construction type is acceptable for the proposed occupancies.

Indicate if the building is reducing the fire-resistance rating per IBC
403.21

Buildings that have sprinkler control valves equipped with supervisory
initiating devices and water-flow initiating devices for each floor are
permitted to have reduced fire-resistance ratings. Please be aware that
the City of Bellevue has amended these reductions to exclude
reductions for structural frame and bearing walls.

A means of egress plan should be included with your building permit
submittal to show compliance with IBC Chapter 10.

The means of egress in high-rise buildings shall comply with Sections
403.5.1 through 403.5.6 and in addition to these requirements, shall
comply with Bellevue City Code 23.11.907.5.2.2.6,

which requires either Phased Evacuation, an additional stair, or
occupant evacuation elevator to facilitate simultaneous building
evacuation and firefighter response into the building.

Minimum of 2 Exit stairways required

Required interior stairs a minimum of 30 feet or % largest diagonal
apart.

Luminous Egress Path Marking

In buildings four or more stories above grade plane, one stairway shall
extend to the roof surface, where a stairway is provided to a roof,
access to the roof shall be provided through a penthouse complying
with Section 1510.

Access for disabled shall be in conformance with Chapter 11 of the IBC
and the current edition of ICC ANSI A117.1.

Parking shall be per current code and include van and standard
accessible parking spaces located as close as possible to the accessible
building entrances. The number of required parking spaces will also
need to be approved by the Land Use Division.

Where parking is provided, five percent of parking spaces shall be
provided with electric vehicle charging infrastructure in compliance with
Sections 427.3, 427.4 and 427.5. When the calculation of percent served
results in a fractional parking space, the applicant shall round up to the
next whole number. Size electrical room to accommodate the electrical
equipment and distribution required to serve a minimum of 20% of the
total parking spaces w/208/240V 40amp charging infrastructure.

IBC Section
1803

IBC Chapter 4,5
&6

IBC 403.2

IBC Chapter
10.
IBC 403

IBC 1021
403.5.2

IBC 403.5.5

IBC 1011.12

ICC /ANSI
A117.1, IBC
1100

IBC Sections
1106 and
Section 502 of
ANSI A117.1
IBC 427

WA.

Amend
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SPRINKLER
SYSTEM

FIRE ALARM

COMMUNICATION

MAXIMUM
OPENING AREA

VENTILATION AND
SETBACKS FROM
PROPERTY LINES
TO HOODS,
VENTS, ETC.
PLUMBING
FIXTURES

SECONDARY
WATER SOURCE
ELEVATOR CARTO
ACCOMMODATE
AMBULANCE
STRETCHER

ELEVATOR
EQUIPMENT
PENTHOUSE

FIRE FIGHTER AIR
SYSTEM

FIRE COMMAND
CENTER

STARR &
ELEVATOR SHAFT
PRESSURIZATION

SMOKE CONTROL
SYSTEMS

The sprinkler system for this project should be specified as NFPA 13.
Quick response sprinkler heads may be required for any occupancies
designated as light hazard.

Standpipe System as required by Section 905.3

Fire Alarm/Emergency Communication System

Emergency Responder Radio Coverage

The maximum opening area in exterior walls is limited per IBC Table
705.8 and should be noted on the plans when applicable.

Ventilation shall be in accordance with IMC Chapter 4. Exterior hoods,
vents, and other mechanical openings must comply with the IMC.
Contact Valerie Graber at 425-452-4576 if you have questions.

IBC Chapter 29 (as amended by the State of Washington) contains the
requirements related to the number and type of plumbing fixtures
required. The plans should include the uses, floor areas along with the
appropriate factors used to determine the number of toilets, lavs and
drinking fountains required.

A secondary on-site water source or approved alternative shall be
provided for high-rise building.

Where elevators are provided in buildings four or more stories above or
below grade plane a minimum of one elevator shall be capable of
accommodating an ambulance stretcher.

Fire Access Elevator

Fire Access Elevator Lobby Required

Roofs and penthouses containing elevator equipment that must be
accessed for maintenance are required to be accessed by a stairway.

A firefighter Air system shall be installed in buildings classified as a high-
rise per IBC917.

A fire command center shall be provided in a location approved by the
fire department

Every required exit stairway shall be a smoke-proof enclosure except
portions below level of exit discharge when separated with one-hour
fire-barrier at level of exit discharge.

Smoke Control Systems
Stair and hoist-way pressurization
(Design concept approval prior to building permit submittal)

IBC 403
IBC 903.
IBC 905
IFC510

IBC Section
705.8.

IMC Chapter 4

IBC Chapter 29
and Table
2902.1.

IBC 403.3.3
(COB Amend)

IBC 3002.4
(COB Amend)
IBC 3007

IBC 403.6.
IBC 1009.17

IBC917

IBC 403
IBC911

IBC Section
403.5.4 (COB
Amend)

IBC 909.2 &
1022.10
909.1, 909.4.6,
909.21.5

IBC 909.20.5
COB 403.4
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EMERGENCY
GENERATOR

ENTERGY CODE

SINGLE SITE
AGREEMENT

EASEMENTS

PEDESTRIAN
PROTECTION
PLAN
TRANSFORMER
VAULT

STRUCTURAL
PEER REVIEW

BUILDING
EXCEEDING 160
FEET ABOVE
SEISMIC BASE

ESTIMATED
TIMELINE
SCHEDULE

Emergency Power Systems

(emergency generator) other systems requiring power from a
secondary power source

Generator Room minimum two-hour separation

The proposed building is required to meet the commercial provisions of
the Washington State Energy Code. This includes: Building Envelope
Building Mechanical Systems, Water Heating, Electrical Systems and
Lighting, Total Building Performance and System Commissioning.
Specify method of complying with WSEC C401.2. If utilizing total building
performance per WSEC C407, all applicable mechanical, electrical, and
plumbing permit applications must be submitted with the building
permit application,

Record a single -site development agreement (see attached) for
development over multiple parcels.

(or) Boundary Line Adjustment

Verify or secure all required easements and agreements for access,
utilities and construction.

A detailed plan will be required addressing pedestrian protection onsite
and along the public sidewalk. Protection from overhead loads and
crane operations should also be addressed in the plan.

Show location of the transformer vaults. Transformer must be located in
a 3-hour rated enclosure with opening protectives, Provide a rated
personnel door. Spill control and secondary containment is required to
hold the contents of the largest vessel and 20-minute duration sprinkler
flow.

Buildings with a structural system not covered by or exceeding the limits
of ASCE are required to undergo peer review. A typical non-
conventional lateral force-resisting system requiring peer review is one
using special reinforced concrete shear walls (non-dual system)
exceeding 240’ in height.

Address and provide a formal response to recent statewide
amendments and requirements adopted by the city of Seattle in 2016
regarding Special Reinforced Concrete Shear Wall buildings when taking
advantage of the height limit increase from 160’ to 240’ for structures
assigned to Seismic Design Category D (ASCE 12.2.5.4) and for all
structures exceeding 240’. Contact a Structural Plans Examiner for
additional information.

To improve predictability on how long it will take to obtain permits and
to establish critical milestones for the project. The ETS also indicates the
relationship and dependencies between the permits. Following the
preapplication meeting a copy of the estimated timeline (ETS) will be
submitted to the applicant. The applicant should enter the proposed
submittal date information for each permit. Staff will review and input
their information. This is a working document until finalized. Uses the
DC (predevelopment services) to process.

COB 403.4,
IBC 2700

Washington
State Energy
Code
Commercial
Provisions
WAC 51-11C

IBC Section
3306.

NEC 450.1
450.41,450.42,

ASCE 7 12.6.2
(WA)
2015 IBC 16.5.4
(WA)

ASCE 7 Section
12.2.5.4 (WA
2019)

2015 IBC
1613.5.2-
4(WA)
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PHASING OF When approved by the building official, a phasing plan may be BCC
PERMITS submitted for review, and if approved, the phasing plan will establisha | 23.10.090F.3
schedule for vesting of the proposed project subject to submittal of the
first complete building permit application identified in the phasing plan
(excluding a shoring permit). The phasing plan is subject to the
following limitations. After the first building permit application, each
subsequent permit identified in the phasing plan is required to be
submitted with a complete building permit application within 12 months
of the submittal of the prior permit, and the last permit application for
the proposed project is required to be submitted with a complete
building permit application within 36 months of the first permit
application which established vesting for the proposed project. The first
permit application must be issued and must not expire to maintain
project vesting, and the issued permit must not expire due to not
starting work within 1 year or suspending work for more than 180 days.
The vested status for the project is retained beyond the 3-year
maximum life of the first permit if all inspections required for the work
under that permit have been completed and approved. The vested
status does not apply to any permit application submitted more than 36
months after the first permit application which established vesting.

ADDITIONAL We highly recommend that the applicant address building issues
INFORMATION through the DC process prior to submittal for building permit
Addressing

Staff Contact: Jami Fairleigh, Parcel and Address Coordinator,
(425) 452-4310, jfairleigh@bellevuewa.gov

Addressing for the development will be determined during review of construction permits.

Next Steps:

A Pre-Development Services application (DC Permit — also referred to as a “DC”) will be required for
a project of this complexity to provide staff an opportunity to review and comment on further
refined plans. A link to this permit application information is the following:
(http://development.bellevuewa.gov/permits-and-inspections/permits-and-forms/land-use-
permits#taccordion-DC ) During review under the DC, your Land Use Planner/Project Manager will
also work with you to determine when you should submit your MDP and/or Design Review
application. The graphic and written elements of your application should address the applicable
standards, guidelines, policies and other requirements referenced herein.



mailto:jfairleigh@bellevuewa.gov
http://development.bellevuewa.gov/permits-and-inspections/permits-and-forms/land-use-permits#accordion-DC
http://development.bellevuewa.gov/permits-and-inspections/permits-and-forms/land-use-permits#accordion-DC
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If you need further clarification, please contact the appropriate staff person listed above. If | can be
of any additional assistance in facilitating your permit review, please contact me directly. On behalf
of the review team, we look forward to working with you as this Downtown proposal evolves.

Sincerely,
% Thetonts

Sally Nichols

Urban Design Planning Manager
spnichols@bellevuewa.gov
(425) 452-2727

cc: Review Team
Toni Pratt, Land Use
Liz Stead, Director/Land Use

Attachments

Land Use:

2019 Comprehensive Plan Matrix (Word Version to be sent separately via email)

2019 Downtown Design Guidelines (Word Version to be sent separately via email)

2019 Administrative Departure Request Form (Word Version to be sent separately via email)
2019 Dimensional Table (Word Version to be sent separately via email)

2019 Green and Sustainability Factor Worksheet (Fillable Version to be sent separately via email)
Green Factor How To, Sample Worksheet, & Tree List

Building Height Calculations for Buildings & Towers with Multiple Overlays

FAR Calculations for Lots with Multiple Overlays

Republic Services Guide

Transportation:
Preliminary Civil Plan Requirements - DRAFT


Sally Nichols                    (425) 452-2727                    spnichols@bellevuewa.gov
Image


COMPREHENSIVE PLAN POLICIES
Comprehensive Plan - Volumes 1 and 2

Provide a written response to each applicable Comprehensive Plan Policy.
Refer to Comprehensive Plan for complete wording and requirements at:

https://planning.bellevuewa.gov/planning/comprehensive-plan/

VOLUME | = HOUSING (HO) AND URBAN DESIGN (UD) POLICIES

Comprehensive Plan Policies

Written Narrative Regarding How Each Applicable Policy Has
Been Met

Housing (HO) Policies

HO-2: Promote quality, community-
friendly single family, multifamily
and mixed use development,
through features such as enhanced
open space and pedestrian
connectivity.

HO-13: Ensure that mixed-use
development complements and
enhances the character of the
surrounding residential and
commercial areas.

Urban Design & the Arts (UD) Policies

UD-1: Enhance the appearance,
image and design character to make
Bellevue an inspiring place to be.

UD-2: Preserve and enhance trees as
a component of the skyline to retain
the image of a “City in a Park.”

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

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



https://planning.bellevuewa.gov/planning/comprehensive-plan/
https://planning.bellevuewa.gov/planning/comprehensive-plan/

UD-10: Encourage rooflines that
create interesting and distinctive
forms against the sky within
Downtown and other mixed use
areas.

UD-11: Develop Downtown and
other mixed-use areas to be
functional, attractive and
harmonious with adjacent
neighborhoods by considering
through-traffic, view, building scale,
and land use impacts.

UD-12: Enhance and support a safe,
active, connected and functional
pedestrian environment for all ages
and abilities.

UD-17: Support and encourage a
variety of artwork in public places,
such as parks, public buildings, and
plazas.

UD-21: Explore opportunities to
enhance pedestrian and other
mobility connections between
buildings and developments.

UD-23: Encourage excellence in
architecture, site design and
workmanship, and durability in
building materials to enrich the
appearance of a development’s
surroundings.

UD-24: Encourage the creation of
iconic visual reference points in the
community through innovative site
and building designs.

UD-25: Ensure that site and building
design relates and connects from site
to site.




UD-26: Encourage visual, auditory
and tactile design elements in the
built and natural environment.

UD-27: Integrate high quality and
inviting public and semi-public open
spaces into major development.

UD-28: Encourage private and public
developers to integrate art into the
design of the public areas of their
projects.

UD-29: Integrate rooftop mechanical
equipment screening with building
architecture.

UD-31: Utilize greenroofs and walls
where they enhance the character of
Bellevue as a “City in a Park” and
soften the visual impact of
development.

UD-32: Provide design treatments for
blank walls that are visible from the
public right of way.

UD-33: Encourage public and private
development to incorporate access
to sunlight.

UD-34: Provide both weather
protection and access to sunlight in
pedestrian areas using architectural
elements.




UD-35: Include clearly visible and
accessible walkways from street
sidewalks and parking areas to
building entrances and within and
between developments as a part of
site design.

UD-36:

Reduce the visual impact of parking
lots, parking structures and service
docks to public areas using
architectural design, site design,
landscaping, screening and
appropriate lighting.

UD-37:

Minimize paved surfaces within open
spaces and use permeable surfaces
where appropriate.

UD-39:

Minimize excessive glare from
reflective building material and
outdoor lighting into residential
areas using appropriate site design
and technology.

UD-40:

Employ design guidelines that guide
the form and placement of large
buildings to reduce wind impacts on
public spaces.

uD-41:

Design context appropriate
stormwater management facilities
that reflect the unique character and
design elements of the
neighborhood in which the site is
situated.

UD-42:

Use low impact development
principles early in the site design and
development process.




DOWNTOWN, COMMERCIAL and MIXED-USE DEVELOPMENTS

UD-44:

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

UD-45:

Ensure that perimeter areas of more
intense developments use site and
building designs that are compatible
with and connect to surrounding
development where appropriate.

UD-46:

Encourage site and building designs
that support and connect with
existing or planned transit facilities.

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

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

UD-45:

Ensure that perimeter areas of more
intense developments use site and
building designs that are compatible
with and connect to surrounding
development where appropriate.

UD-46:

Encourage site and building designs
that support and connect with
existing or planned transit facilities.

UD-47:

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




UD-48:

Link increased intensity of
development with increased
pedestrian amenities, pedestrian-
oriented building design, through-
block connections, public spaces,
activities, openness, sunlight and
view preservation.

UD-49:

Incorporate architectural character,
landscaping and signs into
commercial and public centers to
make them functionally cohesive.

UD-50:

Require buildings be sited at or near

the public sidewalk as long as the full
sidewalk potential is not diminished,
as appropriate.

SIGNS and WAYFINDING

UD-51:

Ensure sign design and placement is
compatible with building
architecture, neighboring
commercial signs and with the visual
character of the community.

VEGETATION and LANDSCAPING

UD-55:

Exemplify the Pacific Northwest
character through the use of
appropriate plants in new
landscaping.

PUBLIC SPACE

UD-58:

Provide a system of public places of
various sizes and types throughout
the community with a variety of
experiences and accommodations.

UD-59:

Ensure public places give access to
sunlight, a sense of security, seating,
landscaping, accessibility and




connections to surrounding uses and
activities.

UD-60:
Incorporate weather protected areas
into major public places.

UD-61:

Consider the edges of public places
that abut residential property for
special design treatment to create a
buffer that does not interfere with
security or visual access.

SIDEWALKS, WALKWAYS, and TRAILS

UD-65:

Ensure that sidewalks, walkways,
and trails are furnished, where
needed and appropriate, with
lighting, seating, landscaping, street
trees, planter strips, trash
receptacles, public art, bike racks,
railings, handicap access, newspaper
boxes, etc. without interfering with
pedestrian circulation.

STREET CORRIDORS

UD-73:

Design enhanced streetscapes at

designated intersections and key
entry points into the city and into
smaller districts. (See Map UD-1)

UD-74:

Incorporate dramatic and
imaginative landscape and art
features when reconstructing streets
and/or sidewalks at key
intersections. (See Map UD-1)




VOLUME Il — DOWNTOWN SUBAREA POLICIST (S-DT)

Comprehensive Plan Policies

Written Narrative Regarding How Each Applicable Policy Has
Been Met

DOWNTOWN (SD-T) POLICIES

POLICYS-DT-1.
Emphasisshallbeplacedon
Downtown livability, with provisions
madeforthe needs, activities, and
interests of Downtown residents,
employees, shoppers, and visitors.

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

POLIYS-DT-16.

Restrict the location of drive-in and
drive-through activities within the
Downtown Subarea.

POLICY S-DT-38.

Minimize the adverse impact of
Downtown development on
residential neighborhoods with
consideration of through-traffic,
views, scale, and land use
relationships.

POLICY S-DT-41. Minimize disruption
of vehicular flow on auto-bias
streets.

POLICY S-DT-71. Examine additional
opportunities for on-street parking in
the [Ashwood] district.




POLICYS-DT-74: Encourageground-
levelresidentialunits on 109t Avenue
NE,111thAvenueNE, and NE11th
Street.




DOWNTOWN DESIGN GUIDELINES

Provide a written response to each Standard/Guideline.
Refer to Land Use Code (LUC) for complete wording and requirements at:
http://www.codepublishing.com/WA/Bellevue/#!/LUC/BellevueLUCNT.html|

LUC GUIDELINE NARRATIVE REGARDING HOW EACH APPLICABLE STANDARD and/or
GUIDELINE HAS BEEN MET

LUC 20.25A.150 - CONTEXT

Relationship to Height and Form of Other Development — LUC 20.25A.150.A

2. Guidelines
a. Architectural elements enhance area’s overall character

b. Locate building away from lower intensity land us districts

c. Minimize off-site impacts

d. Incorporate architectural elements proportionate to size of building

e. Use forms, proportions, etc. that are suggested by and complement adjacent buildings.
Response:

Relationship to Publicly Accessible Open Spaces — LUC 20.25A.150.B

2. Guidelines
a. Preserve & maximize solar access
b. Enhance user’s experience of adjacent public open space

Response:

Relationship to Transportation Elements — LUC 20.25A.150.C

2. Guidelines
a. Create logical connections
b. Coordinate service and parking access

Response:

Emphasize Gateways — LUC 20.25A.150.D

2. Guideline
a. Use architectural & landscape elements to emphasize gateways



http://www.codepublishing.com/WA/Bellevue/#!/LUC/BellevueLUCNT.html

Response:

Maximize Sunlight on Surrounding Area — LUC 20.25A.150.E

2. Guidelines
a. Evaluate alternative placement & massing concepts to ensure sunlight & sky view
b. Maximize sunlight and sky view in adjacent developments/streetscape
c. Maximize size of shadows & length of time cast on pedestrians

Response:

LUC 20.25A.160 - SITE ORGANIZATION

On-Site Circulation — LUC 20.25A.160.B

2. Guidelines
a. Site Circulation for Servicing & Parking
b. On-Site Passenger & Guest Loading Zones, Porte Cocheres, & Taxi Stands
c. Pedestrian & Cycling Connections

Response:

Building Entrances — LUC 20.25A.160.C

2. Guidelines
a. Ensure primary building entrance front onto major public streets & are visible, defined & accessible.

Response:

Through-Block Connections — LUC 20.25A.160.C

3. Standards
a. Location

b. Proportionate Share
c. Hours

d. Legal Agreement

e.

Signage




Response:

4. Guidelines

Form logical routes

Offer diversity in activities & pedestrian amenities

Incorporate design elements to identify through-block pedestrian connection as public space
Accentuate & enhance access to through-block pedestrian connection
Identify the connection as public space

Provide pedestrian-scaled lighting

Provide high-quality design & materials

Provide landscape to define/animate the space

Incorporate trees & landscaping to provide enclosure & soften

Use artistic elements & water features

Provide ADA access

Provide weather protection

Develop as walkway or a combination walkway & vehicular lane
Incorporate decorative lighting/seating areas

Be visible from surrounding spaces & uses

OSS3~xTTSQ@W™mr AN Ta

Response:

Open Space — LUC 20.25A.160.E

2. Guidelines

Capitalize on elements of natural environment, planned parks, outdoor plazas, & open space
Orient gathering places & walkways toward parks & open space

Include elements that engage the natural environment

Locate building to take advantage of adjacent open spaces

Create attractive views & focal points

Use open space to provide through-block pedestrian connections
Encourage year-round use

Define and animate the edges of public open space

Provide ADA access

Provide weather protection

Use artistic elements & water features

Use high quality, function, & environmentally sustainable design element
Maximize safety and comfort

Provide electrical hookups & areas for staging events

Avoid vehicular activities in open space

Employ decorative lighting

TOSITEFTTTQ@T0OQAO TR

Response:




Guidelines

a. Capitalize on elements of natural environment, planned parks, outdoor plazas, & open space
b. Orient gathering places & walkways toward parks & open space
c. Include elements that engage the natural environment
d. Locate building to take advantage of adjacent open spaces
e. Create attractive views & focal points
f. Use open space to provide through-block pedestrian connections
g. Encourage year-round use
h. Define and animate the edges of public open space
i.  Provide ADA access
j. Provide weather protection
k. Use artistic elements & water features
I. Use high quality, function, & environmentally sustainable design element
m. Maximize safety and comfort
n. Provide electrical hookups & areas for staging events
o. Avoid vehicular activities in open space
p. Employ decorative lighting
Response:

LUC 20.25A.170 - STREETSCAPE AND PUBLIC REALM

Streetscapes — LUC 20.25A.170.A

1. Define the Pedestrian Environment

Guidelines
i. Provide sense of enclosure & comfortable/continuous street edge
ii. Provide transparent windows
iii. ~Create visual interest on walls
iv. Provide varied pedestrian experience on facades
v. Provide weather protection.
vi. Signs & lighting should complement pedestrian scale
vii.  Building edges shall maintain visual & physical connections to the sidewalk

Response:

2. Protect Pedestrians from the Elements

Guidelines
i. Provide weather protection
ii. Weather protection shall be integral component of facade
iii.  Weather protection shall be in proportion to building & sidewalk
iv.  Weather protection shall provide sense of enclosure for pedestrians
v. Use durable materials
vi. Awnings & marquees coordinated with building design
vii. Minimum height of awnings & marquees
viii. Maximum height of awnings & marquees
ix. Pavement below weather protection to provide drainage
x. Weather protection to have horizontal orientation
xi. Weather protection to follow pattern of storefronts




Response:

3. Create a Variety of Outdoor Spaces

Guidelines

i.

Outdoor gathering spaces should be inviting and maximize opportunities for use. They should be spatially well-defined, inviting,
secure, and easy to maintain. They may be intimate and quiet or active and boisterous;

All outdoor areas should work well for pedestrians and provide space for special events, as well as passive activities;

Provide courtyards, squares, and plazas to enhance adjacent ground floor uses;

Use buildings to surround green spaces and give the space visual definition. Vitality can be generated by active ground floor uses
and programming within the space;
v. Use trees, shrubs, and plants to help define walkways, create transitions from open spaces to the street, and provide visual
interest;
vi. vi. Provide for outdoor spaces that can support active uses such as farmers’ markets, festivals, and community events;
vii. vii. Provide structures, pavilions, and seating areas that are easily accessible and feel safe and secure during day and evening
hours; and
viii.  viii. Provide pedestrian walkways and courtyards in residential or office development areas.
iX.
Response:

4. Provide Places for Stopping and Viewing

Guidelines

A

vi.

Use formal benches, movable seating, and informal seating areas such as wide steps, edges of landscaped planters and low
walls;

Provide more seating areas near active retail establishments especially outside eating and drinking establishments and near
food vendors;

Provide seating adjacent to sidewalks and pedestrian walkways;

Create places for stopping and viewing adjacent to and within parks, squares, plazas, and courtyards;

Create a sense of separation from vehicular traffic; and

Provide comfortable and inviting places where people can stop to sit, rest and visit.

Response:

5. Integrate Artistic Elements

Guidelines

i

Use art to provide a conceptual framework to organize open spaces including plazas, open spaces, setbacks, and streetscapes;

ii. Use art to mark entryways, corners, gateways and view termini;

iii.

Integrate art into building elements, including but not limited to: facades, canopies, lighting, etc.;

iv. Designate a location for the artwork that activates the public realm and is in scale with its location; and
v. Use materials and methods that will withstand public use and weathering if sited outdoors.
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Response:

6. Orient Lighting toward Sidewalks & Public Spaces

Guidelines

i
ii.
jii.
iv.

V.
vi.
Vii.
viii.
iX.
X.
Xi.
Xil.

Pedestrian-scaled lighting should be provided along pedestrian walkways and public open spaces;

Lighting should be compatible among projects within neighborhoods to accentuate their unique character;
Fixtures should be visually compatible so as not to overpower or dominate the streetscape;

Lighting may also be used to highlight trees and similar features within public and private plazas, courtyards, walkways, and
other similar outdoor areas and to create an inviting and safe ambiance;

Use lighting to highlight landscape areas;

Integrate and conceal fixtures into the design of buildings or landscape walls, handrails, and stairways;
Install foot lighting that illuminates walkways and stairs;

Use energy-efficient lighting, such as LED;

Direct bollard lighting downward toward walking surfaces;

Provide festive lighting along signature streets on buildings and trees; and

Decorative lighting may be used in open spaces to make the area more welcoming.

Response:

7. Orient Hanging and Blade Signs to Pedestrians

Guidelines

i

Signs should not overwhelm the streetscape. They should be compatible with and complement the building’s architecture,
including its awnings, canopies, lighting, and street furniture;

Sign lighting should be integrated into the facade of the building;

Signs should be constructed of high-quality materials and finishes;

Signs should be attached to the building in a durable fashion; and

Signs should be constructed of individual, three-dimensional letters, as opposed to one single box with cutout flat letters.

Response:

8. Build Compatible Parking Structures

Standards & Guidelines

I.

Where adjacent to a right-of-way, a minimum of 20 feet of the first and second floors measured from the facade inward shall be
habitable for commercial activity. The following rights-of-way are excluded from this requirement:

(1) 114th Ave NE;

(2) Through-block pedestrian connections;

(3) Main Street between 112th Ave NE and 114th Ave NE;

(4) NE 2nd Street between 112th Ave NE and 114th Ave NE;

(5) NE 4th Street between 112th Ave NE and 114th Ave NE; and

(6) NE 6th Street between 112th Ave NE and 114th Ave NE;

Parking garages and integrated structured parking shall be designed so that their streetscape interface has a consistent
aesthetic through massing and use of materials complementing the vision for the area;
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iii.

On a streetscape, openings shall be glazed when adjacent to right-of-way or adjacent to through-block pedestrian connections
above the second floor, except when the openings are adjacent to the freeway, in which case the openings shall be glazed on

floor levels above the adjacent freeway;

Openings shall be provided adjacent to interior property lines to avoid blank walls and shall be glazed to function as windows;

v.  Parking garage floors shall be horizontal to accommodate adaptive reuse;
vi.  Stairways, elevators, and parking entries and exits shall occur at mid-block;
vii.  Design a single auto exit/entry control point to minimize number and width of driveway openings (entry and exit points may be
separated) and potential conflicts;
viii. ~ Design shall include vertical expression of building structure that provides continuity with the surrounding development;
ix.  Profiles of parking structure floors shall be concealed and not visible to the public through facade treatments and materiality
while providing openings consistent with residential and nonresidential buildings;
x.  Parking garages and structured parking should be designed to be compatible with the urban streetscape;
xi.  Sill heights and parapets shall be sufficient to screen view of automobiles;
xii.  Rhythm and spacing of openings should reflect a typical commercial or residential development; and
xiii. ~ Where glazing is required, the applicant may elect to provide a maximum of 25 percent of the openings of the total perimeter
wall area of each level as unglazed or the minimum required openings percentage for natural ventilation established by the
applicable International Building Code Section 406.5.2, as amended by the Bellevue Building Code, whichever is greater, to
ensure the natural ventilation of the garage.
Response:

Right-of-Way (ROW) Designations — LUC 20.25A.170.B

1. Pedestrian Corridor/High Streets — “A” ROW

Standards & Guidelines

i
ii.

iii.

Transparency: 75 percent minimum;

Weather Protection: 75 percent minimum, six feet deep. When a building is adjacent to two or more rights-of-way, weather
protection shall be provided for the two rights-of-way with the highest pedestrian orientation. Refer to subsection A.2 of this
section for more guidelines on weather protection;

Points of Interest. Every 30 linear feet of the fagade, maximum;

Vehicular Parking. No surface parking or vehicle access shall be allowed directly between sidewalk and main pedestrian
entrance; and

One hundred percent of the street wall abutting the build-to line shall incorporate Active Uses.

Response:

2.Commercial Streets — “B” ROW

Standards & Guidelines

I.
ii.

Transparency: 75 percent minimum;

Weather Protection: 75 percent minimum, six feet deep minimum. When a building is adjacent to two or more rights-of-way,
weather protection shall be provided for the two rights-of-way with the highest pedestrian orientation. Refer to subsection A.2
of this section for more guidelines on weather protection;

Points of Interest: Every 60 linear feet of the fagade, maximum;

Vehicular Parking: No surface parking or vehicle access directly between perimeter sidewalk and main pedestrian entrance;
and

One hundred percent of the street wall shall incorporate Active Uses and Service Uses, at least 50 percent of which shall be
Active Uses.
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Response:

3. Mixed Streets — “C” ROW

Standards & Guidelines

i
ii.

iii.

Transparency. 75 percent;

Weather Protection:. 75 percent. When a building is adjacent to two or more rights-of-way, weather protection shall be
provided for the two rights-of-way with the highest pedestrian orientation. Refer to subsection A.2 of this section for more
guidelines on weather protection;

Points of Interest. Every 75 linear feet of fagade, maximum;

Vehicular Parking:. No surface parking or vehicle access directly between perimeter sidewalk and main pedestrian entrance;
and

Fifty percent of street wall shall incorporate Active Uses or Service Uses.

Response:

4. Neighborhood Streets — “D” ROW

Standards & Guidelines

A
ii.

iii.

Transparency. Blank walls and inactive uses may occupy no more than 25 percent of the fagade;

Weather Protection. 50 percent. When a building is adjacent to two or more rights-of-way, weather protection shall be
provided for the two rights-of-way with the highest pedestrian orientation. Refer to subsection A.2 of this section for more
guidelines on weather protection;

Points of Interest. Every 90 linear feet of fagade, maximum, and

Vehicular Parking. No surface parking or vehicle access directly between perimeter sidewalk and main pedestrian entrance.

Response:

5. Perimeter Streets — “E” ROW

Standards & Guidelines

i

ji.
iii.
iv.

Transparency. Blank walls and inactive uses may occupy 25 percent of the facade;

Weather Protection. At entries;

Points of Interest. Every 90 linear feet of facade, maximum; and

Vehicular Parking. No surface parking or vehicle access directly between perimeter sidewalk and main pedestrian entrance.

Response:
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Alleys with Addresses — LUC 20.25A.170.C

Standards

a.

At least one entire side of the Alley with an Address shall comply with guidelines i. through v. for Pedestrian Corridor/High
Streets — “A” rights-of-way found in subsection B of this section.

b. Minimum dimension for an alley with an address shall be 20 feet wide exclusive of drive lane widths.

Alleys with addresses shall be open to the public 24 hours a day and seven days a week. Signs shall be posted in clear view
stating the Alley with an Address is open to the public during these hours.
Each tenant space shall have an exterior entrance facing the alley and be addressed off the alley.

Response:

Guidelines

a.

Materials and design elements such as paving, lighting, landscaping, and signage should incorporate design elements of the
adjacent right-of-way to identify it as part of the public realm.

An Alley with an Address may be covered in some areas but should not be predominantly enclosed.

Access from the public right-of-way should be encouraged and enhanced by multiple clear points of entry that identify the
alley as a public space. Access through the site should form a clear circulation logic with the street grid.

Wayfinding, signage, symbols, and lighting should identify the alley as a public space.

Design of the ground-level and upper-level retail should relate to the alley and be distinct from the rest of the building. This
can be achieved through the use of common architectural style, building materials, articulation, and color.

Variation should be incorporated into the design by including dimensional and level changes at both the ground plane and
building walls.

Pedestrian-oriented lighting should be provided that is compatible with the landscape design, improves safety and minimizes
glare. Design should be high quality, and materials should be durable and convey a sense of permanence.

Landscaping should be used to animate and soften the space. The use of art and water is also encouraged.

Alley design should not incorporate loading, refuse handling, parking, and other building and site service uses at the ground
level fagade, though such activities may be conducted in an Alley when reasonable alternatives are not available. Operational
procedures should encourage the above-referenced activities after normal business hours.

Provide complete project design for all phases within a project limit to ensure coordinated design and construction across
multiple phases.

Response:

Upper-Level Active Uses — LUC 20.25A.170.D

Standards

a.

Points of physical vertical access between the ground level and upper levels shall be located no more than 150 feet apart to
facilitate frequent pedestrian access to upper-level active uses.

Each tenant space shall have an exterior entrance.

Floor area and building fagades directly below upper-level active uses shall comply with standards and guidelines b.i. through
b.v. for Pedestrian Corridor/High Streets — “A” rights-of-way found in subsection B.1 of this section.

Visual access shall not be impaired by small, enclosed display windows, window coverings and tinted or reflective glazing.

Response:
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Guidelines

a. Architectural treatment of the upper-level active use space should read as part of the ground level and be distinct from the
architectural treatment of the building above.
b. Extensive visual access into the upper-level retail space should be available from the sidewalk or the alley with an address with
frequent clear lines of sight from grade.
c. Lighting and signage should be used to enliven and draw attention to upper-level arcade or balcony, or directly through
ground level retail for a multilevel single tenant.
Response:

LUC 20.25A.180 - BUILDING DESIGN

Overall Building Design — LUC 20.25A.180.B

1. Encourage High-Quality Materials

Guidelines

Articulation of fagade materials should be bold, with materials that demonstrate depth, quality, and durability;

It should be apparent that the materials have substance and mass, and are not artificial, thin “stage sets” applied only to the
building’s surface;

Use natural high-quality materials such as brick, finished concrete, stone, terra cotta, cement stucco, and wood in natural or
subdued building colors; and

iv. Use varied yet compatible cladding materials. Window and storefront trim should be well-defined and contribute to the
overall aesthetic quality.
Response:

2. Provide Interesting Building Massing

Guidelines

i

The length and breadth of a building should be pedestrian-scaled. Portions of a large building mass should be broken into
smaller, appropriately scaled modules, with changes in plane indicated by bold projections and recesses. This results in larger
elevations being reduced to human scale;

Vertical and horizontal elements should be used to create a human scale and form a coherent aesthetic providing visual
interest to the pedestrian;

Reduce the scale of elevations both horizontally and vertically;

Buildings should exhibit a vertically articulated tripartite fagade division — base, middle, and top through material and scale;
and
v. Design should feature vertical articulation of windows, columns, and bays.
Response:
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Connected Floor Plates — LUC 20.25A.180.C

Guidelines
a. From the right-of-way, the development should appear as separate and distinct buildings to the pedestrian; and
b. The connection should appear to be distinct from the adjacent masses.

Response:

Building Base (Podium) — LUC 20.25A.180.D

2. Articulate Building Base

Guidelines
i. Provide architectural expression and design elements such as cornice lines, window bays, entrances, canopies, building
materials, and fenestration, in a pattern, scale, and proportion that relate to neighboring buildings and engages pedestrians;
ii. Use high quality, durable materials, an appropriate variety in texture, and carefully crafted details to achieve visual interest
and longevity for the fagcade. Environmentally sustainable materials and construction methods are encouraged; and
iii. A building’s profile should be compatible with the intended character of the area and enhance the streetscape. In some cases,
it may be appropriate to mark an entryway with a distinct form to emphasize the significance of the building entry.

Response:

3. Provide Clear, Unobstructed views/ground floor uses

Guidelines
i. Transparent windows should be provided on fagades facing streets, parks, and open spaces;
ii. Views into and out from ground floor Active Uses may not be obstructed by window coverings, internal furnishings, or walls;
iii. Interior walls may be placed a minimum of 20 feet from the window on the fagade where Active Uses are a part of an
exemption in the FAR Amenity System.

Response:

4. Design Inviting Retail & Commercial Entries

Guidelines
i.  Primary entries to retail and commercial establishments should be transparent, allowing passersby to see the activity within

the building and bring life and vitality to the street;

ii. Architectural detail should be used to help emphasize the building entry including canopies, materials, and depth;

iii. ~ Building lighting should emphasize entrances;

iv. Provide transom, side lights, or other combinations of transparency to create visual interest;

v. Provide double or multiple door entries; and

vi. Provide a diverse and engaging range of doors, openings, and entrances to the street such as pivoting, sliding or roll up
overhead entrances.
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https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.25A.020.A__8fa9032f44530eeda9f55faa5370edcc

Response:

6. Encourage Retail Corner Entries

Guidelines
i. Locate entry doors on the corners of retail buildings wherever possible. Entries at 45-degree angles and free of visual
obstructions are encouraged;
ii. Locate primary building entrance at the corner;
iii. Use weather protection, special paving, and lighting, to emphasize corner entry;
iv. Use architectural detailing with materials, colors, and finishes that emphasize the corner entry; and
v. Use doors with areas of transparency and adjacent windows.

Response:

7. Encourage Inviting Ground Floor Retail & Commercial Windows

Guidelines

i. Retail and commercial uses should use unobstructed windows that add activity and variety at the street level, inviting
pedestrians into retail and commercial uses and providing views both in and out;
ii. Use clear window glazing;

Provide operable windows that open by pivoting, sliding or shuttering for restaurants, cafes, retail and commercial activity;
iv. Install transom windows or other glazing combinations that promote visual interest.

Response:

8. Provide Multiple Entrances

Guideline
Provide pedestrian entrances at frequent intervals to contribute to variety and intensity.

Middle (Tower) — LUC 20.25A.180.E
1. Tower Placement
b. Guidelines

i. Place towers away from parks, open space, and neighboring properties to reduce visual and physical impacts of the tower and
allow the base building to be the primary defining element for the site and adjacent public realm.

ii. Coordinate tower placement with other towers on the same block and adjacent blocks to maximize access to sunlight and sky
view for surrounding streets, parks, open space, and properties.

Response:
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2. Maximize Energy Efficiency

b. Guidelines

B

iii.

Orient towers to improve building energy performance, natural ventilation, and daylighting; provided, that access to sky view
is maintained and adverse wind and shadow impacts are minimized;

Vary the design and articulation of each tower facade to respond to changes in solar orientation. Where appropriate, adjust
internal layouts, glazing ratios, balcony placement, fenestration, and other aspects of the tower design to manage passive
solar gain and improve building energy performance;

Where possible, include operable windows to provide natural ventilation and help reduce mechanical heating and cooling
requirements; and

When multiple towers are proposed, stagger the tower heights to create visual interest within the skyline, mitigate wind, and

improve access to sunlight and sky view. In general, a variation of five stories or more provides a difference in height that can
be perceived at street level.

Response:

3. Design Tower to Provide Visual Interest & Articulation

b. Guidelines
i. Incorporate variation and articulation in the design of each tower fagade to provide visual interest and to respond to design
opportunities and different conditions within the adjacent context; and
ii. Articulate towers with high-quality, sustainable materials and finishes to promote design excellence, innovation, and building
longevity.
Response:

4. Promote Visually Interesting Upper Floor Residential Windows

b.

i.

Guidelines

The windows of a residential building should be pleasing and coherent. Their size and detailing should be of a human scale
with regular spacing and a rhythm of similarly shaped windows;

Windows should be residential in character;

Windows should be operable; and

Windows should have trim round framed openings and be recessed from the building facade, not flush.

Response:

Top — LUC 20.25A.180.F

1. Create Attractive Building Silhouettes & Rooflines

b.
i

Guidelines

Building rooflines should be dynamic, fluid, and well-articulated to exhibit design excellence while creating a dynamic and
attractive skyline;

Include towers or similar vertical architectural expressions of important building functions such as entries;

Vary roof line heights; and

Incorporate well-detailed cornices that have significant proportions (height and depth) and create visual interest and shadow
lines.
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Response:

2. Foster Attractive Rooftops

b.
i.

Guidelines
Roof shape, surface materials, colors, and penthouse functions should all be integrated into the overall building design. LUC
20.25A.130 provides guidance for rooftop mechanical equipment;
Provide rooftop terraces, gardens, and open spaces;
Incorporate green roofs that reduce stormwater runoff;
Consolidate and screen mechanical units; and

Occupied rooftop amenity areas are encouraged; provided, that potential noise and light impacts on neighboring
developments are minimized.

Response:

14



https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.25A.130
https://bellevue.municipal.codes/LUC/20.25A.020.A__8650d205a3e4be578c5d3ec6d5014fc9
https://bellevue.municipal.codes/LUC/20.50.046__a9393f6aa53fe59a710077820dec61f1
https://bellevue.municipal.codes/LUC/20.50.016__330f49df8243756a8a4dc7f7f7ee6dfe

