ATTACHMENT 5

SITE DATA |West Lot East Lot
Legal W 100 FT OF S 134.52 FT OF E693.93 FT |E 110 FT OF W 210 FT OF S 134.52 FT OF POR
Description OF NW 1/4 OF SW 1/4 LESS S 24 FT FOR |OF NW 1/4 OF SW 1/4 LY E OF 166TH AVE NE
ST
Address 8502 166TH AVE NE 98052
APN 0125059168 0125059077
Q-S-T-R SwW-1-25-5
Zone East Hill East Hill
Neighborhood | Downtown Downtown
Lot Area 11452 s.f. (0.26 acres) 11797 s.f. (0.34 acres)
ZONING REQUIREMENTS
CODE ITEM CODE REQUIREMENT
Density Table 21.10.130A |Density = 36 du/acre
36x.6=22 units max
Setbacks 21.10.130D.1 Lots with frontage on two streets shall have two front yards
and no rear yard.
(SOME PROJECTIONS - DECKS BALCONIES ARE PERMITTED, 5
MIN SETBACK, 5' MAX INTO SETBACK)
Setbacks 21.10.130D.6 Interior setbacks 15' between buildings, 5' between overhangs
Setbacks Map 10.3 Front Setback, 85th
Pedestrian system Type IIA:
5 foot planting strip
&' sidewalk
14" landscaped yard
25" total from BOC
Front Setback, 166th
15' from PL
Setbacks Table 21.10.100B |Rear Setback: NA
two front yards and two side yards
per 21.10.130D.1
Setbacks Table 21.10.130B |Side Setback, East: 6' for 31~40" high, less than 65' deep
Side Setback, North, NE building: 9' for 31~40" high, 81-100"
deep
Side Setback, North, NW building: &' for 31~40" high, 66-80'
deep
Open Space 21.10.130€ Common open space 100 s.f. min per unit - max 20% lot area
Not req'd for units w/ 200 s.f. private open space w/ 10° min
dimension
Each unit requires 200 s.f. total {10' min ). Must include patio of
80 s.f. (8" min) & balcony of 50 s.f. (5' min)
Design 21.62.020 Downtown regulations
Standards No parking in setbacks
Street front modulation required
Window setback requirements
Building height ]Table 21.10.100B | Maximum Height: 4 Stories
Parking Table 21.10.100C |1 space minimum, 2.25 maximum
1 guest space per 4 units, cubside parking may account for
25% max of req'd parking
Parking Table 21.40.010 | Parking W/D/Aisle
Dimensions 8.5/18/25.5; 9/18/25; 9.5/18/24.5; 10/18/24
Lot Coverage Table 21.10.130A [75% max
SEPA 21.70.090 Fewer than 60 units multi-family is exempt from SEPA

Design Narrative

The project is 18 three story townhomes to be constructed in four buildings of four
and five units each. The building design will be contemporary. The buildings will be
arrariged along a double loaded drive aisle with access to private enclosed garages.
All units will have roof decks as well as at grade open space.

The south buildings along 85th will have individual entries and open space along the
street while the narth buildings will be accessed via the drive aisle and a common
walkway from 166th. The north units will have access to small private yard space from
the 2nd floor living area as these buildings will be cut into the slope of the hillside. In
this way the north buildings will appear to be 2 stories on the north side which faces
single family development.

The townhome proposal is intended to create units for individual sale by unit lot
subdivision, and to create buildings that are similar in scale to the existing
neighborhood. The buildings will be madulated and detailed to emphasize the
individual units and to break down the building scale.

Vehicular access will be from 85th Street. All units will have one enclosed parking
space and there will be four additional guest parking spaces on-site.

Context
The site is bounded by 166" Ave NE and by NE 85th St. The adjacent proprties to the

north are single family. The adjacent property to the east is undeveloped city property.

The immediate neighborhood contains a mix of residential buildings generally of a
mare traditional character, but with no particular stylistic theme. o
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CVIL CONTACT CALL 48 HOURS | g

OLYUPIA, WA 98501
(360) 786-9500
CONTACT: MIKE NEER, P.E

CITY OF REDMOND GENERAL NOTES

1. STANDARD SPECFICATIONS
A ALL WORX PERFORMED AND MATERIALS USED SHALL BE IN ACCORDANCE WITH THESE
STANDARD DETALS AND SPECIICATIONS AND SHALL BE USED N COMJUNCTION WITH THE
LATEST EDIMON OF "STANDARD SPECFICATIONS FOR ROAD, BRIDGE AND MUMIGPAL

FINAL REVISION COMMENTS

REMISED 30% SUBMITTAL
REVISED 60% SUBMITTAL
REVISED 90X SUBMITTAL
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R/W DEDICATION

THE SECTION FOR ENCEPTION
BE 7:00 AM. - 10:00 PAL MONDAY THROUGH SATURDAY.
7. CONTROL OF MATERIAL
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166TH AVE. TOWNHOMES|| [C

166TH AVE NE & NE 85TH ST

OTY MAX: THO) BY. TEGH ACTUAL SAMPLES, MANUFACTURER'S CERTIICATIONS, APPROVAL OF CATALOG CUTS OR FELD
COMMITTEE CoEF
ANGLE TO NE B5TH: 90" 3
SITE DATA BUILDING DATA KEY NOTES g s nnomem | E
PROPOSED PROPERTY DATA: TOTAL APPROXMATE BUILDING AREA = 33,088 SF DISTMG REMAM, REPLACED Lol | VS
P oy = 634 s SETBACKS 3 { el (g T
HOTE: = XISTING WALL TO BE REMOVED e
CONTRACTOR TO SUBMIT A CONSTRUCTION TOTAL = 0.60 ACRES R W AR e e
HAULIG TR TO T Y OF FEDHE. 200 DESCUIN = DS = ou e 0. ""’““""":’;‘m o ——
EXISTING DRIVEWAY -
PROPOSED USE = MULTI-FAMILY RESIDENCE "W'E“mm = & FROM PROPENTY LVE & 2 -
VEST BULDNG = & FROM PROPERTY LINE EXISTNG DRIVEWA ]
THIS DEVELOPMENT SHALL BE CONSTRUCTED IN SOUH = 25 FROM BACK OF CLRB (5) E0STMG DRIVEWAY 254 3o i
ACCORDANCE WTH CITY OF REDMOND STANDARD {7 onsme omnewsy 192 T o e et S i 32 C-10
SPECIFICATIONS AND DETAILS LATEST EDITION. =—_.,=_.:.'_=.."=-.=-__";=_=._:-'-_‘.'-T' |
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ATTACHMENT 5

RECESSED FIXTURE C-

TYPICAL DOWNLIGHTS
5

INTERDED USE

Foruse with frame-in 1P and hausings LG LIS, L7X, L7IR, LIVF, L7 and LiGF,

CONSTRUCTION

Morsinam one plece refector,

\hite polyester powier cont it refl

vl baffles mvalable I black o whita,

Vehice faish hos incegral fiange.

Imagt fange.

THSTALLATION

Socket w i itecfuce.

Ritaining p of housiag.

Rowgh-ing with dips retain trims.

LISTINGS

UL Listed ta LIS and Cannclan saféty standards.

Curnp tncation ekl

WARRANTY

T-yearlimited wiarrinty, Cemplete warramty teems focated st
wvactybrandsmmAl Tenms_and. cnndlians amy

Actal per st

Tiote: Spacticadians suljuer o nge withot ndtica,

Helght: 2378 (18.7)
Lamp opeaing: 6{15.2)
Dlamete; 7-5/2(12.4)

Trim heigirt when used with
Hoa-ICincandescant fough-in

I ron

6" Full Reflector Trim

6B3

PREMIUM METAL BAFFLE
Harrow Fange

(182
158 (124)

Vimis ¢onfjure pioductsing beldd optios. Exampie: 683
(L]
Series | Finksh |
3 (blank)  Back promium bafflawhite raflacior |
w \hite premban baffiewhite reflectar |
Maximum
Appilcation Souren wattags Housleg
106 PARTE
Incandescemt 55me0 u
5 A8
[
130T L
Ruorescent TR LF
AT LI IR
1PARSS
LPE, 108, LTI LARR
12 B
Han-i Inzantent
I1S0ATH 1P
00419 L8, LT LN
BOMILIOHTING 1)

%%PINE - INDOOR/ QUTDOOR

WALL SCONCE A-
TYPICAL AT UNIT MAIN ENTRIES

Description:

The geomelric Alpina Wall provides bidirectional light above and
below the fixture. The fixture is rated for indoor, outdoor and wet
applications.

Findsh:
Satin Aluminum

Lamg Specification:
HALOGEN {H1)
HI - 2MR16/GUL0/20W

Total Wattage:
40w

Dimming Information:
Incendescent

Waight:
251 {113 kg)

1713 W, Pullarton Ava.  Chicago, IL 60614

P:773770.0195 P 7739355603

Edge
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ATTACHMENT 5

INDOOR PHOTOMETRIC REPORT

CATALOG: 683 (2607T) (S.‘qcujtVBf ands.

INDOOR PHOTOMETRIC REPORT

<SAcuityBrands

0%
0%
0%
0%
0%
0%

1%
0%

0%

PAGE 2 OF 3

: CATALOG: 683 (260TT)
TEST #: LTL10843 VA LrTHOoNLA LIGHTING
TEST LAB: ACUITY BRANDS LIGHTING CONYERS LAB r p——
ISSUE DATE: 2/24/2014 “ NARROW FLANGE
EATALOG: 56326071} PRODUCT IMAGE ZONAL LUMEN SUMMARY LUMENS PER ZONE
B I LB RETERERRaTon: ZONE LUMENS % LAMP % LUMINAIRE ZONE LUMENS % TOTAL ZONE LUMENS % TOTAL
CF28DDjE/S3S 030 2180 11.9% 36.7% 0-10 30.0 5.1% 90-100
ONE 26-WATT DOUBLE TWIN TUBE COMPACT FLUGRESCENT, 010 3342 183% 56.3% 1020 BLL 1379 100110
VERTICAL BASE UP POSITION, 060 5117 28% 86.1% 20-30 1068  18.0% 110-120
LAMP QUTPUT: 1 LAMP, RATED LUMENS/LAMP: 1825 6090 824 45% 13.8% 30-40 1162  19.6% 120-130
INPUT WATTAGE 33 70-100 325 1.8% 5.5% 40-50 1009  17.0% 130-1490
LUMINOUS OPENING: CIRCULAR (DIA: 6") 90-120 0 0% 0% 50-60 76,6  12.9% 140-150
THLVALE 19 =1) 090 5941 326% 100% 60-70 498  BA4% 150-160
EER C‘SSZC‘DP‘Y g?R";gTUG"”‘ SOMHTAL 20180 o 0% 0% 7080 263 4.4% 160170
MAX CD: 318.8 AT HORIZONTAL: 0%, VERTICAL: 7.5¢ 0-180 5941 326% 100% 8080 62 11% 170-180
SPACING CRITERION: @ 0 = 1,08 / @ 90 = 1.08
EFFICIENCY: 32.5% AVERAGE LUMINANCE (CD/M2)
Polar Candela Distribution Isofootcandle Plot
20 150° 170° 160° 150° 1407 8 5 4 3 2 101 23 45 & Ag :gg;:’
<82 202 5 55 8172
213 - . 65 6421
160 R 75 5253
107 g 5 85 3145
53 oo 2 COEFFICIENTS OF UTILIZATION - ZONAL CAVITY METHOD
= ane ' EFFECTIVE FLOOR CAVITY REFLECTANCE: 20%
. / i . O RCC%: 80 70 50 30 10 0
i / - RW%: 70 50 30 0 |70 50 30 © (50 30 20 (50 30 20|[50 30 20 @
7ee 1 RCR: 0 ,39,39,39 39|[.38.38.38 .33 |.36.36 .36 [.35.35.35|| .33 33.33| .33
160 \ 5 2 1.36.35.33 32(.35.34.33 28 [32.32.31 | 31.30.30| 30 29.29 .28
2 \ 3 233.31.29.27|.32.30.28.25 [ 29.27 .26 |.28.27 .26 .27 .26 .25 |. 24
%7 \ — . 31.30.27.25.23||30.27 25.22||26 .24 22| 25.23.22 .24 23 22 .21
o %, e g 41,28.25.22.20(.27.24.22.19||:23.21 .20 |.23.21.19).22 20.19 .18
E VALDO 100 205 30 400 5 5.26.22.20 18|.25.22.19.17||21.19..17 |21 .19 17| .20.18.17 .16
W-0°H . 61.24.20.18.16.24.20.17.15|.19.17 .15 [19.17 15 .18 .17..15 .15
7/.23.19.16.14|.22.18.16.14| 1816 14|17 15 14 | .17 .15 .14 |13
? i 1% 81.21.17.14.13|.21.17.14.12| .16 1413|1614 13 | .16 .14.12 |12
Mi0fc MOSfc 91.20.16.13.12.19.16..13.11|.15.13.12||.15 .13 11| .15 13.11] .11
M Sfc Wo.1fc ~ 10715.15.12 311814 12,1014 12 111412 111412710710
Distance in units of mount helght (Z0ft) .
CANDELA TABLE - TYPE C
0
i 296
5 312
VISUAL PHOTOMETRIC TOOL 1.2.47 COPYRIGHT 2015, ACUITY BRANDS LIGHTING. 10 319
THIS PHOTOMETRIC REPORT HAS BEEN GENERATED USING METHODS RECOMMENDED BY THE IESNA. CALCULATIONS ARE BASED ON 15 201
PHOTOMETRIC DATA PROVIDED BY THE MANUFACTURER, AND THE ACCURACY OF THIS PHOTOMETRIC REPORT [S DEPENDENT ON THE 20 256
ACCURACY OF THE DATA PROVIDED, END-USER ENVIRONMENT AND APPLICATION (INCLUDING, BUT NOT LIMITED TO, VOLTAGE
VARIATION AND DIRT ACCUMULATION) CAN CAUSE ACTUAL PHOTOMETRIC PERFCRMANCE TO DIFFER FROM THE PERFORMANCE 5 232
CALCULATED USING THE DATA PROVIDED BY THE MANUFACTURER. THIS REPORT IS PROVIDED WITHOUT WARRANTY AS TO ACCURACY, 30 210
COMPLETENESS, RELIABILITY OR OTHERWISE, IN NO EVENT WILL ACUITY BRANDS LIGHTING BE RESPONSIBLE FOR ANY LOSS “35 187
RE_SULT]NG FROM ANY USE OF THIS REPCRT. 40 159
|7 JLTL10843 .
{44 VISUAL PHOTOMETRIC TOOL PAGE 1 OF 3 L_“ ;}'égjﬁ“imm“ﬂmc . ;g ix
55 86
60 67
65 50
70 36
75 25
80 14
85 5
90 0
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166TH AVE TOWNHOMES

166TH AVENUE NE AND NE 85TH STREET Sia

REDMOND, WASHINGTON

NW 1/4 SW 1/4 SECTION 1, TOWNSHIP 25 NORTH
RANGE 5 EAST WM.

FINAL SU

N s
™
B
VICINITY MAP
NTS
OWNER/DEVELOPER GOVERNING AGENCIES LEGAL DESCRIFTION
ASHWORTH HOMES, LLE. OF REDMOND PUBLIC WORKS PARCEL Jo12%03a168
14419 GREENWOOD AVE. N, SUTE fA-179 15670 ME 85T ST THE WEST 100 FEET OF THE SOUTH 13452 FEET OF
SEATRE WA 98133 oA DBOT3-9T10 THE EAST 63593 FEET, AS NEASURID ALOWG THE
(z08) 715-9552 e 1o g pLsT SOUTIEST GOARTER OF SECTON T, TOMSP 25
AR T NORTH, RANGE 5 EAST, / W K
ARCHITECT UTILITES e ——
SEEE— s THE GITY OF REDUOND FOR ROAD PURPOSES BY DEED
DANEL UMBACH ARCHTECT, LIC. - RECORDED UNDER. RECORDING: 0. 7508080506,
T71 16TH AVE NORTHWEST
55*‘;"-5'“3“’ CITY OF REDMOND, PUBLIC WORKS
208) 427-3671 15670 NE BSTH STREET
e UMBACH REDMOND, WA 98052 RARCEL poi23noeany
CoM (425) 5562844 THE EAST 110 FEET OF THE WEST 210 FEET OF THE
: JM STREIT SOUTH 134.52 FEET OF THAT PORTION OF THE
WORTHWEST QUARTER OF THE SOUTHWEST CUARTER
CONSULTANTS — LYNG EAST OF 188TH AVENUE N SECTION 1, TOMKSHP
S 25 NORTH, RAGE 5 EAST, WLLAMETTE MERROIAN, N
T Y OF FEDMCHD, Pun 10HG COUNTY, NASHNGTON,
o (e 570 BASIS OF
508 ST. W, SUTTE 106 BEARINGS
O U ST CONTACE: JEFF DENDY
(361) T86-3500
e RAD BY(91) WASHNGTON NORTH COORDINATE SYSTEM
e s SR ;ﬂ;%ﬁ'mmmﬂsa—mm
CITY OF REDMORD, PUBLC WORKS
ST oF ReDu N ORDDHT E 134250 (14260 COR)
SURVEYOR ?m;un.nm
sl A L 425) S56-284
GECDUENSIONS, C. CONTACT: M STRET VERTICAL DATUM
10801 AN ST, SITE 102 WAVD 86 PER GTY OF REDMOND CONTROL
BELLEVLE, WA §8004
(425) 458-4488 POWER: “mm"m.rmm“m
ACT: EDMN . GREEN BASE OF TRAFFIC SIGNAL POLE IN SE QUAD OF NE
PUGET SOUND ENERGY B5TH ST & 164TH AVE NE, ELEVATION=AL9T
B001 5 212TH STREET
KENT, WA 98032 2) BENCHMARX NO. 9160, J'BRASS DISC M COMC MON
(208) Ti8-2801 BN CASE, DN 0.8", 1.5 NE OF BXCW AT NE QUAD INTX
; NE B5TH ST & J67ST AVE M€, STAWPED "COR B 2,
CONTACT: DEL JOHHSON nE
TELEPHONE:
COMRY
10200 B 10T ST
BELLEVIE, Wh 58004
1-800-576-3557
GAS:
PUGET SOUND ENERGY
BO01 S 217TH STREET
KENT, WA 58032

THIS DEVELOPMENT SHALL BE CONSTRUCTED N
ACCORDANCE WITH CITY OF REDMOND STANDARD
SPECIFICATIONS AND DETAHRS LATEST EDITION.

606 Columbia St. N.W/., Suite 106
Olympla, WA 98501

BMITTAL

DRAWING INDEX

DRAWING TITLE

COVER SHEET

SURVEY SHEET (1 OF 2)
SV-11  SURVEY SHEET (2 OF 2)
c-10 SITE PLAN
c-12 GRADING PLAN
c-14 UTIITY-DRABNAGE PLAN

CR-20  TRANSPORTATION PLAN

CR-21  TRANSPORTATION PLAN

CR-22  DRIVEWAY PROFLES

CR-2.3  ROADWAY CROSS SECTIONS

SW-30  SEWER AND WATER PLAN AND PROFILE
CH-40  ROADWAY STRIPING AND SIGNING PLAN
FP-1 FIRE PLAN

SITE DATA RECORD DRAWING NOTE
NEoo FOFERTY oAA B SENTATHE TORETHER W T (1Y CONSHRICTON REPESTOR
i Bt o] ey SHALL UPDATE THE PLAXS WITH RECORD INFORMATION O A DALY BASIS N ACCORDANCE WTH CITY OF REDWORD
SLL A COPY OF THE DRAWNG PLANS AND AN AS-SULT SURVEY N
STE AREA =080 AC (23 &) ACCORDANGE WITH THE CITY OF REDMOND SPEDYIC: RECORD DRAWNGS REQUREMENTS (APPENDEX B) T0 THE ENCBEER
UPON COMPLETION OF CONSTRUCHON.
DOSTHG ZOWNG = B
OSTNG USE = MULTH-FAMLY RESOENCE EXISTING SURVEY MONUMENTS
PROPOSED USE = WULT-FAWLY RESDENCE oSG MOWMENTS, NCLUDNG BUT NOT RESTRCTED T0 PROPERTY MOMUAENTS WL
B DISTURGED OR DESTROYED BY CONTRACTOR. SHALL, AS PART OF THE MPROVEMENT
oPEN SPACE COMSTRUCTION COST, RETAB A LAND SURVEYOR 0 OBTAN RENOVAL PRIOR T0
PROPOSED = /A PER Z08NG CODE COVSTRUCTION FUR ALL MOUMENTS WHHCH WL BE DISTORBED OR BY CONSTRUCTION AND T0 REPLACE OR
FEFERENCE SAD MOMMENTS AFTER CORSTRUCTION 1 ACCORDAMCE WTH RC. SA.24040(8)
NPERVOUS SURFACE
ALLOYED = NO MM GENERAL NOTES
PROPOSED bl THE DESIG SHOWN 1S BASED LPON THE ENGNEER'S UNDERSTANDING OF THE DISTNG CONDITONS. T DXISTNG CORDTIONS
WELLIEAD PROTECTON SHOWN ON THS PLAN SHEET ARE BASED UPON SURVEY PREPARED BY CECOMENSIONS, DATED 3/18/15, THE CONTRACTOR IS
o RESPONSILE FUR VERFYNG FELD CONDITONS PRIOR 10 BODHC THE PROPOSED ¥ E

PERMANENT WATER QUALITY AND QUANTITY TS
ARE NOT REQUIRED. OWNER IS TO PAY A "FEE IN LIEU" OF
PROVIDING AS REQUIRED BY CITY.

BUILDING DATA
TOTAL APPROXRATE BULDING AREA = 3088 5F
DRELLNG UNITS
ALLOWED = UNUMITED
PROPOSED = 18 UNTS
BULDNG HEIGHT
ALOWED =4/
PROPOSED = 448

PROR TO WORK, CONTRACTOR TO PROVIDE THE NAME AND PHONE MUMBER OF THE 24 HOUR TRAFFIC CONTROL CONTACT
PERSON TO THE CITY OF REDMOND PUBLIC WORKS DEPARTMENT.

T (360} 766-9500
F (360) 786-5267

Cv-1

AEVISIONS

FINAL REVISION COMMENTS

8/20/15

REVISED 90% SUBMITTAL

6/25/15

90% SUBMITTAL

6/11/15

60% SUBMITTAL

4/30/15

30% SUBMITTAL

3/6/15

v, PACLAND, COM

DESCRIPTION DATE
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: \Woshingten\Redmond\Ashworln\2 Drawings\On-Site\ROAHIIDS.dvg  Aug 19, 2015 - 3:450m

8/25/15

6/11/15
FINAL REVISION COMMENTS _B/20/15

LEGEND CIVIL CONTACT

— i  — PROPERTY BOUNDARY PACLAND
606 COLUMBIA STREET NW, SUITE 106

Revision Descriplion
3/17/15

REMISED 30% SUBMITTAL
REVISED 60% SUBMITTAL
REVISED 90% SUBMITTAL

CITY OF REDMOND GENERAL NOTES

1. STANDARD SPECFICATIONS

A ALL WORK PERFORMED AND MATERIALS USED SHALL BE IN ACCORDANCE WITH THESE
STANDARD DETALS AND SPECIACATIONS AND SHALL BE USED N CONJUNCTION WTH THE

30458001

BIB2D15

AMERICAN PUBUC WORKS ASSOCIATION WASHINGTON STATE CHAPTER, WHCH HEREN SHALL BE
REFERRED TO AS "STANDARD SPECFICATIONS.”

B. THE STANDARD SPECFICATIONS, EXCEPT AS THEY MAY BE MODIED OR SUPERSEDED 8Y &

FINAL SUBMTTAL

o —y -

1]
1
i
1
I.
1 near 5 | voee sF | 1988 5 | 1o & [
I
N
1
i

STANDARD DETALS AND SPECFICATIONS, SHALL COVERN ALL PHASES OF WORK FOR,
LOTS, COMMERCIAL

Checked By  Project Nos

2 PERMITS AND LICENSES
PRIOR TO CONSTRUCTION, AND I ADDITION TO ANY DTHER PERMITS REQUIRED, A OTY OF
—- REDMOND "RIGHT OF WAY USE PERMIT" MAIST SE OBTAINED FOR ALL WORK
™~ WTHIN THE CITY'S RICHT-OF-WAY. IN ADDITION, CONTRACTORS AND SUBCONTRACTORS ARE
REQUIRED TO POSSESS A CURRENT CITY OF REDMOND BUSINESS LICENSE. SUPPLIERS ARE

2,053 5F | 1,985 &F
{1z

IBESFI1F]| 193

3 PLANS
1T IS REQUIREMENT OF THE CITY OF REDMOND, DEPARTMENT OF PUBLIC WORKS, THAT AN
APPROVED SET OF CONSTRUCTION PLANS FOR ALL WORK BE KEPT ON THE CONSTRUCTION
AT ALL TIMES. N ADDITION, A COPY OF THE CURRENT CITY OF REDMOND STANOARD DETALS
AND SPECIFICATIONS SHALL ALSD BE AVAILABLE AT THE CONSTRUCTION SITE.

4. PRECONSTRUCTION

ENGINEER /MANAGER, UTLITY AND CITY REPRESENTATIVES SHALL
HOLD A PRE: CONFERENCE PRIOR TO STARTING ANY CONSTRUCTION ON THE

3 SCHEDULING PRE-CONSTRUCTION MEETINGS.
CONTACT THE OEPARTMENT OF PUBLIC WORKS COMSTRUCTION DIVISION (425) 5562723 OR
THE INSPECTION. HOTUINE (425) 556-2435 TO COORDINATE THE MEETING.

5 MNSPECTION
THE DEPARTMENT OF PUBLIC WORKS CONSTRUCTION DIVISION (425) 558-2723 OR THE
INSPECTION HOTLINE (425) 556-2435 SHALL BE NOTIFIED 48 HOURS PRIOR TO STARTING ANY
OF CONSTRUCTION INCLUDING CLEARING & CRADING, SANITARY SEWERS, WATER MAINS,
FIRE SPRINKLER, SUPPLY MANNS, FIRE STANDPIPES, FIRE DEPARTWENT STORM
DRAMNS, CURB AND CUTTERS, SIDEWALKS, DRIVEWAYS, STREET GRADING AND PAVING OR
ITs.

, WA

UNLESS OTHERWISE EXPLIGITLY APPROVED HOURS OF CONSTRUCTION SHALL BE LINITED FROM
7:00 AM. TO 7:00 P, NONDAY THROUGH FRIDAY; SATURDAY S:00 AM. TO 6:00 PM,;
SUNDAY, NO WORK PERMITTED. THIS SHALL APPLY TO ALL CONSTRUCTION WORK ENFORCED BY

166TH AVE NE & NE 85TH ST

166TH AVE. TOWNHOMES

SEE SHEETS CR-2.0 & (R-21 FOR
FOR E BSth, 186th AVE AND
167th AVE IMRPOVEMENTS

THE SOURCE OF SUPPLY OF EACH OF THE MATERIALS FURMISHED BY THE CONTRACTOR SHALL
BE SUBMITTED TO THE CITY FOR APPROVAL PRIOR TO DELIVERY. ONLY MATERIALS
mmmwu‘msmummmmmwm

TESTS
ACTUAL SAMPLES, MANUFACTURER'S CERTIFICATIONS, APPROVAL OF CATALOG CUTS OR PELD

ACCEPTANCE REPORTS.
ANGLE 3
SITE DATA BUILDING DATA KEY NOTES T S %
PROPOSED PROPERTY DATA: TOTAL APPROXMATE BUILDING AREA = 33,068 SF . .
PARCEL JO125059168 = 0.25 ACRES (1) EUSTNG WALL TO REMAN/ TO BE REPLACED s
ME s = 034 NS SETBACKS (2) ousme w o o I ——r
COMTRACICR 30, SO 4. LORSBRILION il =R VEST = 15 FROM PROPERTY LRE (3) DOSTNG BULDING DEMOLISHED — e —
HAULING FORM 7O THE CITY OF REDHOND. TONNG DESICHATION = £H EAST = §' FROM PROPERTY LNE 0! = |
PROPOSED USE = trnar e RO o o PROPERTY LNE EXSTING DRVERRY 5% 20 om0 ¢ e onc v it urm m w comom e vt |
WEST BULDNG = &' FROM PROPERTY LNE (8) Esmi REWAY 124 B G 1 & Mt i S O S 16 G s ¥ |
THS SHALL BE CONSTRUCTED IN SOUTH = 25' FROM BACK OF CURS (8) oXSTMiG DRVEWAY 252 i s 1 GO 2 M . AT B 1 o e
ACCORDANCE WITH CITY OF REDMOND STANDARD o ——— e % o Het o e S W o Tosmae e e | cC-10
SPECKICATIONS AND DETALS LATEST EDITION. iR i L i D % AR s FESS P RO
COVELT AT DRGSR GMEBOR D0 00 B AFROMD Fusl
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166TH AVENUE NE

EXISTING OFF-S
e

TREES TG B

PRESERVED

VAN R R SR
Sk AN -
ol B 8 S
AT ErTrl T R
; s i N
BCREEN ~
AT AN UNIT S U3 UNIT4 UNIT§ UNITG UNIT? UNIT8 UNITS
IR
: s A
/ N
R o
P - R O - o ERE W gy SRS
/// /
UMIT10 UNIT T UNIT 12 UNIT 13 UNIT W UNIT 1] UNIT 16 UNIT 77 UNIT 18 N i N N

LANDSCAPE PLAN ﬁ

=1C

SCALE:

GRAPHIC SCALE

HRTOW T

NE &5TH STREET

E i<l |IREMENT:

DEWATEWN S
TECHNGUE (TABLE 232080, AWARDED

25% of ma cignre catated ore Northwasr adasTva o =
2565 oF e piera arsies oe ramve!

- coaroncl B4 of ma siome sanced o6 T e
Nt caotve 0d Gt GocTond S of e piarre rerdied £
e = e e, < v for e dieanal 1O
B, ~imeum of Q8% of proncesd ook G SvemgraeT

B iermum of 255 of sezcusie mees ore Bancn ceiver & )
Fesrer or ravsimon

‘D, M of 25% of ‘o~dacomed orecs e deagred we 3
Iarcacamn g mar ucs mot rem.re rgamen aFer & S as e

oo

13 M of 8O% of reaured plartag arece v betenes acie 3
o0 avendec.

ToTAL PONTE R ac

AT RSB LTS Wi AN AN AR ATTITINAL B558S 0
SRR Pt W BV mIaBE O

L ! =)

1 ALL REPLACEVENT TREES ARE NATVE, A& MNSIUS OF 40 % OF THE DLl

TosE

TANEST ACASTIVE CF BO%, SEE SLANT LET ON -2

INTE Wil BE NATVE £ T-Z ZEET

3. THERS ARE 4 TOTAL OF 53 PROPOSED TRELS, 38 OR THEM ARE TC BE EVERSIEEN (413%)
B.THERE ARE A TOTAL OF 37 PRCSOSED DECIDUGUS TREES, 12 OF TeEm ARE TS B2 ¥ CAL, {334%)

A, THE ENTRE PLANT LET CONSST OF DLANTS THAT ARE BIT-ER DAOLGT TELERANT OR NATVE. THESE

PLANTE Win NOT REQURE RAGATION ATTER 3 YEAIS

T O % OF ToE PLANTING BEDS TS BE AMENDED, SE NOTE % ON L3

ST R YAk

ot i1 1t

425-241-6258

LANDSCAPE ARCHITECT
1909 -242nd STREET SE
BOTHELL, WA 88021

CRAMER DESIGN CONSULTANTS, INC.
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166TH AVE TOWNHOMES
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LANDSCAFE NOTES

a

N

. CIONTRASTOR B4l BE

EFETATION B T REMAN,

CONTRACTOR S-aiL DO RESCONSBLE FOR FAriaRING THEMSELVES WTH AL STHES STE MERSVE-TINTS
ART CONDITONS PROR TC STAATIG LANDSCAPE WOTA

CONTRACTER Slnall LAE CATEN WHLE EXCAVATING TS0 AVED SETLRBNG AN LTLITES ENCOUNTERES.
CONTRACTOR 18 TS PROVETLY ADVISE OV AR SF ANY OSTURBED LTLTES, LOCATION SERVICE SeoNE 287

CONTRACTER Sl MANTAN AND WATER Al SLANT MATERAL FOS | YEAR OR UNTL FNAL (NSSECTION
AND ACTUSTANCE BY DWNER,

REBSCNEBLE MOR COMPLITING SPESINE QUANTTIES DR ZROUND X -
FLANT MATERALS UTLENG ON-SENTER SIACING ACR SLANTS A8 BTATED ON THE LANDBOATE FLan ant
VN BLAnTAG DBTANIES AS SPECHES BE.OVS i THESE NCTES,

\BELE PR

Sri BE THE GUANTIIER OF PLANTI THAT ARE REPSESENTED
BT BVMBZID ON THE BRAWNGS.

BLBIRATH (8 7S BE WITHN 11C" OF ONE KEDT A FROVIDED 8y STHERS, ALL FLANTING AREAS 70 28
CLEASHD OF AL CONBTRETON MATBRIAL AND ADEKE ANE STICNS LARGHR ThAN 3 CiA~ETER

4 DHETI TEPBOL IN LANSSEAPY ARHAS,

T DEST BaRK A BESS AND I CIAMETHR Badx RNG ARDUND BASE OF STRERT TRENS ANG STHER TRAES
LOTATED N LAWAL

ALL PLANT MATERAL SHaLl B8 FESTLEFD WiTH AA0 TRANSS_ANT FERTLIER £4.0.0 PER MANUFACTURERS
SPEFSRCATIONE,

BETaAnCa wavy

8 oEmanALS - NATVE

E)

¥

ALL BLANT MATHRSL SHALL CONESRM TO AN STANDARDS SOR NUASERY STOCK LATEST EDTION ANY
RED A CAENTE ACH AT ONTE.

A FENBRAL AL PLANT MATER AL PUGNSHES Sieall BE HEAL THY REPAESENTATVES, TYPOAL OF THER
= L

1 TIPS, R
p PLANS HAVE BESN ATPROVED, DRE RATSATION

Bz FLANTING BEDS AND AT TRALE Sna e
LBED FOR LAWK ARLAS, Sl PLANTING BEDS St ARATEL  REEATED WITH NEV DU ZONES
BY CRENTATION AND SHAL BE SERARLATE PRI LAWN SOVES, FAAL COMPLANGE Wil BE DETER=AED N
THE FELD AND APPROVES M WAITAG BY THE LANDECASE ARCHTECT GR CWNER.

ROCTRARRER: PLACE OV EACH SIOH GF TREE WHPRE BOFWALK OR CURS 1§ ACUACENT, TO PROTECT SO
WALK PRI TREE DEPTH BOCT BARRER AT 10 wNEAL FT EACH SO £F TRES WinERE AZACENT T
SOMW AL [BEE DETAL ON L3

NCAES EXCEST WHERE TREE RODTD L1 THE DEPTH OF NCORSORATICN OFf SEND-ENTS NEEDED T MEET
THE CRTERA, SUBSCLE BELCW Tl TOPECL LAYER SeTul B BCASTED 57 LEAST 4 NGBS WiTH SO—E
INCORPDRATION OF TrE UPFER MATERAL TO AVOD STRATHZATICN LAYERS, WHERE FEASSLE.

BTREET TRESS TS BE FLANTED 3O MEET O CENTER ASSERT WHERE DR EWAY AnD SOEWALKS CAOSS
PLANTIVG STRP.

OR VAL WS B WIRE TES
zETa

PRUNE CiSEAED0 AND
BROLEN BRANCHES

HOSE ANG WIRE TES,

SEE DETAL ABIVE

SSRCEED TREE STAKES)

RE~GVE BNDING HATERAL AN
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WATERNG Bamin
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425-241-6258

LANDSCAPE ARCHITECT
1909 242nd STREET SE
BOTHELL, WA 98021

CRAMER DESIGN CONSULTANTS, INC.

B

WASHINGTON

166TH AVE TOWNHOMES
PLANTING SCHEDULE

CITY OF REDMOND
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7711 16th Ave NW
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Architect
7711 16th Ave NW
Seattle, WA 98117
Ph: 206 427-3871

Daniel
UMBACH

VIEW FROM NORTHWEST
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AERIAL VIEW FROM SOUTHWEST
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85TH STREET ELEVATION

Daniel
BACH

Architect
7711 16th Ave NW
Seattle, WA 98117
Ph: 206 427-3871
umbachdw@hotmalcom

|

TF 166th Ave Townhomes, LLC

2801 Alaskan Way Ste. 107,

Seattle, WA 98121

MTG 2 05.21.15

166th Avenue Townhomes
8502 166th Ave NE & 16640 NE 85th St

DESIGN REVIEW

|

MODEL VIEWS
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166TH AVE ELEVATION
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PAINTED METAL RAILINGS
WITH GLASS PANELS

PAINTED FIBER CEMENT TRIM

FAINTER.FIBER CEMENT LAP-SIDING PAINTED FIBER CEMENT PANEL SIDING

WHITE VINYL WINDOWS

Daniel

UNMBACH

Architect
7711 16th Ave NW
Seattle, WA 98117
Ph: 206 427-3871
umbachdw@hotmalcom

|

38'-10"

gg"

90"

10'-0"

11'-10"

8-0"

TF 166th Ave Townhomes, LLC

2801 Alaskan Way Ste. 107,

Seattle, WA 98121

33'-8" BUILDING HEIGHT

37'-10"
166th Avenue Townhomes |
8502 166th Ave NE & 16640 NE 85th St
DESIGN REVIEW 90% corrections 06.26.15

[

AVERAGE GRADE 80.73

CEDAR FENCING TO MATCH CEDAR SIDING FINISH

PAINTED FIBER CEMENT PANEL SIDING

T & G TIGHT KNOT CEDAR SIDING

CONCRETE UNIT MASONRY RETAINING WALLS

SOUTHWEST BUILDING - SOUTH ELEVATION

ELEVATIONS

M
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REFER TO E-1 FOR TYPICAL
BUILDING HEIGHT MEASUREMENT
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SOUTHWEST BUILDING - NORTH ELEVATION
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SOUTHEAST BUILDING - SOUTH ELEVATION
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REFER TO E-3 FOR TYPICAL
BUILDING HEIGHT MEASUREMENT
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SOUTHEAST BUILDING - NORTH ELEVATION
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PAINTED FIBER CEMENT LAP SIDING

PAINTED METAL RAILINGS

WITH GLASS PANELS ﬁ
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—T & G TIGHT KNOT CEDAR SIDING

PAINTED FIBER CEMENT TRIM
PAINTED FIBER CEMENT PANEL SIDING

SLIDING VINYL DOORS
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PAINTED FIBER CEMENT PANEL SIDING

WHITE VINYL WINDOWS

Daniel

UMBACH

Architect
7711 16th Ave NW
Seattle, WA 98117
Ph: 206 427-3871
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AVERAGE GRADE 83.13

PAINTED OVERHEAD GARAGE DOORS

NORTHWEST BUILDING - SOUTH ELEVATION

S
=

2801 Alaskan Way Ste. 107,

TF 166th Ave Townhomes, LLC
Seattle, WA 98121

DESIGN REVIEW 90% corrections 06.26.15 |

66th Avenue Townhomes

;

8502 166th Ave NE & 16640 NE 85th St

ELEVATIONS

E~5



ATTACHMENT 5

PAINTED FIBER CEMENT LAP SIDI

NG

PAINTED FIBER CEMENT TRIM

PAINTED FIBER CEMENT PANEL SIDING

SLIDING VINYL DOORS

WHITE VINYL WINDOWS

DECK AND STEPS FROM LIVING SPACE

REFER TO E-5 FOR TYPICAL
BUILDING HEIGHT MEASUREMENT

WINDOW WELL

NORTHWEST BUILDING - NORTH ELEVATION

Daniel

Architect
7711 16th Ave NW
Seattle, WA 98117
Ph: 206 427-3871
umbachdw@hotmal.com

|

2801 Alaskan Way Ste. 107

TF 166th Ave Townhomes, LLC
Sealtle, WA 98121

DESIGN REVIEW 90% corrections 062615 |

166th Avenue Townhomes
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8502 166th Ave NE & 16640 NE 8!

ELEVATIONS
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NORTHEAST BUILDING - SOUTH ELEVATION

7711 16th Ave NW
Seattle, WA 98117
Ph: 206 427-3871
umbachdw@hotmal.com
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TF 166th Ave Townhomes, LLC

2801 Alaskan Way Ste. 107,
Seattle, WA 98121

166th Avenue Townhomes
8502 166th Ave NE & 16640 NE 85th St .
DESIGN REVIEW 90% corrections 06.26.15

ELEVATIONS
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PAINTED FIBER CEMENT LAP SIDING

DECKS WITH WOOD

RAILINGS

TREE PROTECTION AREA

PAINTED FIBER CEMENT TRIM

PAINTED FIBER CEMENT PANEL SIDING

SLIDING VINYL DOORS

WHITE VINYL WINDOWS

WINDOW WELL

REFER TO E-7 FOR TYPICAL
BUILDING HEIGHT MEASUREMENT

NORTHEAST BUILDING - NORTH ELEVATION

7711 16th Ave NW
Seattle, WA 98117
Ph: 206 427-3871
umbachdw@hctmalcom

|

2801 Alaskan Way Ste. 107,

TF 166th Ave Townhomes, LLC
Seattle, WA 98121

166th Avenue Townhomes
8502 166th Ave NE & 16640 NEBSthSt
D ESIG N REVl EW 90% corrections 06.26.15
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ELEVATIONS
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REFER TO E-5 FOR TYPICAL
BUILDING HEIGHT MEASUREMENT
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CITY OF REDMOND

ATTACHMENT 5

g Ta be To be Ta be completed
» DESIGN STANDARDS CHECKLIST completed by completed by both the
Applicant by City Apphicant and City
Redmond
Example

DESIGN STANDARDS - INTENT e iharir COMMENTS ¥
See RZC Article Il lo_f the Furppiete text ofthe lr!teq! licabl

Purpose: The intent of the Design Standards Checklist is to demonstrate compliance to the City's design e s b s Y unouiare Sephcant T CHysial

standards, to identify critical project design issues, and note how these issues have been addressed. Thisis a (a) To use building design to create a transition X X Applicant: The buildings will be set back

working document to be used by both the Applicant and Staff throughout the design process. between development and natural features away from the wetland and buffers.

Staff: Buildings will be setback 30 feet from

Redmond Design Standards wetland buffer

The City of Redmond’s design standards are composed of two elements: Intent Statements which are then (b) To promote a gradual transition between different NA NA
followed by Desian Criteria. : uses.
| Design Criteria
Intent statements describe the City’s objectives for each design standard and are the requirernents that each (@) Intersections,shall be designed to faciltate A Applicant; Sfreat frintage Wit nclide
project must meet. All applications that require design review shall comply with the intent statements for each Boffrp 7%" ana vehiculenmovement sidewrlie aion the. existing street
applicable design standard. - Staff: Project must alsa include bike paths.
The Design Criteria that follow the intent statements are ways to achieve the design intent. Each criterion is f
meant to indicate the preferred condition, and the criteria together provide a common theme that illustrates the Demonstrate Staff has left this box Staff comments to
intent statement. compliance 1s required blank indicating that illustrate non-
if the criteria contains the project is not compliance
If “shall" is used in the desian criterion, all applications shall comply with that specific design criterion if it the word “shall” incompliance with
applies to the application unless the applicant demonstrates that an alternate design solution provides an Note: this standard.
equal or greater level of achieving the intent of the section and the purpose of the design category. The use '
of “shall” appears in bold as "shall”. 1. The applicant has the burden of proof and persuasion to demonstrate that the application complies with the intent
statements.

2. The applicant shall demonstrate to the satisfaction of the decision maker that the application complies with the applicable

Instructions: The Design Standards Checklist contains three columns for the reviewer (staff and the applicant) intent statements and the design criteria that use the word *shall.”

to complete. Planning Staff and the Applicant should beqin working on completing the Checklist at the earliest

opportunity within the desian process. The checklist will become part of the project record and be forwarded to 3. If "should” is used in the design criterion, there is a general expectation that utilizing the criterion will assist in achieving
the Redmond Design Review Board prior to their final approval of the project. (See example below) the intent statement; however, there is a recognition that other solutions may be proposed that are equally effective in

To be completed by the Applicant — Applicant Evaluation:

meeting the intent of the section.

1. Place an X" in the box for each applicable intent statement where the proposed design meets the intent 4, W_he{e the Design Revie\«: Boar:l concluqes that the application does_qnt comply with the intent sta.tements or the design
statemerit criteria that use the word “shall,” the Design Review Board may condition approval based on compliance with some or all
2 . . . of the desit iteri isi icati

2. Please mark the box “NA” if the statement is not applicable. @ design eriteria, or he decision maker may deny the application
3. Leave the box blank if the intent statement is applicable, yet the project does not comply. 5. Conflicts with Site Requirements. These design standards supplement the development standards and site requirements
: . of each zoning district. The design standards shall be implemented in a manner that allows developments of the type and
To be completed by Planning Staff — Staff Evaluation: scale set by the Comprehensive Plan and development regulations while achieving the design intents. Where the
1. Place and "X" in the box when the project achieves the intent statement. provisions of this section conflict with the provisions of the zoning district, the provisions of the zoning district shall

2. Please mark the box “NA” if the statement is not applicable. control.

3. Leave the box blank f the intent statement is applicable, yet the project does not comply 6. Administrative Design Flexibility. See RZC 21.76.070(C) Review Procedures, for Administrative Design Flexisility. If the

To be completed by Applicant and Staff - Comments:
Comments are used to illustrate compliance to the intent statements or to highlight important design aspects

of the project as necessary. Each comment box does not need to be completed. Statements by the applicant
are also necessary to demonstrate compliance to any of the applicable “shall” statements in the Design
Criteria portion of the checklist. Comments may also be used by staff to illustrate areas of non-compliance.

Page |

Design Review Board makes a recommendation to vary the site requirements, it shall be based on the following:

(i) The application of certain provisions of the Zoning Code would result in practical difficulties or unnecessary hardships
inconsistent with the general purpose and intent of the underlying zone and of the design standards.

(ii) Permitting a minor variation will not be materially detrimental to the public welfare or injurious to the property or
improvements in the area.

(iii) Permitting a minor variation will not be contrary to the objectives of the design standards.

(iv) The minor variation protects the integrity of a historic landmark or the historic design subarea.

(v) Consistency with the Shoreline Master Program.

Page 2



ATTACHMENT 5

PROJECT NAME:

166th Ave Townhomes

DESIGN STANDARDS - INTENT

See RZC Article lIl for the complete text of the Intent and

Signficant Design [ssue
Achiaved or Not

Cesign Criteria. The Design Criteria are suggested methads to
achieve the intent,

Appiicable
Applicant City Statf
Evaluation | Evaluation

COMMENTS

21.60.020 Context, Circulation, And Connections

2160.020(B) Design Contexts

(1)

Intent

(@)

To provide contextual references that can be used
to encourage creative and distinctive designs for
new development and redevelopment projects
while avoiding sameness in design

The building is intended to be a contemperary design
consistent with the types of materials and details
present in other recent developments, but with its
own distinct character.

To create contexts that capture the community
visions and wvalues as reflected in the
Comprehensive Plan, Redmond Zoning Code, and
Design Review Handbook. Contextual elements
could include the following:

x

(iContext Defined by Natural Forms and
Patterns. These are natural landforms found
in the Sammamish River Valley and other
parts of the City. Examples include river
contour forms; river bench terraces; multiple
silhouette ridgelines; and pancramic vistas
with associated mountain, lake, river, and
ravine forms.

(i} Histeric and Cultural Context. Historic
landmarks and the section of Leary Way
framed by older historic structures have been
identified as contributing to the historic
character of the City. In addition, Redmond's
native peoples and Redmond’s heritage as a
logging and farming community, and as a
historic urban crossroads, define the more
general historic and cultural context of the
City.

DESIGN STANDARDS - INTENT

ignificant Design Issue

achieve the intent.

Achieved or Mot
See RZC Article Il for the complete text of the Intent and Applicable
Design Criteria. The Design Criteria are suggested methods to Ewﬂum City Staff
valuation

COMMENTS

(a)

(1) Intent

21.60.020(C) Natural Features — Ridgelines and Hill Tops

To reduce natural hazards and impacts on the
natural environment, and to minimize the visual
impact of development on hillsides.

Each building and unit will step with the grade to
reflect the natural slope.

(b)

To respect natural landforms and to use them to
provide definition between various parts of the
community and to provide project identity.

NA

2,
(a)

(2] Design Criteria

Development on hillsides should minimize visual
and environmental impact by incorporating the
following techniques as appropriate:

(i) Exceptin Urban Centers, locate structures to
ensure the tops of structures are located below
prominent ridgelines or the vegetation along
ridgelines.

(i) Retain existing wind-resilient vegetation along
ridgelines.

NA

NA

21.60.020(D) Relationship to Adjacent Prope

rties

(a)

(1) Intent

To promote the functional and visual compatibility
between adjacent neighborhoods and different land
uses;

X

(i) ~ Architectural Context. This includes buildings
with articulated facades, pedestrian-friendly
scale and detailing, historic building features
or character, and interesting rooflines.

The building will be well articulated in massing and
materials and will include roof decks and balconies.

(al

(b)

(2) Design Criteria

Site development should not substantially alter
natural landforms,

Developments that have a historic or cultural
context should incorporate or enhance histaric or
cultural references with the use of symbolic design
details, interpretive signs or informational plagues.

Developments within an area that is consistent with
the goals and vision within the Comprehensive
Plan, and have a distinctive common architectural
context in terms of building height, roof type, base,
cap, windows, entries, and other similar features
should carry it forward with consistent architectural
types, materials and detailing.

NA

NA

As much as possible, the general shape of the site
will be maintained.

(b

(c)
d

(a)

To encourage building designs which use natural,
histerical, traditional, or cultural context references
to create elements which link the development lo
the neighborhoed and community;

To use building design to create a transition

between development and natural features;

NA

To promote a gradual transition between different
uses.

NA

(2) Design Criteria

Coordinate proposed development with
surrounding site planning and development efforts
on adjacent properties.

Street improvements will be coordinated with improv
ments of new development to the southeast.

Page 3

(b)

The site's zoning and other relevant
Comprehensive Plan policies shall be considered
as indicators of the desired direction for the area
and project.

©

(d)

Properly link proposed development to existing and
planned walkway, trail, street drainage and utility
systems, and assure efficient continuation of such
systems.

Consider the impact of building mass, color,
lighting, and design upon adjacent open spaces,
continuity of identified public view corridors, public
open spaces or parks, and recreation areas.

NA

Unit entries and site access will be provided as
required by CoR.

Page 4




ATTACHMENT 5

DESIGN STANDARDS - INTENT

ignificant Design Jesue
Achieved or Not

See RZC Article |1l for the complete text of the Intent ani
Design Criteria. The Design Criteria are suggested methods to
achieve the intent.

licable
Applicant | City Staft
Evaluation | Evaluation

COMMENTS

(e) Designs shall minimize impacts to historic
structures or sites, and mitigate impacts through
such means as:

(i) Developments adjacent to historic landmarks
should ensure that significant features of
historic landmarks are not obscured from public
view. In cases where this is not fully possible,
developments shall mitigate with photo
documentation showing the significant features
that will be obscured and the relationship of the
structure to that adjacent site prior to
construction of the ebscuring structure.

(ii

Use of color on developments adjacent to
historic landmark structures that allow the
existing historic landmarks to remain prominent
within the immediate area

(i) Use of materials or design that emulate
existing historic landmarks but which can be
differentiated in age from that of the landmark.

(iv) Views from the new development may include
views of significant features of the historic
landmark

NA

NA

NA

NA

NA

DESIGN STANDARDS - INTENT

&gn’rﬁEan{ Eosign Issue
Achieved or Not

See RZC Article 11l for the complete text of the Intent Si and
Design Criteria. The Design Criteria are suggested methods to
achieve the intent.

Applicabl

Applicant | City Staff
Evaluation | Evaluation

COMMENTS

(b) Buildings should be arranged on site to minimize
distances between buildings to create a walkable
environment.

NA

(c) All development shall include site-planning
measures to create an attractive street edge and
accommeodate pedestrian access.

(i) Define the street edge with buildings,
landscaping or other features.

(i} Provide for a sidewalk at least five feet wide if
there is not space in the public right-of-way
(ROW).

(ili) Provide building entries that are accessed from
the sidewalk. Preferably these access ways
should be separated from the parking and drive
aisles. If access traverses the parking lot, then
it should be raised, clearly marked by a change
in surface treatment, or both.

(iv) For businesses which require outdoor display
oriented to the street, such as nurseries and
auto sales, the street edge shall be defined.

NA

Setbacks will be landscaped on all sides. 85th street
edge will be defined by retaining walls and bidg entrig

Sidewalks will be provided per CoR street improvem
requirements.

South unit entries will be accessed from 85th,
North unit entries will be accessed from the drive
aisle and defined with decorative paving and ped-
estrian connection to 166th.

en!

21.60.020(E) Relationship to Street Front.

(1) Intent

(a) To create a relationship between a development
and the street front that provides safety and
amenities for a development's residents,
employees, and customers, and for surrounding
properties.

Site will be developed with well landscaped street-
fronts and multiple residential entries facing the
street.

(b) To relate residential development to the street front
that helps define neighborhood character. For
example, residential areas with porches and
balconies can create a sense of community and
improve safety along public sidewalks and streets.

Street facing units will have entries and balconies
facing the streets. All units have roof decks
overlooking the street.

(d) Create a streetscape to allow for the safe
movement of pedestrians. Wherever possible,
relegate parking and drive-through passageways to
the side and rear of all buildings.

{e) Provide site development features that are visible
and pedestrian accessible from the street. These
features could include plazas, open space areas,
employee lunch and recreational areas,
architectural focal points, and accent lighting.

NA

Parking access will be provided per CoR standards.

Ne common property.

(c) To relate commercial development to the street
front to ensure active street environments that
encourage pedestrian activity, stimulate business,
and encourage walking as a transportation mode.
For example, commercial buildings with windows
and entries criented to the street can enhance
pedestrian activity.

NA

(d) To create an aftractive street edge and unified
streetscape, and provide pedestrian access where
it does not conflict with private property security
ISsues.

Street edge will be developed and landscaped per
CoR

(f} Where nonresidential ground floor uses such as
structured parking are permitted, windows, rather
than blank walls, shall be provided on the street
level in order to encourage a visual link between
the business and passing pedestrians. A minimum
of 60 percent of the length of the storefront area
facing streets (between two feet and seven feet
above the sidewalk) shall be in non-reflective,

| transparent glazing.

NA

21.60.020(F) Street Design.

(1) Intent.

(2) Design Criteria,

(a) Building setbacks from public streets should be
minimized in commercial developments.

NA

(a) To balance the needs of vehicular, transit,
pedestrian and bicycle uses, and to create
attractive streetscapes, while maintaining safety as
the top priority;

Street design will be completed per CoR standards,

(b) To create attractive connections that provide safe

Page 5

linkages to public facilities, shorelines, and other

NA
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ATTACHMENT 5

DESIGN STANDARDS - INTENT

See RZC Article |1l for the complete text of the Intent St nts and

Significant Design Issue

Design Criteria. The Design Criteria are suggested methods to
achieve the intent.

Applicant
Evaluation

City Statf
Evaluation

COMMENTS

public open spaces, and that complement the
aesthetics of adjacent natural features and
buildings.

DESIGN STANDARDS - INTENT

See RZC Atticle |l for the complete text of the Intent Statements and
Design Criteria. The Design Criteria are suggested methods to
achieve the intent.

Signiicant Design Tssus

Applicant | City Staff
Evaluation | Evaluation

COMMENTS

decorative lighting, landscaping, public art or street
graphics.

(2) Design Criteria.

{a) Design streets to be consistent with terrain,
intersection configurations, and connections to
streets or adjacent sites.

(b) Minimize steep gradients in circulation patterns to
the extent allowed by site topography.

(c) Promote safety through adequate sight distance,
limited driveways on busy streets, and avoidance of
difficult tuming pattemns.

(d) Allow safe, efficient access for emergency vehicles

(e) Discourage through-traffic and long curvilinear cul-
de-sacs, while assuring adequate circulation
between neighborhoods

(f) Accommodate transit on arterial streets and, where
appropriate, within internal circulation systems.
Width, geometry, slopes, and construction
materials should be suitable for transit service.
Transit stops should be Included at appropriate
intervals,

(@) Where possible, streets and internal circulation
systems should frame vistas of retail areas, public
buildings, parks, open spaces, and natural
features, especially Lake Sammamish, the
Sammamish River, Bear and Evans Creeks, and
forested slopes.

NA

NA

NA

Street design will be completed per CoR standards.

Street design will be completed per CoR standards

Street design will be completed per CoR standards.

Street design will be completed per CoR standards.

21.60.020(G) Transit

(1) Intent.

(a) To encourage transit use through building
orientation and site design;

NA

({b) To provide safe and continuous pedestrian access
to transit facilities;

NA

(c) To consider minimizing the distance between
buildings and transit stops;

NA

(d) Te encourage weather protection for those waiting
for transit.

NA

2) Design Criteria.

(a) Provide transit stops and improvements where the
intensity of use and expected demand supports
transit use. Transit stops shall include space for
shelters meeting King County standards and ten
feet between the curb to the back of sidewalk,
unless other site requirements require a larger
sidewalk. The area devoted to shelters and wider
sidewalks may be included in setbacks and may be
counted toward required landscaping.

NA

(h) Intersections shall be designed to facilitate both
pedestrian and vehicular movement,

Street design will be completed per CoR standards.

(i) Provide shade trees along all streets. Street trees
spacing and free species shall follow the City's
street tree plan, and plantings techniques shall be
selected to create a unified image for the street,
provide an effective canopy, avoid sidewalk
damage, and minimize water consumption. Drip
irrigation  systems and native drought tolerant
landscaping are encouraged. Trees should vary
along different streets to prevent excessive planting
of any one species.

Street trees will be provided per CoR standards.

(i) Within the shoreline jurisdiction, streets and bridges
shall be designed to enhance shoreline visual,
physical and cultural access by incorporating
special design features, such as viewpoints,

gateway design elements, street fumniture,

NA

Page 7

{b) Along high traffic velume streets, a number of transit
stop alternatives, such as building “passenger
bulbs” or transit stops where sidewalks extend to
the traffic sidewalk lane, should be installed. Bulbs
allow fransit to stop easily, and people are
prevented from parking at the stop.

(c) Provide direct access to transit stops from buildings
via defined, safe pathway systems.

(d) Locate parking lots to the side and rear of buildings.
Avoid making pedestrians walk across expansive
parking lots to reach transit stops.

(e) Consider a covered and lighted entrance outside
the structure or other effective options where
residents or patrons may wait for transit out of the
weather.

(f) Focus the location of buildings onsite to concentrate
present and future transit use and to encourage
residential use of transit.

{g) Consider orienting buildings toward the street and
locate them as close as practicable toward existing
or proposed ftransit stops. Minimize walking
distances between buildings and transit stops.
Building entries should be within 1,000 feet of the
transit stop.

NA

NA

NA

NA

NA

NA

Page 8




ATTACHMENT 5

DESIGN STANDARDS - INTENT

See RZC Article 11 for the complete text of the Intent Statements and
Design Criteria. The Design Criteria are suggested methods to
achieve the intent.

igniicant Design Issue
Achieved of Not
Appicable

Applicant

City Staff
Evaluatior

COMMENTS

(h} If the development will have a retail use, locate the
storefront close to the transit stop.

(i) Security walls and fences should include gates that
employees can open from both sides to provide
access to and from transit stops.

NA

NA

DESIGN STANDARDS - INTENT

Significant Design lssue
Achi

21.60.020(H) Pedestrian and Bicycle Circulation.

1) Intent.

(a) To improve the pedestrian and bicycling
envirenment by making it easier, safer, and more
comfortable to walk or ride among residences, to
businesses, to the street sidewalk, to transit stops,
through parking lots, to adjacent properties, and
connections throughout the City:

NA

should be provided when the proposal meets the

fallowing:

(i) Joint access is legally available;

{ii) The proposal promotes safety for pedestrians
and operaters of automobiles minimizing the
interaction of vehicles and pedestrians; and

{iii) The proposal promotes proper dispersal of traffic
mode and behavior to support ftraffic
management objectives.

{d) Minimize conflicts between entries and vehicle
parking and maneuvering areas.

eved or Not
See RZC Article Il for the complete text of the Intent St and Applicable
Design Criteria. The Design Criteria are suggested methods to Applicant | City Statf COMMENTS
achieve the intent. Evaluation | Evaluation
{c) Joint driveways between adjacent developments NA

Only the north units access from the drive and decora
paving will be provided to alert drivers to pedestrian
traffic.

(b) To enhance access to on- and off-site open space
areas, shoreline access areas, and

pedestrian/bicycle paths.

NA

(2) Design Criteria.

(a) Provide pedestrian walkways that minimize walking
distances from principal building entrances to all
businesses, uses, and buildings on the
development site; existing or planned sidewalks;
and the street right-of-way

(b) Provide pedestrian walkways that connect to
adjacent properties, except when adjacent
properties are multi-family developments of fewer
than three dwelling units, or when the pathway
could connect a multi-family development to a
manufacturing or industrial use, or a manufacturing
or industrial use to another manufacturing or
industrial use. Barriers that limit future pedestrian
access are prohibited. Gates that limit access to
employees are permitted.

MNA

NA

21.60.020(J) Parking Lot and Structured Parking Location and Design

tive

(1) Intent.

(a) Te encourage parking design that provides for
distribution of parking in a balanced manner across
the project site plan, avoiding where possible a
concentration of all of the parking in front of the
building;

X

There is no parking in front of the building. Spaces
are distributed to each unit.

(b) To provide for clear intemal vehicle circulation
patterns and consideration of pedestrian walkways
in parking lots;

Vehicular/pedestrian circulation is extremely simple.

(c) To set standards for paving, lighting, and other
design elements;

to be addressed in later submittals

{d) To provide for joint entrances and exits;

Only one parking access/exit.

{e) To reduce the negative impacts of parking and
circutation facilities on highly visible public open
spaces, such as shorelines and other natural open
spaces.

NA

{2) Design Criteria.

21.60.020(I) Vehicle Entrances and Driveways

(a) Locate parking where possible behind buildings
and away from areas of public visibility and
shorelines,

(b) Integrate parking area design with landscape
design in a way that reduces the visual impact of
impervious surfaces and provides adequate
screening of parking from public view, while
allowing sufficient visibility to enhance safety.
Parking areas should provide for landscaping next
to buildings and alongside walkways.

no wider than the minimum required per entry or
exit lane. The City may impose additional
restrictions to parking lot and vehicle access point
locations to reduce impacts to public safety,
pedestrian movement, on-street vehicle circulation,
and visual qualities.

(1) Intent.

(a) To provide safe, convenient vehicular access to |x Access will be provided per CoR standards. Entranc
sites without diminishing pedestrian access and is landscaped and will be reviewed for safety.
visual gualities

(2) Design Criteria.

(a) Minimize parking lot entrances, driveways, and | X One vehicular entrance is provided.
other vehicle access routes onto private property
from a public right-of-way.

(b) Driveway lanes crossing a public sidewalk shall be X Access will be provided per CoR standards.

(c) Reduce pavement areas for vehicular use by
avoiding the use of parking aisles with parking
located only along one side.

Only 4 surface parking spaces, none are readily visib!

Landscaping adjacent o all parking spaces and
ends of drive aisle.

All parking is double loaded.

(d

Convenient, clearly identified pedestrian access
shall be provided from the interior of parking areas
and street front walkways. See Figure 60.10 below.

Pedestrian walk will connect street and drive aisle.

Page 9

(e) Site layout for individual parcels should be designed
to provide reciprocal vehicular and pedestrian
access to and from adjoining lots in order to

achieve a unified circulation plan which minimizes

NA

e,

Page 10



ATTACHMENT 5

DESIGN STANDARDS = INTENT

See RZC Article 11l for the complete text of the Intent Statements and
Design Criteria. The Design Criteria are suggested methods to
achieve the intent,

Signitcant Design (5508
Achiaved or Nat
Applicable

Applicant | City Staff
Evaluation | Evaluation

COMMENTS

curb cuts and provides pedestrian connections
between uses.

DESIGN STANDARDS - INTENT

gignﬁcnnl Design Issue
Achieved or Not

(f) Parking — Structured.

(i) Structured parking should be designed to include
articulated planes. The scale of parking structures
shall be modulated by interruptions of the facades,
setbacks, and lowering the first level below the
existing grade (where the water table allows) to
reduce total height.

(i) Facades of parking structures shall include a
landscape freatment in addition to architectural
screening from the SR 520 corridor.

(i) Parking structures shall have landscaping around
the perimeter which will correspond to that used
by the adjacent land uses and activities.
Landscaping shall include, but not be limited to,
a combination of shade trees, evergreen trees,
shrubs, groundcovers, deciduous native and
ornamental shrubs, and vines to further screen
the structures.

(iv) The top floor of parking structures should include
landscape screening in areas, such as along the
cornice and on the deck, either by trees or a
screening trellis treatment if visible from
residential zones or SR520.

(v) Provide walkways in parking floors which have
curbs or other barriers to protect from vehicular
intrusion.

(vi) For security, pedestrian routes shall be visible
and avoid enclosed, hidden areas. Emergency
call boxes should be available.

(vii) Parking structures along the ground floor shail be
enclosed with retail or office uses on the exterior, or
where this enclosure is not feasible, the visual
impact should be softened with landscaping or
screening.

NA

NA

NA

NA

NA

NA

NA

NA

21.60.030 Community Space

21.60.030(B) Pedestrian Plazas.

1) Intent.

(a) To provide plazas that attract shoppers to
commercial areas. In heavily used pedestrian
areas, or in areas where increased pedestrian
activity is desired, the area shall be designed as a

pedestrian plaza.

NA

Page 11

‘See RZC Article Il for the complete text of the Intent Statements and Applicable

Design Criteria. The Design Criteria :re:ug:e::ed methads to. Wu‘nﬁw COMMENTS

achieve the intent. Evaluation | Evaluation

(b) Where appropriate in the business park and | na
industrial areas as well as residential projects
within the moderate- and high-density residential
zones, plazas shall be provided tc enhance the
employees’ and public's use of the space for
passive activities, such as resting, reading, and
eating lunch.

(2) Design Criteria.

(a) A pedestrian plaza should provide pedestrian- NA
oriented amenities and landscaping to enhance the
public’s use of the space for passive activities.

(i) Use trees and other landscaping to provide some | NA
shaded areas and a visual amenity.

(i) To qualify as a “pedestrian pltaza” an area must | na
have:

(A.) Pedestrian access (including handicapped NA
access) into the plaza from the public right-
of-way;

(B.) Paved walking surfaces, such as concrete, | NA
brick pavers, or other type of paver;

(C.) Security lighting on site or building mounted. | NA

(iii} A pedestrian plaza is encouraged to have: NA

(A.) Site furniture. The design may use planters, NA
rails, benches, retaining walls and other
raised surfaces for seating. Cluster some
seating for informal gathering and outside
eating areas. Wherever possible, locate a
majority of the seating for sun exposure,
where views can be taken advantage of, and
near to activity centers of a site such as at
building entrances and at the intersection of
walkways.

(B.) Artwork, or amenities, such as fountains, NA
kiosks, etc.

(C.) Fountain NA

(iv) A Pedestrian Plaza shall not have: NA

{A.) Adjacent unscreened parking lots. NA

{B.) Adjacent unscreened chain link fences. NA

(C.)Adjacent “blank walls" without “blank wall NA
treatment,” such as landscaping, windows or
murals.

Page 12




ATTACHMENT 5

DESIGN STANDARDS - INTENT

See RZC Article Ill for the complete text of the Intent and

Significant Design [ssue
Achieved or Not
Applicable

Design Criteria. The Deslign Criteria are suggested methods to
achieve the intent,

Applicant | City Stafr
Evaluation | Evaluation

COMMENTS

21.60.030(C) Pedestrian Facilities and Amen

ties.

(1) Intent,

(a) To enhance the visual character of buildings and to
improve the pedestrian environment.

(b) To provide a network of pedestrian connections, the
level of facilities provided to support pedestrian
activities can greatly encourage the use of the
pedestrian network. These criteria outline the
sufficient levels of pedestrian facilites and
amenities to achieve safe, comfortable pedestrian
circulation.

(¢) To enhance the visual character of buildings and to
improve the pedestrian environment by using the
architectural elements of a building and
landscaping to highlight and define the entrance.

(d) To encourage and facilitate the use of alternative
modes of transportation.

(2) Design Criteria.

(a) Except on exclusively multi-family, manufacturing,
or industrial use buildings, portions of buildings that
are adjacent to a pedestrian walkway or sidewalk
shall provide overhead weather protection as
follows:

(i) The protection should be at least 48 inches wide
along at least 80 percent of the building's front
face. The weather protection may be in the form
of awnings, marquees. canopies, or building
overhangs.

Canopies or awnings shall have a minimum
clearance of eight feet above sidewalks and
should not be more than 15 feet above the
sidewalk at its highest point

(i) The color, material, and configuration of the
pedestrian coverings shall carry forward the
architectural theme of the building. All lettering
and graphics on pedestrian coverings must
conform to Chapter 21.44 RZC, Signs.

NA

NA

NA

NA

(b) Street-facing, ground-floor facades of mixed-use
and retail structures shall include one or more of
the following characteristics:

(i) Transparent window area or window displays
along at least 60 percent of the length of the
ground floor facade,

(i) Sculptural, mosaic, or bas-relief artwork over 50
percent of the length of the ground floor facade.

(i) Other similar_building design or landscaping

NA

NA

NA

NA

DESIGN STANDARDS - INTENT

Signficant Design Tssue

Achieved or Not

See RZC Article lil for the complete text of the Intent St and
Design Criteria. The Design Criteria are suggested methods to
achieve the intent.

Applicabl

Applicant City Staff
Evaluation | Evaluation

COMMENTS

feature approved by the City.

(¢) Enhance the primary public entries of all buildings
by two or more of the following means:

(i) Providing weather protection, such as an awning,
canopy, marquee, or other building element, to
create a covered pedestrian open space.

(i) Providing at least 100 square feet of landscaping
at or near the entry.

(iii) Providing pedestrian facilities, such as benches,
kiosks, special paving, bicycle racks, etc.

(iv) Providing a trellis, canopy, porch, or other
building element that incorporates landscaping.

(v) Providing site designed pedestrian-scaled
lighting.

(vi) Providing artwork or site designed pedestrian-
scaled signs.

(d) Site design should avoid creating potential
entrapment areas.

(e) Buildings should be arranged on the site to
overlook pedestrian routes and parking areas to
allow for informal surveillance of these areas.

(f) Housing units, offices or other uses that allow for
informal surveillance should surround courtyards
and open spaces.

(g) Arrange a mixture of uses to minimize isolated
areas that may be unsafe.

NA

NA

NA

NA
NA

NA

NA

NA

NA

All pedestrian routes are overiooked by buildings.

21.60.040 Design Concepts.

(B) Buildings.

21.60.040(B)(1) Architectural Concepts.

| (a) Intent.

(i) To ensure building design is based on a strong,
unified, consistent architectural concept;

Consistent concept and materials throughout.

(ii) To ensure that buildings portray a sense of high
architectural integrity;

Architectural quality of the building and materials

will be disey el d thraugh the Design

(i) To ensure that new buildings are appropriately
designed for the site, address human scale, and
become a positive element in the architectural
character of the neighborhood:

Review Board process.

(iv) To ensure that new buildings use high-quality
building materials and architectural finishes in a
manner that exemplifies craftsman quality and

durability;

(v) Consider solar orientation and climate in siting
buildings to promote energy conservation.

NA

Design Criteria.

(i} Building design should support the vision for the
area as defined in the Comprehensive Plan, and
development regulations.

Page 13

(i) The architectural composition, scale, elements, and

details of a building should relate to the site's
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ATTACHMENT 5

DESIGN STANDARDS — INTENT v DESIGN STANDARDS - INTENT oot D s
See RZC Article |1l for the complete text of the Intent and i See RZC Article Il for the complete text of the Intent and Applicable
Design CrilerliaA The Desis;?(:ﬁteria are suggested methods to Applicant | City Staft COMMENTS Design Criteria. The Design Criteria are suggested methods to Applicant | City Staff COMMENTS
achieve the intent. Evaluation | Evaluation achieve the intent. Evaluation
natural d.feenurr-:s :ndt the chh:ra?erl of thet _(;c)arifst c;tfor ; tl-naI r;gighbon;oodf tham:, .I‘:"h( )me X This will be a contemporary design throughout,
surrounding area. A strong architectural concep architectural scale (the scale of the building(s) in o |
will indicate this organizational scheme, and relation to surrounding development) and character simitar isize:and seale: o oiher récent dovelopments:
convey the project's architectural character, or the of those surrounding developments that meet the
style of the development The relationship required intent of the City's design review criteria;
by this section between a building and the site's (i) To ensure buildings are based on human scale (the | X IThe buildings are broken up to emphasize individual
natural features and surrounding area is shown scale of the building and how it relates to the units and repeated elements to break up the scale.
when the following concepts are incorperated into people that use it);
the design: (iii) To ensure that {arge buildings reduce their apparent | x
e = - e - mass and bulk on the elevations visible from
(A) aB;JollL?f!l':!g (a)”i”otj::?;‘dswﬁngég?;ge ;;ﬁg‘eg X The buildings are arranged on the site essentially streets or pedestrian routes;
hillside, or respand i;w design to & prominent as required to provide the necessary parking. Within {iv) To c_reate a_ sk_xline that is visually interesting. X
feature, such as a comer location, a street or that context, individual units are identifiable, building {:D! Design Criteria. =,
the river. Other design alternatives include: entries face the street where possible and connect (i) The apparent mass and scale of large buiildings | x The building is well modulated. No shoreline views,
Windows, breezeways and common areas 1o the street. As townhomes, there are no common should pe re_duced throug_h the use of modulation
should be oriented toward shorelines, scenic amenities within the site. and amcpiatlon ""_at provides a pgd}astnan scale
views, or natural or recreational amenities on and architectural interest The building envelope
the site. Buildings and site design should 3Im§i be deSIgnen_! to maintain shorellme view
provide a readily identifiable building entry. corridars from the site and nearby properties.
Incorporate substantial areas of windows and (i) Integration. Large buildings should integrate | na
outdoor seating areas and walkways oriented features along their facades visible from the public
toward _the shoreline. ) Out_door use areas right-of-way and pedestrian routes and entries to
should include landscaping, lighting and street reduce the apparent building mass and achieve an
furniture. Design buildings so they do not turn architectural scale consistent with other nearby
their backs to the street or to shoreline public structures.
access areas - - ==
. - . i . (i) Facade Modulation. Building facades visitle from
(B.) Architectural Composition. The composition of Repetition of certain elements from unit to unit provides public streets and public spaces shall be stepped X The facades are well modulated
a building's larger masses and elements a unifying theme with variation of the end units to add back or projected forward at intervals to provide a
should create a unifying concept. The interest and address the end conditions. minimum of 40 percent facade modulation unless
compoasition should be clear and appropriate to the applicant demonstrates that an altemate design
the building's function and context. solution provides an equal or greater level of
: A T : hieving the intent of the section. The minimum
(C.)Crient buildings to retain and offer views to, | Na G ;
from, and through the site, where identified as depth of modulation shall be cne foot and the
public view corridors or shoreline views, by minimum width shall be five feet.
taking advantage of topography, building (iv) Articulation. Buildings shall be articulated to reduce R i .
location, and style. the apparent scale of buildings. Architectural details % :::r:::izg;ﬂ :n:ie:(a;:;dw?tldt::g:lae m:n?:mn
iidi i e g that are used to articulate the structure may include : i
(D‘)iﬁ;‘;‘;‘gesE|E;E”Licat?és"th’vgor;D{ O:Oer]hSé X Building entry elements are a repeated motif. reveals, battens, and other three dimensional include changes in siding type and color and may
articulation o arrangement of doors and details that create shadow lines or intervals and include various reveals and trim elements.
windows or other building features should ?r”eak_ up the flat surfapss Df. ‘?‘E fac_;adie‘_ T?'e
provide for compositional unity and convey a ollowing are ways to achieve building articulation:
strong architectural concept. (See also RZC (A.) Tripartite Articulation. Provide tripartite building
21.60.040(B)(2), Building Scale.) ags&gz"ogega:;iﬂgg 1:2:; |2m:||1§' a:rg ?f:glﬂjrgll All specific design details will be presented and
i . i o
(E.) Building Details, Materials, and Colors. | X Proposed building materials are consistent with the ﬁltemst‘ reviewed through the Design Review process.
Moldings, mullions, rooftop features, materials, criteria. - - .
and colors should display a distinctive (8)Window Treatments. Provide arliculated
architectural  style (See alsa RZC window tmatmengs in facades visible from
21.60.040(B)(4), Building Details, Materials, streets and public spaces for architectural
and Colors.) interest and human scale with mullions,
recesses, as well as applying complementary
e articulation around doorways and balconies,
21.60.040(B)(2) Building Scale. I T ' (See also RZC 21.60.040(8)(4), Building
| (a) Intent. = - _ Details, Materials and Colors).
(i) To ensure new development is compatible with the | | |
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ATTACHMENT 5

DESIGN STANDARDS - INTENT

See RZC Article |1l for the complete text of the Intent

Significant Design issue

Design Criteria. The Design Criteria are suggested methods to
achieve the intent.

Achieved or Not
Statt

licable
Applicant | City
Evaluation | Evaluation

COMMENTS

(C.)Architectural Elements. The mass of long or
large-scale buildings can be made more
visually interesting by incorporating
architectural elements, such as arcades,
balconies, bay windows, dormers, or columns.
(See also RZC 21.60.040(B)(4), Building
Details, Materials and Colors).

(D.)Materials. When there is a change in the
building plane, a change in the building
materials, colors, or patterns is appropriate.
(See also RZC.60.040(B)(4), Building Details,
Materials and Colors)

(E.) Landscaping. Provide a trellis, tree or other
landscape feature within each interval (See
also RZC 21.32, Landscape Design).

(F.)Upper Story Setback. Setting back upper
stories helps to reduce the apparent bulk of a
building and promotes human scale.

(G.) Small-Scale Additions. In retail areas, small-
scale additions to a structure can reduce the
apparent bulk by articulating the overall form.
Clustering smaller uses and activities around
entrances on street-facing facades also allows
for small retail or display spaces that are
inviting and add activity to the streetscape.

21.60.040(B)(3) Rooflines.

extend more than 100 feet without modulation.
Modulation should consist of either one or a
combination of the following treatments;

(A.) For flat roofs or facades with a horizontal eave,
fascia, or parapet with at least an eight-foot
return, the minimum vertical dimension of
roofline modulation is the greater of two feet or
one-tenth multiplied by the wall height (finish
grade to top of wall) if the segment is 50 feet or
less, or at least four feet if the segment is more
than 50 feet in length

(a) Intent.

To promote detailed roof expression to create a | x
variable roofline throughout and to create a skyline
that is visually interesting

(b) Design Criteria.

(i) Building moflnne§ wsnb\g from a pl.‘thc street, open | Roof lines will vary through the use of overhangs
space, or public parking area shall incorporate i
features to create a varied and visually distinctive and;roof decks with.open and solid railingspunctuated
roof form through features, such as prominent by roof stair penthouses.
cornice or fascia, stepped roofs, emphasized
dormers, chimneys, gables, or an articulated
roofline.

(i) The width of any continuous flat roofline should not | NA

Page 17

rectilinear forms and mechanical equipment and
rooftop penthouses shall be architecturally
incorporated into the design of rooflines or into the
averall building design

DESIGN STANDARDS - INTENT S v
See RZC Article I1l for the complete text of the Intent Sta d Applicable
Design Criteria. The Design Criteria are suggested methods to o Applicant | City Staff COMMENTS
achieve the intent. Evaluation | Evaluation
(B.) A sloped or gabled roofline segment of at least

20 feet in width and no less than three feet

vertical in 12 feet horizontal.
(i) Rooftops shall incorporate features which soften | x

21.60.040(B)(4) Building Details, Materials and Colors.

quality. The use of brick is encouraged on walls or
as accents on walls. Large areas of rough-cut
wood, wide rough-cut lap siding, or large areas of
T-111, plywood, or similar materials are prohibited.
Vinyl siding is prohibited on the ground floor of
commercial buildings. Wood-textured cementitious
fiberboard products should be considered in lieu of
wood siding for commercial buildings.

(i) Enhance buildings with appropriate details. The
following elements are examples of techniques
used on buildings to provide detail.

(A.) Detailed Treatment of Windows and Doors.
Examples include decorative lintels, sills,
glazing, door design, molding or framing details
around all windows and doors located on
facades facing or adjacent to public streets or
parks.

{B.) Ornamentation. Examples include ornamental
railings, grillwork, landscape guard, and
trellises.

(C.)Distinctive Light Fixtures. Examples include
lights with a decorative shade or mounting

(D.)Varied Building Materials. Examples include
patterned masonry, shingle, brick, or stone.
Also, individualized patterns or continuous
wood details, such as shingles in a geometric
pattemn, decorative moldings, brackets, wave
trim or lattice work, ceramic tile, stone, glass

block, carrera glass, or similar materials.

(E.) Artwork or Decorative Paving. The artwork may
be freestanding or attached to the building, and
may be in the form of mosaic mural, bas-relief
sculpture, light sculpture, water sculpture,
fountain, freestanding sculpture, art in
pavement, or other similar artwork.

Page 18

(a) Intent.
To provide visual interest, distinct design qualities,
and promote compatibility and improvement within £
surrounding neighborhoods and  community
development through architectural detailing and the
use of sustainable and high-quality materials.
(b) Design Criteria.
(i) Use building materials of high durability and high X Siding will be mostly cement board panel and lap

siding in several patterns/details.

A variety of design features and details will be employ]
and reviewed through the DRB process.

ed




ATTACHMENT 5

DESIGN STANDARDS — INTENT

See RZC Article 1l for the complete text of the Intent St and

Significant Design 1ssue
Achieved or Not
plicabi

Design Criteria. The Design Critenia are suggested methods to
achieve the intent.

Applicant | City Staif

COMMENTS

{iii) Avoid the use of building features or design
elements that incorporate corporate themes, logos,
or colors which do not reflect the neighborhood and
community context.

(iv) High-quality and natural materials and methods
should be used to accent visible building features
(i.e., wood, stone, brick, etc.). Building design
should incorporate and display the natural grain or
texture of materials. Wood-textured cementitious
fiber board is also a preferred alternative to wood
products for commercial buildings.

(v

Colors used on building exteriors should integrate a
bullding's various design elements or features.

(vi) Accent colors should use color combinations that
complement each other,

(vii) Softer, muted or earth-toned colors are preferred;
however, brighter colors may be approved when
contextually appropriate.

{viii) Use accent colors in a way to enhance or highlight
building design, and not in @ manner that creates
clutter or otherwise detracts from building design

DESIGN STANDARDS - INTENT

See RZC Article 1l for the complete text of the Intent and

ignificant Design |ssue
Achieved or Not
Applicable

Design Criteria. The Design Criteria are suggested methods to
achieve the intent.

Applicant City Staff
Evaluation | Evaluation

COMMENTS

encourage use of outdoor areas and streets.

{viiyMaintain adequate space between buildings to
allow for landscaping or buffering. Avoid creating
fragmented and unrelated landscape strips and
edging.

(viii) In residential developments, incorporate open
space, privacy, and separation, while maintaining
safety, from adjacent units through careful location
of building entrances, windows, fences, walls, and

landscaping.

21.60.040(6) Blank Walls

[(a) Intent.

To reduce the appearance and mass of large walls
through the use of various architectural and
landscaping treatments,

(6] Design Criteria,

(i) Avoid the use of large, blank walls.

21.60.040(B)(5) __ Multiple Building Design

(i) All blank walls shall be treated in one or more of
the following ways:

NA

(A.)installing windows or a vertical treliis in front of
the wall with climbing vines or plant materials;

(a) Intent,

To promote integrated multiple-building
development that is coordinated with and enhances
the surrounding built and natural environment, and
is organized to meet the goals of Redmond's
development regulations.

{B.)Providing a landscaped planting bed at least
five feet, zero inches, wide or raised planter
bed at least two feet, zero inches, high and
three feet wide in front of the wall, with plant
materials that obscure or screen at least 50
percent of the wall's surface within three years;

(b) Design Criteria

(C.)Providing artwork (mosaic, mural, sculpture,
relief, etc.) over at least 50 percent of the blank
wall surface;

(i) Orient buildings to retain and offer views to, from,
and through the site, where identified as public
view corridors or shoreline views, by taking
advantage of topography, building location, and
style.

(i) Buildings in groups should be related by common
styles, materials, roof shapes, or other cammon or
distinctive architectural element. Contrast should
be provided by the use of varied materials, color,
architectural detailing, building orientation, or
building type.

(i) Consider solar orientation and climate in siting
buildings to promote energy conservation.

(iv) Consider site design that minimizes clearing and
grading and other disruptions to the natural
character of the site.

(v) Use site and building design for safety techniques
described in RZC 21.60.040(B)(7).

(vi) Orient _buildings, _entries, and _activities _to

NA

NA

NA
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The building materials and details will be consistent
throughout. Facades and massing vary for end units
and back units as appropriate to the differing location
on the site.

(D.)Proposing  alternative  techniques or by
providing an architectural justification for the
blank wall as part of the Design Review
process.

21.60.040(7) Building Design for Safety

@) Intent

To promote building designs which increase safety
of employees, residents and visitors.

(b) Design Criteria.

(i) Buiding design should allow for informal
observation of exterior semi-public and public areas
including play areas, open spaces, pathways, and
parking lots.

(i) Areas such as laundry rooms and fitness rooms

should incorporate windows to increase visibility

NA

Page 20

All outdoor spaces are overlooked by at least
one dwelling unit.
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DESIGN STANDARDS - INTENT

See RZC Article |l for the complete text of the Intent Statements and
Design Criteria, The Design Criteria are suggested methods to
achieve the intent,

Sigrificant Design 1ssus
Achieved or Not
licable
Cty Staft
Evaluation

Applicant
Evaluation

COMMENTS

(i) Doors to stairways, parking, and similar areas
should be open or have windows to allow users to
see through te the other side.

(iv) Increase personal safety by considering the
following in the design of building entries

{A.) Avoid hidden building entries and ensure good
sight lines into entries.

(B.) Sufficiently light doorways and alcoves.

(v) When security surveillance devices are proposed,
they should be designed to blend with the site and
buildings to the extent possible.

NA

NA

(C) Landscaping

21.60.040(C)(1) Planting Design

(a) Intent.

(i) Planting design is an integral part of the overall site
and community design and should complement the
architecture, other site elements and the visual
appearance of the neighborhood, as well as the
Northwest environment. The landscape plan should
help reduce impacts to and create a transition to
adjacent natural features, such as critical areas and
shorelines. The landscape plan should be based on
a well-defined concept addressing criteria for
function, design, horticulture, maintenance, and
irrigation.

All planting were selected for color,
texture, and low maintenance.

Plants with low maintenance qualities,
are native varieties and cultivars of
native varieties.

(i) The planting design should be a composition of
plant materials that creates an appropriate visual
character, such as stylized, formal, informal, or
natural. The design should include a suitable
combination of trees, shrubs, groundcover plants,
vines, lawns and herbaceous material, including
native and Northwest-adapted plants. The number,
size and arrangement should be carefully selected
to balance color, texture, ferm, line, proportion, and
scale in both the horizontal and vertical plane.

The style of this design will be

"Northwest Contemporary”, with the use of drough
tolerant grasses and native varieties of shrubs ang
trees where appropriate

it

(b) Design Criteria

() Retention and Enhancement of Existing
Vegetation. Preserve as much native noninvasive
vegetation as possible, particularly adjacent to
buffers of critical areas and shorelines, Replant
developed areas with stands of non-dwarf
evergreens in natural and random patterns where
possible.

(i) Usable Open Space and Public View Corridors.
Provide space on site for active or passive
recreational purposes. When located in an
identified public view corridor, this open space may
also provide views through a development to
important features, such as the Lake Sammamish,
Sammamish River, and the river valley; Bear

NA

NA

Page 21

See RZC Article Il for the complete text of the Intent and

DESIGN STANDARDS - INTENT

Significant Design Tesue
Achieved or Not
Applicable
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Applicant | City Staff
Evaluation | Evaluation

COMMENTS

Creek; or panoramic mountain views.

(iii) Transition. Provide plantings that provide a clear
transition in design between adjacent sites, within a
site, and from native vegetation areas. To lessen
impacts and provide transitions to natural areas,
use native plants as much as possible adjacent to
the buffers of critical areas and shorelines. Design
foundation plantings to create an effective change
from public to private space and from the vertical to
horizontal plane at building edges.

{iv) Mitigation of Adverse Visual Impacts. Provide
planting to soften the visual impact of less desirable
development and structures, such as large blank
walls, dumpster areas, service areas, and large
areas of pavement.

(v,

Definition or Emphasis. Use planting to highlight
significant site features and to define site use areas
and circulation corridors without interfering with the
use of such areas. Examples include site and
building entrances, pedestrian walkways, and focal
points, such as gathering areas or plazas.

(vi) Safety. Use planting landscaping which minimizes
disruption of sight lines along pathways.

(vii) Water Conservation. Plants and technigues that
reduce water consumption are encouraged.

Design. Plants should be selected and
arranged according to the following design criteria:

{viii)

(A.)Variety. Select a variety of plants providing
interest, accent and contrast, using as many
native species as possible.

(B.)Consistency. Develop a planting design
conforming to the overall project design concept
and adjoining properties.

(C.)Appropriateness. Select plants with an
awareness of their growth requirements,
tolerances, ultimate size, preferences for soil,
climate and sun exposure, and negative
impacts.

(D.) Density. Provide adequate plant quantity, size,
and spacing to fulfill the functional and design
objectives within the stipulated time.

pinge
N‘;h ; Tinn
Drovi

Appropriate sized plantings have been provided

Drought tolerant plants have been provided

Different varieties of plants have been
selected for contrasting colors, textures and
patterns.

Plants have been selected for their specific

micro

climate areas around the building.
Hardiness and low maintenance were a
priority in the selection of the materials also,
The denseness and sizes of plantings were
selected based on the size of the spaces
and their known growth patterns.

pmwded to screen and soften new |

provide screen from adjacent propefties.
nd cultivars of nati e

malnlenance and low water values,

21.60.040(C)(2) Parking Lot Landscaping

(a) Intent.
{i) To improve the aesthetic appearance of parking .
lots;
(i) To reduce the summertime heat and glare buildup x
within and adjacent to parking lots;
(i) To provide landscaped areas within parking areas
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licable
Applicant | City Staff
Evaluation i

(i) All garbage receptacles and recycling bins not
located within parking garages shall be enclosed
by a freestanding enclosure that is architecturally
consistent with the building. Locate waste
receptacles in areas convenient for on-site use and
accessible for collection.

NA

Achieved or Not
See RZC Article Il for the complete text of the intent and Applicable
Design Criteria. The Design Cﬁ!eda are suggested methods to Applicant | City Staff COMMENTS
achieve the intent. Evaluation | Evaluation
in addition to landscape buffers around the
perimeter of parking lots; X
(iv) To provide screening and break up the expanse of All trees will provide shade and screening
paved areas. as well as aesthetic features
| (b} Design Criteria.
(i) Cluster interior parking lot landscaping when
possible to censerve significant portions of existing
tree cover as an amenity to the site. (See also
Chapter 21.30 RZC, Landscaping.)
(i) Disperse interior parking lot landscaping throughout
a parking lot when no significant existing vegetation
exists.
{iit) Shade‘ trees shall be used to shade parking lots Trees and shrus will provided shade
and driveways to reduce summer heat loads. X

(iv} Provide landscaped areas within parking areas in
addition to landscape buffers around the perimeter
of parking lots to effectively screen vehicles.

(iiiy Service elements and outdoor storage areas
(dumpsters, refuse, and recycling collection areas)
shall be screened from view with a solid visual
barrier using materials and colors consistent with
the design of the primary structure(s) on the site
and at a minimum shall be as high as the service
element being screened. Utility cabinets and small-
scale service elements may be screened with
landscaping or structures.

NA

(v) All parking lots shall be planted with sufficient trees
so that within 10 years 50 percent of the surface
area of the lot is shaded. Additionally, parking lots
shall be screened from streets by non-bermed
landscaped treatments.

Trees and shrubs selected with achieve this goal

(D) Accessory Standards.

21.60.040(D)(1) Screening for Garbage/Recycling En

iclosures and Rooftop Mechanical.

(a) Intent.

(i} To reduce the visual and physical impacts of
service areas, mechanical equipment, trash and
recycling containers, and other similar uses on
other on-site uses, the street environment, adjacent
shoreline areas and other public open spaces, and
adjacent properties, while maintaining accessibility
for service providers and users.

(i) To mitigate the off-site visual impacts of service
and mechanical equipment areas when siting alone
does not adequately mitigate impacts.

(b} Design Criteria

(i) Services and outdoor storage areas, large utility
cabinets and mechanical equipment, and waste
receptacles (trash dumpsters. compactors, and
mechanical equipment) shail be located away from
highly visible areas, such as streets, pedestrian
walkways, and public shoreline areas, to minimize
visual, noise, or physical impacts on the site, street
environment, adjacent public open spaces, and
adjacent properties.

NA

(iv) Al mechanical equipment, including air
conditioners, heaters, vents and similar equipment,
rooftop and ground-mounted, shall be fully
screened from public view both at grade and from
higher buildings with the exception of sclar panels
and roof-mounted wind turbines. Screening shall
be located so as not to interfere with operation of
the equipment. All mechanical equipment shall
meet the applicable requirements of the Uniform
Mechanical Code and Uniform Plumbing Code and:

(A.) The screening materials shall be of material
requiring minimal maintenance and shall be as
high as the equipment being screened.

(B.)For ground-mounted equipment, landscaping
may be used if a solid screen is provided at
time of planting.

(C.)For rocftop equipment all screening devices
shall be well integrated into the architectural
design through such elements as parapet
walls, false roofs, roof wells, clerestories, or
equipment rooms. Screening walls or unit-
mounted screening is allowed but less
desirable. Wood generally shall not be used.
Louvered designs are acceptable if consistent
with building design style.

NA

4

(v) Design screening with consideration of views from
adjoining hillsides and from other areas of high
public visibility, such as streets and shoreline
areas, with special consideration for views from SR
520, Redmond Way, other major arterials,
Marymoor Park, and the Sammamish River Trail.

(vi) Design and select landscaping and structural
materials of sufficient size, quantity, and height to
effectively screen service elements and to make

NA

NA
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those elements meet the requirements of (c)
above.

(vii) Sereening should incorporate landscaping.

NIA

DESIGN STANDARDS - INTENT

See RZC Article 1l for the complete text of the Intent and

Significant Design lesue
Achieved of Mot
Applicable

Design Criteria, The Design Criteria are suggested methods to

Applicant 1 City Staft

COMMENTS

(viii) Al utility meters shalil be fully screened from view
from a public right-of-way. If enclosed in cabinets
visible from public rights-of-way, exterior surfaces
shall be finished with material compatible and
complementary to the architecture of the building.

(A.) Screening structures shall comply with the
Building Code and a building permit may be
required, Applicants may wish to contact the
Building Division for all requirements.

Appiicant: Meters shall be located within buried meter
Xes

21.60.040(D)(2) Storm Water Facilities.

(a) Intent.

(i) To provide options for storm water facilities that are
visually attractive;

Applicant: Stormwater system consists of underground
catch basins and conveyance.

(i) To incorporate open storm water facilities into
project site design and landscaping as a design
amenity for aclive or passive recreation:

/A

(ili) To avoid potential hazards between persons and
storm water facilities.

Applicant: Onsite storm system will be constructed per
City of Redmond Standards.

(b) Design Criteria,

(i) Design storm water facilities to appear as naturally
occurring features.

N/A

(i) Storm water facilities shall be designed to address
the following:

(A.) Incorporate screening elements and
landscaping into biofiltration swale design so
the swale is located and designed as an
attractive landscaping feature,

N/A

(B.) The swale or pond shall be oriented so it does
not impede pedestrian circulation or shared
parking between two or more properties.

N/A

(C.)Trees may be planted near biofiltration swales
as long as they are a minimum of eight feet
from the swale and they will not inhibit
vegetative growth within the swale

N/A

(D.) Drainage swales shall be planted with shrubs
or grasses (sedges, for example} which are
tolerant to standing water or wet conditions.

N/A

(E.) Pedestrian bridges are acceptable where such
Crossings are necessary

(F.) Incorporate landscaping and screening to
visually enhance the swale without reducing
maintainability and sun exposure.

N/A

N/A

(G.)Adjacent to natural shoreline areas, above-

ground _ stormwater _ facilities  shall _ be

N/A I
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achieve the intent. Evaluation | Evaluation
landscaped with native plants, and should
include snags, nest boxes or other habitat | A
features as appropriate for the scale, function
and location of the facility.
Orfsteven/land use group/design checklist-new 2012.doe
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