RESOLUTION NO. _ 1206

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF
REDMOND, WASHINGTON, APPROVING A DEVELOPMENT
AGREEMENT BETWEEN THE CITY AND [LEGACY PARTNERS] FOR
DEVELOPMENT OF THE REDMOND RIVER PARK PROJECT AT THE
SOUTHWEST CORNER OF REDMOND WAY AND 159™ AVENUE N.E.

WHEREAS, RCW 36.70B.170-.210 authorize cities to enter into development
agreements with property owners in order to fix the development standards and other
regulations which will govern development of the property, and

WHEREAS, Legacy Riverpark, LLC (“Legacy™) owns or controls 6.1 acres of
property at the southwest comer of Redmond Way and 159" Avenue N.E. in the city of
Redmond and which Legacy has proposed to develop as a mixed-use project, and

WHEREAS, Legacy has proposed that it enter into a development agreement with
the city in order to govern the development of the project, for which no development
proposal is currently under review, and

WHEREAS, pursuant to RCW 36.70B.200, the City Council held a public
hearing on July 5, 2005 in order to consider the development agreement and the City
Council has determined to approve the agreement, NOW, THEREFORE,

THE CITY COUNCIL OF THE CITY OF REDMOND, WASHINGTON,
HEREBY RESOLVES AS FOLLOWS:

Section 1. Approval of Development Agreement and Authorization for Signature.
That certain agreement entitled, “Development Agreement between the City of Redmond
and Legacy Riverpark, LLC for Development of the Redmond River Park Project,” as

attached hereto as Exhibit A and River Park Design Guidelines, attached hereto as




Exhibit B and incorporated herein by this reference as if set forth in full, is hereby
approved. The Mayor is hereby authorized to execute the Development Agreement.

Section 2. Recording. As provided in RCW 36.70B.190, a signed original of the
Development Agreement shall be recorded with the real property records of King
County, Washington and shall be binding on the parties and their successors.

RESOLVED this 5™ day of July, 2005.

ATTE;{/AUTHENTICATED

] VRN N

C 'MLIS

FILED WITH THE CITY CLERK: June 29, 2005
PASSED BY THE CITY COUNCIL: July 5, 2005
RESOLUTION NO. 1206
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EXHIBIT A

DEVELOPMENT AGREEMENT BETWEEN THE CITY OF REDMOND AND
LEGACY RIVERPARK, LLC FOR DEVELOPMENT OF THE REDMOND
RIVER PARK PROJECT

Pursuant to the authority granted by RCW 36.70B.170 through .210, the City of
Redmond, a Washington Optional Municipal Code City (“City™), and Legacy Riverpark,
LLC, a Washington limited liability company (“Legacy™), the owner of the real property
known as the “Redmond River Park™ project described below, enter into the following
agreement (“Development Agreement”) to govern the development, use and mitigation of
environmental impacts associated with the development of the Redmond River Park
project through construction of the buildings and related improvements.

1. Location. The Redmond River Park project consists of approximately 6.1
acres located at the southwest comner of Redmond Way and 159" Avenue N.E. in
Redmond, King County, Washington, and is legally described on Attachment 1, which is
incorporated herein as if set forth in full (the “Property”™).

2. Redmond River Park Project Development. Redmond River Park (the
“Project™) is contemplated to be a mixed-use development, including residential units and
a commercial component that could include office, hotel, retail, services or other kinds of
commercial uses permitted under applicable zoning. Legacy may include any mix of
uses in the Project of such sizes and areas as Legacy may determiine, provided that if
Legacy desires to develop the Project pursuant to this Development Agreement, it shall
meet the following conditions:

(a) portions of the Property shall not be conveyed or transferred to third
parties except subject to the terms and conditions of this Development
Agreement;

(b) the aggregate number of new p.m. peak-hour trips from the Project
may not exceed the Trip Cap (as defined below), except as provided in Section
4{c) below;

{c) one or more upper levels of those portions of structures immediately
adjoining the City park property shall be designed to step back from the boundary
of the Property with the adjoining City park property (such as shown in previous
City of Redmond Site Plan Approval L010022 for the Property) for the purpose of
maintaining the human-scale of buildings along the Park;

{d) the Project shall incorporate features to promote a superior pedestrian
experience and “village concept”, including such features as: pedestrian plazas;
internal “street” grid; on-street parking; mid-block pedestrian connection from
159" Place NE to Luke McRedmond Park; modulation along street facades;
building focal points; commercial or retail uses at the internal “street” level and

“1-
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along 159™ Place NE; landscaping; pedestrian-oriented signage; and street
furniture (and other items or methods described in the RCDG 20D.40, Design
Standards);

(e) the first phase of the Project shall include no fewer than eighty (80)

residential units;

(f) at least forty percent (40%;) of the floor area of the Project at full build-
out {(excluding parking areas) must be in residential use or uses accessory thereto;

(2) no more than fifty percent (50%) of the residential floor area of the
Project at full build-out (excluding parking areas) may be devoted to senior
housing; and

(h) Prior to issuance of the first building permit for development of the
Property pursuant {o this Development Agreement, Legacy shall dedicate to the
City such ﬁ'onta%:a area as may reasonably requested by the City to provide for the
widening of 159" Place NE consistent with the City’s adopted plans for that street
as of the date of dedication. As a condition to issuance of the first certificate of
occupancy for any project on the Property developed pursuant to this
Development Agreement, Legacy shall construct street frontage improvements on
the Property along 159™ Place NE. In the event that 159™ Place NE is
reconstructed by the City prior to the development of the Property by Legacy,
Legacy shall, within thirty (30) days of formal request by the City, dedicate to the
City such frontage area on the Property along 159" Place NE as may reasonably
requested by the City to provide for the widening of 159" Place NE consistent
with the City’s adopted plans for that street as of the date of dedication. Legacy’s
obligation under this subsection (h) is further condifioned upon the City satisfying
the following conditions: (i) Legacy shall be entitled to take a credit for the full
fair market value of such dedication area in reduction of transportation impact
fees in connection with the Project, but not to exceed the total amount of such
transportation impact fees and mitigation fees imposed pursuant to SEPA, and the
City shall take all steps necessary to ensure that such credit accrues to Legacy.
The credit shall accrue to Legacy even if application for, approval and
construction of the Project post-dates the right-of-way dedication; and (ii) the City
shall preserve for the Property two access driveways onto 159™ Place NE (one
full-movement access and one right-in/right-out access), provided that granting
this ongoing right to Legacy does not create a threat to public safety. In the event
that traffic safety problems are identified in the future due to the design and
location of these two access driveways, the City shall cooperate with Legacy
River Park, LLC or its successors, to identify alternative access designs and
locations that will ensure two access points to the River Park project. Nothing in
this Agreement is intended to waive or otherwise restrict the City of Redmond’s
exercise of its police powers with respect to the regulation of access to and from
its streets for traffic safety purposes.
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(i) Legacy will maintain adequate Fire Department access to the
southwest corner of the Property (aligned with the emergency access road stub on
the adjoining property to the west) with an approved and recorded emergency
vehicle access easement. The easement shall be provided to the City prior to the
City’s issuance of the first building permit for Phase 1 of the Project and may be
relocated in subsequent phases of the Project, subject to City approval.

For the purposes of this Agreement, “residential uses” shall include senior housing and
assisted living units, but shall exclude hotel uses.

3. Term of Agreement and Vesting. Except as provided herein and in
Section 4 below, this Development Agreement and the following zoning, building and
development regulations, transportation concurrency regulations, and other laws, statutes,
ordinances or policies governing land development shall govern the development of the
Project and the Project shall be vested to the same, so long as any applications required
for Project development, including an application for Site Plan Entitlement {or if that
process is no longer used, the equivalent review process at the time of development), is
filed within six (6) years of the date of this Development Agreement:

(a) Zoning and Development Regulations. The Project is
located in the City Center Mixed Use/Office CC-4 and City Center Mixed
Use/Office CC-5 zones. Except as set out in this Agreement, the zoning,
building and development regulations, policies, and ordinances, and
comprehensive plan policies of the City governing land development of
the Project in effect as of the date hereof (the “Development Regulations™)
shall govern development of the Project during the term of this
Development Agreement.

(b) Design and Development. The Project shall be subject to
the appropriate process and design requirements as prescribed in the
Redmond Community Development Guide as the same exists effective as
of the date of this Agreement, depending uvpon the proposed use. The
locations, heights and desigh of buildings in the Project, and the
requirements for landscaping, vehicular and pedestrian circulation,
parking and other development requirements shall be determined through
the appropriate entitlement process, in accordance with the design
guidelines attached to this Agreement as Attachment 2, the additional
development requirements found in this Development Agreement, and the
applicable zoning district development requirements as set forth in the
Redmond Community Development Guide as the same exists effective as
of the date of this Development Agreement.

{c) Phasing. Legacy may develop the Project in one or more
phases, subject to the foregoing conditions in section 2 of this
development agreement.
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(d Concurrency. A Certificate of Concurrency has been issued for
the Project in full satisfaction of all transportation concurrency
requirernents. The certificate is based on a maximum number of total and
net new p.m. peak hour trips (the “Trip Cap”) that may be generated by
uses on the Property at full build-out of the Project, as follows:

Maximum total p.m. peak-hour trips 603
(including all trips (Project trips and credit for trips trips
from
existing uses on the Property as of the date hereof))

Maximum net new p.m. peak-hour trips (all trips 317
less credit for trips from uses existing on the Property as | trips
of the date hereof but discontinned upon Project
development)

As long as Legacy does not propose to exceed the Trip Cap in the
development of the Project, the City shall not impose new or different
transportation conditions on the Project. If Legacy proposes in the
development of the Project to exceed the Trip Cap, Legacy will be
required by the City to obtain a new Certificate of Concurrency for the
revised net new p.m. peak hour trips and the City may impose new or
different transportation conditions on the Project as a result.

The above-described vested rights are expressly made subject to the City’s ability to
impose new of different requirements or regulations that are mandated by county, state,
or federal statutes, laws, or ordinances that preempt the City’s authority to permit vesting.
Further, pursuant to RCW 36.70B.170(4) the City reserves the right and authority to
impose new or different officially adopted regulations of general applicability, to the
extent required by a serious threat to the public health, safety, or environmental guality,
as determined by the Redmond City Council after notice and an opportunity to be heard
has been provided to Legacy.

4, Project Not Vested as to Other Reguirements. Except as expressly
provided in Section 3 above, the Project shall not be vested as to any other regulation or
requirement of the City except as provided by the vesting statutes and common law of the
State of Washington. Specifically, but not by way of limitation, the Project is not vested
to the following:

(@) Impact Fees. All impact fees for the City of Redmond
(including fees for transportation, fire protection and parks) shall be paid
in accordance with validly adopted impact fee ordinances in effect at the
time of issuance of building permits for the development of the Property.

4
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5.

(b) Permit Fees and Permit Review Process. This
Development Agreement does not vest the Project against changes in
permit fees and the permit review process and all applicable permit
processes and permit fees of the City of Redmond in effect at the time a
permit is applied for or at the time the fees are due and owing under the
applicable fee resolution shall apply.

{c) SEPA Regulations and Policies. The City issued a
Mitigated Determination of Non-significance on November 6, 2001 (the
“MDNS™) for a version of the Froject with greater density than currently
proposed and the same has been utilized to fulfili the City’s obligation to
conduct environmental review on this Development Agreement under the
State Environmental Policy Act (SEPA). Subsequent SEPA review will
be conducted by the City as appropriate on a permit-by-permit basis and
nothing in this Development Agreement shall vest Legacy or the Project to
any SEPA policies, process, determination, or mitigation conditions and
the same shall be determined and applied as permit applications are
submitted and reviewed as prescribed by the vesting statutes and common
law of the State of Washington. '

(d) Storm Drainage and Utility Standards. Nothing in this
Agreement vests the project to any storm drainage, water, sewer or other
utility requirements or standards and those that apply to the development
shall be those in effect at the time appropriate development permits have
been applied for or as otherwise prescribed by the vesting statutes and
common law of the State of Washington.

(e) County, State or Federal Mandates. The Project is not
vested against any new or different requirements or regulations that are
mandated by county, state, or federal statutes, laws, or ordinances that
preempt the City’s authority to permit vesting.

63 Threats to Health, Safety, and Environment. The Project is
not vested against any new or different officially adopted regulations of
general applicability, to the extent required by a serious threat to the
public health, safety, or environmental quality, as determined by the
Redmond City Council after notice and an opportunity to be heard has
been provided to Legacy.

Recording: Assignment. This Development Agreement shall be recorded

with the Real Property Records Division of the King County Records and Elections

Department.

This Development Agreement shall bind and inure to the benefit of the

parties and their successors in interest, and shall be assigned to any successor in interest
to Legacy. Upon assignment and assumption of all obligations under this Development
Agreement by the assignee, Legacy shall be released from all obligations under this
Development Agreement.
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6. Termination. Legacy may terminate this Development Agreement
immediately upon written notice to the City, with or without cause. If such termination
occurs prior to the issuance of the first building permit for development of the Property
pursuant to this Agreement, the benefits and the burdens of this Development Agreement
shall also automatically terminate and thereafier the development of the Property shall be
subject to all then-existing development regulations, requirements and processes. This
development agreement may not be terminated afier the issuance of the first Certificate of
Occupancy. This Development Agreement will also automatically be terminated if no
active land use application on the part of Legacy Riverpark, LLC is submitted within the
six (6) years of the date of this Development Agreement.

7. Modification. This Development Agreementi may be modified only with
the agreement of the Redmond City Council and Legacy or its successors and assigns.

8. Counterparts.  This Development Agreement may be executed in
counterparts each of which shall be deemed an original.

Agreed this of , 2005.
CITY OF REDMOND ATTEST:
By Approved as to form:
Its
City Attomey

LEGACY RIVERPARK, LLC
By By
Is Its

-6-
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STATE OF WASHINGTON )
) 88
COUNTY OF KING )
I certify that I know or have satisfactory evidence that 18

the person who appeared before me, and said person acknowledged that said person
signed this instrument, on oath stated that said person was authorized to execute the
instrument, and acknowledged it a the mayor of the City of Redmond to be the free and
voluntary act of such party for the uses and purposes mentioned in the instrument.

Dated this day of 2005.

Notary public in and for the state of
- Washington, residing at
My appointment expires
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EXHIBIT B

REDMOND RIVER PARK DESIGN GUIDELINES

Qverview:

Located within City limits of Redmond, Washington, immediately east of Luke
McRedmond Park and the Sammamish River, the Redmond River Park mixed-use
development seeks to create a dynamic and diverse new urban neighborhood which will
help redefine the potential of future downtown redevelopment in the City of Redmond.

The Redmond River Park project will be an active hub near the entrance to the city,
addressing the Live, Work, and Play needs of the people of Redmond. Project
components may include rental and/or ownership Residential units, a Hotel, and class-A
Office Space, all with support Retail/Commercial space at ground level, and most
required parking located underground.

This new-for-Redmond urban concept will feature publicly accessible internal private
“streets” with ground-level commercial space, which may support healthclub, restaurant,
professional, and other retail opportunities. Upper levels of the buildings will reinforce
the street edges and provide residents and occupants with views toward the Sammamish
River and city park. The internal street network will extend to the city park, offering
pedestrian and vehicle access to the park edge, and encouraging park users to interact
with the new neighborhood.

Contemporary northwest architectural guidelines will encourage use of varying colors
and massing, and materials with an enduring quality, helping reinforce a tie between
"old-town" Redmond and the newer "urban" character of Redmond, shown in recent
developments. Public spaces will be enhanced with landscaping, seating, street trees,
building canopies, storefront and signage opportunities, water features and clear access to
building entrances.

The Redmond River Park development will help promote the success of City of
Redmond goals to expand the city's urban potential by:

A) Encouraging pedestrian interaction between more densely occupied housing and
commercial uses and neighboring properties, the city park, and downtown
Redmond;

B) Development of a scale of buildings, streets, and amenity elements that blends
with the character of old and new parts of the City of Redmond;
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EXHIBIT B, RIVER PARK DESIGN GUIDELINES
River Park Development Agreement

%

D)

Creating a new urban character for housing and other uses serving as a model for
a new Redmond density typology;

Providing a "contemporary northwest" architectural character for the new
development, helping to create ties betwszen old and new parts of Redmond.

Site Overview:

The Redmond River Park development will provide internal pedestrian-oriented
private streets with ground-level commercial space for potential uses ranging
from housing, office, and hotel lobbies, {0 support retail, commercial, healthclub,
and restaurant possibilities. Curbside parallel parking will be provided along
internal streets, and will be modulated by raised tree planters, light poles,
sidewalk bulbs for crossing areas, and cul-de-sac islands. Perimeter project
streets will offer direct access to structured parking, delivery areas, and provide
emergency access for fire and police use around the development.

The central internal street will feature accent paving, direct pedestrian access to
all uses and support commercial space, as well as pedestrian views and access to
and from the adjacent Luke McRedmond Park. Park users will be encouraged to
access this new development via the on-grade central street extending to the
park's edge.

Buildings within the development will be regulated by Redmond zoning limits,
and will be stepped in height from a "low” end adjacent to the park, to the "high"
end at the east side of the site. Project frontage along outside public streets will
correspond to prescribed Redmond standards for the applicable pedestrian
standards of the existing streets.

Upper (second) level landscaped private courtyard areas, part of the residential
and hotel buildings, will be guided by flexible design guidelines to allow the
design of these open spaces to integrate with final building designs.

Neighboring commercial uses vary from three-story rental housing to single-story
fast-food outlets and automotive uses. Other localized uses include the municipal
outdoor recreational area adjacent to the site to the west, Luke McRedmond Park.
All neighboring commercial properties are currently underdeveloped relative to
allowable zoning, and thus may eventualily reflect River Park's type of uses,
architectural character, and density.
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EXHIBIT B, RIVER PARK DESIGN GUIDELINES
River Park Development Agreement

Considering this possibility, the Redmond River Park development strives to set a
good example for design, urban neighborhood qualities, and new prototypes for
living and working in a city environment.

II. Architectural Intent;

1. The intent of the architectural approach to the Redmond River Park project is
to create a mixed-use development displaying a cohesive image, and
complementary building designs within the project. The goal is to create an
outward impression to the City of Redmond of sensitivity to local styles and
with appropriate references to local architectural history, all within allowable
zoning. .

2. Various buildings in the new development will have unique uses and thus
should have unique appearances. Complementary but varying interpretations
of a "contemporary northwest" architectural character are possible. This
character may include relatively modern building forms & massing, while also
integrating more historical references in fenestration, canopy or other trim
elements, eic.

IIl. Overall Building Architectore

A. Entire Site

1. Building architecture should strengthen the urban character of the overall
development. Basic building elements should define the street edges and
frame the major entrance "portals" into the site.

2. Architectural design character should be "contemporary northwest" in
approach: well-detailed, including such elements as natural materials,
warm colors from nature, transparency (inside-outside), quiet/understated
elegance, and informal & eclectic compositions.

3. Marquees and canopies should provide relatively continuous covering for
pedestrians along commercial storefronts. This overhead weather
protection should also include opportunities for integrated signage and
variety in materials, profile, and color based on building type and features.

4. Building focal points, including tower elements and entry features, should
enhance street intersections and plaza areas by being clearly recognizable
and promoting a village character & pedestrian activity. Focal points
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NAORDINANCEWUly § 2005itHA1 Exhibit B.doc



EXHIBIT B, RIVER PARK DESIGN GUIDELINES
River Park Development Agreement

should create distinctive spatial characteristics for the different buildings
on site.

5. Building base, body and corice-line treatments should be developed to
promote human building scale and to create compatibility, but not
necessarily direct consistency, in design character from building to
building.

6. Building finishes and materials should be chosen in general to enhance the
architectural and mixed-use character of building facades and to blend
with the larger Redmond neighborhood.

7. Wall materials may include brick or stone masonry, metal panels, pre-cast
and cast-in-place concrete, stucco, plaster, and glass. Other materials and
elements (railings, accent trim, soffits, gutters, stairs) may be used to
create distinctive character and detail features.

8. Roof profiles and treatments should vary between buildings and include a
mix of flat & sloped elements. Roofing materials may include metal,
concrete tile, composition shingles, or flat roofing, and should include
varying colors where appropriate to identify different buildings or roofing
treatments.

9. Service areas should be enclosed by building elements and screened with
landscaping. Rooftop mechanical screening should be integrated into the
building designs.

10. The spacing of column bays along street facades should range from
approximately 14 to 32 feet and be an integral part of the building
composition.

11. Modulation along street facades should be provided to enhance building
- elevations and create a variety of pedestrian experiences. Building
modulations, which may include recesses, projections, and steps, should
be used to break up long building elevations, and should occur at spacings
described in each building type section of these guidelines.

12, Landscaped courtyards should include elements such as special paving,

landscape features, stoops/porches and other architectural features to
create active, public & private open-spaces for residential tenants.

B. Historical Reference:

Exhibit B of Resclution No. 1206
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EXHIBIT B, RIVER PARK DESIGN GUIDELINES
River Park Development Agreement

. Some existing buildings in Redmond can provide representation of

modem interpretations of historical details and building component design
styles. These buildings include the Lake Washington School District
office in Redmond Town Center, the Frazer Court Apartments on NE 85™
Street, and the Lake Washington Technical College branch at Marymoor
Park.

Some historical elements that can be replicated in general include
proportion, orientation, composition, style, and detail, including windows,
doors, canopies, storefront, cornices, and trim.

Materials represented in some of Redmond's existing buildings are red
brick, painted accent trim, and fzbric canopies, which may be interpreted
in more modern ways. Newer buildings have played on these traditional
components with more modern approaches.

The Brad Best Real Estate office and Big Time Pizza are examples of
historic buildings in Redmond with elements such as storefront details,
awnings, punched windows, and cornice which could be reinterpreted and
incorporated in a new northwest contemporary character to help integrate
the new buildings with local older structures.

C. Building Design — Residential Buildings:

1.

Residential buildings should incorporate a design approach to differentiate
various buildings within a continuous apartment block or complex.
Although a general palette of similar materials is acceptable, variations in
roof and canopy profiles, storefront break-up, railings, colors, bay window
style, and accent cladding or finishes are required.

The ground floor commercial levels of the Residential buildings shall
maintain a 15-foot (minimum) floor-to-floor height, as used throughout
the development for continuity.

Long building facades of Residential buildings should be articulated with
architectural elements, including occasional openings between buildings
where practical. Building articulation should be employed on all visible
street (external & internal) and park sides of the buildings.

The use of varying shaped balconies and variation of recessed vs.
protruding balconies is encouraged.
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EXHIBIT B, RIVER PARK DESIGN GUIDELINES
River Park Development Agreement

In residential dwelling units having multiple balconies, it is allowable for
only one balcony to provide minimum Redmond Land Use Code
dimensions, while the other(s) can be smaller.

The fenestration of different Residential buildings should utilize different
window shapes, sizes, orientations, styles, rhythm and composition.

Front entries to Residential buildings should be articulated with overhead
weather protection {canopies, marquees), distinctive materials, plan or
storefront profiles, or other identity-giving architectural devices.

Relatively continuous overhead weather protection is to be provided on all
sidewalk sides of residential buildings.

Canopies may be of fabric, metal, glass, or combinations of such
materials. Other elements such as trellises may be used for scale, too, and
should be of comparable construction quality to that of the buildings.

D. Building Design — Hotel Building:

1.

A Hotel building, would be a unigue use on the River Park site and as such
should reflect this differentiation by use of its own unique architectural
style, proportion, detailing, and use of color and materials.

A Hotel should reflect a residential scale, while at the same time being
recognizable as the commercial lodging facility that it would be. Scale-
giving elements such as street-front canopies, detailed storefronts, possible
plan articulations identifying building comers and entries, balconies & bay
windows, should all be considered.

The Porte Cochere area of a hotel should allow for vehicular separation of
guest arrivals from other on-site vehicle traffic, yet should not hide the
main entrance to the facility.

Hotel adjacencies to nearby residential uses on site should encourage some
compatibility of materials and scale elements between neighboring uses,
despite close proximity of different uses.

. The ground floor commercial level should maintain the River Park typical

15-foot (minimum) floor-to-floor height for consistency with other
buildings in the development.
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EXHIBIT B, RIVER PARK DESIGN GUIDELINES
River Park Development Agreement

6. Ground floor commercial uses in a Hotel building should face the street
and be accessible from the sidewalk wherever possible.

7. Exterior architectural articulation for a Hotel shall include 60-foot
maximum spacing of fagade articulations, street-level accentuation of
plan, commercial uses integrated with adjacent Hotel lobbies and public-
use areas, and clear entry definition.

E. Building Design — QOffice Buildings:

1.

An Office building would create possibly the greatest challenge in
maintaining a sense of scale, historical reference, and compatibility within the
site, relative to the immediate neighborhood and the downtown Redmond
areas beyond. Sensitivity will be required in developing final designs for
Office buildings that blend with the new and surrounding developments, and
still offer commercial feasibility.

Office buildings should incorporate the same general architectural elements as
the other building: a defined base, middle, top, and integrated approach to
mechanical screening, and materials and colors which are sympathetic to the
other buildings on site and nearby.

Office buildings should have a similaﬂ)}»deta,iled base to the architectural
style, but in a two-story interpretation of that style. This will help break down
the height of Office buildings to a more pedesirian-friendly scale.

Canopies at pedestrian areas shall be extended at the single-story height above
the ground to help break up the scale of the base of such buildings.

The middle section of office buildings should be predominantly identified by
punched-window fenestration, and may use wall materials ranging from stone,
brick, cast-in-place or pre-cast concrete to architectural metal, glass,
aluminum window systems, and plaster or stucco. In general, a "high-tech"
look is not desired, and a more historically-referenced fagade and materials
are encouraged. '

The top area of Office building facades may include an accent cladding
system and a recognizable cornice element to signify the top and break down
the scale of the upper elements of such buildings. Accent materials, which in
some instances may be interpreted as "high-tech”, should be limited in
coverage to approximately 20% of the building fagade, so that they look like
accent treatments rather than the primary material palette. For example, the
top story of Office buildings may utilize something like an architectural metal
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EXHIBIT B, RIVER PARK DESIGN GUIDELINES
River Park Development Agreement

siding that creates shadow and provides accent color...a treatment that might
also be used in other fagade accent areas, but not a total building skin.

Street level canopies on office buildings should be of a heavier-duty type of
construction reflecting the size and quality of such buildings. For example,
exposed steel structures with glass or solid canopy membranes are encouraged
over lightweight fabric canopies, which would seem not-in-keeping with the
construction of these buildings.

Street-level commercial/retail uses in Office buildings should present an open
and inviting storefront appearance and have direct access from the sidewalk
wherever possible. Where direct outside access is not practicable due to level
changes or similar constraints, clear commercial connections to the main
office building lobby should be provided for easy pedestrian understanding
and use.

Exterior articulation should include 90-foot maximum spacing of fagade
articulations, street-level accentuation of the plan, commercial uses integrated
with sidewalk visibility, and clear entry definition.

IIL Landscape Standards

1.

Landscaping will be consistent with the requirements of the Redmond
Community Development Guide Section 20D.80.10.

Landscaping used for screening of outdoor trash areas shall support or
augment any architectural screening elements, which shall be the primary
screens. Landscaping shall not be relied upon solely to provide a 100%
screening of such service areas. '

Landscaping should be provided for upper {second) level common courtyard
areas to enhance the design character of these courtyards, provide a sense of
identity, enclosure and privacy, and to create visual and spatial variety.

Upper level terrace plantings are encouraged to include evergreen and
deciduous materials, as well as seasonal interest plantings for color and
variety.

Terrace/Courtyard areas should be designed to include areas of special paving
treatments, unique landscaping, and various seating opportunities.

Exhibit B of Resolution No. 1206 8
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EXHIBIT B, RIVER PARK DESIGN GUIDELINES
River Park Development Agreement

6. Terraces/Courtyard areas should be landscaped at a density appropriate to the
scale and use of the space, and to the proximity and use of adjacent buildings
or dwelling units.

7. Trees should be provided for both shade relief and spatial definition, and
located and selected with maintenance and tree health, view opportunities, and
seasonal solar exposures in mind.

8. Trees should be provided in a ratio of not less than one tree or vertical screen
element per every 350 sguare feet of planting area within upper (second) level
courtyards.

9. Tree requirements per City of Redmond ordinance shall be covered by a fee-

in-lieu approach if less then the required code total number of trees is
provided.

Exhibit B of Resolution No. 1206

NAORDINANCEWuUly 5 2005\IIA1 Exhibit B.doc
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Date Issued:

ATTACHMENT C

OF
<t e,

< 6’9

2 > THE CITY OF REDMOND

¥ &‘, o PUBLIC WORKS DEPARTMENT
s S CERTIFICATE OF CONCURRENCY

1s 4
Fhis Gerti’tﬁ e%onﬁxms that the transpartation concurrency requivement for the proposed development described befow has
been satisfied pursuant 1o the conditions contained in this Cegtificate,

1. Applicant name and address:  Legacy Parmers LLC
1756 114® Aveme SE, Suite 135
Hellevue, Washington $8004-6931

2. Property location:
8. Property address;_7903-7953 and 7805-7888 159 Place NE
b, Pevelopment name; River Patk Development

e.  Assesgor's Parcel Numben(s): 1125G5-9107-06 and 112505-9104-09
d. Section, Township, Range:_S13, T25N, RSE.
3. Type of development permit o be requested: ___Site Plan Approval, Building Permit

4. Proposed land use: _ Mixed Use — Office, Retai}, Hotel, Multi-Famjiy

5. This Certificate applies to the following development units:

a. Commercial project - total square feer; 280,000 sanare feet office, 240 hots] pooms, 20,000 square feet of retail

b. Multi-Family - Number of Units:_222 Apsrtments

6. This Certificate is only an indication that there is adequate vehicular capacity on the City of Redmond steet network to
support the traffic forecasted to be generated by the development described above. This Certificate implies no otber approvals
of land use, site design or code compliance. It is subject to the following general conditions:

2. This Certificate runs with the land, therefore, it is transferable only o subsequent awners of the same propenty,
subject to the terms, conditions, and expiration date listed herein. This Centificate is not wansferable to any other
property, except upon approvai of the Director of Flanaing and Community Development,

b. If this Centificate of Concurrency expires before 3 complete development application is submitted to the City of
Redmond, the developer must wait fourteen days before submiiting another Certificate of Concurrency request for the
same development.

¢ This Cenificate shall expire in 120 days if 2 complete development application is not submitted to the City. If 2
complete development application is submitted within this 120-day time period, the Certificate is then valid as fong as
the development application is valid. If development approval is granted, then the Certificate is valid as long as the

development approval is valid. If the development approval does not have an expiration date, the Certificate is valid
for one year from the Certificate’s issuance, with up 1o two one-year extension if approved by the Administrator.

7. B Specific conditions are attached.

This original Certificate of Concurrency must be submitted to the Redmond Plaoning Department prior to issuance of site plan

approvel. ics of the certificate wil notbe accepted,
o Reomit F e Dpe o Cric
Transportatién Deyelopment Manager ] Original
| ﬁ fg« Lo & Lo, O  Transfer
anning Director W 20 7-10- ol Tﬁ”

_inus /0-13 Expiration date: 0246700

Resolution No. 1206




Certificate of Concurrency--Specific Conditions
River Park Development, Dovwntown Redmond

GRASS LAWN:

I.

To achieve concurrency in the Grass Lawn Transportation Management District (TMD), Legacy Partners
will provide one of the following as determined by the City.

4. Design and construct Redmond BROTS improvement 5.4 which involves extending the eastbound
right tum pocket at the intersection of 148 Avenue NE/Old Redmond Road. The estimated cost
of this improvement is about $385,000.

or.

b. Legacy Partners will pay approximately $385,000 to the City prior to issuance of a building permit.
The actual terms and amount will be determined as part of the concurrency certificate. The City of
Redmond has expressed its intent to study the NE 85th Street corridor to determine potential future
improvements to the corrider. Within six years, the City may use these funds to construct an
improvement as identified through their studies of the area, or the BROTS project 5.4 itself.

This improvement, or payment, will increase transportation capacity in the Grass Lawn TMD by 83 critical
trips. This is sufficient for the River Park project and will provide Legacy Partners with 29 excess critical
trips in the Grass Lawn TMD available for transfer to another development for use in the Grass Lawn
TMD. Legacy Partners will have the right to transfer these excess critical trips until six years from the date
of the centificate. Legacy Partners shall be entitled to receive credit toward payment of required impact
fees as a result of this supplemental mitigation. The cradit determination shall be mads in accordance with
RCDG 200.210.10- 190,

OVERLAKE:
2. To achieve concurency in the Overlake TMD, Legacy Partners will provide one of the following as

determined by the City,

a. Design and copstruct Redmond BROTS improvement 22.3 which involves constructing a
southbound right turn pocket at the intersection of 158 Avenue NE/Bel-Red Road. The estimated
cost of this improvement is $504,000.

or

b. Legacy Partners will pay approximately $504,000 to the City prior to issuance of & building permit.
The terms and actoal amount will bes determined as part of the copeumency certificate, The City
may use these funds to conistruct an improvement in Ovesrlake, or the BROTS project 22.3 itself,

This improvement, or payment, will increase transportation capacity in the Overlake TMD by 364 critical
trips. This is sufficient for the River Park project and will provide Legacy Partners with 227 excess critical
trips in the Overlake TMD avaiiable for transfer to another development for use in the Overlake TMD.
Legacy Partners will have the right to transfer these excess critical tri ps until six years from the date of the
certificate. Legacy Partners will be entitled to receive credit toward payment of required impact feesas a
result of this supplemental mitigation. The credit determination shall be made in accordance with RCDG
20D.210.10-150, _

Prior to issuance of 2 building permit, the Applicant will provide the City with o signed, fegally binding
agrecment with fanguage acceptable to the City recognizing and acknowledging the above conditions.

Reselution Ne. 1206
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%9 Transportation Engineering NorthWest Memorandum

DATE:  Apeil 26, 2005

TO: Dick Barthel, P.E.
City of Redmond

FROM:  Jeff Haynie, P.E
Transportation Engineering Northwest, L1LC

RE: Updated Concurrency Modeling for Development Agreement
Riverpark
TENW Project No. 2281

This memorandum documents the updated concurrency modeling and réeguests the
issuance of 2 replacement Congcurrency Cedificate for the proposed Development
Agreement for Riverpark. The new Concurrengy Certificate would replace the existing
Ceriificate, which is associated with the currently active Site Plan Entitlemeant (SPE) for
Riverpark, which expires Septemnber 28, 20605,

Summary

It is eur undersianding the City's existing concurrency mode! includes the Riverpark
project in its pipeline list and additional modeling would hot ba necessary at this time.

The new Concurrency Cerlificate for the Riverpark Development Agreement provides
flexibility in the type and sizes of fand uses that are aliowed under the Certificate.
Therefore, it is based on & trip cap equal to 317 net new p.m. peak hour trips, rether than
specific land use square footage or units. Net new Yips are defined on the new
certificate as the total estimated p.m. psak hour Tips from the new development minus
the estimated trips from the fully occupied existing uses that will be demotished.

in additfon, the new Concumency Cerificate reflects the updated modeling and
concurrency testing conducted Aprii 22, 2004, and resulting modifications to the Specific
Congitions, Based on the updated modsling, conditions related to supplemental
mitigation in the Qverlake Transporiation Management District (TMD) were removed
since this TMD is now in compliance with the standards as outlined in the
Comprehensive Plan. In addition, the Conditicns related to supplementat mitigation in
the Grass Lawn TMD reflect the new pritical trip impact in Grass Lawn of 42 critical tips,
Since the proposed improvements to the eastbound right-turn lane at 148" Ave NE/CId
Redmond Rd were determined fo provide 83 critical trips, this leaves 41 excess criticat
trips avallable io transfer to another development.

A draft of the updated Concurrency Certificate with Conditions is included in Aftachment
A for the Clty's approval. if you are in agreement with our proposed approach, please
execute the attached Concurrency Certificate and provide us with a signed copy for our
files,

Transpovrcation Englneering/Operatons + Impact Scudies + Design Services # Tranportation Panning/Forecasting
16625 Redmond Way, Sulte M, PMB 323 # Redmond, WA PE0SZ ¢ Office 1425} 4854863 » Fax [#23) 398-577¢

Resolution No. 1206



. " Mermo to Dick Bartho
%‘3 Transportation Engineering NorthWest April 26. 2005

Paga 2

Updated Modeling and Concurrency Testing

The updated traffic medeling for Riverpark was conducted by RST on April 22, 2004
{Test Order 8, Riverpark Retest). The modsling was conducted using the same number
of net new p.m. peak hour trips {317} that were modeled oniginally In August/September
2000. The concurrency resuits from the updated model run as provided hy the City of
Redmond are shown in Attachment B,

Based on the updated modeling, the Riverpark development was determined 1o be

concurrent In 8 out of the 7 TMDs. It should be noted the Riverpark development is
concurrent In the Overlake TMED and the miligation required In the original Concurrency
Cerdificate would ne longer be necessary.

The volume to capaciy ratio (vc ratio) in the Grass Lawn THMD is projected to exceesd
the City's adopted ievel of service standard of 0.850 with or without the proposed
development. With the proposed Riverpark development, the project increases the
demand in the Grass Lawn TMD by 42 critical trips, In addition, the development adds
more than 30 new trips fo at least one signaiized intersection in the Grass Lawn TMD
{62 trips to 148" Ave NE/Redmond Way). Therefore, the Riverpark development was
determined to be out of compliance with the concurrency standards in the Grass Lawn
THD,

Supplemental Mitigation in Grass Lawn

To mitigate the 42 critical trips in the Grass Lawn TMD, Legacy Riverpark LLC proposes
to do one of the following as determined by the City:

a Deslgn and construet Redmond BROTS improvement 54 which involves
extending the eastbound right turn pocket at the intersection of 148" Avenue
NE/OId Redmond Road. The estimated cost of this improvement is $385,000.

or

b. Legacy Pariners will pay $385,000 to the City prior to issuance of a building
permit.  The City may use these funds ($385,000) fto construct another
improvement, or the BROTS project 5.4 itself.

As determined previously, the improvement at 148%™ Avenue NE/OId Redmond Road
would increase fransportation capacity in the Grass Lawn TMD by 83 critical trips. This
is sufficient for the Riverpark project and will provide tegacy Riverpark LLC with 44
excess critical trips in the Grass Lawn TMD avallable for transfer to another
development for use in the Grass Lawn TMD,

Please call me at (425) 485-45883 if you have any questions with this information.
oo Kerry Nichoison, Legacy Partners
Jack McCullough, MHFKS

Rivwerpank - FIIE SOreRivepan Upciad Concumandy 1 DA 4-26-0% dos
Transportation Engineering/ Operations » Impar Scucles » Design Services ¢ Trasportation Planning/Fareratting

{5625 Redmond Way, Suite M, PMB 323 « Redmoad, WA PBOS52 » Office ($25) 4554443 » Fax (425) 398-5779
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ATTACHMENT A

Updated Concurrency Certificate
{DRAFT for City Approval)

Transportation Engireering/Oparations » Impacr Studies + Design Sarvices o Transporcation Phnning: Forecasting
14625 Redmond Way, Suite M, PMB 323 » Redmond, WA 8052 » Office (425) 4554443 » Fax (425) 398-577%

Resolution No. 1206




DRAFT

CERTIFICATE OF CONCURRENCY

This Certificate confirms that the wansportation concurrency requivement for the proposed development described below has
been satisfied pursuans 1o the conditions contained in this Certificate,

i.  Appiicant name and address:  Legacy Riverpark LLC
7525 SE 24™ Srreet, Suite 180
Mercer Island, Washington 98040

19

Property location:

5. Froperty address:_7305-7935 and 780S.78R3 1567 Place NE.
b.  Development name: Riverpark
o, Assessor's Parcel Numbar{s): 112303-9107-06 and 1§12308.0104-09

d.  Section, Township, Rarge: S1i, T23, R5SE
3 Type of development permit to be requested: __ Devslopimens Anreement

4. Proposed land use;

5. This Ccmf‘ eate applies o the following devc!apmem urtits: Mi H ined, Wiax umber of

y poent ouinus ihe
gstimated irigs t‘ram zhe ﬁ:l!v muﬁsﬂ Existing y,;gg ti-@ m;: hg §§‘mg ished,

& This Certificate is only an indication that there is adequate vehiculer capacity on the City of Redmond swreet network ©
support the traffic forecasted 1o be generated by the development deseribed above. This Certifieate implizs no other
approvals of land use, site design or code compliance. It is subject to the following geners! conditons:

a. This Certificate runs with the land, therefore, it is transferable only 1o subseguent owners of the same propemy,
subject 1o the terms, conditions, and expiration date Hsted herein. This Centificate is not transferable 1o gny other
property, except upon approval of the Director of Planning and Cormamaunity Development.

b, I this Cenifleaw of Concurrency expires befors a complete development application is submitied o the Cin of
Redmond, the developer must walt fourteen days before submiting another Certificare of Concurrensy request for
the same development.

¢, This Certificate of Concurrency shall expire if the Developmeng Agreement, including amendments, expives and if
Developmant Applications submitted under the Development Agreement have also axpired.

7. X Specific conditions are described on the reverse side.

This originat Centificate of Contumrency must be submitted 1o the Redmond Planning Department prior 10 issuance of site
pian approval. Copies of the certificate will not be accepted.

?,'1 e of Certificae:

- Original

- Transfer
Transportation Developmen! Manager b 4 Repiaccment

Planning Director

Date Issued: Expiration date:

{C0056438 DOC 1}

Resolution No. 1206



DRAFT

Certificate of Concurrency--Specific Conditions
Riverpark Development, Downtown Redmond

Developmeni Agrecment
This Certificate of Concurrency is contingent on the applicant and the City executing a Development Agreement

for Riverpark and it shall become effective upon execution. The Centificate of Concurrency dated October 23, 2000
shall remain in effect until the Development Agreement is executed by the applicant and the City.

Grass Lawn TMD Concurrency;
To achieve concurrency in the Grass Lawn Transportation Management District {TMD). Legacy Riverpark LL.C

will provide one of the following as determined by the City.

a. Design and construct Redmond BROTS improvement 3.4 which invelves extending the eastbound
right Turn packet at the intersection of 148" Avenue NE/Old Redmond Road. The estimated cost for
this improvement is about $385.000.

O

b. Lepacy Riverpark LLE will pay approximately $383,000 1o the City prior to issuance of a building
permit. The zctual terms and amount will be determyined as part of the concurrency certificate. The
City of Redmond has expressed its intent 1o study the NE 85™ Street corridor to determine potential
future improvemens 1o the corridor. Within six vears, the City may use these funds 10 consiruct an
improvement as identified through their studies of the area, or the BROTS project 5.4 itselfl

This improvement, or payment, will increase transportation capacity in the Grass Lawn TMD by £3 critical wips,
This is sufficient for the Riverpark project and will provide Legacy Riverpark LLC with 4 excess critical trips in
the Grass Lawn TMD available for transfer to another development for use in the Grass Lawn TMD, Legacy
Riverpark LLC will have the right to transfer these excess eritical trips until six years from the date of the
certificate, Legacy Riverpark LLC shall be entitled to receive credit toward payment of required impact feesas a
result of this supplemental mitigation, The credil determinatior shall be made In aecordance with RCDG
200.210.10-190.

[D0Q55936.D0C 1}

Resclution No. 1206



ATTACHMENT B

Updated Concurrency Test Results
Provided by the City 4/27/04

Transporsation Engineering/ Operations » Impact Studies o Desigr Services # Transportation Panming/ Forecasting
18425 Redmond Way, Sufte M, PMB 323 » Redmond, WA PB052 ¢ Office (425) 4854443 » Fax (425 I98-5377F

Resolution No. 1206



Badmond Trafic Qoncumency Test

Traffic Concurrency Test Report - 2003

Project: Riverpark (retest)
Tast Order: 8
Applicant: Legacy

THRD Sammary:

RST lmtarmationat ne

Total PM Peak Hout Trips:
Redraond CBL 4.774 iNDOUTKE* 1z8
NE Bmdrmond 0.904 Lutisoend= 188
WWillows Sasmar. Vakiey Distict 0.068 Total= 317
Grass Lawn 1.020
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Wiewpoint 607
5 Redmond D877
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Distret Standard « — 0850 £
24 2 Avondsie Rd WE Noweity M Ko 1375 1388 Z 1380 1911 F
14 2 Auwpndale Rd NE NE §5ih 5t 1425 1450 4 1454 13720 F
33 2  Avandale Rd NE NE {04th 5t 1426 883 b3 858 DALY 2]
51 2 Awondaie R NE NE 116th St 1375 $143 2 1145 0333 D
56 2 Fed-Wood R NE T 5t 1375 1551 9 1560 1.138 F
TH 2 ReddNood Ro NE NE 116th 51 1425 1174 8 T 9828 D
NE Redmond District » 8400 568 I8 TEHE 0564 | E :
District Standard = CESE D
18 3 Wilows RANE Redmard Way 1428 1255 [ 1231 D.BBA i i
23 3 Wallows e NE NE 1168 &t 1375 1144 % 1148 0.835 o
33 3 Willows R KE NE 50 5t 1378 Tk 14 P00 087F D
65 3 Wallows Re NE 951 St 1375 1119 4 1123 amT o
303 3 VWilows RENE NE 124th 51 1375 1043 3 1045 0.181 c
354 3 Red-Waood Rd KE NE 124t St 1375 iy 5 422 1034 r
Witiows/Samm, Valley District s 8,300 T.174 30 7.204 0.86% Db
District Standard = 0800 D
2 4 B Ave HE Redmand Way 1375 1878 10 1888 1185 F
A2272004 832 Apt Page § ¥2003 108 Coneurrency Repon #3-Riverparcirates)) xis

Resolution No.

1206




ATTACHMENT D

SN CITY OF REDMOND
D A DETERMINATION OF NONSIGNIFICANCE
Fipnot

Description of proposal (project name, case #):  SEPA File No, 1040100, Establish development

conditions to allow phased development of a mixed-use master planned development and the preservation
of Traffic Concurrency approve art of the Site Plan Entitlement for the Redm iver Park project,
EO10022

Proponent: Legscy River Park LLC, ak.a oy Pariners

Location of proposal, including street address, if any: 7661 159% Plage NE, Redmond

Lead Agency:  (ity of Redmond

The lead agency for this proposal has determined that it does not have a probable significant adverse impact
on the environment. An environmental impact statement (FIS) is not required under RCW
43.21C.030(2)(c). This decision was made after review of a completed environmental checklist and other
mformation on file with the lead agency. This information is available to the public on request.

Comment Period
¥ There is no copunent period for this DNS.

Responsible officizVposition/title: Roberta Lewandowski, Planning Director
Signa:uze:_wmm- Phone: 425-556-2447

Responsible official/pasitivnftitie: ~Bafle Rhodes, Public Works Director
Signature; Phope: 423-356-2705

Address: [5670 NE 85th Street, PO Box 97610, Redmond, W4 98073.9710
Date: April 14, 2004

Appeal Period
0 Youmay sppeal this determination to Robertz Lewandowski, Planning Divector

at: Redmond City Hall, 15670 NE 83, PO Box 97010, Redmond WA 98073-9710
no later than _April 28, 2004 by stating basis of appeal in writing.
You should be prepared to make specific factual objections.

Contact Amy Tarce, Senior Planner at 425/556-2470 or
atarce@redmond.gov to read or ask about the procedures

for SEPA appeals.

Resolution No. 1206



A. Backgronnd

i. Name of proposed project, if applicable:

Redmond RiverPark Development Agreement

2. Name of applicant:

Legacy RiverPark LLC

3, Address and phone numbev of applicant and contact person:
Kerry Nicholson

Legacy RiverPark LLC

7525 SE 24" Strest, Suite 180

Mercer Island, WA 98040

4. Date checklist prepared:

March 24, 2004

5. Ageney requesting checklist:

City of Redmond

6. Proposed timing or schedule (including phasing, if applicable):

M,
Development Agreement proposed for consideration by the City Council iwg 2004, Thisisa
non-project action. The schedule for any subscquent project-level action is not yet determined.

7. Do you have any pians for future additions, expansion, or furiher sctivity related to or
connected with this proposal? If yves, explain.

6.0./"
af”
ar
o
of
at
e

Not currently.

8. List any environmental information you know about that has been prepared, or will be
prepared, directly related to this proposal.

Mitigated Determination of Nensignificance for the RiverFark Project, dated November 8, 2001 (Site
Pian No. L010022); Environmental Checklist for RiverParic Project, dated September 4, 2001 af
(collectively, the “Existing Environmental Documents™). The Existing Environmental Documents

are hereby incorporated by reference in this environmental checklist,

9. Do you know whether applications are pendiog for governmental approvals of nthey
proposals directly affecting the property covered by your proposai? If yes, explain. ‘9‘#

No.

2

CDeirme i B Selingeatarcslocat SelingslYarponry interme: FHiOLKIDEAVAACRIS 0! doe
Resolution No. 1206



ANNDS nim aREEERLSE B

10. List any government approvals or permits that wiil be needed for your propesal, if known.

This is a non-project Development Agreement approval, Project-leve] actions are not proposed. Any
subsequently-proposed project-ievel xctions will require additional approvals or permirs, as set forth
in the proposed Development Agreement. See also the Existing Environmental Documents.

11. Give brief, complete deseription of your proposal, including the proposed uses and the size
of the project and site, Fhere are several guestious later in this checklist that ask you to
degeribe certaly aspects of your proposzl. You do notf nieed to repeat those answers on this page.
(Lead agencies may modify this form fo include additional specifle Information on project

description.}

The proposai is approval of a Development Agreement for the RiverPark project. The Development

Agreement will vest the future development of the site to 2 certain intensity of transportationrelated

impacts and impese other conditions on future development of the project site, if the spplicant

exercises rights under the Development Agreement. Project-level actions are not currently proposed.

Future development of the site will require site plan approval from the City of Redmond. See M—
Attachment B, Project Description.

12. Location of the proposal. Give sufficlent information for a person fo understand the precise
tocation of your proposed project, including a street address, if any, and section, township, and
range, if known. If a proposal weuld occur over a range of area, provide the range or
boundaries of the site(s). Pravide a legal description, site plan, vicinity map, and topographic
map, If reasonabiy available. While you should submit any plans required by the agency, you
are not regaived to duplicate maps or detailed plans submitted with any permit applications
related to this checklist,

The project is located at 159" Place NE end Redmond Way in the City of Redmond. The address is a/r'
7905-7955 and 7805-7888 159™ Place NE. Tax Parcel Nos. are 112505-9107 and 112505-9104. See
Antachment A, Vicinity Map.

B. Environmental Elements

As to all Environmental Elements, please nlso refer to the Existing Environmental Docaments for

a fuller discussion of possible impacts associated with futire development of the project site. As

this is @ non-project action, fiture such development wili require site plan approval from the City
of Redmond and at that time additional environmental review may be required.

1. Earth

#. General description of the site {circle one): Flat, rolling, hilly, steep slopes, mountatuous,

ther......
other Qf

Flat
b. What is the steepest slope on the site (approximate percent slope)?
Less than 5 percent ﬂf
3
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¢. What general types of soils are found on the site (for example, clay, sand, gravel, peat,
and muck)? If you know the classification of agricultural soils, specify them and note
any prime farmiand.

Several feet of fill overlying a deposit of silts. Very soft to stiff peat soils are present {j@f
underlying the silts. The base of the peat soils is generally ar 10 to 15 feet below existing

grades

d. Are there surface indications or bistory of unstable soils in the immediate vicinity? H so,
describe.

No ﬁ/’

e, Describe the purpose, type, and approximate quantities of any filling or grading
proposed. Indlcate source of fill,

currently proposed. Filling or grading proposed in connection with any subsequent project-
leve] action would comply with applicable requirements of the Redmond Municipal Code and
the Existing Environmental Documents.

The proposal is 2 non-project Comprehensive Plan amendment. No filling or grading is
faf’

£ Conld eroslen ocour as s resulf of clearing, construction, or use? If so, generally
deseribe,

The proposal is a non-project Comprehensive Plan amendment. No clearing, construction or
use is currently proposed. Clearing, construction or use proposed i connection with any ﬂf(
subsequent project-level action would comply with applicable requirements of the Redmond

Municipal Code and the Existing Environmental Documents.

g. About whai percent of the site will be covered with impervious surfaces afier project
construction {for example, asphalt or buildings)?

The proposal is 2 non-project Comprehensive Plan amendment. No project-level action is ﬂf
currently proposed.

h. Proposed measures to reduce or conirel erosion, or other bnpacts to the earth, if any:

Mone ﬂ’f"

Z. Alr

2. What types of emisstons to the alr woundd result from the proposal (Le., dust, autemoeblle,
odors, and industrial wood smoke) during construction and when the project is
completed? If any, generally deseribe end give approximate quantities if koown,

The proposal is a non-project Comprehensive Plan amendment. No project-leve] action is ﬁ/f,
currently proposed. Mo emissions will result from the non-project level action,
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b. Are there any off-site sources of emissions or odor that may affect your prapasai? If so,
generaliy describe,

No ébf’,

c. Proposed measures to reduce or contrel emissions or other impacts to alr, if any:

None ' 63"{'
3. Water

& Sarface:
1} Is there any surface water body on or in the iromediate vicinity of the site (ncluding
year-round and seasonal streams, saltwater, lakes, ponds, and weilands)? If yes,
deseribe type and provide names. If appropriate, state what stream or river it flows
into.

The Sammamish River is located approximately 275 feet to the west of the site.

2) Wil the project require any work over, In or adfacent to (within 200 feet) the
described waters? If yes, please describe and artach available plaps.

No

3} Estimate the amount of filf and dredge material that would be placed in or removed
from surface water or wetlands 2and indicate the arca of the site that would be affected.
Indicate the source of fill material,

None

4) 'Will the proposal require surface water withdrawals or diversions? Give general
description, purpose, and approximate quantities If known.

Mo

5} Does the proposal He within & 100-vear floodplain? If so, note location on the site
plan,

No

§) Daes the proposal invelve any discharges of waste materials to surface waters? If 30,
describe the type of waste and anticipated volucae of discharge.
o “

b. Ground:

5
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1) Will ground water be withdrawn, or will water be discharged 1o ground vwater? Give
general description, purpose, and approximate quantities if known. 07‘,

Na

2} Describe waste material that will be discharged into the ground from septic tanks or

other sources, if any (for example: Domestic sewage; industrial, containing the following
chemicals. . . ; agricultural; etc.), Describe the general size of the system, the number of

such systems, the number of houses to be served (if applicable), or the pumber of

animals or humans the system(s) are expected to serva. M’

None
e, Water runceff (includisg stormwater):

1) Describe the source of runcff {including storm water) and method of collection and
disposal, if any (inclnde quantities, If known). 'Where will this water flow?
Will this water flow into other waters? If so, describe, ﬂf

The proposal is a non-project Comprehensive Plan amendment. No development is currently
proposed. Clearing, construction or use proposed in connection with any subsequent project-
level action would comply with applicable requirements of the Redmond Community
Development Guide.

2} Counid waste materiais enter ground or surface waters? If so, generally deseribe. M
No

d. Propoesed measures t6 redace or contrel surfface, greund, and ranoff water lmpacts, if
any: '

None M‘,

4, Plants
&, Cheel or eirele types of vegetation found on the site:

Declduous tree: alder, maple, aspen, other g&f
Evergreen tree: fir, cedar, pine, other

Shrubs

Grass

Pasture

Crop or grain

Wet soll plants: cattail, buttercup, bulrush, sknnk cabbage, or other

Water plants: water lily, eeigrass, milfoil, or other

Other types of vegetation :

Dieciduous and evergreen trees and underbyush

&
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b, What kind and amount of vegetation wil be removed or aHered?

None. This is 2 non-project action. Any clearing proposed in connection with any subsequent ﬂf'
project-level action would comply with applicable requirements of the Redmond Municipal
Code and the Existing Environmental Documents,

. List threatened or endangered species known to be on or near the site.

None M

d. Proposed landscaping, nse of native plants, or other measures o preserve or enhance
vegetation on the site, if any:

None &Uf/

5. Animals

a. Circle any bivds and animals, which have been abserved on or near the site or are
kooewn io De on or near the site;

Birds: hawk, great biue heron, eagle, songhirds, or other: zeapuils, pieeons, crows [0}"'
Mammais: deer, bear, elk, beaver, or other; small mammals
Fish: bass, galmon, trout, herring, shellfish, or other:

Small sengbirds and rodents

b. List any threatened or endangered species known to be on or near the site.
None on the project site, The Sammamish River is kmown to provide habitat for certain ﬂJL
protected fish species, ag identified in the Existing Environmental Documents. These include
Fall Chinook, Coho Salmon, Sockeye Salmon, Winter Steelhead, Resident Cutthroat,
Largemouth Bass and Rainbow Trout,

¢, Is the site part of 2 migration route? If 5o, explain. d,f’
No

d. Proposed measures to preserve or enhance wildlife, if any:
Mone M

6. Energy and natural resources

8. What kinds of energy (electric, natural gas, oll, wood stove, solar} will be used to mest

the compieted profect's encrgy needs? Describe whether it will be used for heatlng, af

manufacturing, ete.

None. The proposal is 2 non-project Development Agreement approval. No project level
action is currently proposed.
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b. Would yveur project affect the potential use of solar energy by adjacent properties? If so,
generally describe. ﬂi*'

Mo

£. ‘What kinds of energy conservation features are included in the plans of this proposal?
List other proposed measures t¢ reduce ar control energy impacts, if any:

None ﬁf’

7. Environmental health

a.  Are there any environmental heslth hazards, Lnciuding exposere to toxic chemicals, risk
of fire and explosion, spili, or hazardous waste, that could oceur as a result of this

proposal? If so, describe.

Nao Af

1} Pescribe special emergency services that might be required. M
None

Z) Proposed measures to reduce or control environmental health hazards, if any:

Rone M

b. Nolse

1} What types of neise exist in the area which may affect your project (for example:
traffle, equipment, operation, or other)? a fV

None

2} What types and levels of noise would be created by or asseciated with the projecton a
short-term or a long-term basis {for example: traffic, construction, operation, other)?

Indlicate what hour®s nolse would come from the site,
None. The proposal is a non-project Developmen: Agreement approval, No project level ﬂf
aetion is currently proposed.
3) Proposed measures to reduce or control noise impacts, if any:

af”
None

B. Land and shoreline use

a. Y¥hat is the current use of the site and adjacent properties?

8
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Commercial/business park. Commercial and retail uses are located to the north and east,
multifamily residential 1o the south, and Luke McRedmond Park to the west.

b, Has the site been used for agricalture? If so, describe.

The site was used as pasture between the 1930s and 19505, TN the 1960s, it wa used as a sewage
freatment lagoon.

¢. Describe any structures on the site.

Several single-story commercial/business park buildings.

&, Will any structures be demolished? If so, what?

Nore in connection with this non-project action.

e. What is the current zoning classification of the site?

City Center Mixed Use/Office CC-4 and CC-5

f. What is the current comprehensive plan designation of the site?

Downtown Urban Center

g If applicable, what is the carreat shoreline master program designation of the site?
Not applicable

h. Has any part of the site heen classified as an "environmentally sensitive” area? If so,
specily.

Yes, the site and much of the surrounding area are designated as a Seismic Hazard Area and a
Significant Aquifer Recharge Area

L. Approximately how many people would reside or work in the completed project?

The proposal is a non-project Development Agreement approval, No project-level action is
currently proposed.

}. Approximately how many people would the completed project displace?
MNone
k. Praposed measures te aveld or reduce displacement impaces, if any:

None

8
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. Proposed measures to ensure the proposal is compatible with existing and projected
land uses and plans, if any:

The proposal is consistent with existing and proposed land uses and plans. No measures are
reguired.

4, Bousing

a, Approximately how many units would be provided, if any? Indicate whether high,
middle, or low-income housing,

None. The proposal is a non-project Comprebensive Plan amendment. No project-tevel
action 13 currenily proposed.

b. Approximately how many units, if zny, would be eliminated? Indicate whether high,
middle, or low-income housing.

Mone

¢. Proposed mensures to reduce or costrel housing impacts, if any:

o

MNone ﬁf

18, Aesthetics

a. ‘What s the tallest height of any proposed structure(s}, not including antennas; what is
the principal exterior building material(s) proposed?

The proposal is a nonvproject Development Agreement approval. No structures are currently
proposed.

b. What views in the immediate vicinity would be altered or obstructed?

None. The propesal is a non-project Development Agreement approval. No structures are
currently proposed.

¢. Proposed measures 1o reduce or control aesthetic impacts, if any:

None. Future development will be subject to design review approval by the City of
Redmond.

11. Light and glare

n.  What type of light or glare will the proposal preduce? What time of day would it mainly
ocenr?

None. The proposal is 2 non-project Development Agreement approval, No project-fevel
action is currently proposed.
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b. Could light or glare from the finished project be a safety hazard or interfere with

views? M

No
¢. What existing off-site sources of light or glare may affect your proposal?
None M’
d. Praposed measures to reduce or control light and glare tmpacts, if any:
None dfb
12, Recreation

2. What designated and informal recreailonal opportunities are in the immediate vicinlty?

Luke McRedmond Park is located adiacent to the project site ﬂ///
b. Would the proposed project dispiace any existing recreational uses? If so, describe. MP
Ne

¢. Proposed measures to reduce or control Impacts on recreation, including recreation
opportunities to be provided by the project or applicant, if any:

None MJ,

13, Historic and cultural presevvation

a. Are there any places or abjects listed on, or proposed for, national, state, or focal
preservation registers known fo be on or next to the site? If so, generally describe. M

No

. Generally describe any landmarks or evidence of historic, archaeclogical, scientiic, or
cultural importance kiown to be ou or next to the site.

None M

c. Propoesed measures to reduce or control impacts, if any:

None M

14. Transporiation

1

a. Identify public streets and highways serving the site, and describe proposed access (0
the existing street system. Show on site plans, if any,

11
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The primary public streets serving the site are Redmond Way north of the site, 159™ Place NE 52;1—
to the immediate north of the site, and Leary Way to the south.

b. Is site currently served by poblic transit? If not, what is fhe approximate distance to the
nearest transit stop? ‘ ) )

Metro Transit 2and Sound Transit both provide transit service to and from the project vicinity.

¢. How many parking spaces would the completed project have? How many would the
project elimigate?

None. The proposal is a non-project Developmernt Agreement approval. No project-level ﬁ?"
action is currently proposed.

d. Wil the proposal require any aew roads or streets, or imprevements to existing roads
or sirects, not including dviveways? If so, generally deseribe (Indicate whether public or
private).

Mo. The proposal is a non-project Development Agreement approval. No project-level
action is currently proposed. Any future projectspecific action would comply with
applicable requirements of the Redmond Municipal Code and the Existing Environmental
Digcuments,

€. 'Will the project use for oceur in the irnmediate vicinity of) water, rait, or air
transportation? If so, generally describe.

Mo

f. How muany vehicular trips per day would be generated by the completed project? If
knows, indicate when peak volumes would occur,

Mo. The proposal is a non-project Development Agresmant approval, No project-level
action is currently proposed,

g. Proposed measures to redoce or control transportation impacts, if any:
None M
15. Public services

& Would the project result in an increased need for public services {for example: fire
protection, police protection, health care, schools, other)? If so, generadly describe,

No
b. Proposed measures to reduce or control direct impacts on public services, if any,

None

12
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16. Utilixies

=, Circle utilitles currenthy available ot the site: clectricity, natural gas, water, refuse
service, telephone, sanitary sewer, septic system, vther. z@f&
All utilities are currently available at the site
t. Desceribe the utilities that aye proposed for the project, the ntility providing the

service, and the general construction activities on the site or in the immediate
vicinity which mizht be peeded. ﬁ /z

The proposal is a non-project Development Agreement approval. No project-level action is
carrenty proposed,

€. Signature

The above answers aye true and complets to the best of my knowiedge, I understand thar
the lezd agency is relying on them to made its deeision.

Date Subsnttted: March 24, 2004
D. Supplemental sheet for nonproject actions
{do not use this sheet for project activns)

Because these guestions are very gencral, it may he helpiul to read them in conjunction with
the Jist of the elements of the envirsnment

When auswering these guestions, be aware of the extent the propazal, or the types of
activities kely to result from the proposal, would affect the item at # greater intensity or at

a fagicr rate than if the proposal were not implemented. Respond brictly and Iz genersl
ferms.

1. How would the proposal be likely to increase discharge to water; cmissions to aixg
producton, storage, or releass of toyic or hazerdous substances; or production of noise?

The proposal is a non-project Development Agreement spproval. No projecelevel action is {bf-
cirvently proposed, Any subseguent projact-Tevel action wonld comply with spplicable

requirements of the Redraond Municipal Code snd the Existing Environmentl Doctiments.

Proposed measurcy to avoid or reditce such increases are: M—

Mone currently

13
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2. How would the proposal be likely to affect plants, animals, fish, or marine life?

The proposal is a non-project Development Agreement approval. No project-level action is currently &?j’
proposed. Any subsequent project-level action would cornply with applicable requirements of the
Redmond Musicipal Code and the Existing Environments] Documents.

Proposed measores to protect or conserve plants, animals, fish, or marlne life are: M'
MNone cuprently
3. How would the proposal be lkely to deplete energy or natural resources?

The proposal is a non-project Development Agreement approval. No project-level action is currently
proposed. Sny subsegquent project-level action would comply with appheable requirements of the M
Redmond Municipal Code and the Existing Environmentat Documents,

Propesed measures to protect or conserve energy and natural resources are:

za

Mene cwrrently

4. How would the proposal be likely ta use or affect environmentally seusitive areas or areas
tesignated {or eligible or ander study) for governmental protection; such as parks, wilderness,
wild and scenle rivers, threatened or endangered species habitat, historie or cultural slies,
wetlands, fioodplains, or prime farmiands?

The proposal 15 a non-project Development Agreement approval, No project-level action is currently _
proposed, Any subsequent projectlevel action would corply with applicable requirements of the ﬁf
Redmond Municipal Code and the Existing Environmenta] Documents.

Proposed measures to protect such rescurces or to avold or reduce impacts are:

af

None

5. How would the proposal be lkely to affect land and shioreline gse, including whether it would
glivw or encourage land or shoreline uses incompatible with existing plans?

«  The proposal would promote the eventual development of the site with uses consistent with the
development codes of the City of Redmond. Future site plan approval required in connection ﬂ,f'
with & project-specific action would ensure that development of the site would be consistent with
surrounding land uses.

Proposed measures to aveld or reduce shoreline and Jand use impacts are: af
Mone currently

6. How would the proposal be likely to increase demands on transportation or public services
and uthites?
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The proposal is 2 non-project Comprehensive Plan amendment. No project-level action is ctrrently

proposed. Any subsequent project-ievel action would comply with alt applicable requirements of the )
Redmond Community Development Guide and would be subject to further environmental review. In ‘Qf'
addition, any future project-level action would contribuie to TIP Nos. 1082 and 1083, through a

Development Agreement or other mechanism. See Attachment B, Project Description.

Proposed measures to reduce or respond to such demannd{s) are: ﬁ,fk
None eurrently

7. Idestify, if possible, whether the proposal may conflict with local, state, or federal laws or
reguirements for the pretection of the envirenment. ﬂi‘,

The proposal will not conflict with local, state or federal laws or requiremnents for the protection of
the environment.
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ATTACHMENT A
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Attachment B PROJECT DESCRIPTION
Redmond River Park Development Agreement

Legacy Parwers and the City of Redmond are considering a Development Agreement for
approximately 6.1 acres of land Legacy Partners own in the City Center District of
Redmend, located adjacent to Luke McRedriond Park and 159 Place NE. (See
Attachment A, Vicinity Map). There is an approved Site Plan Entitlement for the
Redmond River Park Master Plan to develop the site as a mixed-use project with a hotel,
office and residential subcomponents.

The development agreement will allow Legacy Partners to retain its transportation
concurrency for the project in exchange for other development benefits to the City of
Redmond. The Development Agreement will be effective for six years from the time of
City Council approval, and will allow the phesed development of the Redmond River
Park Master Plan. Among the terms of the agreement are;

1. Legacy Partners would ensure that all phases of development of the River Park
project will follow the approved Master Plan and that the site will be planned and
construcied as one contiguous site. This does not preclude Legacy Partners from
selling the individual lots to other developers, but future owners and developers
would be required to comply with the approved Master Plan.

2. The approved Design Guidelines would b applied to the future proposals, The future
development would incorporate design features to ensure a superior pedestrian
experience on site.

3. Legacy Partners will dedicate additional right-of-way along 159" Place NE if the City
determines that this street will be part of the future alignment of the Bear Creek
Parkway Extension project. The City of Redmond will credit the transportation
impact fees for the project in exchange for this dedication.

4. Legacy Partners will guarantee that at least 40% of the floor area of the project at full
build out will be residential uses and residential ACCEs50rY uses.

S. The first phase of the project will include no fewer than eighty (8()) residential units.

6. The structures will be required to step back: in height from the boundary of the
property abutting Luke McRedmond Park,

7. The aggregate number of new p.m. peak-hour trips will be limited to a trip cap
approved by the City of Redmond.
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ATTACHMENT E

CITY OF REDMOND

NOTICE OF PUBLIC HEARING

Public Hearing Date _July 5, 2005

Time 8:00 PM or as soon thereafter as possible
Place Public Safety Bldg. - 8701 - 160th Ave. N.E.
By City Council

PROJECT NAME & FILE #: Redmond River Park Development Agreement, SEPA File L040100
DESCRIPTION OF PROPOSED PROJECT: Vesting of Transportation Concurrency and establish-
ing terms for the development of a mixed-use project in 6.1 acres of land in downtown Redmond.
LOCATION AND SIZE OF SUBJECT AREA: 7661 159TH PL NE, southwest corner of Redmond
Way and 159" Place, east of Luke McRedmond Park, 5.1 acres

APPLICANT’S NAME AND CONTACT: Legacy River Park, 1L.1.C, ¢/o Kerry Nicholson
APPLICANT’S ADDRESS: 7525 SE 24th Street, Suite 180, Mercer Island, WA 98040

DATE OF APPLICATION: April 5, 2004

DATE APPLICATION WAS COMPLETE: April 5. 2005

APPLICABLE PROJECT PERMITS: None

REQUIRED STUDIES: Transportation Impact Analysis

REQUIRED PERMITS, NOT PART OF THE APPLICATION: Site Plan Entitlements, Building
Permits, Clearing and Grading Permit
EXISTING ENVIRONMENTAL DOCUMENTS: SEPA Checklist.

SEPA THRESHOLD DETERMINATION: Determination of Non-Significance

PUBLIC COMMENT PERIOD: All interested persons are invited to comment at the public hearing
on July 5, 2005, at 8:00 PM to express their views, or to submit written testimony, or written comments
may be submitted prior io the hearing to be received no later than J uly 5, 2005 at 5:00 PM, to the
Planning Department, CHPC, 15670 NE 85th Street, P.O. Box 97010, Redmond, 98073-9710 or call
425-556-2440.

INFORMATION AVAILABLE: A copy of the Staff Report to the City Council will be available at no
cost at least 7 days prior to the hearing. The application and all documents filed by the Applicant are
available for inspection or copying (at the cost of the requester) and are on file in the Permit Center at the
City of Redmond. The File may be examined at the Permit Center during the following times: 8 AM - 5 PM,
Monday, Tuesday, Wednesday, and Friday; and, 9 AM to 5 PM on Thursday. The City’s Permit Center is
located at City Hall, 15670 N.E. 85th Street, PO Box 97010, Redmond, WA 98073-9710, 425-556-2473.

STAFF CONTACT: Amy Tarce, Senior Planner, 425/556-2470 or atarce@redmond.gov

If you are hearing or visually impaired, notify the Planning Department at 556-2444 one week in advance of
the hearing in order to be provided assistance.

POSTED 6/21/05

R:\PermPlus\DOCS\L010022\Public Hearing Notice for River Pk. Dev. Agreement.doc
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