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Chapter 1: Introduction

The Purpose of the Design Guidelines

The Design Guidelines (Architectural Regulations) provide design guidance for landscape, residential
and non-residential builders, as well as guidance for owners wishing to modify existing homes and
buildings in Greenbridge. They are written to assist the Initial Construction Control Committee ( the
“Construction Committee”) in reviewing new construction proposals and in establishing the overall
quality and character of Greenbridge. They are also written to assist the subsequent Design Review
Committee (the “Review Committee”) in reviewing all modifications, additions or alterations that occur
external to buildings after initial occupancy. Interior modifications, additions or alterations are not re-
viewed unless they directly affect the exterior appearance or privacy of other lots. The guidelines also
outline requirements for private landowners, partnerships, and others associated with the site on ac-
tions and responsibilities for protecting both existing mature trees, new trees, and other plant materi-
al.

The Design Guidelines are not the exclusive basis for the design review decisions of the Construction
Committee, and compliance with the Design Guidelines does not guarantee approval of any applica-
tion. The Construction Committee and Review Committee will also consider applicable provisions of the
recorded Declaration of Conditions, Covenants and Restrictions for Greenbridge (“the CCRs”) during
their deliberations.

Except for Appendix C, King County Conditions of Approval, the Design Guidelines do not include feder-
al, state, or local regulations. It is the responsibility of the applicant to ensure compliance with the vari-
ous applicable governmental regulations that pertain to them, including Appendix C. The fact that a
particular proposal may comply with applicable federal, state or local reguiations does not entitle an
applicant to approval because the Design Guidelines impose additional requirements and restrictions.
As a result, approval, from both the applicable government agencies and the Construction or Review
Committee, is required in all cases prior to the commencement of construction.

How to Use the Design Guidelines

The Design Guidelines will be used initially by the Construction Committee, residential neighborhood
builders and non-residential builders. As the Greenbridge community develops, the Design Guidelines
may be modified for use by the Review Committee and individual homeowners as deemed necessary
by the Greenbridge Association. The Design Guidelines may also be modified through additional sup-
plements to this guide for non-residential owners, non-residential building owners, and non-residential
tenants.

The Design Guidelines consist of two main components: Design Standards and Review Procedures. The
design standards are organized primarily by the Residential Area and the Neighborhood Core. Stand-
ards are included for the following categories: Site Design, Architecture, Landscaping, and Sustainable
Development. The review procedures chapter describes submittal requirements, the review process
and timing, revisions and variances, and fees.

These guidelines should be reviewed prior to the initiation of the design process. Development sub-
mittals will be reviewed for conformance with these guidelinesms the CCRs.

Jg’l Greenbridge
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Chapter 2: Guiding Principles
AV
Greenbridge

The new community of Greenbridge is a place where
Greenbridge and White Center residents can live, work,
learn and play.

The master plan for Greenbridge envisions

trails and open spaces, multiple community spaces for services and learning,
and stores and offices for work and shopping. Artwork will decorate the
community to express the unique international, intergenerational, and
transformative character of the community.

To create this new community, thoughtful, innovative design is needed.
Creativity and flexibility will be critical. The KCHA, home
builders, and King County will work as a team to achieve
the community vision for Greenbridge.

Greenbridge is an affordable community that will offer a
wide variety of housing choices to households at every stage
of life.

{ At least 300 rental homes are affordable to households that earn less than
30% of median income. Up to 200 rental units are affordable to
households that earn less than 60% of median income. Up to 500 market

rate homes will be offered for sale. As many as 75 for sale homes will be
affordable to households earning 80% of the median. Greenbridge will offer multiple housing types,
including cottages, single family houses, townhomes, flats, apartments, accessory dwelling units, live/
work units, handicapped accessible units, and
combination flat and townhouse buildings. Many units
will be accessible, visitable, or adaptable. As a result,
Greenbridge will be an economically and architecturally
diverse community.

g I
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Greenbridge will employ low impact
and sustainable site, housing and facility
construction and operation practices.

Greenbridge is a 3-Star Built Green™ certified Green Community.
Parcel builders are required to certify homes through the Built &
Green™ program at a 3 star level, and should build homes that go &
beyond codes and conventional practices to minimize impact on |
water and land resources by using sustainable materials, and
energy efficient appliances and practices.

Concurrent with the master planning process, the KCHA worked with King County to adopt a
Demonstration Ordinance to allow low impact development and Built Green'™ construction practices.

P o

Narrower streets, shared parking, and on-street parking authorized through the Demonstration
Ordinance will reduce stormwater impacts of Greenbridge’s development. Builders are encouraged to
pursue other low impact stormwater development and sustainable building techniques and apply the

flexibility in site design allowed by the

Demonstration Ordinance.

ﬁ%’. BulLT GREEN

Greenbridge will connect and orient to existing White
Center neighborhoods through site planning, vehicular
and pedestrian connections, and provision of services )
available to White Center residents. Greenbridge will ~ munity.

enhance the community of White Center, by

stimulating its economy, creating services, and providing additional housing choices. The architecture and
public portions of Greenbridge will improve the vibrancy of White Center as a whole. The increase In
population brought by Greenbridge will also strengthen the existing White Center commercial area.

Greenbridge will integrate with and en-
hance the existing White Center com-

Lo
Greenbridge
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Chapter 3: Design Standards

Please note that development standards established in the Greenbridge-modified King County
Code of the Greenbridge plat approval are denoted in italics below (see Appendix C).

SITE DESIGN

\Design Standard S-1:

Neighborhood
Layout,
# % Connectivity

& and Circulation

Greenbridge is a vibrant new community. Neighborhood layout, landscaping, site details,
and architecture should together create a series of outdoor spaces that are safe, comforta-
ble, walkable, and functional — places where the community can unite and interact. Green-
bridge is also an interconnected community, allowing easy mobility for pedestrians and driv-
ers. Multiple routes and smaller block sizes encourage walking and spread traffic between
neighborhoods. A logical, comprehensible street pattern forms residents’ mental map of
their community, making it easily accessed and navigated.

Appropriate

1. Public areas should be interesting, easy to walk through, and encourage interaction. All aspects of
design, including site, landscaping, and architecture, should work together to create a network of
outdoor public spaces (streets, trails, parks, plazas) that are safe, comfortable, walkable, and
attractive. Achieving these goals is a priority over facilitating auto movement.

2. Innovative site planning that achieves Greenbridge guiding principles and design guidelines is en-
couraged.

3. The street layout should be logical and understandable. Routes through neighborhoods should be
simple and easy to remember. Street layouts should tend towards simplicity instead of complexity.

4. Parks, public buildings, and other public gathering areas should be located to be a centerpiece to
the surrounding neighborhood — highly visible, accessible, and central. Their placement should be
an organizing element to the overall street and neighborhood layout.

5. Streets should be interconnected. To encourage direct, short walking routes, the maximum block
perimeter (except for the W4, CV2-4, and E2 blocks) should be 1600 feet. One edge of a block pe-
rimeter may be formed by a trail.

6. The street layout should be designed to minimize traffic cutting through on local access streets to
get to larger arterials.

7. Streets should be straight rather than curvilinear for impronrehensibility of the street lay-

5 Greenbridge
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out. Where curves are used, they should respond to topography or site constraints or address spe-
cific design elements that give form to the overall street system.

8. Inthe steeper portions of Greenbridge, some of the streets should be steep and take up grade and
others should be flat, terracing in relationship to the grade. These flat streets will be more usable
to the residents. The majority of residential entrances in these steeper areas should face onto the
flatter streets.

9. Streets should be the smallest category possible to support the anticipated traffic.

10. Unique, small landmarks such as signature trees, pockets parks, or benches, or design elements
such as sections of curved or steeper streets, should be located to enhance route-finding through
the community.

11. Walkways through neighborhoods should be provided to important public features such as parks.

12 Alley-served neighborhoods are encouraged as a means to move garages and service functions out
of the public portion of the streetscape.

13. Reducing the aesthetic impact of long alley corridors is encouraged through use of “T” or curved
alleys.

14. Existing and new trees as well as other plantings should be protected and nurtured - these are criti-
cal to establishing a mature and attractive community.

Inappropriate

1. Maze-like streets that disorient the driver or pedestrian should be avoided.

2. Dead-end streets should be avoided.

a4V 0T B IF UL N

i

his sidewalk continues as a walkway
between buildings to provide direct access
to a park behind the homes.

I
This relatively flat street is on a site with a 15% cross slope. =
Grade is taken up through buildings and rear lot rockeries. ,
The flat street provides a good walking environment and
usable common outdoor space, and helps unite the neigh-
borhood.

o
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Design Standard S-2:

Residential Lot
Layout

| Residential sites should be laid out to rein-
| | force the vitality of public areas. Buildings
g 2 should be set close to streets and other public
B areas. Site features should be aesthetic and
- emphasize safe pedestrian interaction.

Appropriate

Buildings should be set close to the street and other public areas.
The area of the lot between the building and adjacent public areas should be designed to provide
aesthetic surroundings for the public areas and maximize interaction between the building resi-
dents and the public areas.
The front plane of each single family, detached residential unit shall be at least 5’ closer to, or at
least 5’ farther back from the front property line in relation to the front planes of each adjacent
single family, detached residential unit.
Entries will be on public sides of buildings which includes streets, open spaces, corners or parks.
Unless infeasible due to grade limitations or the presence of bioswales, on front-loaded lots 25 feet
wide and greater, a walkway should directly connect the front door and adjacent street, sidewalk,
walkway, or green (not via driveway).
The placement of unit types on lots must take into account privacy. Front doors should not be adja-
cent lot to lot.
The placement of unit types on lots must also take into account adjacent public and open space by
treating public space (trail, park or passive park) as a corner.
Car parking should be predominantly provided/located as follows to distribute their presence:

a. On street

b. In garages

c. Off of alleys

d. In clustered surface parking to the rear of the lot or, less optimally but still acceptable, at the
side of the lot - see guideline below
In tuck under parking (from the rear)

The front entry door must receive more emphasis than the garage door. This can be accom-
plished by setting back the garage door, cantilever over garage, columns, porch railings or
permanent decorative porch features.

In general, sites should be laid out so that buildings have public and private sides, concentrating
design focus and energy on public areas, while providing quieter, more private areas and spaces for
service functions (such as dumpster enclosures) or surface parking. Where it is not feasible to lo-
cate surface parking/service functions to the rear due to site constraints, service functions/surface
parking may be located on the sides of buildings. Where this occurs, the service function/surface

il
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10.

11.

12.

13.

14.

15.

16.

17.
18.

parking should be screened from public areas with landscaping or walls.

In some cases, based on desired housing type, grade, or efficiency of land use, buildings may have
public faces on all sides. Where this occurs, service areas and surface parking may be located on
public sides of buildings. However, these areas should be designed to reduce the impact of the ser-
vice function and automobile presence on the public entrance of the adjacent homes, including
breaking surface parking into smaller groups of stalls, installing additional landscaping, and provid-
ing clearly defined and continuous walkways as a substitute for sidewalks.

Regardless of location, the visibility of parking and service areas should be reduced through land-
scape screening, walls, vertical grade changes that move them out of the line of sight, and/or trel-
lises.

Garages located off of alleys are encouraged. If an alley is present, garages shall be located off of
the alley.

Garages shall in no case be located in front of the front fagade of the house (excluding overhangs
or upper floor cantilevers). The garage face must not be forward of the floor above it.

Joint driveways are encouraged.

Joint driveways shall be setback at least 21 feet from garages, carports, or fenced parking to the
opposite side of the joint use driveway (Madified King County Code requirement — see Attachment
M B.8 for full text).

Garage doors, carports, and fenced parking shall be setback at least 21 feet from the opposite side
of the alley (Modified King County Code requirement — see Attachment M 21A.12.150(B) for full
text).

At least 18 linear feet of driveway shall be provided from the back of the sidewalk to the vehicle
parking space [Modified King County Code requirement — see Attachment M B.4 for full text).

Curb cuts should be spaced in a way that maximizes on-street parking.

Two-car driveways and curb cuts (measured at the flowline) shall not exceed 18’ in width. Two-car
driveways that are longer than 22’ shall taper to 10’ in width at the sidewalk and include a 10-foot
curb cut. One-car driveways and curb cuts shall not exceed 10 feet in width.

-

-

- B
- 1
-

y
-

A

e B

These buildings help make the sidewalk public space safer Farking is located on the public sides of these buildings,

and more interesting through proximity, outdoor functional but is mitigated through additional landscaping, smaller
space, attractive architecture and detailing, and windows parking pockets, and a defined walkway:.

looking out to the street.

AN
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19. Two two-car driveways that are adjacent to each other shall be separated by at least 8 feet of land-
scaping at the sidewalk.

20. On lots 40 feet wide or less the driveway may be used as a walkway provided the driveway is sized
to accommodate one or two cars depending upon garage and driveway length including space to
get out of the car. Walkway shall be designated by texture and connects to front door with hard
surface. The driveway should not end at the front door.

21. Driveways shall be paved with concrete.

22. Adequate provision shall be made for storing garbage cans, recycling totes and yard waste bins in
low-visibility locations, not visible from public areas.

23. Recognizing that Greenbridge is a dense community, attentiveness to providing privacy for at least
some portions of units is encouraged. Consideration to using the following techniques should be
given:

a. Staggering windows of adjacent detached units

b Privacy glazing

c. Avoiding placing windows and balconies that look onto adjacent primary private
rear yard patios and outdoor spaces.

d. Balcony and patio privacy walls

e. Locating bedrooms away from highly public building edges at the ground floor

f. Landscape screening—no more than 5 feet high

24. Adjacencies of unit types must be taken into account in site planning so that the front door privacy

and security are considered as well as location of front door to adjacent public spaces to present an

open, rather than wall-like, relationship to the open space.

Inappropriate

1. Auto courts and woonerfs are not allowed.

2. Snout houses are not allowed. A snout house is a house with the garage forward of the front plane
of the house.

Required

1. Entries to homes on public sides of buildings

2. Adjacencies of unit types must be taken into account in site planning so that front door privacy and

security are considered as well as location of front door to adjacent public spaces presents an open
rather than wall like relationship to the open space.

Which is more important here, the car or the person?

“Snout houses” are not acceptable in Greenbridge.
%
Greenbridge
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Design Standard S-3:
|Views

2% | Territorial views, and distant views of the
@ | | Olympics and Cascades, are an asset to
e Greenbridge. Including views into site
design will help define its distinct charac-
ter. Placing eye-pleasing features at the
ends of sight lines (such as street, trail, or
park ends) will enhance the overall aes-
thetics and quality of Greenbridge.

Appropriate
1. Using site design, provide gaps between buildings, and create other opportunities to allow views
from public spaces to the Olympics, Cascades, and territorial views of the surrounding area.

2. Where appropriate, provide small public vista points with seating to allow enjoyment of specific
views.

3. Site design should place focal points such as attractive buildings, critical areas, or public art on a
sight line, as an organizing feature to the neighborhood.

Orient and design parks to frame off-site views or local focal points.

Landscaping or other aesthetic features are encouraged at the ends of short streets,
alleys, or parking lots.

This gazebo forms an interesting view end for this street.

I‘._.r.‘ ISR e

A small plaza, and break between the buildings,
allow the whole neighborhood to share the view.

@j&reenbridqe
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The viewpoint is integrated with a neighborhood park.

Inappropriate

1. Unattractive features such as garages at the ends of sight lines should be avoided.

@j&reenbﬁdqe
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Design Standard S-4:
Trails and Walkways

| Trails and walkways in Greenbridge form an
. |important secondary circulation element (after the street

| network) that gives the community an extra component of
depth and complexity. In particular, a major east-west trail
™ links the east and west residential areas to the 8" Avenue
i neighborhood core and to the White Center open space
corridor west of the site; another major trail parallels SW
100" Street, adjacent to a stormwater bioswale. These
trails are an important part of Greenbridge’s unique, de-
fined character.

Appropriate

Major pedestrian corridor locations (including portions provided through the street network) have
been established pursuant to the master plat. These should be retained through any plat redesigns.
Minor adjustments in location are acceptable with the approval of the Construction Committee.

Trails shall be 8 feet wide, and surfaced with either asphalt or pervious concrete. 5 feet of landscap-
ing is required on both sides of the trail. [King County preliminary plat approval — see Condition 18.
The eight foot wide trail and adjacent five feet of landscaping should be open to the public — lot
lines, fencing, etc., should be located outside of this 18-foot corridor.

Within individual parcels, pedestrian connections should be provided as appropriate to link neigh-
borhoods, parking areas and streets, parks/recreation features, etc. Individual parcel designs may
also establish walkways to provide access to fronts of units, for example, off of a common green.
Any walkways serving multiple homes, or providing for general pedestrian circulation, should be a
minimum of 4 feet wide and surfaced with concrete or pavers.

Architecture, including window placement, landscaping, fencing and any other features that are

adjacent to trails or walkways should be designed to make the trail/walkway a pleasant and safe
place. Adjacent uses should orient to, rather than away from, the trails/walkways.

|

L

. = {Wm ‘ﬂ';tg TAR b B R SDENTIAL i
Y

e AN
A number of elements make this trail open, safe and Pt

welcoming: windows looking on the trail, good adjacent et ——. l

building detailing, open fencing above 4 feet, low shrubs, Gre typical trail section.
trees, and a park at the end, inviting you along. W
Greenbridge
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To provide mobility for people with walkers, wheelchairs, strollers, etc., sloping trails/walkways,
rather than stairs, should be provided in areas with grade. A maximum grade of 8% is preferred,
with an absolute maximum permitted grade of 12%. Where it is not possible to achieve these
grades, steps should be used instead.

No more than 8 steps shall be provided without a landing. A minimum of 2 steps shall be provided
in sequence, to help make steps visible.

Trails/walkways should generally follow direct routes. Curves should be used only with purpose: to
follow a contour, to avoid a tree, as a specific element within a larger landscape design, etc.

Trails segments, as they are developed, should be architecturally compatible with, and of similar
design to existing Greenbridge trail segments.

Trail segments shall include lighting similar in design and spacing to the east-west trail constructed
with the Seola Crossing partnership.

b
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Design Standard S-5:

|Preservation of
Existing Trees

4 King County Housing Authority has a goal to protect ex-
i isting significant trees at Greenbridge and incorporate
those trees into parks, trails, street-scape and yards to

the maximum extent feasible.

King County Housing Authority has conducted a survey of significant trees. Significant protect-
ed trees were defined as mature, healthy and valuable. The trees that have been designated
as protected are to be preserved and maintained in place. Penalties will be assessed for dam-
ages due to construction activities and any actions not approved by KCHA that may impact or
compromise the health of these trees. Protected trees are also located on KCHA Partnership
properties and, as for-sale lots sell, on private parcels. The requirements and obligation to pro-
tect these trees is the responsibility of the parcel owner/manager.

In the offering of individual parcels for sale and development by third parties, KCHA will
identify the protected trees located on the parcel or grouping of parcels. KCHA must specifical-
ly approve the removal, pruning or any action with a protected tree.

Prior to construction, the developer will submit a tree preservation and protection plan along
with development plans. The tree protection plan shall be reviewed by the developer’s arborist
and shall consider grading, placement of structures and drainage to ensure long term health of
the trees. The significant trees that the developer is required to preserve must be protected
during the course of construction according to specifications provided by KCHA. Protection
shall include at least a 6’ high 2x2” chain link fence supported by 2" diameter metal pipe no
more than 6' on center and fastened to each post at 2' centers at the perimeter of the deter-
mined significant root zone along with mulch around the base of the tree as directed and ap-
proved by KCHA. Tree protection shall not be moved without approval by KCHA. Care and
monitoring of the tree during construction shall include watering and general observation of
health.

There shall be no cutting or pruning, driving equipment, building walls, earthwork (cutting or
filling), storing materials or any other action on or within the protection fences of any protected
tree without written approval by KCHA. Failure to obtain KCHA approval will result in a fine at
KCHA'’s or Greenbridge Association’s sole discretion.

If a tree becomes diseased or damaged, the developer or homeowner shall make recommen-
dations for remedy to the Design Review Committee and alert the Greenbridge Association of
pending remedy prior to any action. If the tree becomes too diseased or damaged to be pre-
served, the tree may only be removed with KCHA approval.

pol
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Design Standard S-6:

Parks, Plazas,
Informal Gathering
¢ Areas and Site

Amenities

=4 variety of parks and plazas, well

dispersed throughout the community. Parks and
plazas will form a centerpiece to Greenbridge, making their design and function of critical
importance. Pedestrian amenities will be provided throughout the community.

Appropriate

1. Major park and plaza locations, sizes, and boundaries have been established pursuant to the pre-
liminary plat. These Greenbridge-established parks will fulfill King County code recreation space
requirements. They should be retained through any plat redesigns. Minor adjustments in location,
size, or boundary are acceptable with the approval of the Construction Committee.

2 Multifamily/attached residential projects with more than 20 units should provide informal on-site
outdoor amenities and informal gathering areas proportionate to project size. For example, a small
plaza with seating, informal play opportunities, and special landscaping might be provided in con-
junction with a mail kiosk. These facilities should be provided beyond the King County Code recrea-
tion space requirements.

3. Taken as a whole, the parks, plazas, informal gathering areas, site amenities, and public art of

Greenbridge should serve a variety of ages, physical abilities, interests, and inclinations. Where
feasible, each park should provide both active and more contemplative recreation opportunities.

Little touches go a long way: boulders for resting, A small plaza/informal gathering area combines a
a scored concrete surface, and a waste can terraced seat wall, benches, mail kiosk, and a lawn
make this a functional rest stop in the middle of area as a place for the community to connect.

e neighborhood. mjl
J&'{ Greenbridge
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4. Pedestrian amenities, particularly seating, should be provided at appropriate locations throughout
the community. This may include benches, seating walls, flat topped boulders, etc.

5. Parks and plazas should include areas of sun, shade, and wind protection to provide all weather
and season usability. Active play areas should have good solar access.

Permanent, smooth play surfaces are encouraged around play structures.
Park space, particularly children’s play areas, should be highly visible to surrounding homes and
uses.

8. Children’s play areas that are located next to streets should be protected with low fencing.

9. The design of parks, plazas, and informal gathering areas should integrate with the surrounding
homes, landscaping, etc.

10. Site accessories (picnic tables, benches, trash containers, bike racks, water fountains, etc.) should
be provided in parks and plazas adequate to serve the expected amount of use. The Landscape
Forms “Plainwell” bench and trash receptacle, and the Landscape Forms “Gretchen” picnic table,
or similar, shall be used as the Greenbridge standard site accessories. Trash cans shall include a
cover or lid.

11. The style and color of site accessories must remain consistent at all times. Site accessories should
be checked annually for quality and consistency.

12. Site lighting shall be provided similar in design and spacing to other park areas constructed at
Greenbridge.

Inappropriate

1.

The use of sand, small gravel or small stones is prohibited around play structures.

Landscape Forms Plainwell
trash receptacle.

i
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Design Standard S-7:
Outdoor Lighting

Lighting is an important component

of ensuring the usability and safety

of Greenbridge’s outdoor spaces

8| during Northwest winter nights.

Lighting will be designed to minimize glare,
overspill, and night glow.

Appropriate

1. Adequate lighting for safety and security should be provided throughout the community, particu-
larly in public areas. All streets, public pedestrian pathways, parks, and trails should be lit.

2. Care should be taken to avoid over lighting. Pinpoint lamp glare, night glow, and light spillover onto
adjacent uses should be avoided. Evaluation of lighting adequacy and impacts should take into ac-
count all adjacent light sources, including street lights, porch lights, etc. Lighting (including porch
and other outdoor building-mounted lighting) should use full cut-off fixtures that limit light tres-
pass, night glow, and glare.

3. All outdoor lighting should be of similar placement, style and ~_ ¥
illumination levels to lighting already installed in Greenbridge | 1 \

(see photo right). Light poles and luminaries should be black.
Pole heights should generally be 15 feet but may be somewhat
taller or shorter depending on location and light need specifics.

4. Use of a certified lighting designer for all outdoor lighting de-
sign is encouraged.

5. Any replacement must come from the same family of style and N

color.

Greenbridge typical lighting pole and fixture.

i
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ARCHITECTURE

Design Standard A-1:

-/ ! /ﬁ‘ﬁ Form, Context, Style
A g [and Diversity

| The architecture of Greenbridge should en-
hance the existing White Center community.
A broad range of architectural styles and
housing types is encouraged. Builders are en-

couraged to use varying color, finishes, architectural style, modulation, and facades to provide
diverse housing choice to Greenbridge. Within Greenbridge, building form and design should
harmonize with their surroundings and context.

Appropriate

1.

In keeping with the diversity and vibrancy of Greenbridge, a wide range of architectural styles (from
traditional to modern) and housing types (such as traditional single-family detached homes walk-up
cottages, townhomes, carriage houses, accessory dwellings, and stacked flats) should be provided.
Each building design should create a well-proportioned and unified building form and

architectural concept.

Given the desired archilectural diversily of Greenbridge, al lransition points between

architectural styles, basic design elements such as building articulations, roof forms, window place-
ment, materials, and/or colors should be used to help tie the streetscape together.

Smaller scaled townhouses and stacked flat residential buildings should include building components
that are similar to those of single-family detached homes, giving the buildings distinct residential-
scaled segments.

Larger, mid-rise, stacked flat buildings should have a unified form and use a pattern of

projections and recessed components to give the buildings depth and variety. The maximum building
length shall be 136’.

The Greenbridge-specific King County Code Section 21A.14.090 (see Attachment N)

contains specific fagcade modulation requirements for certain apartment & townhouse developments.

A variety of architectural styles Note the single family detached-scale articulations on the
should be provided. larger buildings. This also shows an excellent transition from

large to small. /—“V—'U
giﬁreenbﬁdqe
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10.

11.

12.

13.

14.

15.

16.

17.

The set-back of residential buildings from the street should be modulated so that the front plane of
each building will be at least 5’ closer to, or at least 5’ farther back from the front property line in
relation to the front planes of each adjacent residential building.

Except for buildings located along 8th Avenue SW or on the SE corner of 4th Avenue SW and Rox-
bury Street, no residential building shall be taller than 3 stories above grade.

Changes in grade should be used creatively to screen parking, provide a variety of housing types
and transitions in building scale, and achieve other design guidelines.

Highly visible rear elevations on hillsides should be articulated and broken up to reduce their aes-
thetic impact.

In single family detached projects with 40 or more homes, a minimum of 8 basic home types
(including different roof lines, fagade articulation, and interior layout/square footage) shall be pro-
vided, AND at least 1 basic home type will be provided for each 8 homes. Within the varying home
types, changes to trim, detailing, color, window placement, shutters, porch roof forms, siding, and
materials should also be provided.

In single-family detached projects with 20 to 39 homes, a minimum of six basic home types
(including different roof lines, fagade articulation, and interior layout/square footage) shall be pro-
vided. Within the varying home types, changes to trim, detailing, color, window placement,
shutters, porch roof forms, siding, and materials should also be provided.

In single-family detached projects with 10 to 19 homes, a minimum of four basic home types
(including different roof lines, facade articulation, and interior layout/square footage) shall be pro-
vided. Within the varying home types, changes to trim,
detailing, color, window placement, shutters, porch/
entry eave roof forms, siding, and materials should also
be provided.

In single-family detached neighborhoods, identical basic
home types shall not be located side by side or directly
across the street from each other.

In attached and stacked flat residential neighborhoods,

identical building types shall not be located side by side

or directly across the street from each other. Build-

ings should be varied through changes in the num- This building provides good grade transition by
. . . . placing units on the upper and lower grades.

ber of units, colors, trim, roofline, window place-

ment, shutters, and/or siding.

Accessory Dwelling Units as allowed by King County code are encouraged. Carriage houses are al-
lowed at Greenbridge.

Muitifamily buildings are encouraged to provide central, private courtyards as active recreation
areas which are visible from residential units.

AN
g’lﬁreenhﬁdqe
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Design Standard A-2:

{Pedestrian-Oriented
{and Human-Scaled

Buildings in Greenbridge will enliven adja-
cent public areas with functional, visible pe-
*| destrian entrances, and building features
such as doors, balconies, and windows that

look on and connect to streets and parks.

Appropriate

1.

Portions of buildings that face public spaces (streets, parks, open spaces, and trails) should provide
functional connections (such as porches, balconies, Juliet balconies, decks, patios, large, opening
windows, sliding glass doors, or French doors) that maximize the interactivity between public and
private areas.

Portions of buildings that face public space should be articulated and utilize features that give
them depth, to provide a three dimensional feel.

Where feasible based on grading issues, portions of buildings adjacent to the public area should be
no higher than 6 feet above the adjacent public area and not sit below the public areas. Where
buildings sit above grade, any rockeries or walls between windows and public areas should be lo-
cated to allow line of sight view from the home to the public area.

Front entries should be architecturally well defined and visible from the street.

Some of the rooms adjacent to public areas outside should be those functions that are more
“public” in nature, i.e., family room, dining room, kitchen, etc., rather than those that are more
private (such as bedrooms). In case the edges of a home face two public areas, the public edge of
the home should be determined and public rooms focused on that edge. In addition, this guideline
may not be feasible in townhouses with garages on the ground floor, as they have little ground
floor living space. In these cases, some interior publicly oriented rooms on the second floor should
be located next to outside public areas, and large windows or balconies provided that allow eyes

This stacked flat building provides excellent street
connection: balconies, and a large communal porch
with space for seating.

Windows on the street, covered entries, and balconies
connect the public and private. Artwork on balcony rails
give it visible impact and personalily.

il
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on the public areas.

6. Significant rooms in public buildings are encouraged to be located and designed to take advantage
of available views.

Inappropriate

1. Large expanses of blank walls adjacent to public areas are prohibited. Refer to Design Standard A-
7.5.

@&re@nbﬁdqe
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Appropriate
1.

Inappropriate
i,

Design Standard A-3:

|
W\ Corner, Gateway

and View Terminus
Buildings

Buildings at street ends, T intersections, ends of curves, prominent trail or park sight lines, and
other important sight lines should be designed to provide an attractive view, enhancing the overall
neighborhood.

Buildings located on corners {intersection of 2 streets, street and trail, or a street and a park), or at
entries into neighborhoods, should be more architecturally prominent (for example, larger
buildings, or using special detailing such as balconies, clocks, wraparound porches, etc.). Additional
windows should be added to eliminate blank walls on corners.

This building provides an attractive, framed view A good corner building with wraparound
end to the street. porch and detailing on both sides.

Garages, surface parking, long,
unarticulated fencing, or other
unattractive building features should not
be located at the ends of prominent sight
lines.

The double garage door forms a poor sight-
line at the end of this straight street.

Q@éreenbridqe
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Design Standard A-4:

Accessory
@ Structures and
'|Outdoor Storage

/] Accessory structures are a recognized part of
Greenbridge but should be located to limit their
impacts on adjacent properties.

1. Accessory structures such as sheds; hot tubs, play structures, and greenhouses are not
allowed in front yards.

2. For attached or detached single-family homes that do not have a garage, a minimum 5’x6’ enclosed
outdoor storage closet that is integral to the homes should be provided. For homes with garages,
outdoor storage that is built onto single-family detached structures is encouraged.

3. Accessory structures (not including accessory dwelling units) are limited in height to
12 feet and 100 square feet in floor area.
Inappropriate

1. Plastic or metal sheds are prohibited.
2. Attached/multifamily buildings are prohibited from having detached storage sheds.

@jﬁlreenbridqe
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Accessibility and

Universal Design
Buildings

Universal Design is a term that describes
features that facilitate accessibility and
usability of a building by all people,
regardless of age or physical ability.

Use of Universal Design is strongly
encouraged in all Greenbridge homes.

Appropriate

1.

10.

11.

Developers are encouraged to design units which include the following features. Developer will
identify in their application which of these features are included in their home designs.

Multi-family apartment or condo developments should have an accessible path between parking,
dwelling units and common areas that meet ADA standards.

For single family detached and attached developments, a “no-step” access to the front door en-
trance to all dwelling units and community buildings. If a no-step front entrance is not feasible, an
alternate no-step side or garage entry to the first floor may be approved. (no-step entrance is de-
sirable, but not required at other entrances.)

A 36” wide front door with exterior lighting at the entrance (exterior doors shall be provided with
an artificial light source located in the immediate vicinity of the exterior door; the illumination of
the exterior light shall be controlled from inside the dwelling unit, exception: lights that are contin-
uously illuminated or automatically controlled).

All interior doorways should be at least 32” clear width in the open position (2/10 doors or a 36” is
preferable).

A 36” wide fully accessible route must connect throughout the first floor of the dwelling unit. The

maximum vertical floor level change is 1/4” except when a tapered threshold is used. The maxi-
mum height is 1/2” (40-42” is preferable).

A complete living area including master bedroom & bath should be located on the first level floor
(or elevator access if multi-story apartments).

Lever handles on interior and exterior doors to be provided.

Clear floor space of 30” x 48” centered on the appliance or fixture shall be provided at each fixture
in the kitchen. Floor spaces can overlap.

Reinforced walls to allow for the later installation of grab bars around the toilet, tub and shower
stall.
Maneuvering space within the bathroom to permit a person using a mobility aid to enter the room,

e on
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11.

12.

13.
14.
15.
16.
17.
18.
19.
20.
21.
22.
23.
24.

25.
26.
27.
28.
29.
30.
31
32.

close and reopen the door, with a clear floor space of 30” x 48” oulside of the door swing.

In addition a clear floor space of 30” x 48” should be provided at each fixture and centered on each
fixture. The 30” x 48” floor spaces can overlap each other. (Note: this is a requirement in the Fair
Housing Act guidelines.)

Wall mounted light switches, electrical outlets or environmental controls shall be mounted for a
reaching range of minimum 15” off the floor and maximum 48” above the floor.

Low maintenance exterior materials.

Covered main entry.

Entry door approach with 18” - 24” of clearance at side adjacent to handle.
Smooth transitions between rooms (vertical threshold of 2” or less).

Slip resistant flooring.

Maximize accessible péth between main living rooms (preferably 38”-42”).
Lever handles on kitchen and bathroom sinks, plus shower.

Anti-scald devices on all plumbing fixtures.

5" turning radius or T turn in kitchen and first floor bathroom.

Parallel and forward approach maneuvering space in front of appliances and plumbing fixtures.
Main electrical breaker box located on the first floor.

Switches, doorbells, thermostats and breaker boxes should be located no more than 48” above the
floor; electrical receptacles should be at least 15” above the floor.

Stacking of closets large enough to accommodate future installation of an elevator.
Reinforcement in shower stalls to permit future installation of a wall hung bench seat.
Security system.

Visual ID of visitors.

Visual smoke detectors.

Handrails on both sides of exterior and interior stairs.

Task lighting in kitchen, bath and other work spaces.

Rocker light swilches,

e § S L S
Varied counter heights, open seating. Lever door handle, open base sink.
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33.
34.
35.
36.
37.
38.
39.
40.
41.

Lighting in closets and pantry.
Closet rods adjustable from 3’ to 5’ 6”.
Slip resistant flooring in kitchen and bath.

Multi-level or adjustable kitchen countertops and work spaces.

Pull-out shelves for kitchen base cabinets.
Front mounted controls on stove.
Installation of grab bars in bathroom.
Hand held showerhead in shower.
Curbless shower.

i
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S, |Design Standard A-6:

|Entries, Porches
and Balconies

Prominent front building entries, and entry patios, porches
and balconies, are important elements to creating the pedes-

| street and public spaces, making public areas more inter-

| esting, sociable and safer. Entries and porches provide a
functional transition space between the outside and inside
and architecturally delineate the front entry.

Appropriate

1. Front entries must face a street, park, common courtyard, or other public space and be delineated
architecturally with a porch or other significant architectural feature. All homes should be designed
to make it obvious to visitors where the front door is located.

2. Insingle-family detached and townhouse neighborhoods, all homes shall have a covered porch or
entry patio for the front door.

3. Except where overall grade issues make it infeasible, front entries should not be located below adja-
cent public area grade, and no more than 6 feet above adjacent public area grade.

Porches and entry patios shall have a minimum depth of 6 feet and minimum width of 8 feet.

5. Entry patios should include at least some overhead weather protection, especially at the front door.

A good example of clear entries

and deep porches.

A place to sit and visit.

gﬁrreenbﬁdqe
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Covering may include balconies overhead.

A walkway to the front door that is readily visible from the road must be provided either as a sepa-
rate walk or an angled walk off the driveway,

The entry shall be emphasized to be welcoming, obvious, and prominent. Identify the entry
through lighting, color, porch & rails, porch covering, columns & fagade treatments, landscaping,
and clear access. The front door may not be set back from the front plane of the house more than
6 feet.

Balconies are encouraged in detached and attached buildings as an additional way of putting eyes
on the street, make the street more sociable and make the area safer. in larger buildings, balconies
provide a means of breaking up or articulating the facade.

In central corridor stacked flat buildings with only one main street pedestrian entrance, other tech-
niques to provide connection to the street, such as balconies and at-grade patios, should be provid-
ed. The main entrance should have a significant public porch that functions as an outdoor room
and includes space for seating and visiting. '

10. Itis encouraged that porch railings be wide enough (6 inches) to use as an informal shelf.

11. All raised porches shall have railings.

il
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1Design Standard A-7:
Doors and Windows

' : Windows and doors are the home’s connection
.| to the larger community. They should be well
4l located to provide optimal connectlons to adja-

Appropriate

1.

Windows and doors shall be appropriate to the style of the building. Generally, in traditional style
homes, windows should have a vertical orientation.

A variety of window and door styles should be provided within a neighborhood.

Windows and doors should be proportional to other facade elements.

Windows from public rooms within homes (such as the dining room or family room) should be po-

sitioned to allow residents to look out on the street and other public spaces, providing safety and
interaction, while at the same time providing adequate privacy.

Side facades that face public spaces should include a similar percentage of window area to the
front facade and to provide eyes on the street.

On side elevations that do not face a public area at least one window should be provided within 10
feet of the front fagade.

Large windows or groupings of windows adjacent to public areas are encouraged (subject to ener-
gy code maximum glazing requirements).

Larger windows should be broken up by structural elements to provide additional detail and inter-
est.

Attractive, nicely massed windows. Windows wrap the side of home to face the green.

il
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9. Front doors should be located symmetrically with porch vertical elements.
10. Window frames should complement the trim.

11. Doors that include a glass element appropriate to the design of the house — either
a transom, surround, or integral to the door itself — are encouraged.

12. Window mounted air conditioners should be located away from public areas.
13. Use of bay windows is encouraged.

Inappropriate
1. Windows that use poorly constructed or inexpensive looking detailing, etc., should be avoided in
favor of simpler designs. Decorative, non-structural mullions are discouraged.
Screen doors shall not be unpainted metal or unpainted wood.
Reflective glass is not permitted.
Security doors and barred windows are not permitted.

i
@Ereenbridqe

-29- MARCH 2014



|Design Standard A-8:

Garages, Garage
Doors and Carports

Greenbridge is a pedestrian-oriented communi-
| ty, and garages represent the car. Garages and
carports should be located and designed to min-
imize their prominence from public areas, such
| as the street, trails, and parks.

Appropriate

1.
2.

Alley access or back of lot garages are encouraged.

In single-family detached homes with garages at the front, the garage door width shall not exceed
55% of the front elevation of the house as measured by the width of the garage door or doors.

In townhouses, garage door width shall not exceed 50% of the front elevation of each unit.

In single family detached homes, no portion of any driveway located in front of the front plane of

the house shall be wider than the garage door which serves that driveway.

In attached townhouses or single family detached homes without garages, no portion of the drive-
way shall exceed 10’ in width.

The garage and garage door should be designed to diminish the visual impact of the garage from
the sidewalk. The design emphasis should be on the entryway. Ways of mitigating the impact of
the garage include:

a) Painting the garage door a shad or two darker than the rest of the garage.

b) Upper floor cantilever over garage.

c) Protecting eaves that unify garage and entryway.

d) Painting the trim to match the garage door.

e) Staining driveway a darker color.

f} Do not highlight the molding boards around garage door.

g) A planting next to driveway that partially obscures garage door frame. A trellis can accom-
plish this.

. - Placing this garage downgrade on the side street

Less dominant rear yard garage. minimizes i%
1S Green bridge
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7. Garages shall in no case be located in front of the front plane of the house.

8. Where grade changes exist, it is encouraged that grade be used to help reduce the
visibility of garages {for example, garages tucked under home from rear or side).

9. Three car garages visible from public areas are prohibited.

10. Garage doors shall be no wider than 16 feet.

11, In attached townhouse buildings with front-loaded garages, no more than 2 garage stalls
(either 1 double or 2 single doors) shall be adjacent without intervening building space
(entry, occupied rooms, etc.).

12. Garage door styles should be consistent with the architecture of the associated building.

13. Side elevations of garages adjacent to public spaces should be enhanced with features
such as windows, lattices, or landscaping.

14. Parking garages (except for entries) in larger buildings that are above grade and visible to
public areas should be enhanced with accupied space, landscaping, or architectural treat-
ment.

15. Carports should be architecturally compatible with adjacent buildings and huilt of wood, not
metal.

The presence of this 2-car garage is reduced by
putting it on the same front plane as the rest of the
house and the significant eave, which unifies the
whole house architecturally.

il
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|Design Standard A-9:

Materials
|and Detailing

Appropriate

1. Materials and trim should complement the building style and add to its dimensionality.

2. Details and features shouid relate to the structure and not appear as add-ons.

3. Avariety of materials should be provided within a neighborhood to add to its architectural diversi-
ty.

4. Material transitions should occur at inside corners, a change in the wall plane, or between floors.
Material transitions should include a trim transition piece, such as a band board.

5. A higher quality of detailing and/or materials (horizontal banding, more ornate trim detail, brick)
should be provided adjacent to public spaces (streets, parks, trails, etc.). Focused areas of higher
quality and more detailed trim (such as stone, brick, tile, decorative door surround, window boxes,
or window head trim) should be provided to highlight key portions of a building, such as the main
entrance or important windows.

6. Higher quality materials and detailing used adjacent to public areas should be wrapped around the
building to a logical termination.

7. Plywood, and cementitious board siding should include battens to provide depth and interest.
Cementitious, metal or wood siding is required.

At a minimum, ali windows and doors (including those facing private areas) should be trimmed.

10. Eave detailing should be consistent with the architectural style of the house.

N A

where it will be regularly seen and appreciated. Note Battens improve the aesthetics of plywood siding.

porch light, door, post band, and lintels.
/Jg%reen bridge
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11. Shutters may be used only if they reflect the architectural style of
the building. If used, it is preferred they be operable. They shall be ‘
proportional to the window, i.e., one half or one quarter the width |
of the window. | l

12. Retractable awnings should be unobtrusive and be architecturally | -

compatible with the building.

13. At least 2 siding textures should be used in each unit’s front facade.

Inappropriate

1. Highly reflective materials are not permitted.

Limited, focused use of brick and high
quality fencing along an important
pedestrian street.

pe il
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| Design Standard A-10:

Greenbridge is characterized by colorful

‘| homes. Vibrant, rich, saturated colors make
this community stand out, bringing life to
Greenbridge and the larger White Center
community.

Appropriate

1.

At least 3 colors per home are required, including body color, window trim, doors, and accent
materials, but not including window frame or roof color. Of these 3 colors, at least 1 color
must be rich and saturated, and compatible with other Greenbridge homes. In attached dwell-
ings, the 3-color requirement may not be accomplished only by varylng door colors

Colors within and between homes should be harmo-
nious. It is encouraged that a color professional be
utilized to ensure appropriate color tone matches
with nearby colors.

A variety of roof colors between buildings is encour-
aged.

Saturated, deep colors are more attractive. Another example of rich colors.

l@&reenbﬁdge
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Inappropriate

1. Light beige and light gray are discouraged as a pri-
mary home body color on the front fagade {though
may be used as accents).

2. No two similar color schemes shall be located next
to or across from each other.

Grey/beige monotony.

@r@nbndqe
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—|Design Standard A-11:

[ Eaves

| To reinforce the architectural and color di-
versity of Greenbridge, roof forms, colors,
and pitches will be varied as well.

Appropriate

1.

10.

11.

12.

13.

Rooflines and roof forms shall be modulated to reduce their bulk and provide interest. Special
attention shall be given to particularly visible roofs. In townhouses and smaller scaled stacked flat
buildings close to single-family detached neighborhoods, roof form masses should be similar to
single-family detached to help blend in.

Roof pitches and forms should be consistent with the architectural style of the building. Traditional
styled buildings should have a minimum of a 4:12 primary roof pitch. Buildings with modern archi-
tecture may have flatter pitched roofs, and larger mid-rise buildings may have flat roofs.

A variety of roof style and form should be provided throughout individual neighborhoods.

For projects with fewer than 10 units, a minimum of 2 roof colors shall be provided; for projects
with 10 or more units, at least 3 roof colors shall be provided. Roof colors should coordinate with
home paint colors.

Eaves {excluding gutters) should be a minimum of 12 inches wide, preferably 18 inches wide.
Skylights are encouraged; however, they should be designed as an integral part of the roof. Solar
tubes and bubble skylights are allowed so long as they are not visible from public areas.

Roof materials should provide texture and may include fire treated wood, tile, slate, non-
galvanized metal, and architectural-grade asphalt shingle.

Vents, pipes, etc., located on the roof should be clustered, and located on portions of the roof out
of view of public areas.

Satellite dishes are encouraged to be located in visually unobtrusive locations and must be ap-
proved by the Greenbridge Association before installation.

In larger buildings, roof-mounted mechanical equipment should be located on portions of the
building not visible from public areas and other
residences. If visible, the mechanical equipment
should be screened with parapets, architectural
screens, etc. Consideration should be given to _
minimizing noise impacts of mechanical equip- &%

ment to adjacent residences. ) :
Chimneys should integrate architecturally and be S
un-obtrusive. T
Solar photovoltaic and solar hot water heating
arrays are encouraged on any roof surface.

Fifty-year roofing is encouraged.

Well —located roof vents, out of public view (rear of house).

il
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LANDSCAPING

" Design Standard L-1:
“Landscape Design

Greenbridge’s landscape will support the over-
all sense of community. Well-landscaped areas
will define outdoor spaces and provide com-
fort and beauty. Landscaping will reflect the

i Puget Sound climate and environment and will
include drought- tolerant and bird-friendly
plants.

Appropriate

General landscaping design

1. Impervious surfaces in front yards should be minimized.

2. Pervious areas should be fully landscaped with trees, shrubs, groundcovers, and lawn.

3. Private lot landscaping adjacent to public areas should be attractive, interesting, and promote interac-
tion between public and private areas/eyes on public areas. Front yard landscaping should be sub-

stantial enough to define the private area but allow views out from front yard patios and windows to
adjacent streets/parks (for example, through use of low hedging, short rockeries/walls, or low, open

fencing).
4. Home entries should be emphasized with special landscaping, such as flowering shrubs,
trellises, or art.

5. “Natural” pathways— travel routes which people could be ex-
pected to take instinctively—should be acknowledged with dura-
ble landscaping and surface treatment.

Landscaping near active play areas shall be extra hardy.

Planting edges adjacent to flat open areas (street or lawn) should
be layered, with smaller plants placed in front of larger plants, to
create dimension and depth in the landscape.

8. Landscape style should reflect the architecture of the adjacent
building and overall surroundings. For example, more formal, sym- | &
metrical buildings should have more structured landscaping, while | &
buildings and projects with varied compositions should have more
informal landscaping. Generally, structured, traditional landscap-
ing should have regular spacing of trees, hedging, and a limited
range of plants, while more informal plantings rely on looser tree/
shrub groupings and a greater variety of plants.

. . . This home entry is emphsized by the
9. Landscaping size at maturity should reflect and complement the  ;omnar cedars. d

size of adjacent buildings.
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10.

11.

12.
13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

23.

24.

25.
26.

Projects with larger common areas should include a unique tree or grove of trees in a prominent
location that, at maturity, will provide a neighborhood landmark.

Landscaping that is close to Greenbridge’s natural areas (at the east and west edge) should empha-
size natural, irregular patterns and native plants.

Landscaping should include shrubs and trees that provide year-round color and interest.

Vegetation should be used to frame views. Plants located in front of viewpoints should not block
the view or require topping at maturity.

Signature trees/landscaping should be provided at the end of sight lines, neighborhood entries, or
crossroads.

Plantings, low walls, grade changes, etc., should be used to minimize headlight glare and intrusion
into homes at intersections or ends of drive aisles.

Blank walls, long stretches of fencing, or exposed foundations should be adequately screened with
appropriate-sized plantings.

Landscaping should be provided to screen pedestal air-conditioning units.

Landscaping in trail corridors should generally consist of deciduous trees (taken from the King

County Street Tree List) and low shrubs. Landscaping within trail corridors should be open and al-
low visibility along the trail corridor and from adjacent homes.
Trail corridors and parks shall be irrigated.

Right of way planting must be watered and weeded by builder until accepted by the Greenbridge
Association for maintenance (see Appendix E).

The Greenbridge Association will maintain ROW planting after acceptance from the builder. Home-
owners may not work in or alter planting in ROW.

In projects with larger open spaces, theme gardens (for example, butterfly, rose, or cutting gar-
dens) are encouraged.

Landscaping that creates bird habitat is encouraged. See http://www.wdfw.wa.gov/living/
landscaping for additional information.

Arbors and trellises that are architecturally compatible with adjacent buildings are encouraged as a
means to provide diversity in the landscape.

Hollywood driveways (driveways with a planter strip in the middle) are encouraged.

Existing and new trees as well as other plantings must be protected and nurtured by the party hav-
ing ownership.
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This simple park is made special by a grove of trees of
the same species. A little thought a hundred years ago

by symmetlrical, clipped wedges. results in amjw new.

Greenhridqe

-38 - MARCH 2014

This symmetrical, formal building is complimented



Landscaping Specifications
These specifications apply to initial planting by housing developers and replacement planting by home-
owner or property owner:

1.
2.

10.
11.

12.

13.
14.

A variety of plants should be provided. Heavy usage of the same species should be avoided.

Plant quantities and densities should be adequate to achieve full landscape coverage within 3 years
of planting.

A minimum of 30% of each yard shall be shrubs and groundcovers.

Plants should be grouped according to water needs, i.e., plants requiring little or no watering
should not be interspersed with plants requiring higher amounts of water.

Plants should be located taking into account their optimal growing conditions relative to solar ac-
cess (sun, part shade, shade).

Trees and large shrubs should be planted relative to sidewalks and walkways in such a way that
they will not grow into the pedestrian space of the sidewalk/walkway.

Given the dense environment of Greenbridge, deciduous trees are favored over evergreen trees to
maximize winter solar access, but evergreen trees are not prohibited where they meet other
guidelines.

Use of drought tolerant plants is encouraged. Drought tolerant plants are required in common are-
as.

In addition to street trees, at the time of initial landscape installation, at least one tree shall be
planted for every 2,000 square feet of pervious area on a per-project basis in
residential areas.

Maximum allowed landscaped slope is 3:1.

Mature height of any tree shall not exceed 25' and should not impact adjacent properties including
views, shade, etc.

Mature height of any shrub shall not exceed 3’ in the front yard and 5' in the back yard.

No pesticides or herbicides shall be used.
Diseased, dead or non thriving plants shall promptly be replace with plants of the same
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Thoughtful plant specification improves bird habitat.

This corner adjacent to a wetland is appropriately
landscaped with native species.
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species and approximate size.
15. Landscaping screening—not more than 5 feet in side and backyards and 3 feet high in
front yards.
16. Properties shall be maintained including:
a. Lawns to be weed free and maintained between 2 1/4 and 3 1/4 inches tall.
c. Maintain 2" of medium grade mulch on planting beds.
d. Planting beds to be maintained weed free.
e. Properties shall be maintained free of noxious weeds based upon King County
Noxious Weed List including Himalayan and Evergreen Blackberries, Hedra species
(ivy), Scotch Broom, Canadian and Bull Thistle, etc.
f. Non turf grass areas not treated as lawn, but containing grass or other mowable
material, shall be cut twice annually - the first week in June and the first week in
August.
g. Property shall be maintained free of garbage and debris.

Inappropriate

[WY

Landscaping should not form easy hiding spots.

Dense vegetation is discouraged in front of ground floor windows facing public areas.

w N

Landscaping adjacent to an alley should not be so dense as to limit visibility from adjacent homes
onto the alley.

Lawn shall not be placed on slopes greater than 4:1.

5. Plants on the current King County noxious weeds list, including butterfly bush, English Ivy, English
Holly, and English Laurel, shall not be planted in Greenbridge.

6. Entry features, entry signage, and monuments delineating individual residential communities with-
in Greenbridge are prohibited.
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Design Standard L-2:
'|Street Trees

| | Street trees are a key feature in the Green-

| bridge landscape. They provide beauty, shade,
and interest and give a distinct character to
each individual street within the community.

Appropriate

1.

10.

11.

12.
13.

Street frontage landscaping is regulated pursuant to Preliminary Plat Condition 20, and Attachment
O, Modified King County Code 21A.16.050.

Street trees shall be selected from the current King County street tree list and conform to King
County Title Code 21A.16.

One consistent street tree shall be provided on each street to provide unity. Any replacement
street trees should be reasonably similar in shape and form as the street tree originally used for
the street.

Street trees should be placed symmetrically, while ad-
justing locations to avoid conflict with utilities.

Minimum caliper size is 2-1/2” to 3” measured 4’ from |
the base of the tree. \

Street trees installed by a third party builder are main-
tained by the builder until the Greenbridge Association |
determines that the right-of-way planting is accepted by
the Association. After acceptance the Association will
maintain the ROW planting. Homeowners shall do no
work nor alter the ROW planting. Homeowners may not
prune, replace or damage street trees.

Street trees shall be installed per Appendix E.

Street trees should be adjusted to avoid conflict with utilities. (See Appendix E for additional re-
quirements.)

KCHA will inspect and approve plant materials before installation. Turf is preferred to be placed in
the right of way instead of shrubs.

3rd party builders and homeowners will ensure that no toxic materials or substances that may be
harmful to plant health are stored or spilled in the planting area and that plant materials are pro-
tected from damage.

If shrubs are used in the right of way instead of turn, they shall be a minimum of 12” in height and
be selected from the attached list included in Appendix E.

Groundcover containers to be #1 or larger.

Maintain plants and turf until acceptance in a vigorous and disease/insect free condition including
watering (use of herbicides and/or pesticides is not allowed unless approved in writing by KCHA.)
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Design Standard L-3:

A unique feature of Greenbridge, which sets
it apart from other communities, is public art.
Democratically placed, public art of all types,
) ranging from large & public to subtle and
- o !-f ! small, will be located throughout the commu-
CTe— Te— _ | nity, helping Greenbridge be a place of char-
acter and creativity.

Appropriate

1. Each individual park shall include public art, such as a sculpture, mosaic, artistic stormwater con-
veyance, etc.

2. Art that functionally connects to the surrounding improvements or buildings is encouraged.

3. Creative use of stormwater that is artistic and educational is encouraged.
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—1Design Standard L-4:

%Fencing, Rockeries and
Walls

| Fencing is an important detail in establishing the
boundary between public and private space, as well as

! § cent to the public realm of streets, parks and open

l, Y spaces, making careful design a priority. Rockeries and
| , T walls should be integrated into the overall landscape

and used functionally where appropriate.

Please note that fencing is not required; however, if provided, it should comply with these standards
and guidelines.

Appropriate

1.

Front yard fencing shall be a maximum of 36 inches in height and at least 50% see-through. Front
yard fencing may be comprised of pickets, lattice, or artistic design. A small (2 feet) base planting
area is encouraged between sidewalks and front yard fencing. Where the front yard is the only out-
door private space for a unit, the architectural committee may consider allowing additional privacy
fencing.

Side and rear yard fencing shall be a maximum of 6 feet in height. Side and rear yard fencing adja-
cent to other side or rear yards may be completely view obscuring. Side or rear yard fencing adja-
cent to public areas or alleys may be view obscuring up to a height of 4 feet. Above 4 feet, any
fencing shall be at least 50% see-through.

Side yard fencing must be set back a minimum of 5 feet from the front primary face of the house
(i.e., excluding a porch) unless approved by the architectural committee for special reasons (e.g.,
day care or service animals).

Fences shall be stained wood or ornamental metal. Metal fences shall be black. Vinyl may be per-
mitted if it is black in color. The preferred fence color is black.

Open front yard fencing. Side yard fence next to street, stepping with slopes.
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5. Fences on slopes should have rails that are stepped rather than sloped.

6. Fencing should be designed in conjunction with adjacent landscaping.

7. Long stretches of rear yard fencing should be articulated and screened with landscaping.

8. Fencing adjacent to an alley should be inset to allow an area for waste containers to be placed on
service days.

9. Artistic or decorative fencing is encouraged.

10. Hedging/landscaping as an alternative to fencing is encouraged.

11. Rockeries/walls are encouraged to be less than 30 inches in height. Rockeries/walls greater than 30
inches will be evaluated for their aesthetic impacts on adjacent public spaces and properties.

12. Sitting walls (16 inches -24 inches high) are encouraged as a means to take up grades adjacent to
walkways and sidewalks, particularly in high-volume pedestrian locations. Seating walls should be
capped.

13. The tops of walls/rockeries that are greater than 30 inches in height and are reasonably accessible
shail have a handrail.

T e i e oo e ol laced seatalacanttomafor sl
wall itself.

Inappropriate
Chain link fences are prohibited.

2. Fences shall not be located in the right
of way.

3. Driveways shall not be fenced or gated.

This inappropriate wall lacks base planting or
interesting i
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Design Standard L-5:

Parking Lot
Landscaping
peland Dumpster
o Enclosures

Greenbridge is a people place, not a car
place. Where cars are visible in larger

groups, landscaping will be provided to re-

duce their visibility and aesthetic impact. The visual presence of waste and recycling con-
tainers will be minimized.

Appropriate

1.

For parking lots located on the public sides of buildings pursuant to Design Guideline S-2.6, parking
lot landscaping shall be provided at a rate of 60 square feet per parking stall.

Parking lots that are located in side yards adjacent to public areas should be screened with low
(less than 4 feet high) evergreen hedging or solid fencing.

Dumpster enclosures shall be provided pursuant to the
King County Code requirements for recycled materials
enclosures and sized to be large enough to enclose waste |
dumpsters as well. For residential units that will not use &
curbside pickup, a minimum of 8 square feet of enclosure
area per unit shall be provided. The minimum enclosure
size shall be 120 square feet. Enclosures should be archi-
tecturally compatible with adjacent buildings.

Dumpster enclosures are encouraged to be located out
of significant sight lines and away from major pedestrian
routes.

Enclosures shall provide space for garbage, recycling This dumpster enclosure is located out of the line
and ya rd waste bins. of sight and away from walkways.

I
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SUSTAINABLE DEVELOPMENT

Design Standard SD-1:

Site and Building
Sustainability

ARA
Aps

At its completion, Greenbridge will be a certi-

fied Built Green community. In addition, all homes in Greenbridge will be certified under the
Built Green program. Building sustainability will result in greater energy and water efficien-
cy, greener materials, and healthier interiors.

Green Surface Water Management

1. Greenbridge utilizes a variety of surface water man- 3=
agement facilities in order to control the quality and
the amount of water discharged from the site. Through
these systems Greenbridge does its part to control
flooding and to maintain water quality downstream in
the Salmon Creek and Duwamish River basins. This re-
sults in the preservation of natural fish and wildlife
habitats.

2. On Greenbridge’s west side, runoff from the streets
is collected in a water retention facility where sediment
is collected. This not only ensures that water entering
the White Center bog, Lake Garrett and Salmon Creek is clean, but it controls the amount of water dis-
charged. This reduces the amount of sediment disturbed on the stream bottom, and provides cleaner
water which is more suitable for salmon and other wildlife. Clean rain water will be collected from roof
tops on Greenbridge’s west side and will bypass the water retention facility through a “Green drain”
system. This diversion of the clean water around the water quality retention pond makes that facility
more efficient.

Low — Impact storm water treatment is encouraged.

3. In Greenbridge’s central valley, both roof drain and street storm water are collected into a water
quality and detention vault which is located underneath the Greenbridge central plaza. Water collected
in the vault is cleaned as sediments settle out, and the amount of water discharged from the vault is
controlled to reduce flooding and turbidity downstream in the Salmon Creek watershed.

4. The east side of Greenbridge will be served by a water retention pond and a network of bioswales.
The bioswales collect street runoff along the neighborhood streets. Plants in the bioswales remove
sediment from the water. The swales also serve to slow the discharge into the pond. From the swales,
water will flow into the retention pond on Greenbridge’s eastern slope which will further clean the wa-
ter and control the discharge down into the Duwamish River W%
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Built Green Community

Greenbridge is a certified Built Green community. Green features incorporated into the project's mas-
ter planning include:
¢ Designed re-use of previously developed land which doubled its density, and enhanced ac-
cess to transit
Recycled site materials used for fill
Demolished material salvaged for re-use in other projects
¢ A Green drain system (separate roof drainage from surface runoff) to reduce storm volume
and enhance water quality — where no system existed before
Drought-tolerant planting throughout parks and yards
Minimal lawn areas requiring irrigation

Built Green Buildings

All existing homes in Greenbridge have been built to at least a King-Snohomish County Master Build-
ers Built Green 3-star standard in order to last a long time, use less energy, and provide a healthier
place for people to live. New homes shall be built to a Built Green 3-star standard. Certification at
the 4- and 5-star levels is encouraged. Some of the Built Green features include:

e The buildings were Designed on a 4 foot module to reduce waste

¢ All of the Drywall is sealed to be air tight

e There are Rain screen systems on all exteriors, including Fiber cement siding (no vinyl) — re-
claimed/recycled 50-yr material
The roofing product is warranted for 50-years
There are Formaldehyde-free plywood and composite products throughout the project
Low-pile carpets are tested to CRI Green label program standards for indoor IAQ. They har-
bor fewer allergen and VOCs and contain no glue
Low VOC paints coat the walls and ceilings
Below-grade waterproofing and drainage systems are installed at all sub grade walls
Fly ash, a waste byproduct of coal combustion, was added to the concrete mix
Recycled-content gypsum and insulation
Compliance with Seattle City Light's Built Smart program
Fans are on timers which shut them off when not in use
CFL lights throughout
Low-flow faucets and toilets
Units are Individually metered
Energy Star washers, dishwashers and refrigerators

Appropriate

1. Al homes in Greenbridge shall be built to at least a King-Snohomish County Master Builders Built
Green 3-star standard. Certification at the 4- and 5-star levels is encouraged. For further infor-
mation, see www.builtgreen.net.

2. Homes are encouraged to be certified through the US Department of Energy’s Energy Star certifi-
cation program. See www.northwestenergystar.com for further details.

3. Aliresidential units in Greenbridge shall provide and utilize recycling and yard waste bins or totes.
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Chapter 4: Review
Procedures

General

The purpose of this chapter is to establish standard review procedures and submittal requirements for
all development proposals. The procedures and requirements are designed to promote timely and
complete reviews by the Greenbridge Construction Committee and/or Review Committee (the
“Committee”) that result in development approvals that further the goals of Greenbridge. Develop-
ment proposals must be approved by the applicable Committee prior to commencing any site work and
prior to submitting an application to King County.

Review Process

Each application for review of proposed new construction shall be reviewed by the Construction Com-
mittee. Each application for review of proposed modifications, additions or alterations to existing con-
struction, external to buildings after initial occupancy, shall be reviewed by the Review Committee. No
work may be initiated and no application, except pre-applications, may be submitted to King County for
issuance of building permits or other County permits until approval has been issued by the applicable
Committee.

1. Conceptual Design Meeting (Required)
Prior to submittal of an application for architectural review, the applicant should schedule a
meeting with the Committee to present and discuss the conceptual design of the proposed devel-
opment. The purpose of this meeting is to discuss the preliminary design concept and identify fore-
seeable concerns regarding compliance with the Design Guidelines. For purposes of discussion, the
applicant should present a preliminary overall site plan and schematic elevations at this meeting.
The fact that a potential conflict with the Design Guidelines is not identified or discussed during the
conceptual design meeting shall not be construed as a waiver of the Guidelines under any circum-
stances.

2. Application Submittal
The applicant shall submit an application for architectural review. For new construction, the appli-
cation must include all of the information listed in the Submittal Requirements — Construction Com-
mittee section. For modifications, additions or alterations, the application must include all of the
information listed in the Submittal Requirements — Review Committee section. If an applicant be-
lieves some of the submittal requirements are inapplicable to the particular proposal, the applicant
may request a waiver of specific submittal requirements from the appropriate Committee. Incom-
plete applications will delay the architectural review process. Applications must be directed to:

Greenbridge Design Review
Attn: KCHA Design Coordinator
600 Andover Park West
Tukwila, WA 98188-3326
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Complete Application

Prior to commencing review of any application, the Committee will make a determination whether
the application is complete. Applications must include all of the information listed in the Submittal
Requirements section, unless a waiver is granted pursuant to section 2, above. The Committee will
notify the applicant in writing as to the completeness of the application within three (3) business
days after receipt of all application information. A determination of completeness means that the
Committee has the necessary information to commence its review. In the course of reviewing the
completed application, the Committee may require the submission of additional information as
may be reasonably necessary. The initial request for additional information, if any, will be made
within fifteen (15) calendar days of receipt of a completed application. Requests for additional in-
formation will not extend the review time frame.

Applicant Meeting

The applicant shall meet with the Committee to present the architectural review application. The
meeting will be scheduled by the Committee and will be held within five (5) business days after a
determination of complete appiication has been made. The purpose of this meeting is to identify
any changes in the proposed development since the conceptual design meeting, to orient the Com-
mittee to the contents of the application package, and to answer any preliminary questions.

Notice of Action

Within thirty (30) calendar days after receipt of a completed application, the Committee shall re-
spond in writing to the applicant. The Committee may (a) approve the application, with or without
conditions; (b) approve a portion of the application and disapprove other portions; or (c) disap-
prove the entire application. The Committee may, but shall not be obligated to, specify the reasons
for any objections or offer suggestions for curing any objections. In the event that the Committee
fails to respond in a timely manner, approval shall be deemed to have been given. However, no
approval, whether expressly granted or deemed granted pursuant to the foregoing, shall be incon-
sistent with the Design Guidelines, unless an approval has been granted for a Design Departure.

Board Appeal Period

Any applicant who is aggrieved by a decision of the appropriate Committee may appeal the Com-
mittee’s decision pursuant to the process specified on page 67 of these Guidelines. An applicant
who files an appeal shall not submit permit applications to King County until their appeal is re-
solved.

Approval Period

If construction does not commence on an approved application within one (1) year after the date
of approval, the approval shall expire. The Committee may grant a one-time extension of up to one
year from the expiration date. The written request for extension shall be received a minimum of
fifteen (15) calendar days prior to the one-year expiration date. Any extension by the Committee
must be in writing and may include new or revised conditions of approval as deemed appropriate
by the Committee.
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Submittal Requirements — New Construction

Each application for design review shall include the following minimum information in the identified
form and format. The submitted information is the basis for the Construction Committee review and
response to the application. Submittal of additional information that supports the application is en-
couraged.

Completed Application Form — Submit four (4) copies of the form provided in Appendix B.

2. Project Description — Submit a written narrative describing how the project complies with the de-
sign standards.

3. Built Green Checklist — A draft Built Green Communities checklist is required to be submitted with
the plan sets that specifies which items the project will include. This will allow the KCHA to include
these items in the overall Greenbridge Built Green Communities certification. In addition, submit a
draft Built Green Homebuilder or Multifamily (based on type of project) checklist which shows how
the builder intends to achieve at least a Built Green three-star standard.

4. Color and Materials Board(s) — A color and materials board is required for each building type. Ar-
range the boards to indicate the color and material combinations associated with each typical
building. If the proposal includes more than one building type or set of color/material combina-
tions, submit additional boards as required. Clearly identify which boards apply to the buildings
indicated on the site plan. Submittal of photographs and other example materials are encouraged.

SUBMIT FOUR (4) COMPLETE BUILDING SETS. A complete building set includes the following: Overall
Site Plan, Front Elevation Plan, Art Plan, Typical Landscape Plans, and Typical Site and Building Plans.

5. Overall Site Plan

a. Site plan scale: 1”7 = 20’. If this scale results in multiple plan sheets, an additional general site
plan at a scale of 1” = 40’ must be provided.

b. Identification of lot number.

¢. Building footprint on each lot with setback dimensions.

d. Identification of which plan will be placed on each lot to show adjacencies to public spaces and
neighboring homes.

e. Show driveways and front paths.

f. Finished basement and first floor elevation for each house.

g. Trail type, location, dimensions and landscaping.

h. Fence, screen, and wall locations.

i. Park/open space landscaping.

j- Drainage (include structures and drainage lines).

k. Above-grade utility locations.

I. Classification of public streets (include alleys).

m. Street lighting, park and trail lighting, and ROW landscaping.

n. Easements and tracts.

0. Existing grade contours at a minimum of 5-foot intervals.

p. Finished grade contours at 2-foot intervals.

g. North arrow.

6. Front Elevation Plan (One (1) sheet for each frontage)

a. Planscale: 1/4” =1’ or 1/8” = 1’ or reduced elevations from building plans.
b. Display the front elevations and elevations fronting on public spaces.

c. Indicate the building number, colors, and materials. @ﬂ
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/. Art Plan - The art plan must include any art planned for parks.

8. Typical Landscape Plans (One (1) for each lot/unit type)

Plan scale: 1/8” = 1’.

Identification of type of all lots by lot number.

Plant material and layout. Indicate species, size, typical spacing and light/water needs (e.g.,
shade/drought tolerant).

Site selection/elevations for typical views.

Type of irrigation system and layout (if applicable).

Identify water conservation landscape alternative and provide area calculations.

Building improvement footprints (house, garages, patios, decks, etc.).

Typical property lines (as a minimum and a maximum), setbacks, and easements.

Finished grade contours at 2-foot intervals (in background).

Driveway, alley, autocourt and walkways locations (indicate landscaping, materials, and pav-
ing/joining patterns).

Fence, screen and wall locations (include typical details with height, materials, and visual per-
meability calculations).

Outdoor iighting layout.

North arrow.

Submit soils testing, and specifications/supplier for imported soil, medium grade bark mulch,
amendments, plants, and tree staking materials.

Demonstration that right-of-way planting area and materials shall be compliant with King
County requirements and Greenbridge Association inspection checklist.

9. Typical Site and Building Plans

a.
b.
c.

Plan scale: 1/4” =1’ and/or 1/8” = 1".

Identification of typical lots by lot number.

Site plan (for all at-grade floor plans).

Building improvement footprints (house, garages, patios, decks, etc.).

Typical praperty lines (as a minimum and maximum), setbacks, and easements.
Driveway dimensions (indicate materials and paving/joining patterns).
Walkway dimensions (indicate materials and paving/joining patterns).

Fence, screen, and wall locations.

Outdoor lighting layout.

7. North arrow.

Ll LAl

d. Floor plans (all floors).

1. Door and window openings.
2. Walls, partitions, and stairways.
3. Use of occupied areas.

e. Building, elevations (for all sides; generally indicate materials).

1. Window, door, and garage door openings.

2. Complete exterior features {i.e., roof pitch and venting, siding, trim, lighting, etc.).
3. Porches, decks, and stairways (including railings, enclosures, etc.).

4, Foundation.

Submittal Requirements — Modifications, Additions, Alterations

Each application for review of proposed modifications, additions or alterations that occur external to
buildings after initial occupancy shall include the following minimum information in the identified form
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and format. The submitted information is the basis for the Review Committee’s review and response to
the application. Submittal of additional information that supports the application is encouraged.

1. Completed Application Form — Submit four (4) copies of the form provided in Appendix B.

2. Supporting Materials — Submit four (4) copies of materials identified by the Review Committee dur-
ing the required Conceptual Design Meeting.

Review Fees

The applicant shall reimburse the Committee for review costs within three (3) days after delivery of a
request for payment. Review fees are as follows:

Overall Site Plan Review Fee: $ 800.00
Architectural Review Fee: $ 300.00 per model house or building type
3 Revision Review Fee: $ 85.00 per hour (only if requested after
the Committee’s decision)
4. Design Departure Review Fee: $ 85.00 per hour (only if not included in the

initial application for architectural review)

Decision Criteria

The Design Guidelines are to be utilized by the Committee in the review of development applications.
In reviewing each application, the Committee may consider factors it deems relevant, including, with-
out limitations, harmony of external design with surrounding structures and environment. Decisions
may be based on purely aesthetic considerations. The applicant acknowledges that determinations as
to such matters are purely subjective and opinions may vary as to the desirability or attractiveness of
particular improvements. The Design Guidelines are not the exclusive basis for decisions by the Com-
mittee and compliance with the Design Guidelines does not guarantee approval of any application.
Similarly, the Design Guidelines do not include federal, state, or local regulations. It is the responsibility
of the applicant to ensure compliance with the various applicable governmental regulations.

Revisions

A request for a revision to an application, prior to or after a decision by the Committee, must be made
in writing by the applicant to the Committee. If an application that has been approved by the appropri-
ate Committee is subsequently modified either as the result of conditions imposed by King County or
another agency with jurisdiction, the applicant shall submit the revised application to the appropriate
Committee for reconsideration. The written request for revision must be submitted with a complete set
of supporting documents. Revisions will be treated as new applications for purposes of the review time
frame. Wherever possible, the Committee will expedite the review of the revision but in no case will
the review time exceed thirty (30) calendar days from submittal of the revision request. The Committee
shall respond in writing to the applicant. The Committee may (a) approve the revised application, with
or without conditions; (b) approve a portion of the revised application and disapprove other portions;
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or (c) disapprove the revised application. The Committee may, but shall not be obligated to, specify the
reasons for any objections or offer suggestions for curing any objections.

Design Departures

For purposes of these guidelines, a “design departure” shall be considered to be any request to use a
design, a plan or materials that would otherwise be prohibited by these guidelines. The use of design
departures is encouraged, provided the departure is consistent with the Greenbridge Guiding Princi-
ples (Chapter 2) and either:

1. Compliance with the standards established by the Design Guidelines is impractical or infeasible,
provided that compliance shall not be deemed impractical or infeasible if the owner of the proper-
ty or the owner’s tenants, agents, employees or predecessors caused the condition that renders
compliance impractical or infeasible, or

2. Approval of the design departure is an innovative proposal that will result in a finished product
equal to or better than a product that complies with the design guidelines in terms of quality,
strength, effectiveness, aesthetic quality, durability, and safety.

Regardless of whether the design departure is proposed under subsection 1 or 2, above, the design
departure may be disapproved if approval of the design departure will adversely affect adjacent prop-
erties or public properties in the vicinity or result in a violation of any conditions, restrictions, cove-
nants or other legal restrictions imposed on the Greenbridge project.

The Committee may accept and approve design departures, provided any decision to approve, approve
with conditions, or deny a design departure shall be at the discretion of the Committee, whose decision
shall be final unless an appeal is filed pursuant to the appeal section of these design guidelines. The
Committee’s decision shall be in wriling and shall be deemed to have been Issued on the day It s
mailed to the applicant and any other person who has indicated, in writing, that they wish to be in-
formed of the Committee’s decision regarding the design departure.

Approval of a design departure does not constitute compliance with permit requirements of local
building departments, utilities and other agencies or entities with jurisdiction. The property owner shall
be solely responsible for obtaining all permits and other approvals required for any project.

Approval of a design departure shall not constitute a waiver of the design guidelines but shall be in fur-
therance of the purposes and intent of the guidelines.

Appeals

Any party aggrieved by a decision of the Committee regarding a design review decision or design de-
parture shall be allowed to appeal the Committee decision to the Board of Directors of the Association,
provided such appeal is filed in writing with the Secretary of the Board within 14 calendar days after
the Committee decision is issued in writing. If the appealing party is not the applicant, the appeal no-
tice shall also be sent by first class mail tc the applicant within the 14-day appeal period.

The appeal shall Include the appealing party’'s name, address and phone number, and state with partic-
ularity the specific reasons the aggrieved party believes the decision of the Committee was inappropri-
ate. A copy of the Committee decision that is the subject of the appeal shall be included with the ap-

peal.
@%reenbﬁdqe
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DESIGN REVIEW PROCESS

Conceptual Design Meeting

(Required)
4
Application Submittal
Notice of
Incomplete l {Maximum 3 business days)
Application % Determination of Complete
{Number of days / Application
coriroled by applicant)
\ 4 . .
- {Madrum busiress 2 days) > :
Smelt Maximum 5 business days) Appfigant
Required Meeting
information
Maxyrum 15 days) (Maimom 30 days*)
Initial Request for
Additional Information o] Applicant
(Nuhbyy o days Initiated
{Number of days controlied by applicant) e
¢  consoled by applicars) [ Revisions
Submit Additional
Information ;
v
Notice of Action
l (Maximum 14 days)
Board Appeal
v (Mumber of days controfled by apphcant )
Submit to County Review

*Time frame does not include time waiting for requested additional information. Additionally, applicant initiated
revisions will be treated as new spoplications for purposes of the review time frame.

&
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Appendix A: Definitions

Construction Committee: The term “Construction Committee” shall mean the com-
mittee created pursuant to Section 3.9 of the CC&Rs. The Construction Committee is
responsible for reviewing proposed new construction.

Covenants, Conditions and Restrictions (CC&Rs): That document entitled
“Declaration of Covenants, Conditions and Restrictions for Greenbridge, “ recorded
under King County Recording Number 20051108000261, setting forth mutually ben-
eficial restrictions under a general plan of improvement for all owners of residential
properties and including all additions to and extensions of such CC&Rs previously
recorded or to be recorded in the future, as provided in said document.

Encouraged: The term “encouraged” applies to guidelines that are recommended
only and not required. Their fulfillment is at the applicant’s discretion.

Public area or public space: This term is used to signify areas used by the public,
including streets, sidewalks, trails, parks and plazas.

Review Committee: The term “Review Committee” shall mean the committee de-
fined as the “Design Review Committee” in Section 1.10 of the CC&Rs. The Review
Committee is responsible for reviewing proposed modifications, additions or altera-
tions to existing construction, external to buildings after initial occupancy new con-
struction.

Shall: The term “shall” generally applies to guidelines that are quantitative or objec-
tive in nature. Compliance is required, unless otherwise maodified or waived by the
Construction Committee/Review Committee through the design departure process.

Should: The term “should” generally applies to guidelines that are qualitative or
subjective in nature. Compliance is required, recognizing that there may be a num-
ber of specific ways in which the guideline may be addressed. However, determina-
tion of adequate compliance is solely the authority of the Construction Committee/
Review Committee.
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Appendix B: AI\Dpijcation for
esign Review

See following page for:

Application for Design Review

sl
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APPLICATION FOR DESIGN REVIEW

File No. Date Submitted

Site Address/Lot

Type of Review Requested (Check as applicable):

New Construction (Circle One): All Plans Site Architecture Landscape
0 Modification, Addition, Alteration
u Design Departure

[ Applicant Name

Address

name

name

Phone Fax Email

Contact Person ( ) ( ) (attach a separate sheet if more than 1)

Phone Fax Email

PROPOSAL (Brief{Descliption): ¢ )

For Committee Use:

Initial Plan Set dated Revised Plan Set dated

Décision Date Approved] Approved w/ Conditions Denied
O O [

i
HJGreenbndqe
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Appendix C: King County
Conditions
of Approval

See following pages for conditions of approval from
the July 16, 2004, Hearing Examiner Report and Decision.

ol
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KING COUNTY CONﬁITIONS OF APPROVAL

Prehmmary Plat and Demonstration Proj ect Modiﬁcamans and Waivers Apphcations

L

Rewaw Pmcess

Al Preliminary Approval .

Par E.C.C. 21A.55.060(7), the prelmnnary subdivision appmval ghall be eff'{;oh,ve for eighty-four
months.

B, Plat Extensions

Per K.C.C. 21A.55.060 (1), the director may grant a one~time preliminary apﬁrovél extension for
en additions] five years, but only if:the applicant has shown substantial progress towerds
develupmznt of the demenstration project, .

C. Built Green™

1. A two-ster or three-star rating for the project site under the Buili Green™ "Green
Communities" Program must be achieved. This note shall be shown on. the face

of the final plat.

2. Design and construct the block CV4 building to meet & two-star rating tnder the
Built Green™ Program for multifamily construction, This note ghall be shown
on the face of the final plat, ;

D. The piat shall have a minimum density of 744 units and a maxinmm of 1,100 units. Al
dimensions of the lpts shall be shown on the face of the, epproved preliminary plﬁtt.
Minor revisions to the plat may be approved at the dlsnrctlon of DDES as deseribed in
.Gendition 5. The R-6 zoned partmn (block W13) shall have p maximmm of 7 units,

Site Develupment Standards

The srtc: davel,ppmznt standards specified below apply to all devulnpmsnts within Grem‘bndge

Where applicable, these standards supersede and modify Title 21A. Zoning Code development

standards for density end dimensions, parking, landseaping, end.signs, Title 21A development
standards which are not specifically modified herein shall continue to apply. Further modifice-
tions to the sitg development standerds may be approved pursuant fo Conditions.5, 6 and 7.

A, Density and Dimensions

‘The density and dimension standards are provided in Attachment Mto the DDES staff
report. A note ghall be placed on the final plat requiring conformance with these
.standards. _



B. Design Requirements

; The-design requirements are provided:dn, Atig ag?imgnt N io the ]%DES ,.ﬁ;? report. A note
shall be placed on the ﬁual plat requiring conformance with these standerds,

G Lan%sca.pmg

AN g : v 1 S A
The landsoape requirements are pmwded in Attanhmanf O o the I')DEC'. staffyeport. A
_ mote ahal'l be placcd on the final plat reqmrmg conformance with tigse Sthntates.

=

D, Parking and Cuculatxcm

THE patkiny end citbildfion reqmmmchts ire jirbvided in Attacliment P to the DDES staff
report. A note shall be placed on the final plat requiring conformance with-thiége
standarda.

_E, Slgm

The Elgii raqim'emeﬂis ai’s provided i - Atiachinent @ to fhe DBES staff repofts A note
shall be placed on the final plat requiring opnf&rmance with these standdapdd;

F, Parmittod Uses

Thé pemtﬁed UseE are prowded in AttaBhiriért R t& the DDES staff report, A note shall
be placed en the firial plat reqtm‘mg  GotfermEGs with thaaa’ gtandards,

Of:her Development Standards

Exdept ag modified in thig approvnl all Gnunty codes arid regulatmms atlopted and in effect on the
~ date of complete application for the preliminary plat (Septeiriber 4, 2003) shall apply to
Greenbndge

Veshng daf De'{-’alopment Standards, Mitzg'ation, ami Fees

All develupmcni Within Gréenbridge’ shall be gwefhed by the devaloymaﬂ‘t stantiards specifically

approved in this permit, notwithstanding any conflicting or different development standards or

requnemeuts elsewhere in Couniy code. These standards shall be iftiplerastitsd thioughs plats,

binding site ?la.ns, building and grading permits and other permits and approva.ls from the

Cotisty, Duridg4hs bulldsitpatiod, the Coutity' shall deither modify rior lipves n8W of

add:thogal Gondifions or impast fees beyord thows et forth in this pm’ﬁit;an‘af ﬁpply siibEéquently
a‘d’d oi'dmahces or' ﬁther fegulntiéhs, exosjit as followsy*

A, - Builging faenmt applioafiofis ahiall be subiject to blﬁ.lémw oodenii eﬁfact at the time of
epplication for cach given building permit

B. | Application and review fees for subsequent permits and approvﬂs sha.ll be those fees In
‘ ‘ \,fﬁaat af the timeof stich fiiifre apphcaﬁons :

C, ng County may determine that subsequently adopted staudards aie necéssary to address
imminent public health and safety hazards, and new conditions may be mposed to ’
facilitate or mitigate & major permit mochﬁcatlon



!

Flexibility and. Modlﬁcatmn of Standards -

K.C.C.21A.55 050(1) prowdoa t‘nat after prehmmm'y a.pproval the epplicant may request that gite
plan elements or conditions. of approval be emended ormodified. Thissection provides a
framework for distinguishing various types of future modifications-anid the process necessary to

‘reviow such modiﬁcationS.

Three categories or levels of prehnunary plat modlﬁoahons have been identified and are provided
below: Authorized Modifications, Minor Modifications and MB.JOI' Modifications. The Director
of DDES, or his/ber designee; shall have the authorify teireview and render deoisions on
Authorized'Modifications and Adminisirative Mmor Modifications. Major modifications shall be

treated as new Type 3 applications.

'h-

A Anfhorized M_odmcaﬁons:

1.

Chaﬁges in the location and number of overall dwelling units, provided:

" 8) the total number of dwelling units 18 no greater than 1,100 (the maximum

number approved), and.

b} 1 the total nuniber of dweﬂmg units iz no Iass than 744 (the mm.unum density

required), .

Changes in the location and number of'lots '(1' e. consolidate, alter, reconﬁgure or

‘relocate lots), provided that the total number of lots identified for oonsttucnon of

buildings is not increased above 721.

Changes in the location aud mumnber of dwellmg units for the development
blacks, provided:

a) the mumber of dwc]lmg umits does not increase above the maxinmm numbor
 of units proposed for the identified block; and -

b} the number oflots does not increase above the meaximum number of lots |
. proposed for the identified block, except that within the Neighborhood Core
any number of lots may be allowed if the total number of lots within the
development does not exceed 721.

Minor changes in the location and size of recreational tracts, recreation facilities
or trails forthe overall Greenbridge site, provided the total area of improvements

- proposed ih recreational fracts complies with the requirements set forth in K.C.C.

21A:.14,180 as calculated besed on the number and type of units achieved and
documented through the final plat process and no per unit reduction of recredtion
space ocours-ifithe areas Iying east of 4th Avenue Southwest or west of 8th

Avonue Southwest

Miner ohangos in thc locetion of the residential bmldmg types (i.e. single-family
detached, cottage, townhouse, "over/unders", and apartments) provided that
aparimerits over 3 stories are not permitted within the Residentisl Area.



w

6. Changes in the location of buildings and ses withiivthe Neighbortiotd Cere as .
depicted on the appmvmd prehmmmy plat Unit Range Plan.

7. Mizior Ghangaa in lot.sigE; 1ot configuration: and mtamal rmad pattems resul’mng
' fiom changés i the density or mtensity: described.above:

8. Other amendments or madlﬁcatmns requested by the. applzoant that are
aﬁthonzed by ji{eey 19&125030]3

The chreat@r/daaxgnce shali review each requaﬂtcd medlaﬁcatmn ’m 'srcrlry thdt itds mthm
thy scope ofthe olisuges déntified-tboveand to ‘erify thabno other regulated feature will
be altered or impacted by approval of the modification: If thése-véiifications are made,
the request will be gramted. If these verifications are not made, the request may be
considered as a minor or major modification.

Adminisirative Mikor M’o‘diﬁcatimns:

L. Modificdtions which convett strebts proposed as public to private strests or
which convert streets proposed as piivate topublie streets, provided the primary
sirests serving the project (SW Roxbury Street, 4th Avenue SW, 8th Avenue SW,
SW 100th Street and SW 102 Street) s’hall naet be converted to private streets
except a8 &2 major modification. ,

3

MEnor changes to.4le locdtion and design.of roads, Hewéver, changes to the
design standards which are not consistent with the provisions of this permit or the
King County Rord Standavds.- will be subjeot.to approvel by the County Road

Engineer. .

3,  Changes in the number of dwelling tmits pmpmsed for am identified block,
provided the overall number of dwelling units shall not exceed 1,100,

4.  Code medifications submitted i conjunction with ither an authorized or minor
' mod:ﬁcaton ap d:ﬁned herﬂm

3. The applicant’s electionto comply w&ﬂl & county standard adupted subsequent to
the approval of this prejeot, if the director/designee determines that no
interdependency or critical relationship to other development standards exist.

8, Other-amendments or modifications to the preliminary plat or preliminary plat
conditiohs which DDES. determines to-be cafisistent with ihe purpose of the
* approved uses and development sfandirds.for the Greenbridge demonstration
project and are not majar m@d:i.rﬁcaﬁﬁns as. dmﬁhaﬂ i eohidition 5C below.
The director/designee may appmve,-« oT ApProve mﬂ& gxondxhons; a requested minor
modification upon determining that the proposed modification=reasonably meets or
gxceeds the protections pﬂ:mded by the original mqmrame;n{. otherwise, it shall be
denied: No separate variance or'other revision‘proceduze is required hereunder, except as
ey berequired by the County Rodd Bngineer. The decision.shall be provided in
writing, and King County shall maintain a cumulative list of all approved adminisirative
nuinor modifications, The time period for DDES review shall be consistent with the time
period established for the underlying permit. Determinations by DDES on administrative’



minor zoning code modification request shall be, appealable in the meanner provided for
Type 2 depisions. :

Major modifications:

Proposed major modifications shall be reviewed thzough the pubhc hearing process, For

-vesting purposes, & mejor modification is:considered to be 2 new application, The

following are designated ag major modifications: S
1. Changes in the number of regidential units where the change will result in an
incresse above the approved-maximum number of units (1,100) -
2, Changes in the pumber of remdenb,al units where the change will result in a
" decrease below the required minimum oumber of units (744)
Ja Changes in the number of lots where the ahange will result 1 inean increase above
the approved maximum number of lots (721): '
4, Chenges in the mazimum myimber of residential units for the following blocks:
Block W13, Block E10, and the north portion of Block W1. :
5, An increase in the nenghborhood core areg er an alteration of ifs boundaries
a. A reduction in fhe ratm of parlqng Spaces reqmrsd for each unit type as set forth
in Attachment P.
7. An increase in the total floor area limit for nan-reaxdﬂnhal uses (100,000 square
“feet) or the floor area limit for retail uses (25,000 square feet) or an expansion of
the list of permitted retail, manufacturing or regional land uses,
8. A reductmn in the minimum lot area below 1200 square feet,
9, Any other change which does not qualify as an admmwn'ahvc minor

" modification,

Proposed major modlﬁcanons shall be reviewed using the pmce.dl.rres and requirements
for a Type 3 land use decision. For vesting purposes, & major modification is considered
to be & new application. However, the new vesting date shall only apply o those aspecis
of the devslopmaut approval being proposed for maJ or modification.

Rewew Process for Fntnre Cads Modifications and Wa.wers '

A

Exceptas provaded in Condition 5.B. 5 above, the subject mattsr of proposed firture
miodifications and waivers to development regulations shall mclude only the following
King Cou.nty oa&e regu}ahons andrelated public rules: ,

2

II

Drmnage review reqmre.msnts pwsugnt 0 K.C.C. chapte.r 9.04 and the Surface
Whater Degign Menual, -

King.County road standards pursuant to K.C. C 14.42.010 and the courty roed
standards, 1993 update, '



v

Derisity and -difhéfision statddrds sstgblished by K.C.C, chaptsi 21A.12, except
as otherwise speoifically provided in this conditiom: ‘

Design requirements established by K.C.C, chiaptér 21A.14, which are not
authonzed chenges. -

Latitlsoaping miid: Wat&r“use reqwremants embhahéﬁ by K.C. Cz thapter 21A.16
which Are nof authotized dhanges.

Pﬁ.’:‘lung and citeulafion regiiremeénts establizhed by BLC.C. chapter 21A.18

- whith aré not atilicized dliangss,

Sign requirérsits estblished by K.C:C. ohapitor 21A.20.

Sengitive area requirerments established by K.C.C. chapisr 21A.24, provided such
mitdificatiors-ghd Waivers minst ggmply with the rsquiﬁerhent of K.C.C.
21A.55.060(D)E).

Uses eétablishied by X.C.C. 21A.55.060E, iholuding modifications and waivers of

© requirements-of 15:C.C. 21A:08:030, 214.08.040, 214.08.050, 21A.08.060,

21A.08.070, 21A.08.080 and 21A,08.100,

The procedure for review of fture code modifications and waivers shell be as Follows:

1s

The applicant shall submit & written request for the Wwidiver or modification,
together with supporting documentation. The request shall be submitted either |
before br i sonjunction with an application. for ong of the following permits,
incliiding iimplementation approvels (e.g findl pldt approval): :

a) a site dsvelopment perniit,

b) = binding site plan,

c) abuilding permit,

- d) ashott subdivisien,

e) usubdifision. s

Exc&pt for an applicant's request for a modification or waiver that accomapanies
or is desigrted erenhder a. Type:d permit application; Zoning:niodifieation or -
waiver applications shall be Type 2 decisions for appeal purposes, Drainage
adjiidirnetits diid road variances shall be processed putsuant-t6 KGC 9.04 and
KCC14:42 reapsotivily, Allmiodifiontions or waiver reguests shall be reviewed
subject to the standards set forthi tiglov in dondition nex, 72 If & vequest fora
modification or waiver is associated with a permit applioation that requires
noties; a public heaing or othier aéministrative processes, the request shall be
consolidated with the underlying permit and associated procedural requirements
shell apply. If the request is not associnted with & permit application that would
otherwise require notice or & public hearing, the only corfiponents of the Type 2
or 3 process applicable shall be the provisioris relsted to sppesls,



3. If the reviewing department deternines that the Tequest comphes'mﬁth the
gtandards setforth below, the med:ﬁoatmn or waiver shall be appraved.:

RY3

4, Any appeal regarding a requested modlﬁca’non ar waiver shall be consohdated
with-anry concwrrent appesl of the underlying: permt.

Reaview Criteria for-CGode Modiﬁcaﬁuns and Waivers

.',l

Proposa!s to modify or waive development regulahons for a development apphcatmu must be
consistent with g&neral health, safety and pubhc Wclfare standards, and must not violate state or

federal law.

A,

Applicaﬁons ghall demonstrate how the proposed project overail msludmg all approved
prehmmmy plat/subdivision modifications and any new proposed modifications or
waivers to the code, will comply with all the criteria listed in this subsggtion 7.A. in &
manner comparable to development without the modification or waiver, including

" achievement of higher-quality. urban develepment; enhancement of infill, redsvelopment

and greenfielddevelopment; optimization of site uﬁiizatlon, stimulation of neighborhood
redevelopment; and.enhancement-of pedestrxan experience and sense of place and

‘community,

The proposed projeet overall, inchuding the new proposed wajvers and modifications,
ghall also meet the follawmg performance standards. In addition; each individual request
for modification or waiver, when considered together with the approved preliminary
plat/subdivision modifications (s.g., modifications approved in Attachment M), st
meet at least two of the following criteria: .

Iy nses the natural site charactenshcs to protect natural systems;

2) addresses stormwater and drainage safety, ﬁmcuon appearance, envirorimental
; protectlon and mamtamabmty besed upon sound engmeenng judgment;

y cnntmbutes fo acbmvamcnt of & two-sier ar a three-starﬂtmg for the project site
- under the Built Greeri™ "Green Communities" program recognized by the
Master Builders Association of King and Snchomish Counties; and

4) where app]icabi@; raduces housiné costs for future project residents or tenanis
' without decreasing environmental protection, ,

The criteria of this seotion supersede other varignee, modification-or waiver criteria and
the provisions contained in K.C.C. Title 9 and Title 21A.

Commumty-Orlented Uses

There shall be a maximum of 100, 000 square feet of non-reszdennai buildings in the project,
excluding the elamsntary school on-site. The retazl portion shall not exceed 25,000 sgquare feet,



2 Submlﬁ:ﬂls

RIS

.All suhrﬁifﬁals (bua]timg pe:mﬁ;s; ﬁﬂal filitg, etm) ghelh s’sariﬁ on thﬁir*cm*regardmg compliance.
w1th 311 requirements. All ﬁnal plats ghall demonstre.te the foﬂowmg

A.
D.

Complianee with a1l p‘la’thng provisions of Title 19 of the K‘mngoumy Code,

. All persons having an owriithip-infoieet i tho §ibfest property shall sifh on the face of .

the final plat a dedication which mcludes t.he language set farth ic| ng County Council

. wiemm NG 5952 {

10. The apphcant must obtam the approval of the ng County Fire Protectmn Bngmaer certifying .
the adequnacy of the fire hydrant, water mein, and fire ﬂow to meet the standards of Chapter 17.08
f the Reinig Gotinty [Iede

11, Final plat Bpprovel shall: "aqtﬂu‘.e flt samphs,nce witly ths drainage provisions set forth in King
County Code 9:04, Complidntermugasstlt in fadusiigthe rumber ad/ot focation of lots B
showii th e préliniisry spproved plat. Prelirilfiary réview Inid idetitifiod the following |

aaidfioiis oF approval; Whish reprégent pairfitneg OF the draltings réqidrements, All other
apphcﬁble requifements i KOO 9.04 and4he King Courily Surfade Water Design Manual
(KCSWDM) must also-be satisfied duting engineering and final review:

A,

Dz‘afmge plans and axelysid shall comply with the 1998 Kimgvﬂaunw Surface Water
Desigri Manial: DDES approval of ‘ﬁm dréinage and r@adway*plans ig requ:red prior to

| Bhy conﬂtrrﬁchon

Current standard plan notes and BSC nofes, a8 esi'abhshed by DDES Engineering Review
shall be shown on the engmcenng plans.

The followmg note shall be shown on the Finl recorded plat'

‘“A]l building dowmspouts footmg drains and draing from all impervious
surfaces such as patios end driveways shall be conngoted to the
périvénent Storm drainoutlet as shown, on the-approved construction
drawingd# ¢ on file with DDES and/or the'Department of
Transportation: This plen shall be submitted with the application of any
building permit, All connections of the drains must be constructed and
approved pifor to the final building inspestion approval For those lots
that are designated for individual 1ot infiltvation Systerns; the systems
shall be constructed at the time of the bmldmg permit and shall comply
withi the plenis omfile”

Core Requirement No. 1: Discharge af the Nafural Locaﬁmn.

The applicant has received approval for a requested diversion of surface water within the’

. project; See-Dreiitges Adjustment File LO3V00686 (Attachment 3). Thé conditions for
,adjustment ipprovil shall Ye satisfied during design and review of the prﬂj ject’s

engineering plans,



Core Requirement No. 2: Offsite Analysis

The epplicant-has provided a Levsl 1 @ﬂ"aite analyéis that describes the existing drainage
conditions and'oonceptual drainage plar. - If the applicant waits to reduce the potential
flow contrs] réquiremeiit in the Salmon Creek subbasin from Level Two (described

» below) to modified Level One, a Level 2-Offsite Analysis 18 required to defermine when

the existing capecity of the.downstneam gystem is exceetied.

Core Reduirement No, 3: Flow Control.

' l, ” k\‘ “(l

: The conceptual drainege.plan anticipates that post—dsvaioped flows from the Salmon

Creek subbasin of the site will metch pre-developed conditions.: If post-developed flow
will exceed the pre-develaped nmoff, Level Two flow conirol shall be required for the
increase. The applicant-can reduce this-requirement from Level Two flow control fo
modified Level One flow control if a Level 2 Offsits Analysis is provided as described in
the previous condition. Storm water runeff control for the Hamm Cresk/Buwamish
Rivét sub-basin'shall be provided using the Leve]l Three flow conirol detention standard
outlined in the 1998 KRCEWDM, or as approved in Drainage Adjustmbnt L03V0066.

The size of the proposed drainage fracts may need to be mareascd'to aacommodate the
required detention storage volumes and/or water-quality facilities. The ninoff cantrol
facilities ghall be located in separate tracts and dedicated to ng County, unless portions
of a drainage fract are nlso ueed for reqmred recreation space in accordance with KCC

21A.14.180.

Sub-basin ME-1 is exempt from flow control requireinents baged on exemption #4, Peak
Flow Exemption for Urban Redevelopment Prajeots, but-it needs.to implement flow
control Best Management Practices as defined in the axemptwn criteria,

Due to the size end proximity of the RD-DR-2A/B dramage facilities to the eastem stesp
slopes, a supplementa] soils repert is requived for submittal with the engineering plans.

Core Reqmremant No. 4: Conveyance System.

The outlet pipe from the eastern detantton facilities (RD-DR-2A/B) is proposed to convey
water over steep slopes befors connecting to.the existing 30-inch pipe at the eastern site
boundary. Due to concerns for potential impacis by drainage discharge onto the steep
slopes; storm water shell be conveyed down.the steep slopes in an enclosed system
constructed of high density polyethylene pipe (e. B Driscopipe), The pipe shall be placed
at & location presenting the least potential for erosion and which minimizes disturbance to
natural vegetation. Requirements as specified in Section 4.3.6 of the. SWM Manual shall
be used for design purposes. In additien, the following specific considerations shall be
addressed with the applicant’s construction plans:

1. The pipe system shall be located on the ground surfice mtﬁm & King County
drainage easement sufficient in width to provide for proper location and
maintenanae :

2. The method of constmction.and struchural attechment of the system fo the ground
shall be addressed on the plans, Adequate energy dissipation shall be provided at
the connection point to the existing 30-inch pipe that extends east. off-gite.



3. The detention pond er vault emergency overflow system shall be designed for
" piped cuiveyance; ratlsitian oper spillways, The.overflow: struchure and
verveyanbe pipe shall Be designed to acéernmodaie Hews forthe 100-year storm
under developed site conditions, As described in adjudiment L-03V0066,
justifioation-te daylight emergency eveiflows ifrn6hs-steep slope sreas on-site
(Tract U-2) ean be presented:during engiteering raview.

4, A redundant interconnect sysiem shall He-provided between. the KD-DR~2A and

- RD-DR-2B facilities of the eastern stormwater facility in case hiockage occurs.

« "PHid redundancy- can be eliminated if s sepamts amsrgency overflow system is
provided for-each: faaihty g

~

H. . Core Requirement MNo..3: Erasmn andSﬁd:mant Control.

Tiy= Termporary Erosion and*Sc&mant-@entmb (TESQ}pI-au ‘shall address the anmnal
phasing of constructiohthat will-oocur across the sité, or a sepatate TESC plan shall be
submiitted for each-conbimuction phase; DDES shall reguits the applicant to implement &
“Temporary Erosion and Sedimentation Centrol Plan which will not resulf in an increesse
i1 phosphotus loading tothe Lake Garrett watetshed, The TESC Plan shall be submitied
to DDHES awd mpproved prior to-the commencsment of any earthwork.

I CorsRegquirementNo; 6 Maintenance and Operations.

As described in 1998 KCSWDM adjustment L03V0066, King County Water and Land
Resonres Division shall asmne ewnership and mamfernance résponsibilifies of all formal
stormwater facilities for the Greenbridge project.

I.  Core Reqmremcnt No. 8: Water Quality.

The prajac:t 16 requn-ed to meet the Basic. water quality requirements of the 1998
KCSWDM. .

K.  Speciat Requirement #4: Source Control.
- Beeause the Greenbridge development project containg commercial and multi-family
elements, the preject must provide water quality source controls in.accardance with the

King. County Stormwater: Polhrhon Cantrol Manual-and King County Code 9.12, where
apphcable b

12. The propeaed subdivision el comply with the 1993 Icmg Goimty Road Standards
(KCERS), including the following raqmramcnta

A, 'I'he following conditions state the raqmred m:rovsmanfs for on-gite roads, except as
nigy be providéd in Condition 22:

L. Engineering plans shall be prepered in accordance with the design requirements
outlined in the County Road Engineer’s conditional approval of Varlance
L03V0060 shown in Attachment 2 (design criteria mcluded)

2. Street illumination shaﬂ be provided pursuant fo the requirements in KCRS 5.05.

10



The proposed road improvermerits shall address the requirements for road
surfacing outtined in KCRS Chapter 4, Ag noted in Section 4.01F, full width
pavenientoverlay is required where widening existing asphalt unless waived |
during the inspection process. Pavement designé shitll be provided for axterials
and sommercial access sirdets as required by KGRS Seotion 4.03.

The road clasmﬁcatmn map shows that the mtersecﬁnn of SW 99" Street and 9“‘
Aventie SW does not comply with the provisions of KCRS Section 2.10.4.1
“Angle of Intersection”, Due fo the existing site constraints, this angle of
intersection may not be dhle to be revised to comply with the above-noted KCRS"
requirements. The Applicant shall provide, however, with the submitta] of
engineering plans, documentation (construction plans) describing whether the
requirements of KCRS Section 2.10.A.1 cannot be met as a result oftopographc

. consﬁ'amw

The Applicant shall execute a reimbursement agzéement with the King County

. Department of Transportation to fully cover the Department‘s cost of the

following items:

a. The manufacture, installation anid inspection of the required street signage,
which may include stieet name 51gns, regulatory signage (including, but
limited to “STOP" signs, “Yield” slgns, and “No Parking” signs) or other
signage related to the public roadways;

b. Inspeotion of the installation of all required ehammelization (including but not
limited to channelization of the mini-roundabouts on SW 100" Street, STOP
‘bars/lines as determined to be required either during engineering plan
approval or during inspection, crosswalks, parking stall striping, etc.) within
the public right-of-way; .

c. Inspection and required hardware associated with the installation of street
illumination that may be propesed within the public. right-of-way of the
project roadways, or-that may be required by the provisions of KCRS Section
5.05;, -

d. Tnspection and required hardware of modifications of the signalization
system at 8" Avenne SW/SW Raxbury, .

The following conditions outline the requirad improvements for the fronting
roadways, where not already addressed in the County Road Engineer’s
conditional approval of Variance 1.03V0060,

2. FRONTAGE SW Roxbury Street (east of 4“‘ A.venue.SW)

The frontage along SW Rﬂxbm‘y, east of 4™ Avenue SW (between 4™
Averiue SW and the extension of 97" Place.SW) chall be improved to the
urban subaccess street standard (south side only). West of these frontage
1mprovements to the intersection of 4™ Avenne SW, these improvements
may require a widening to provide & minimum 20-foot wide traveled way
and 2 5-foot wide shoulder if sufficient existing right-of-way ia avaﬂable io
accommodnte such improvements.

11



U A

FROWAGE SW 1@2‘"1 Street:~

Ther ﬁ:on‘taga long SW 102" Bireet; bétween 4% Avenus SW mnd 5% Avenue
SW; shall-be widened end reconsirnoted-as necessary'in accordence with the
aité ﬁihﬁ {0 the urban neighbérheed sallacior-standerd, including any _
additional paving fo provide an 18-foot wide paved section on the north side
of the right~of-way centerline; together with the censtruction of concrete
emrb “girtter and sidevrallk. a‘mng ’rhemm‘her]jf side of the roadway

FRDN’I‘AGB 4ﬂ' Avenue. SW:

Outside of the limits of'the sanmuumonfmcensmﬁon of the intersections of
SW 97" Place/SW 98" Street, W 98™ Place; §W 106" Strest and SW 102
Street the Applicant shall reconsiruct, as required; any existin ng darmaged
gections of sidewallk along 4™ Avenue SW, between SW 102°"Street and SW
Roxhury Street. (west side only) and batwesn SW 100™ Streetand SW
Rioxbury (east-sidé).

FRONTAGE SW 100" Street;

Outsida of the-limits af the censtruotion/reconstiuction of the intersections of
10% Avenue §W and: 11ﬁl Awenué SW the applicant shell reconstruct, as
required, any existing mgmd seotions of sidewslk along the northerly side
_of SW 106"‘ Street ﬁ‘cm 11 Axemie SW to the westatly project bmmdazy

Non-roadwa.y widenin g—related transportation mipravmems

The tmnsportatmn mitigation measures that follow are reqmrad as a condition of
plat approval o provide adequate accommodation for the public health, safety
and welfare of the residents of the comrumity. Design plans, as reqmred, for
these improvements. shall be includsd. with the first et of engineering plans
submitted for Xing County review, together with a-schedule for construction to
be. provided, reviewed, and approved by King Courity DOT.

d.

8" Avenue.8W Project Trall Grossing beiween SW 97" Street and SW ggih
Street (near: mmmmtjr centar)

1} The Apphcnnt ghall instell en actuated pedestrian flagher at the praposed
trail orgseging location on Rth Avenue SW, hatmcan SW 97ih Street and
SW 99th Sirest:

Tliis flasher shall include the iise of 2 steel pole and mast arm-type
instaliation, related signage, pole foundation, and any/all underground
oofifuits; pedestrian indidations, push buttons, wiring, and related -
dppurténanioces neeessary:te achieve the desived operation.

2) Itis recommended thata high confrest pavement frestment, e.g., textured
- ooncrete (preferzed) or colared textured asphslt, should be provided for
the trail crosswalk area itself ~ ratherthan the standard ’r.hermopiastw

matenal piano. key' type crosswalicmarkings.

12



3) Bulb-outs.of the proposed curb and gutter mprovameuts on 8" Avenue

SW-shall be provided at'the-trail crossingilopation. The curbline of the
‘bulbtout section shall not-enoroach any dloser to the centerline of §%

.. Avenue. BW than.the adjacent parking lanes,i.¢. no more than 2 1-feet

- " tawardg the.centerline af'the.street fgm the nominal curb line ‘where
located adjoining the back-in in-sireet angle parking, no more than §-feet
towards the centerline of the street fipmthe nominal curb line where
located adjoining the in-stréet paralle] parking spaces, Tn no event shall
this reduce the ourb~to-ourh width:(.eneffective prdestrian crossing
distance) to:less. than the 24 cfast retjuiredfor the nm;ﬁhbmmd end
southbound travel lanes on 8 Averfiie SW. "ol

B  Variance decision LO3V0060 granted by the County Road Engineer on April
13, 2004, conditionally deleted a requirement to reconstrugt SW 100% Sireet
to achieve.a roadway profile that meets,the requirements, ofithe 1993 KCRS.
In accordance with the Variance- deoision, the Apphnant,sﬁaﬂ congtruoct mini-
roundabouts (18-foot diameter central island) mesting applicable design
critefia (see Aftachment 2) as specified by King County DOT; af the
intersections of (1) 9" Aventié SW and (2) 10% Avenue SW on SW 100%
Street. 3

Plans for these roundabouts and required splitter islands, related
channelization and any required intersection mechﬁcaﬁwns (street
illumination, modification offconstruction of off-site curbs and gutters,
sidewalks and ADA ramps, for example) to the existing pubhc improvements
on SW100® Streét, shall be submitted-to KGDOT for review and approval
with the first submittal of the road improvement plans;

C. On-street parking along 8% Avenue SW

L.

Channelization plans for the proposed on-street parking: (1) back-m mgle
parlcmg along the westerly side, and (2) parelle] parking elong-the aasterly side,
on 8% Avenue SW shall be’ aubmittad to King Cousity DQT forreview and
epproval,

" Bulb-guts of the proposed cirly and gutter improvements on 8% Avenue SW shall

beprovided at the ends of each proposed parking area. Thecurbline of the bulb-
out section’shall-not encroach any closer to the centerline of 8% Avenue SW than
the adjacent parking lanes, 1.e.; no more than 21-feet towards the cepterline of the
street from the noming] ourb line where located adjoining the back-in in-sirest
angle parldng; no more-than 8-feet towards the cénterline of the sireet from the
nominal curb line where located adjoining the in-street parallel parking speces.

Iri no eévent shall thisreduce the curbitotourb width to'less than the 24 feet

- required for the northbeund and southbound fravel lanes on 82 Avenue SW.

D.  On-street parking along. 7" Avenus SW : L

1.

Channelization plans for the proposed on-street parking: (1) angle parlcing along
the westerly sidey and (2) parallel parking along the easterly side, on 7% Avenue
SW near the Wﬂey Genter, shall be subrmtbad to King County DOT for review
and epproval. -

13
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14,

15,

16.

2. - Bulb-outs oftheprofoséd éurb end guttelh imprevements on 7% Avenme SW shall
- be pitbvided 15 bbwest the two propbsed parkingiaress. The curbline of the
builbioist séctisnishall nos sncrosch shy’cleser to the centerline of 7" Avenus SW
thitie thi adjuontpirking lanes, 18, no-mefe fheg 2]-feet towards the centerline
of the Htiwet fem the homing] ey ime w’hbre lecaied adjoining the in-street
arigle ﬁﬁﬁ‘lﬁlﬁg ¢

E Ali u@hﬁ(&‘aﬁﬁt&aﬁﬁdupgthﬂﬁag of public. an.&pnva.’c& Bmads ‘shall be done in accordence
" withiihe Reing Golirty Boat:Standards establishisd and-adepted by Ordinance No. 11187,
as amended (199&‘&‘(;3&3} of ag approved by Roed Variance LOIV0060 .

"E, . SW Roxbusy Street, 4™ anid 8% Avénuey QW and SW 100% and 102°° Strests are

desigiisted ad-eittist-artenialsor heighborfioed collectors streets which may require
desigris for'biis zéhes and fur outs: Asspecified in KORS2:16, the designer shall
confict Métrn and th@ Iosal schowl dtsmct to deferinihe specific requirements,

G Moﬁiﬁﬁﬂtmns {o- the abovs toud eonﬂltwns fizy be conmdered by ng County pursuant
to the varisnos pibcetures in KORS 1.08. .

H. There shall be no direct vehicular access to ar from SW Roxbury Su;eet and 4" Avenue
SWefrom fHoss lotaiwhieh sbut them. A note to this effect shall appear on the
amgiﬁeaﬁrig»piaus and ﬁﬂa!plam.

L Madifications to'ths above road conditions try be considered by King CountSr pursuant
to the varidrice procediiras in KERS 108 o by the pioceditres in Cond.mon 5, as
applioabla.

Al utilities within pmpnsed rights-of-way mistbe included within a ﬁ:anchise approved by the
ng County Couneil pnor to final plat recording.

The Bpplisdit or subsequent owner shiall comply with King County Cude 14.75 , Mitigation
Peymisnt System (MPS), by paying the required MPS fee and administration fee as defermined by
the applicable fes ordinance. The applicant has the option to either: (1) pay the MPS fee at final
piat recording, or (2) pay the MPS fee at the time of buflding permit issuancé. If the first option
is chiosen, the fés paid shall be the fee irheffeot at the time of plat appli¢etion and & note shall be
placed ofi the fate ofithe pletthat reads; " All fees required by-King Counsy Code 14.75,

Mitigation Plyihent Symm (VES), have been paid.” If thé sécond option is chosen, the fee paid
ghall Bethe ariount in effect as-of the date ofbuilding peruit application: The applicants may
Tfeqirest ali-exeniption; through Fing County Housing and Commimity Development, for the
I{oa.ds*MF&“fee fm: gualifying Iuw-\ and modmte-income homes:

Lo’cs mthin this subdmglon are sabjoct to King: wum:y Code 214343, wl:nuh imposes irmpact fees
to fnd gdhool systerimprovemetits tieeded to serve few developinent. As a condition of final
approval, fifty percent (50%) of the impact fees due for the plat shall be assessed and collected
immediately prior to recording, using the fee schedules i effect when the plat repeives final
approval. The balance of the assessed fee shall be allocated everﬂy— to the dwelling units in'the
plat, baséd ot the dwelling xnit type, and shall be collected prior to. building permit issuance.
The proposed sibidivisiofi dhafl comply-with.the. Sénsitive.Areas Code-as-outlined in :

RCQO 21 434, Permanent survey marking, and signs as-spédified in KCC 21A.24,160 shall-also
be addrasscd prior to final piat approval, Temporary marking of sensitive areas and their buffers

14 .



17.

(e.g., with bright orange construction fencing) shall be placed on the site and shall remain jn place
until all oonstructmn getivities are completed.

Preliminary plat review: hagidentified the followmg spec:ﬁc gensitive areas requirements which
epply to-ihis project: Allother apphcable requirements from KCC 21.A.24 shall also be addressed

by the apphaant

LY Sl -

As ;W etlands &. Stream.s

_—

FE

10,

' C‘Iass ) Weﬂa.nds are reqmred to have & buffer width of 50 feet as measured from

the wetlend edge (K.C.C.21A.24.320). The wetland and its buffer must be
accuraiely identified on site plans. -

Clags 3 streams are reguired-to have,bufifer vndth of 25 feet as measured from the
ordinary: high water;mark (K.C.C.21:A.24.360), Streams and their buffers must

- be acourately identified on site plans.

Sensitive Area Tracts (SAT) shall be used to delineste and protect sensitive areas
énd buffers on the proposal site and shell be recorded on all documents of title of
record for all affected lots (K.C.C.21A.24.180).

A 15-feot BSBL shall be established from the edge of the Sensitive Areas Tract
®:C.C.21A, 24 200).

A Temporary Erosion and Sedimentation Cmntrol Plan.(TESCP) in accordance.
with Appendix D of the King County Surface Water Design Manual for
temporary protection of exposed soils and receiving surface water bodies shall be
submitted to the Department for review and approval prior to final plat recording.

Prier to oummenoing construction activities on the site, the applicant shall marlc
sensitive areas tracts in a highly visible manner, and these areas must remain so
marked uniil all development proposal activities in the vxcmtty of the sensitive
areas are completed ®.C.C.21A:24, 150)

The sensitive area buffer / tract shall be identified using permanent sensitive area
boundary signs installed between the sensitive area buffer / fract and the 15 foot
BSBL. Signs shall be posted on all weather backing on 4"x4” (or equivalent)
pogts, Signs are available for sale at the DDES cashier. .

To-the extent practicable, landscaping of developed- arens shall use native plant
speocies.to provide ground cover a8 nestmg and feeding sites for birds and small

mnammals.

Prior to final recording and/or final enginesring review of the plat, the plan set
shall be routed to the DDES Critical Areas Section for approval.

A spill control a:nd prevention plan shall be submitted to the Department for

review and approvel final to final plat recording,
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1,

 Geatedkinical

Determine the top, toe, and sides of 40% slopes by field survey, Provide a /0-
fout buffer foni'thess dopes. The bildihg setbatlenllbeq minimmm of 15
foet from' the GUtHE edge’ of the binffés Fupthobe bt adjasstt totthe steep:slope
butfer, the need for additional building setbecks or slope. mmg&%mn méasures
shall be evaluated in project specific geotechnical enginaering reports subject to
review and approvel by DDES geologist, prioyte bilildingpeiiniiapproval (per
the Geotechnical Analysis prepare:d by GeoEngmﬂcra and received by DDES on
J"hnuarsf *»7, 2@’04} T :

The apphcant shall dehnaﬁte aﬂrﬁn—mﬁ erosion h&zalzfd azeas on the final
engineering plans (erosion hazard aveas ave defined in K.CC 21A.06.415). The
delitiedtion ofsish areas shall be apptoved by a DDES gaologiat The
requiteents fornd in K.CC 21:4.24:220 dencerning erosion hazard areas shall be
met, including seasonal rektridtions on cléaring end gradirg activities.

Stéeys slopéw and rélated buffers greuter than one aore indize folidwing
developineiit shall bé pldced in sensitive ares trasts, The Tracts shall be recorded
on all documnsiits aftitle of recerd for aif affected lots (K.C.C.21A.24.180).

. A thinimvm 15-fogt-BEBL chall be éstablished. from the edge of the Sensitive

Areas Traot (X.C.C.21A.24.200). Additionsl ﬁriiidingwsatback reguiremnents may
be established by King County DDES upon review of the applicant’s project
spacific gecteclinical enginsering: racmmmendaﬁmns-Mg individual building
pcmﬁtfdﬂiew

The gtoTin wets’ m:ahag&m&ht Byst&m sha']l be desigmed in a manner that will:
protect the steep slopes on and immediately adjacent to the site. The design of
the systéii skiall be prepared in consultation with the préjéct geotechnical
engifieet¥ b partiouler the engineer must evaluates the adequacy and location of
ths proposed outfill design, the emergency overflow donveyance and amy

 required linings t6 prevent seepage related impacts:freim the detention Facilifiés.

The - followitig note shall be shﬂWn on the ﬁnnl engineering plan and recorded plat:

RESTRICTIONS FOR SENSITIVE AREATRACTS AND
SENSITIVE AREAS AND BUFFERS

- Dedicdtioft of*d sefisitive area tract/sennitive ates and buffer conveys to
" the publit a beneficial interest-in the land: withitrthe tract/sensitive area

and buffer. This interest includes the pregervation.-of native vegetation
for all purposes that benefit the public health, safety and welfars,
inelidig control of surface water and erosion, meintenanee of slope
stability, and protection of plant énd animal habitat: The sensitive area
traot/sensitive area and buffer imposes upon all present and future
owners anddooupiers of the land subjecttn the tract/sensitive ares and
buffer the obligation, enforceable on behalf of the public by King
County, to leave undisturbed ll trees and other vegetation within the
fract/sensitive area and buffer, The vegetation within the tract/sensitive

" area and buffer may not be cut, pruned, covered by fill, removed or
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damaged without approval in writing fromythe King County Depértment
of Deveélopment nid Environmental Services ot its successor agency,
unless oth&rwise provided by law

18, Suitable recreation space shall be provided conamtant with ﬂlé‘rbquxrcments BFKCC 21.A.14.180

etc )

A,

and KXCC 21A.14.190 (i.e., sport cuurt[s}, children’s play eqmpment picnic table[s], benches,

A phased detailed recreation space plen (i.e,, landscape gpens, equlpmant specs, stc,)
consistent with the ovetall conceptual plan shall be submitted for review and approval by
DDES and King County Parks prmr to-of donourrent with the submittaﬂ of the ﬁﬁal plat

" doocutments.

A perrormance bend, i hecesstry, fof récréation space-improvements shall be posted
pnor to récording efthe plat.

_. The proposed trail shall be & minimum 8 feet wide with asphelt or pervious cuﬁcrata
surfacing and 5 feet of landscaping on each side. Complience with trail standards in the

KCRS and KCC 21A.,14.240 is not required,

Regardifig any arfienity at White Cérter Heighits Elemeiitary School for-which the
applicant seeks fo-obtain recreational credit; the applicant shall submit &n. agreement
executed by flie Highlineg School Diatrict stating thit the residents, siocessors, and
assigns of Greenibridgs may usé the schiool’s recreahon space improvements and parking
lot during non-school howrs.

19, If the King County Housing Authority proposes nof to own and maintain ary of thie following
amenities, 2 homeowners' assooiatich or other warkable ergarization shall be established to the
satisfaction of DDES which pravides for the ownership and continued maintenance of such

reciealon, ope‘n space and/or senditive drea tract(s).

20. Stréet trees shall be provided as follows (per KCRS 5.03 and KCC 214.16,050). See attachment

O for additional conditions;

Al Trees located within the street right-of-way shall be planted in accordance with Drawing
No. 5-009 of the 1993 King County Road Standards.

B, I King Cotmty determines that fhe requiired street trees should not be located within the
right-of-way, they shall be located no more than 20 feet froiii the sireet right-of~way Line,

C. The applicant shall submit a street tree plan and bond quaitity shest for review and
approval by DDES prior fo engineering plan epproval or building permit submdttal,
whicliever i firgt, -

D.  The applicatit shall contact Metro Seivice Planning at 684-1622 to determine if SW .
Roxbidry Stréet, 8™ Averiue SW, 4% Avémis SW, SW 100" Street, or any other internal or

" adjacent toad is on a bus route. Ifany 6f the apphcable Bads are & bus route, the street

tres pilazi shiall also be reviswed by Métra,

E. Thé stréct tréed munst be installed and inspécted, or a perfonnance bond posted (if

applicable) prior to recording of the plat or pef building perihit requirements, whichever
is first. If & performance bond is posted, the street trees must be installed and inspected
within one year of recording of the plat or building permif issuance, whichever is first.
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21.

22,

At the fime 6f inspeetion, if the trees are found fo be.installed per the approved plan, a
maintenance. bond must be submitted ordhe performance bond replaced with a
maintenance bond, and held for eng; year, -Adfier one year; the maintenance bond may be
released after DDES has completed a‘second mspscuon and determined thet the trees

haﬂré:been Xept haalthy amd tbmang

A landscape mspectlon fae shall also be submitted pnor to plat recordmg or bmldmg
permit issuence, whichever is ﬁrst The mspectmn fes in subject to change based on the

curr:ent cﬁpunty feesi: . . R

Aredg used 28 ragmmnl utility qmdars shall be contained in separate tragts and mqet the setback
requirements of King County Code 21A.12.140 — Sstbacks ﬁ‘am reglonalutﬂ;cty gorridors.

The follawing cenditions-have heen. egtablished under SEPA authority as reqtmmants necessary
fo mitigate the adverse environmental impacts of this davalopment The applicent shall

A-;

demonstrate comphauce with these items, where applicable, prior to final apprqval

Transpui tation l\ﬂhgaﬂon reguired under. SEPA. R

The traffio mitigation contained within the FEIS for the Greenbridge HOPE VI FEIS
* - shall; set the standards and methods gpplicable to aff-frontage or direct-access intersection

transportation imprevements; and.shall be reviewad by the King County: Departmerit of

Tramgportation and:DDES. Design p]ana, sareqw:ad, forthe roadway improvements
. shall be included with the first set oi:' engineering plans submitted for King County

raview.

. Ag identified in the FEIS for the Greenbridge HOPE VI pmjeet, the following mltxgahon
. measures. shall be implemenied by.the Applicant.

1. The applicant shall sublmt plans to ECDOT for the adgalme chammelization
recommended by the KCDOT HAL/MARS report for the project’s impacts on the
High Accident Road Segment [FIARS] on SW 116" Strest (LARS #50 from the
July 2003 HARS list), and install this chennelization, .

2. 8" Avonus SW at SW Roxbury Strest

a. The Applicant shall dedicate the full right of way, namely 50-feet from i
centerling or 15 feet, as required for the consiruction of a westbound lefi turn '
lane of storage length and transitions (including to the west of the
intersection of 8" Avenue SW) complymg w1th the requirements of the

KzCRﬁ‘sa

‘b, 'With the first submittal of engineering plans, tne Applicant shall submit
« plans for the following revisions-to the traffic sigaalization, system. This shall
inclide all hardware. and other appurtenances, which may-include but not be
limited tox poles-and mast apm; signal controlier, xelated-signage, pole .
foundation, any/all undergmund conduits, signal head indications, pedestrian
indications, push butions, wiring, and relaied appurtenances necegsary to
achigve the desired operation:
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B.

NOISE

1) Revies the cumrent phasing of the gignel system to provide for 2 leading
protected/pemmizsive movement fer westbound left tums from SW -
, Roxbm‘y Street to aputhbound 8% Avenue; SW

2} Provide for advance warning (preferably aotuatcd by traffic) indication:
signage, atiber flashing hg ts, of westbound traffic at the 8" Avenue
SW/SW Roxbury Street mterseeuon

3) Resirict northbound nght furns o, proh1b1t uorth—-to-east right tirning
movemeuts durmg the northbound red s:gnai indication phase.

. As 1dantiﬁac1 msthe.FEIS an re-evaluahau wﬂl h:; macie of the operational

efficiency and acoident history at the intersection of 8% Avenue SW/SW
Roxbury et & pointin time when approximately 67% (2/3™) of the uniis
(based upon a representative mix) have been constructed and ccoupied (l.e.
generating tmfﬁc} .

.Based upen the resulis of that operational evalnation, addmonal

improvements to SW Roxbury Street may be requmzd, to address the impacts
of this development, If additional mitigation is determined to be warrinted,
the County and/or City of Seattle may propose,.and the applicant shall
perticipate in,.2 mulfi-jurisdictional or corridor-wide capital improvement

- project to mitigate any ongoing safety problem. .In this case, the apphcant

would contribute its proportionate share to any needed mitigation project.
The monitoring program.identified above will be used to help establish the
applicant’s proporhonate share of any additional mitigation. If additional
mitigation ig determined to be warranted and no County end/or City of
Seattle project exists, the applicant shall provide mitigation that is
proportionats to its identified impacts.

The applicant’s proposed dedication of right-of-way slong SW Roxbury
Street will be considered as part of its pro rata share.

1. Construction: Construction noise tmpacts shell be mitigated pursuant to best
management mmgaton measuras, identified in the Greenbridge EIS, including:

a.

‘Consiruction equipment shall be properly sized and maintained including

nmifflers, engine intalee silencers; engine enclosures, turning off idle
equipment, end confining construction activities to daytime hours as
specified in the King County Noise Ordinance.  °

Construction coniracts shall specify that mufﬂcrs be in good Worlcmg aorder
and that-engine enclasures be used on equipment when the engine is the
dominant scurce of noise,

Sf:'ationary- equipment shatl be pl;zced as far a\'vay or shielded from sensitive
receiving locations as possible.
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d %ubﬂﬁtuﬁmghydmﬁléu orisléotittanedels forimpact tools such as jack
hahdiers, vook deiily add peverient breakers shall be used when practicable
dirfifip-deéniclition sd eBnsirudiiony

6, ‘Where féasible, exfuilpihent opéintors shall drive forward rather then

b}iékwar’d to fhinfifiize :amisé ’&winthank-xup aiamm

f W'hers fanazbla, noise from materinl hundlmg ghall be minirnized by
requu-‘mg opetat@rs té lift ra‘ﬂaer ﬂmmdragi-maf:en&ls

E Where possz‘ble cont'actars should make efforts to keep construction
sijtilpment greater than. 160 fEetdrom: orto shisld the nearest on and offsite
resideices and the sclivol o ebinply with King Gounty Noise Ordinance
nbisw‘ﬁﬂﬁts“ﬂﬁd‘t@ intiilze dm;;a{ats to:these seraitive receivers.

HIS’I‘OBIC AND CULTURAL RESO'URUES

A qualified drcheblogist skall ir’rl‘ﬁlﬁment a fo‘j‘:mﬂ monttoring and discovery
plan difisig construction, YA

I the event that historit or prehistoric cultm‘al remaifis are expoged during

Z,

' construstion, the State Hlstﬁﬁc Pregervation Offices and concerned tribes ghall be
contacted; - e . .

g T K{ng County Sheriff aid- Medmai Ezaminers Office shall be notified
‘imiffediately mf any acciderital d:sutawny' of umar remains. .

4, I remeing were: detemﬁned to be Native Ammcan all conccmcd fribes shall be
contacted immediately. .

AIR-QUALITY

1. Natural Gas units are requifed in place of wood-burning appliances.

3. Inarder to mitigate for air quality:

Py

a, Use equipmerit-and trucks that are maintained in good operational condition.

h: Require off-road equipimient te be ratc.ﬁﬁed wrth emisgion reduction
equipmentii.e., require paﬁwtpa.uon in Puget Sound regional diesel
soiuﬁeﬁﬁ)

c. Implomcnt restrictions on construction truck idling

d. Lecai® canstruction equ‘ipmaﬂtmy from sengitive receptdrs

Tocate oonstruotion staging zones where diesel eﬁ:issions won't be noticeable
to the public or near sénkitive pepulations such as the elderly and the young,

i
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E. PLANTS AND ANIMALS

L. As required by Condition 11, the applicant shall implement *“built-greenn” and
low-impact design principles to limit effective impervious surface area and
provide biofiltration of stormwater runoff,

2. Where lendacaped areas abut native growth areas, landscape with native plant
species to provide ground cover as nesting and feeding sites for birds and small

mannmals

F. FISH RESOURCES

As required by Condition 11, mitigation measures include BMPs to improve and protect
water quality and benefit fish and their habitat to include a roadside biofiliration BMP.

G. EARTH

Steep Slope Hazards, Typical mitigation of impacts in or near steep slope and landslide
hazard ereas resulting from project development should include the following:

L. Reduce clearing fo the minirnum extent necessary,

2, Constrain éarthwork to dry weather.

3. Revegetate disturbe:d areag as soon as practicable,

4, No fill will be placed on or near the cres't of steep slope are‘as without approval

from the project geotechnical engineer and King County DDES.

23, Prior to site demolition or construction, a plan for conirolling construction noise impacts as
required above. in condition 22.B shall be submitted to and approved by DDES. '

24,  Prior to redevelopment of the maintenance facility site, the soils associated with the dry well that
were contaminated with waste oil shall be removed in compliance with state Department of -

Eoology requirements.
Read Vacation Pefition
L. This vacation order shall not becore effective until the Petitioners convey back to King County

an easement for public use of the road system and for utility maintenance within the roads and
rights-of-way of the Greenbridge plat property as currently constructed. Such easement shall be
epproved as to form by the Prosecuting Attorney’s Office and contain a provision conferring
upon King County a specifically enforceable right to require upon 30-days written notice the
immediate conveyance to the County of the rights-of-way within the vacation area for 4th snd 8th
Avenues Southwest as depicted within the approved preliminary plat map for Greenbridge; i.e,, at
a width of 60 feet for 4th Avenue Southwest between Southwest Roxbury and Southwest 100th
Street, and for 8th Avenue Southwest a width of 76 feet from Southwest Roxbury Sireet to South
100th Street and an effsctive width of 60 feet from Southwest 100th Sireet south to the plat

boundary.
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Attachment M
K.C.C.21A.12 ;
Development Standards — Density and Dimensions

21A.12.030. Deunsity nnd Dirmensions — Greenbridge.
" A. Densities and Dimengions,

Maximum Dwelling Units ' 1,100 du
Minimum Dwelling Units i o K : 744 du

| Minimum Lot-Area ik ‘ 1,200 sf

| Minimum Lot Width (1) 308
Minirmum Street Setbaok — Resideafial N
Minimum Street Sefbaclc ~Neighborhood oft
Core ! (3),(5) -
Minimum Interior Setback — Residentia] 4f .
(8) ' _ ' : ©).(7)

imum Interior Setback — Neighborhood 0ft

Core’ : N ’ (7
Bage Height ' 60 ft
Maximum Tmpervious Surface: Percontage . B5% -

(2)

B, Development conditions: )
L. Minimum lot width of 16 feet for townhouse developments:
2. Impervious surface aren standards apply to the entire Greenbridge
Preliminary Plgt, . o :
3. Minimum street sethack from SW Roxbury Strest property lne after dght-pg-
way dedication (50 fest from centerline) ig 10 fest; o . ‘
4. Af least 18 Tinear fost of drivewny shall be provided between any garage,

.carport or fenaed aren fo the stfest property line: L .
3. Minimum street setback from Oth Avenue SW, 6th Place SW and 6th Avenue
SW strest property line is 5 feet; )

KCC 21A.12 Density and Dimensions 1



c'arpart or fenced parking ares, from the ncosss point to the oppoaite side of the joint use -
driveway. '

. 21A.12.060 Mininmm urban residential density:
Seo 21A.12.030 above for minimum density,

21A.12,100 Lot— minimwm lot aren for constrnction:
See 21A.12.030 shove for minimum Int pri, :

21A.12.150(B) Setbacks — from aliey. . .

: B. Vehicle access points from garages, carports or fanced parking sreas ghall be
set back frond the alley property lins to provide a straight line length of ut least 21 foet, ag
measured from the centerline of the garage, carport or fenced parking area, from the
access point to the opposite edge of the alley. No portion of the garage or the door in
motion may oross the property fine. '

214.12,170 Projections and struciures ailowed. Provided that fhe required
“setbacles from regional wtility comidars of K.C.CL, 21A.12.140, the adjoining halfsirest or
designated arterial setbacks of K.C.C. 214.12,160 and the sight distance requirements of

K.C.C. 21A.12.210 are maintained, structures may extend into or be located in required
setbneks, inchiding sefbacks as required by K.C.C, 21A.12.2208B, as follows;

A. Firoplace structures, bay or garden windows, enclosed stair iandings, closets, -
or similar struotures may project imto emy setback, provided such projections are:

La. Limited to two per faoade; ’

b. Not wider than ten feet; and '
’ 0. Not more than twenty-four inches into an interior sethack or thirty inches
into & street setback: : : ) ;

2. Open stairways may project to the strest line and to the interior property line
When such Interlor property line is 2 common tract (e.2. park tract, trail tract, drainage
tract or other similar tract), - )

3. In the Mixed-Use Neighbothoad Core, awnings, canopies, signs and stmilar
building features may project to the property, line, Projegtion of these features into the
right-of-way may be authorized with a right-of-way used pormit. :

B. Uncevered porche, decks and pedestrian bri end structures which exgead
~cighteen inches above the finished grade may project to the street property line and to the
interior property line when such interior property line is & common traof (o,g, park fract,
trail tract, drainage tract or other stmilar tract). . .
C. Uncovered porches and declks not excesding eighteen inches sbove the
finished grade may project to the property line; '
D, Except in the Mixed-Use Neighborhood Core, eaves may not project more

1. Bighteen inches into an interior setbnck, -

2. Twenty-four nches into a sirest setbacl, or
3. Eighteen inches acrogs & lot lne i1 a zero-lot-ling devolopment,
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In the Mixed-Use Neighborhood Cors, eaves may project to the property line, Frojection
of these features into the Tight-of-way may be authorized with a right-of-way use permit,

E. Fences with e height of six feet or less may project into or be located in any
setbacl; trellis structures, similar landscape structural features may be located in any
setback, -

F. Rockeries, retaining walls and enrbs may project info or e located in amy
setback provided thess structures do not axceed a height of ten feet in the R-1 through R-
1B, UR, RA, and resource zones, ’

~ G. Fenoes looated on fop of rockeries, retaining walls or berms are subjeat to the
requirements of IC.CLC. 21A.14.220; . L.
‘H. Telephone, power, light and flag poles; :

1. The following miny project into or be located within e ssthacle, but may only

with the King County department of records and elections prior to the installment or
construction of the structuye; ) _

. 1. Sprinkler systems, electrical and cellnlar equipment cabinets snd ather.
similar utility boxes gnd vaulis, ' . )

2. Seourity sysiem access confrols, .

3. Structures, except for buildings, associated with frails and on-gite recreation
spaces and play areas required in K.C.C. 21A.14.180 and X.C.C., 21A.14,150 such as
benches, pionic tables and drinking fountaing, and

4, Surface water mmagement fucilities a6 required by K.C.C. 9,04; _

J. Mailboxés with newspaper boxes may project into or be locatad within strest
sethacks; ' o

K. Fire hydrants and assacinted appendages: .

» L. Mefro bus shelters may be located within siveet sethacks, :

M. Unless otherwise allowed in K.C.C, 21A.20.080, free standing and monument
signg four feet or less in height, with a maximum sign aren of twenty aquare feet may
projeot into or be located within strest sethaclts; and

N. Stormwater conveyance and confrol fucilities, both ahave and below ground,
provided such projections are: ’ '

1. Consistent with getback, sasement and accesg reguirements specified in the
Surface Water Design Manual, or :

2. In the absence of said specifications, not within five feet of the property line.

21A.12.200 Lot or sifa divided by zoue boundary,
The maximnm niumber of dwelling units in Block WB zhall be 10 greater than
seven dwelling units, ; *

21A.12,220 Nonresidentinl. land nses in residential zones,
This section has been waived.

‘. ZIA.IZJSD 'Persous] sérvices and redail pses in R4 througk R-48 zones,
This section has been waived,
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Attachment N
: K.C.C.214.14
Development Standards — Design Requirements

21A.,14.030 Lot segregntions ~ zero lot line development.

A If a building is proposed to be located within & normally required interior
setbaclc: v
1. An easement shall be provided on the abutting Iot of the subdivision thet is
wide-enough fo ensure an 8-foot separation between the walls of structures on adjoining
Iots, except as provided for common wall constmetion, .

21A.14.080 Attached dwellings and group residences — vehicular access and
pariting locstion. . =

A. Parking and access are.allowed from the sireet and allay.

B, Parking and access are allowed from the street and alley. . .

s .
W Wt s

214.14.090 Adtached dwellings and group residences — Building fagade
modulation, Apartment and townhonse developments and all group residences shall
provide building fagade modulation on facades éxceeding 60 feet and facing abutting
streets or properties zoned R-1through R-4, The following standards shall apply:
’ A, The maximum wall length without modulation shall be 32.5 foet; and
B. The surn of the modulation depth and the modulation widih shall be no fess
than cight faet. Meither the motulation depth nor the modulation width shall be legs than
two feet, '
C. Single-story porches; second-story bay projections, and similar building -
elements are approved building fioade modulation technigues. ’

21A.14.135 Mixed use development — design features.

A. Residential and nonresidential uses proposed for mixed-use development shall
bo only those uses penuitled as establshed by attachment &,

B. Waived to allow residential uses on lower levels,

C. Waived to allow required packing in frant of a building snd on-street,

21A.14.220 Fences. Fences and tvellis structures ore permitted as follows:

A, Fences and trellis structures exceeding a height of six fest ghall aomply with
the applicable street and interior ssthacles of the zone in which the proporty is located,
sroepl; s o .
. 1. Fenoes and trellis struotures looated on a rackery, retaining wall, or berm
within a required setback ares are permitted subjeot to the foilowing reguivements;

. In R-] through R-18, UR, RA. and tho resonrce zones:

. (1) The total height of the fence/trellis strusture and the rockery, retaining
wall or berm upon which the fenoce is located shall not excesd a height of sixteen feat. .
This height shall be measured from the top of the fence to the ground on the Jow side of
the: rockery, retaining wall or berm; and
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Attachment O
K.C.C.21A.16
Development Standards — Landscaping and Water Use

21A.16.050 Landscaping - sireet frontages, .
A, Tor attached/proup residences and single-family, commercial, institutional,
and utility development in all areas where the buildings are sethack from the street
‘property line, street landscaping shall consist of the following: ’
1. Street tress planted at a minimum rate of 1 tree for,every 40 feet of public
street frontage; v "
2. Btreet troes may be spaced irrpgularly to accommodats sight distance
requiroments for driveways, intersections, utilitiss, lighting, efc. -
3. Street irees will be Jucated between the building facade and the street cusb,
4. Street trees will be maintained by the adjacent landowner or the homeowners
association or other workable organization unless part of a county maintenance program.
Ovmership and meinténance shall be noted on the facs of the final racorded plat,

_6. Up to 50% of the area hetween the building facade and street curb may be
planted with shrubs,

setbacl, streat frontage Iandscaping shall consist of the following: '

1. Street trees planted at & minimum tate of 1 free for every 40 fast of pubilie
sireet frontage; .

2. Street irees may be spaced irregularly to accommodate sight distance
Tequirements for driveways, intersections, utilities, lighting, e,

3. Street trees will be maintained by the adjacent landownar or homeowners

21A.16.060 Landscaping - interior lot lines,

A. Tn the Mixed-Use Neigliboriisod Core, no landsoaping for commercial
development along a lot line adjacent to » residential development. In the Residential
Area, no Iandsoaping is required for commercial development when temporarily
relocated in a reused or remodaled existing building,

B. In all arens, 3 feet of Type I landscaping shall be included in an
attached/grotip residence development except that:

L. No landscaping is required between Block CV3 end CV4;
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2, No landscaping is required along interior lot lines adjacent to common tracts
{parks, trails, drainage focilities, ete,); and C .

3. Along portions of the Greenbridge development adjacent to property
developed with singe detached residences or vacant developeble property that is zoned

-R(1-8), the requirement shall be 10 feet of Type IT landscaping,
C. In the Mixed-Use Neighborlood Core, no landscaping for institutional

dovalopment, In the Residential Arer, no landsceping is required for institntional
development when temporarily relocated in e rensed or remodeled existing building,

21A.16.099 — Landscaping — additional standards,
L. Sluobs shull be; !
L. Atleast an AAN container class #2 size at time of planting in Type II, 0T and
parking area landscaping;
2. Atleast 24 inches in height at the time of planting for Type I lsndscaping;
* 3. Maintained nt 2 height not exceading 42 inches when located in Type IT or
parldng avea landscaping; and
' 4. Bare root plant maferial can be used if instelled between November and April.

Bee Condition 20 for additioual landscape reguirements,
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ATTACHEMENT P
K.C.C.21A.18 -
Development Standards — Paiking and Circulation

21A.18.020 Authority and application

C. Required parking may be Jacated in on-street and off-strest parking arcas,

provided it'complies with the reqnirements of the preliminary plat approval and the
conditions identified in this attdohment (Attachment P),

zm.1é.o_30 Computation of reguired offistreet parking spaces,
A, Offgtreat parking areas shall contain at & mintmum the number of parking

.spaces as stipulated in the following table, Offstrest parking ratios expressed as number
of spaces per squere feat means the usable or net square fhotage of floor exen, exclusive

of non-public areas. Non-public aress include but are not Himited to huilding

maintensnce areas, storage erens, closets or restrooms, Ifit formula for determiining the

LAND USE, ' MINIMUM PARKING SPACES T
: REQUIRED

RESIDENTIAL (K.C.C. 214.08.0304):

Single d?tauhe 2.0 per dwelling m':lit2

Co@gu ' 1. D'pur,dwnllx'ng unit

Townhouse . 1.0 per dwelling unit 2 )

Apartment : 1.0 per dwelling unit ~

Senior citizen aasistad 1 per 2 dwelling or sle unifs
Community residential facilifies 1 per two hedrooms i
[ Dormitory, including religious . per two bedraoms

| Bed and brealcfist pnesthongs » 1 per guest room, plus 2 per fucility .

and muximom foor area of 1,500 square feot,
* Tha applicant ahall submt, with ench building permit appHontion, a certificats of packing availability

! Cottage is defined ag o singlo-family detached structure with o moximm faotprint of 1,000 square fast

from the King County Honsing Antﬁmiqf indicating that thers is an ovarall combined on- anil ofatreet
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L

LAND USE

VOINIMUM PARKING SPACES
REQUIRED

RECREATION/CULTURAL (I.C.C. 214.08.0404); *

Reorention/culiure uses | 1 per 300 square feat
Parle/playfield ' (director)
GENERAL SERVICES (.C.C. 21A.08.0504): *
General services uses: - 1 per 300 square feet
Exceptions: _
Dayears I 2 per faoility <
Daycare IT 2 per facility, plus 1 space for each 20
\ * | children C
-Churches, synagogne, temple .| 1 per 5 fixed seifs, phus 1 per 50 square
) . _ feet-of grogs floor erea without fixed seats
. used for asgembly purposes
Outpatient and Veterinary clinic | 1 por 300 squars feet of office, 1808 and
offices / examinetion rooms
Nuorsing and personal oare 1 per 4 beds
faciliiies
Flementary schools 1 per classroom, plus 1 per 50 stadents
Vooational schools 1 per clessroom, plus I per five students
Specialized instruction schools 1 per classroom, plus 1 per two stadents
Artist Studion .9 per 1,000 squars foot of area used for .
; -studios
GOVERNMENT/BUSINESS SERVICES (.C.C. 21A.08.060A):°
Government/business servioes use 1 per 300 square fegt
_Exceptions: - i} N
Public agency yard 1 per 300 square feet of offices, plus .9 por
- 1,000 square feet of indoor storage or
Tepair areas :
Police facility (director) ’
Fire facility (director) :
Self-service Stornge 1 per 3,500 square feat of storage ares, plus
2 for any resident director's unit

 The rcquimrlnpn-rwjdqﬁﬁul prrldog may b luns;mdhuth on- aod offtstreet. Tho spplicant shall submit,
with enoh building permit applicution, n cortifionts of parking nveilability from the King Connty Housing

- Authorily indicating the mininmum quired combined on- and offsireat parking, Tha certificate shall

fnglude 1 cumulative parking ollocation table and o cumulstive pariting nllocation plan that demonatyates
complinnco with this minimim parking voquirement, Prrldng may be re-nlocated ag the various phoses of
tho project aro completed, provided the total cumulative parking is in complinnae with the standards

confained in this stinchment (Attsclment P
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RETAT/WHOLESALT, (R.C.C. 21A.08,0704); *

Retail irade uses/Retnil and wholesale kade 1 per 300 square feet
mixed use: . . e .
*  Bxeeplions; . '
Food storas, less than 15,000 3 plus 1 per 351 wouans feet
square feet ] " -
Restaurantg Lper 75 squara Fe in dining or lounge
areag o -
| MANUFACTURING (K.C.C. 214.08.0804); ° o
Printing and P ublisghing | .9 per 1,000 squnve Leat
REGIONAL (K.C.C. 21A.08.1004);
| Regional uses e | (director)

B. When the county has received g gheil building permit npplication, off-street
paing requirements shall be based on the possible tenant improvements or ugeg
authorized by the zong designation and compatible with the fin::tations of the shell )
permit, -‘When the range of possible uses remult in different parking requiraments, the
director will establish the amount of parking based on a lkely range of uses, '

C. It any development required to pravide six or morg ik Ing spaces, bicyole
parlcing shall be provided. Bicyole parking shall be bike rack or | «. ket-type parking
focilities unless otherwise specified, .

1. Off-street patking areas shall contain at least one by. - parking space for
every twelve spaces required for motor vehicles except ag follw

8. The direotor may reduce bike rack parking facilities tor patrogs when it is
demonsirated that hicycle activity will not ocour at thet location,” *

b. The director may require additiona) spaces when it is determined that the
use or its locetion will geiierate & high volume of bicyole activity. Such a determination
will include but not be limited to the following uges; -

(1) Pad/playfield, .
(2) Marine, S
3) Librmyfmuseumfarburatnm,
(€] Elementary/secondary school,
(5) Sporta club, of
~ (6) Retail business (when located along & developed bicycls trai] or
designated bicycle route), .

2. -Bicyole facilities for pairons shall be located within 100 feet of the building
enirance and shall be designed to allow either & bicycls frame or whesls o be locked to a
stryoture attached to the pavement, .

3. All bicycle pariding and storage shall be located in safe, visible afeas that do
not impeds pedestrian or vehicls traffic fiow, and shiall be well kit for nighttimenge, -

4. When mors than ten people are employed on site, enclosed Iocker-type
parking facilities for employees shail be provided. The director shall allocats the
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required number of parldng spaces between bike rack patking snd enclosed looker-type
parling facilities, ‘ )

. 5, One indoor bicycle storage dpace shall be pravided for every two dwalling
units in townhouse and apertment residential naes, unless fndividual garages are provided
for every unit. The direstor may reduce the number of bilce rack parldng sproes if indoor
storage fhoilities ave available to all resfdends, . .

21A18.110 Off-street parking plan design standards, -

A. 1. For all single detached dwellings, excluding cottages, the parldng spaces
shall be located on the same lot they are required to serve and may extend fito the right-
of-way to the back of sidowalk.  ° ’

2. For dll other residential dwellings at least & portion-of parking areas, -
including on- and off-strest parling, shall be looated within one hundred fifty feet from
the building or buildings they are required to serve;

3. For all nonresidential uses the parking aress, including on- snd off-street |
parltng, shall be located within 600 feet from the nearest building entrance they are
required to serveé, Off-street parling arens are not required fo be agsigned and may be .
located on the following blocka/lots shown on the approved preliminary plat: Blocl
W11, Block W12, Black CV1, Block CV2, Blaak C'V3, Biaok CV4, Blook E13, Black
School Naorth, Lot 281 and Lot 282, ;

B.1. Themninimum dimensions for the most common parking angles are shown
on the table(in this subsection, oxcept as modified by B2 and B3 below, For parking
angles other then those shown on the chart, the minimum parking space and aigle
dimensions shall be determined by the director, Rogardless of the putdng angle, one-
way aisles shall b at least ten fest wide, and two-way aisles ghall be af least twenty feet -
wide. If dead-end aisles ave used in the parking layout, they ghall be constructed as fwo-
way aisles. Parlting plans for angle parldng shall use spree widths no less than eight feat
8ix inches for a standard parking space design and eight fost for & compact car parldng
space design, except as modified by B2 below, - :

2. Parking space dimenaions for off-atreet 50-dagree angle parking ghall be as
follows: ' i .
3. Non-residential and live work anits: '
1) no more than 50%: 7 1/2 feet wide by 15 fest desp
2) 50%: B 1/2 feet wide by 1B fest desp
b. Residential:
1) 1o more then 60%: B feet wids by 16 feet deep
2) 40%: B 1/2 fest wide by 18 fest dosp
3. Paridng space dimcusions for offstroet parallel parking shall be at leagt 8 1/2
feet wide by 22 1/2 feet deep,
*C. This provision has been waived, .

B. Driveways providing ingress and egress between offestrest perking areas snd
abutting streets shall be designed, located and constructed in accordmce with EC.C.
chapter 14.42, Rond Standards. Driveways for single detached dwellings, 16 mote, than
twenty feef in width, may cross required sefbacks or landscaped areas to provide aceess
between the offstreet parking aress and the streot, provided no more than sixty five
percent of the requived landscaping or setback area is sliminated by the driveway, Joint
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F. Required purldng spaces shall be located a3 follows:

1. For single detached dwelling units the required parking space may be [ocated
in driveways crossing setbacks and required landsenping, Hou ever, if the driveway is a
joint use driveway, no vehicle parked on the driveway shall oberruct eny join user's
acoess ta the driveway or parking space; ; :

2. For all ather developmenty parking spaces may be p.mitted by the director
in the setback aress in sccordance writh an approved landsoape pian, and driveways
crossing setback areas may be used for parking, However, if th- driveway iz Jjoint uga
drivewsy, no vehicle parked on the driveway shall obstruct any ‘«in user's access to the

driveway or patking space;

K.L.C. 21A.18 Parking and Girculation



Attachment Q '
K.€.C. 21A.20 .
Development Standards Signs

21A.20.065 Community bnllaﬂn board signs. A, One community bulletin
board sign is permitted within the neighbnﬂmod core with the following limitntions;
B, In the R zones, community bulletin board signs may not excésd 40 square fet -
and are only permitted et any location in the neighborhood BOKE; « .\ :
(Ord. 10870 § 425, 1993). -

L, NG a0
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Attachmént R
K.C.C. 21A.08
Permitted Useg

Z1A.08.010 Establishment of tises, . - _
A. The use of g property is defined by the notivity for which the building or ot ig
intended, designed, arrauged, accupied, or maintained, The use ig considered

B. In addition to the uges identified in this attadhment (Attachrient R), the
epplicarit may request a fufure modification to permit other nses or different development
conditions for uses not otheryige permitted in the R~18 zone, provided that such uges or
development conditions are réquested on or before the deadline specified in the
prelimninary plat approval or in K.C.C. 21A.55.060(L) and pursuant to the limitations and
criteria for modifications described therein,

C. The permitted uges and development conditions identified in this attachment
(Attachment R), apply specifically to the Greenbridge demonstration projectas
anthorized by K.C.C, 21A.55.060 and 85 further described in any applicable requirements
of the preliminary plat approval,

& he land uso tables in s attaohment (Aftachment R), aad ag Farther speotfied

" . in the conditions of preliminary plat approval determing whether 8 specific use ig allowed -

the nse is not allowed in that land use category, except for certain temporary uges.

C. If the letter "pn apponrs in the box at the intersection of the calwmn and the
row, the use is allowed in that jana use category subject to the review procedures
specified in K.C.C. 21A.42 ang any applicable requirements of the preliminary plat
‘approval end any ofher applicable cods provisions not otherwise modified by preliminary
plat approval, - .

10w, the regional use is permifted subject to tlie specigl use parmit raview procedures
specified in K.C.C, 214.42 and applicable requirements of the preliminary plat approval

KCC 21 A.08 Permitted UBFE 1



md any other applicable code provisions.not otherwise modified by preliminary plat

approval. .

F. Ifanumber appears in the box at the intersection of the cojuran and the row,
the wse may be allowed subjeot to the appropriaie review process indicated above, iy
applioabls requirements of the preliminary piat approval, any other applicable code
provisions not otherwise modified by preliminary plat approval, and the specific
conditions indicated in the development condition.with the corresponding nnmber
* immediately following the land use tahle. e T oa :

@, If more than one letter-rimpber combination; appeers-in fhe box at the:.

" intersection of the colvmn and the row, the use i allowed in that land uso category
subjeot to different sefs of Hmitations or conditions depending on the review process
indicated by ihio letter, any appliceble requirements of the:preliminary plat approval, any
other applicable code provisions not otherwise modified by preliminary plat spprovel,
and the specific conditions indicated in the development condition with the
correnponding number immediately fallowing the table,

) H. All applicable requirements shall government s use whather or not they ars
cross-referenced in a section, :

KCC 21A.08 Permitred Uses - . 2



214.08.030 Residential Iand uges,
A, Residential Jaud usea (1),

SIC Code, Specific Land Use Residentinl Aren Neighborhood

if applicabla - W13 | Al other ) Core
- bloels

* Single detached e P . P P
* Townhouse 3 ‘P, C5 P P

* | Apartment . R P P

L Community residenfial faoil ~1 P P
ad Conmurity residential Iacility ~ I P P

* ]

Dormitory P

* Senior oitizen assistad housin P P

* Residential 4ucessory P3 F3 P3
* Homs agoupation P B P

- Home indus C Cc

hd Bed and brealcfist puesthouse P4 P4 P4

B. Development conditions,

1. The total number of dwelling units shall ot exceed 1,100,

2. Apariment unity are permitted outright in the W13 Blocl, provided that the
density does not excesd eighteon units per aore of et buildable area ag defined in E.CC,
21A.06.7917, ’ '

3. Accessory dwelling units; .

a. only one aceessory dwelling per primary single detached and townhouse
dwelling unit; ’ .
b. may be in the same building as the primary dwelling unit or in g separate
o. the primery dwelling unit or the Bccessory dwelling unit shall bs owaer
ccoupied; : :
d.1) ome of the dwelling units shall not exceed a floor area of one thousand
Square feet except when one of the dwelling units i wholly contained within a basement
or etfic, and, ’

2) whien the primary and aceessory dwelling units are Incated in the same

building, only one entrance may be located on each sirest side of the building:

& sn applicant seelding to build an acoessory dwolling unit shall file a notice
approved by the department of exeoutive services, records, elections and licensing
services division, which jdentifies the dwelling unit ns accessory. The notice shall run

KCC 21 A.08 Permiited Uses ‘ 3



with the land. The spplicant shall gubmit proof that the notice was filed hefore the
department shell approve any permit for the construction of the accessory dwelling nnit,
The required confents and form of the notice shall be get forth in administrative rles, ¥
* o eccessory dwelling mit in a detached building in the Reral zone is subsequently
converted to & primary unit on a separate lot, neither the original lot or the new lot may
heve s additional detached ACCeBEQrY dwelling unit constructed unless the lot is ot lepat
twice the minimum lot avea reqnired in the zone.
4. Only ne an accessory to the permanent residenas of the operator, and:
a, Serving meals fo paying guests shall be limited to breakfast; and
b. Fhé number of petsons accommodated per night shell not'exceed five,
except thet a gtructure that satisfies the standards of the Uniform Building Code a5
uadopted by King County for R~1 oucupeneies may accormmodate up to ten persons per
night.
5. Toﬂmhauses are parmitied, but shall be subject te a,canﬁiﬁnnal uge punmt if
exceeding base density.

RCC 21A.08 Permitind Uses 4



21A.08.040 Reereational/cultaral fand nsas,
A. Recreational/onifural land iises (1),

SIC Code, ‘Specific Land Use [ Residential Aven | Neighboriiond
if applleahle ' Wi3 All atlier Coxe
) blocks
g Park 1 P | P P2
* Trails P ¥ P
* Sparts Club ) : . C3
7999 (4) [ Amusoment and Recrention i, C P5 C
Services |
823 Libracy | P
841 | Museum ) ]
B42 Arboratumn P P P
* Canferenoe Center c

B. Development conditions:
L, The overall combined total building square foota:: * for all non~residential
uses, excluding the White Center B ights Elementary School. - a maximum of 100,000
gross square feak.
2, The following conditions and limitations shall app!- ~here apprapriate;

8. No stadinms on sites less than ten acres; -

b. Lighting for stmotures and felds shall be direfe:d awny from residentia|
areas;

¢: Service yards shall maintain 2 minimum distance of fifty foet from property
lineg adjoining residential Zopes; and -

d. Structires in on-site recreation areas required.in I.C.C, 21A.14.180 and
21A.14.190 and other park structures (e.g. activity center building), shall meet fhe same
getback requirements as other Structures within Greenbridge, with the exception of tot
lots, and play area Improvements which must meet a street sethack of ten (10) feet and an
interior setback of five (5) feet. ‘ :

3. Only for stand-alone sports alubg that are niot part of & par, The oliowing
are a permitied use;

2. sports facilities, such as haskethall courts, that are Jocated within the Wiley
Center; '

b. sports facilities, such as an on-site acoessory sxercige faeility to 2 mnilt.
family residentio] use, for the residents only; and

C. community clubhouge building for use by residents end fuests,

4. Excluding amusement and recreational uses classified elsewhere in this -
attachment (Attachment R), ’ ' '

other on-site recrention areas; permanent tecreational structures that ars nged on g

KCC 21A.08 Penmnitied Uses 5

"



lemparary basis ~ e.g, amphitheater use, etc.), subjoct to the following hmtatiuus and

conditions:,
a. Buch used are subjeot to review in accordance with the preliminary plat

spproval and/or anthorized Greenbridge preliminary plat mudxﬁcntions (i.e. anthorized
mud mivor modificstions), as applicable; and
. b. such uses may require & femporary use permit and/or building permif,

XCC 214,98 Pormitted Ugas



21A.08.050 General services lnnd used,
A, General services land nges (1).

Residentinl Aven Neighborhood

8IC Codle, * SpecHic Land Use
if nppiicable : W13 | Al other Cora
: . blocks

72 Genersal Peraonal Service : P

* Day pare T P4 P P

# Day pare I P50 P P
074, Vetorinary Clinja s ]
753 Automotive repafr (2) ' 27|
754, Automofive servics P7
866 Churgh ) Ia P

83 Sooin] Services (3) - PR p

¥ Artist Studiog ' i P P

* Interim Ra Faoili Pa P9 Pi0

801-04 . | Office/O stient Clinic . P B

ROS - | Nursing and peraonal gare ficilities C C

i Elementary Sohool . : P

N Middle/Tuniop H.igg Behool ' P

% | Voontional Sohoar i i3

- Sptecialized Matzuotion Schoo] P§ P b

‘ e Schaol Distriot Support Facility | P1] j

B. Development conditions: :

) 1. The overall combinad total building square footage for al] non-residential
uses, excluding the White Center Heights Elementary Sohool, is a meaximum of 100,000
Bross squars feet,

2. Except SIC Industry No. 7534 — Tire Retreading, see manufactuting

© permitted use table, . .

3. Except SIC Industry Group Nos,
2. 835-Day Care Servines, and
b. B36-Residential Care, which is otherwige provided for on the residential-

permitted Jand use table, ' '

4. Only as an accessory to residential use, and;

a. Outdoor play areas shall be completely enclosed by a solid wall oy fence,

from property lines adjoining resjdential zones, :
5. Only as & reuse of a public school faoility subject to E.C.C. chapter 214 .32,
Or an accessory uga to a school, church, park, sports club or public honsing administered
by a public agency, and;
& Outdoor play areas shall bs completely enclosed by & solid wall or fence,
with no openings except for gates and have » minimum heiglit of six faet;
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b. Outdoor play equipment shall maaintain 8 minimum distance of twenty feet '
from property linee edjoining residential zones; )
c. Direct aocess to a developed arterial stveef shall be required in any
residenttinl zone; and .
d. Hous of operation may be restricted to ssaure compatibility with
" surrounding development - .
6.2, No burhing of refiise or dead animals is aflowsd; .
b, "The portion of the buflding or structine in which anfmils ave kept ar treated
‘shall be soundproofed. All m areas, excluding confinement areas fof livestocl, shall be
aurrovnded by an cight-foot high solid well and the floor area shall be surfaced with
concrete or other hnpervions maferial; and . -
. The provisions of K.C.C. chapter 21A.30 relative to animal keeping are met,
7. The repair worl or service shall only be performed in an enclosed building,
and 0o outdoor storage of materiels. SIC Industry No 7532 <TépyBady, aud Upholstery
- Repeair Shops and Paint Sheps is not allowed, T
8. Use shall be pennitted within the residential area if reuse or remodel of an
existing structure for the purposs of temporarily relocating a use from the Neighborhood
Core, ‘ :
9. Limited to drop box facilities accessory to & publis or community use such ss
agohool, fire stafion or community center, .
10, With. the exception of drop box facilities for the collection and temporary
storage of recyclable materials, all processing and storage of matorial shall be within
- encloged buildings. Yord waste prooessing is not permitted,
11. Only if adjacent fo an existing or propoaed achool.

KCC 21A.08 Permitied Usos : 8



214A.08.060 Government/business services land uses,

A. Govemment/business services land uzeg (1), z .
BIC Cods, Specific Land Uso Residentinl Aven | Neighborhiood
if appHenhle e o Wi3 | Afl other Core
bloels

¥ FPublio agency or ufility offioe B P
* | Publioa or ukility yard P8 P8

9221 Pah’ngm' i " P3 -~ P3 B!

9224 Firn Fanﬂ{gg L2 c2 P
* Utility Facili P10,C0 | P10,C9 . P
» Comtuter Parldng Lot P56, C B§, C
* Private Storm water Management P4 P4 P4
. Self-gervice Storage Cs C3
" General Businssa Service P
) Professional Office ) P
" Off-street Required Parking Lot P P11 P11
* Commeroial/Todustial Accessory Uses 7

B. Development condifions, -

1. The overall combined total building square footage for all non-residential :
uses, excluding the Whits Center Heights Blementary School, is a maximum of 100,000

Eross square feat,

2.2, All'buildings and stroctures shall maintain a minimwm distance of twenty

feot from property lines adj oining residential zones;

b, Any buildings from which five-fighting equipment emeitges onto & stret

shall maintain a distance of thirty-five foet from such street; and
¢, No outdoor storage,

3.e. Limited to "gtorefront" police offices. Such offioes shell not have:

1) holding cells,
2) suspect interview rooms, or
3) long-term storage of stolen Proparties.

4. Private storm water management faciliies serving development proposals

located on commercial/industial zoned lands shall also be jocated on

commercial/udustrial lands, nnlesg paticipating in an approved shared facility drainege
plen. Such facilities serving development within an area designated "urban" in the King

County Comprehensive Plan shall only be located in the urban area,

5. Accessory to an apartment development of af leest twelve unifs provided;
2. the grogs floor area in selfservice storage shall not exceed tha total ETUSS

floor area of the apartment dwelling on tha site:

b. all outdoor lights shall be deflected, shaded and foensed away from afl

adjoining prop erty;

0. the nse of the fucility shall be lmited to dead storage of household goods;

d. no servicing or repair of motor vahicles, boats,
shmilar equipment;

trailers, lawn mowers or

©. 1o outdoor storage or stornge of flammable liquids, highly combustihle or

explosive materials or hazardoug chemicals;

KCC21A.08 Permitted tlssg



* £ no residential occupancy of the storage eoits; _
g. o business activity other than the rental of storage units; and =~
.k, arosident direotor shall be requirkd on the site and shsill be responsible for
maintaining the pperdtion of the facility in conformanae with the conditions of approval.
6. Limited to new commuier parlking lots designed for thirty or fower parking
spaces or commutar pazking lots located on existing parldng lots for churches, scheols, or
othér permitted nonresidential uses which have exoess capacity available during tha -
commuting; provided that the new or existing lot is adjacent to. 2 designated arterisl that
has been improved to & standard acceptable to the department of transporation;
. 7. Storage limited fo accessory storage of commodities gold af refzil onthe
premises or matgrials used in the'fabrication of commodities sold gn the premises.
B.a, Utility yards only on sites with utility district offices; or, °,
b, Public agency yards ars limited to material storage for rdad maintenance-
facilifies, . 2 A
9. Limited to hulk gas storsge tanks which pipe to Hidivididl esidencea but
excluding liquefied natural gre storage.temks, L.
10. Excluding bull gag storage tanks,
11. Provided: ) )
2. Ofi-street required perlting for » land use located fn the whan ares most be
located in fhe wban ares; and . S
b. Off-street required parking must be lockted on & lot which would permit,
either outtight or firough e land use permit approval process, the land use the offtstreet -
perldng witl serve, . : : o
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21A.08.070 Retnil land uses.
A Retail Jand uses (1),

BIC Code, SpecificEand Use . Residential Aren Nelghhorhnnr’
if applicable X w13 All gther Core
. biocks
L Building Hardware and Gard B2
Materdals |
* - |'Department and Variety Stores P3
iq Foad Stores P
58 Eating and Drinking Placeg P4
b Drug Stores . - P
* Bock, Stationery, Video and Art P
Supply Stores
* Hoblby, Toy, Gama Shops P
= Photographic and Electranio Shops P
* Florist Shops P
b Pet Shops P

B. Development condifions,
. L. The overall combined total building squara footage for all retail uses is a
maximum of 25,000 gross square feat, .- 3
2. Only hardware and garden materials stores shall be permitted, .
3, Limited to 8IC Indusfry No. 5331 - Vari ety Stores, and further limited to a
maximum of two thousand square fet of gross floor area,
4. Excluding SIC Industry No. 5813 - Drinking Places.

214.08.080 Manufacturing land uges,
- A. Manufacturing land uses (1),

SIC Code, Specific Land Use Residontinl Aren | Neighborlood
if applicabls - W13 All other | Core
blocles
| 7 Priuting snd Publishing [ P2

B. Development conditions,

L. The overail combined total building sw.lua:e footage for all non-residential

uses, excluding the White Center Heights Elementary Schaol, is a maximum of 100,000
gross squars feet,

2. Limited to photocopying and printing services offered fo the geoeral publiz,
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21A.08.100 Regional land uses, )
A. Rogional land uses (1), .

-SIC Code, Specific Lend Us Regidentinl Arez Melghborhood
If applicable | W13 | Allother Core
blocks
b Communication Facility (5) C3q, 8 | (3¢S Cig, 8
* Barth Station . Cig, 8 C3a, 8 B3, C
8221-8222 | College/Univeraity (2) P4, 8 . P4, 3

B. Development conditions,
1. The overall combined total building squars footage for all nomesidential
uses, excluding the White Center Heights Elementary School, is & maximum of 100,000
gross square feet,
2. Except technical fnstitutions. See vocational schaols on general services land
use table ebove, K.C.C. 214.08.050, -
: 3.a, Limited to no more than three sateilite dish antennae.
b. Limited to one satellite dish antenna.
c. Limited fo fower consolidetions. ’ o
4. Uscs.shall be permitted within the residential area if re-use or remodel of an
existing structure for the purpose of temporarily relocating & #se from the Neighborhood
5. The following provisions of the table apply only to major communication
facilities, Minor communicstion fecitities shall bs reviswed in accordance with the
pracesses pnd standard outlined in K.C.C. chaptar 21A.26,

214.08.500 Applicability.

A, The permitted uses listed in the tables above shall not apply fo the R-6 zoned
areas in the School Block owned by the school district. Permitted uses in that area shall -
be limited to those uses permitted in the R-6 zone by K.C.C. 21A. on September 4, 2003,
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King Caunty .

Road Services Plvision
Department of Transportation
IGSC-TR-p222 .

201 South Inckeon Strant
Seottle, WA 98101—35‘5&

April 13, 2004

 Mark A. Veldea
1601 5" Avenue, Suita 1600
Seattle, WA. 98101

. RE; ange 060 — i 0pe Vi
Dear Mr Veldee:

You requested variances fom numerous sections of the KCRS toncerming the design of the -
interior and perimeter ronds, Adtached to this variance fetter is the Gresnbridge Hope VIRoad

8 Matrix that Summarizeg and details aspects of this road variance approval. With the
Matrix ere maps showing the agreed upon road classifications and selected crogs-sections of the
roadways. Iapprove the Road Standardg Matrix, the Road Classification Map and the Road
Cross Section Details ag part of the varjanca requiest., -

.
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Mark A. Veldes
April 13 2004 -
Page 2

defaiied pians must be reviewed and approved by Department ofDe{faIupmant and . o
Buovironmental Servicgs (DDES) and Department-of Transportation (DOT) Traffic Bngineering
Saction, ' z

- Angle Parking; The proposal for front-in angle parking along the neighborhogd collector 8% .
Avomse SW raises concerns given the traffio volumes on the road. Cars exiting the angle
parking have reeiricted sight lines due to adjacant vehicles. I deny the request for front-in
angled parking on 8" Avenue SW, However, your alternative propagsl for bndlk-in angle "~
parking on 8" Avenne SW is approved as visibility for the exiting cars is grektly improved with
the praposal. 7" Avenue SW is clussified a5 an usban subivollector streat.and will have
‘significantly lower traffic volumes than 8 Avenue SW, With traffic lower volumes, vehicles
will be able to back out of angle pariting stalls with minimel impacts and delays along 7%
Ayenue SW. 1 graat g variance to allow the praposed front angle purldng along 7 Avenue

Tnterfor Rond Alignment: Ido not agree with the proporal for a 25 MPEI design speed for all
the interior roads. Most of the site.is aceessed with subgecess sirests for whick the KORS:
Jallows @ low speéd curve design. The neighborhnod oollector, 8% Avenue SW, hng a ttraight
alignment.and there i no valid reason for reducing the. design speed from 35 MPH fo 30 MPH.
The design speed for the horizontal eligaments of several of the subcollector streets have been
reduced per the approved Greenbridge Hope VI Road Standards Matrix, B'general, the
justificntion is either the reduced vehicular speeds apprpaching intersections or a reconstructed
soad is matching the existing lignment that fanctions adequately. Concerning vertical ,
“Blipnments, I epprove a reduction is stopping sight distance (S8D) from 200 feet to-150 feet for
SW 97" Sireet and SW 99° Street appronching 9% Place SW (betwoen 5™ Avenue SW and o™
Placs W), The reduction in SSD is where both subcollector roads transition to aibaccess °
claguifieation. ' :

Road amd Sidlewalls Withs: Réduced per Greenbridge Hope VI Road Staadards Matrix.

Boad Cross-Slope: I approve o variance for the one diractional cross slopes on suboollectars,
Subnucess and minor access stréets, This will enbance water quality freatment and provide a
more efficient design. The design must be reviewed and approveéd by DDES, Fn no cage will
drainage from the roadway be aflowed to fldw aeross sidewalks, The proposal for a paving -
swalo at the interfice betwean parking and traveled way-is denied, Sych a design would lead to *
icing or water ponding that extends ito the Laveled wiy when-cateh basin grates plug with
debris. All road drainge flows must be divested o the curb fne, ]

Alley Design: Alley widths and cross foction are allowed per the Greenbridgs Hope VI Road

. Standards Matrix, Thess designs will ailow.oncoming cars th safoly pass and provide adequate
siruchural aupport for vehicles. Tn addition, I approve variances for the lot counts along allsys,
extended alley lengths to & maximum of 500 féet and for the width of the serving roads. Any.
proposed alleys over 500 feet long must have additional connections to adjacent streets via
added alley intersections. No point along an alley should he over 250 feat from » sirest. An
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Mark A, Veldse
. Aprit 13 2004
Page 3

exception to the 500-foot maximum dlley lengthis made for the 380-foot alley between W
99" Street ard SW 97% Street. I approve the length of this 580-foot alley withont additional
connactions, No dend ended elleys are permitted, Lastly, the alley connection onte the arterial"
4™ Avenue SW, should be eliminated, A, redesign withi the alley connested to the, west and 55
Avenue 8W would be acceptable, ' i S .

Miiscella'nenys Vnrinnce‘s: , The following additiopal Veriatice requests are approved:
1. The 15-foot curb radif where subaccess strests intersect with subcollector streets o
lesser claasification with the condition that the property line"ROW radii afso be g

minimmm of 15 feet,
- Joint uge driveways with o property line gethaclk: regluiramegt.

©+ Matrix Minimym length for Neigliborhood Bntrahce ig 100 faet, . . ;
8. . The proposed 300 fost of entering sight distance (ESD) along 8% Avenue SW., This ESD
. i3 based upan & 30'MPH design speed (reduced from 35 MPH) and the “drafi” KCRS
ESD ciiteria. - S I

10, Up to four lotg on 2 joiirt uge driveway (JUD), including proposed JUDs off aﬂay;:.

Your proposal to mitigate the development*s impact ot 8% Avenue SW and SW Roxbury Street,
and your request for stop gigns af g Avenue SW and SW 97" Street and SW: 100" Strest are
not road variancs items, ., - ) ’ .

 Mitigating the development Proposal’s impact at the intarsection of 8% Avenue SWand

Roxbury s subject to the State Ravironmental Polioy Act (SEPA) and adéressed under the
project’s Havironmental Ttapact Stutament. _ . '
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‘Mark A, Veldes
April 13 2004
Page 4

- walling routes. ¥f either of theso two inte:eecﬁons-meuta‘wmmts for installetion of an all way
, 8top, installation by King Connty Traffic Engineering Section will follow,. *
A.copy of the statfs analysis, findings and conlusions in encloged, b you bave aﬁi guestions,
- Pplease call Craig Comfort, Road Varfance Engineer, Traffic Engineering Section, at -

. 206263-6109. . ‘ g L

'Sﬁm;arely, g

Rl /{%u
aulette Normar, P, o .

County Road Enginger -
PN:C_C:k_c

‘ca: Joo Miles, P.B, Directat, Land Use Services Division (LUSD), Department of
- . _ Development and Bavironmental Services (ODBES) . .
. Jameg Sanders, PR, Development Bngineer, LUDS, DDES
Lisa. Pringle, Supervisor, LUSD, DDES
Pete Dys, P.E., Serifor Engineer, LUST, DDES
Trighak Bilﬂ,'lfimm-‘ LUSD, DDES - : ;
Linde Daugherty, Direotar, Road Services Division (RSD), Depariment of - -
* Tranaportation (DOT) :
. Matthew Nolan, PE., County Traffic Eogineer, Traffic Engineering Section, R.Sﬂ?,
" Dot 3 :

Fatin Kara, P.E,, Supervising Engineer, Traffic Bngineering Seotion, RSD, DOT
Kris Langloy, Senior Bogineer, Traffic Engineering Section, RSP, DOT ;
* Craig Comtort, P.E,, Road Vadance Engineer, Traffic Bngineering Section, RSD, DOT "

-
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King County
Dapnri'men: of Davelopmant
and Envlranmantal Servlcas

800 Oskesdala Avenus SW
Renfon, WA 980B6-12-18 (

May 6, 2004 ‘
JonBimson - " Reifli 1. Goldsmith, PR, _
- King County Honsiing Anthority " Goldsmith & Assotiates, Ing;
600 AndoverPark Wegt . : . P.0.Box 3565 .

" Seattle, WA 98188-3326" ' Bellovue, WA 98009
RE:; Greenlri I ' - ant‘Rn 1
Dear Applioant end Engineer:

The Laud Use Services Division, Bngineering Review Seotion, hes completed review of the

adjtistment request for the proliminary plat. You are requesting approval for an

adjustment fim the 1998 Ring County, Surfacs Waiar Design Mugual (RCSWDM) Cozo,

Requirement No. 1, Seotion 1.2.1, Discharge at the Natural Location; Cors ReguirementNo,

3, Section 1.2.3, Flow Conirol; Core Requirement No, 6, Section, 1.2.6, Maintenanoe and

- Operations and Core Requirement No, 8, Section 1.2.8, Water Quality. @by review of the
information and a sits visit provides the following findings:

1. The propesasd Gresnbridge prelimivary plat is generally located sonth-of SW Roxbury
 Strect, eagt of the White Center Pond Regional drainage facility, north of SW 100" _
 .and 102" Sireots and wost of 4% Ayenme SW, The 900-1,100 16, 98 scre, proposed.
Greenbritige preliminary plat is fied under Land Use Services Division (L'UBD) file
number.LO3P0022; . 2 L

2 Ij:aﬁrehnhﬁdgapmﬁminnqr' plat is divided batwuan;twn-mnjm; dxﬁimga basing.. The

3. Being a redevelopment project, the current Park Lake Homes sife was constructed.in,
the 1940s when flow control and water quality treatment were not required. Excess-
voof gnd yard shoetflow and atrest rmofF ia collaoted in strest conveyance andis . -
pmmgmwmﬁmﬁmmmm@dwmm@m@m
befare reaching Lake Garrett for the Salmor Creelc portion of the'sits, The Firmm
Creel portion of the sife ig directly discharged to the east. Aga result, downstream
flooding'and water quality problems exist, ) .
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" Greenbridge/LO3 V0066
May 6, 2004 .
Page 2 of 6 |

4,

'The axisting sita is divided into apprmnmatu thirds by roughly evenly spaced north-

gouth oriented ridges. The wesfernmost subbagin ig tributary to the offigits White

_ Center Pond and is divided further inio three parts, refarrad to as ML-1, ML-2 and

ML-3 in the report entitled Isvel One Downstream Analysis and Pralimmm'y
Drainage Control Plan. The northerninost portion (ML~1) drains to SW Roxbury
Streat and 0™ Avenue $%W and entars-the northery end-of the White Uenter Pond,

The main, darwluped pnrhun (MI-2) drains fo White Center Pond on the-south side of
the SW 98" Street orassing. Thé romuiuing steep slape, sastern edge (MI-5),
sheetflows info fhe pond-along ifs adjacent length. Flows to White Genter Bond -
continue south, ekits theough s confrol struéiure on the north side of SW 102 Street,”
and then flows approximately 700-fout into Mallard Lake (sorietimes nowr Jocally -
as Kinggton Pond). After attenuation in Mallard Laks, flows mt thmugh 8 30-inch

. stum drain toward Lake Garett.

. Prior to upgmdmg the outflow pipe of Malinrd Lake fcom 15 to 30 inches in 1980,
* localized flooding of Mallard Lake whs a fecurcing problem, Sinca the.corveyance

upgrade, odeprrimees of lovalized fleeding have been reduced and sppear to be related
to Lake Garroft prmp station. outages, Although inlet modifioations to the pump

© station: weré-performad in-2003, replacing the pups to-omphete firspromp statior-

upgrade is gcheduled to osour in 2004, Conveyauge limitations downstroam ofthe
pump afaﬁnn will remnin-smd-thére are nor lmmaﬂmta plang for upgrade,

Runoff fmm the porth centenl subbasin (LG-1) converges to 8% Avenue SW and
travels gonth. Thie southern portion of this subbasin (LG-2) is cnerently being
redeveloped as the White Ceanter Heights Elamentary School with its own separate
drainage facility.. Combined fiows continue south where they untur a swale and

- natural pond system southioast of the vommer of the intersption: of 8™ Avenues SW and

SWI04th Sticet. Runoff from the White Center Pond/Mallurd Lake ares combines
with dratnage from the central subbasin and off-site area south of the profect to

. converge at Like Gurreft (Lake Hicks), When lake levels lrcaumuklglremmﬁh-

Lake Garrettprimp-station'pumps fows sonth through'a foros main along 10! Avamm

-SW. Pumped flows transition. te. gravity flow in an 18-irich pipe that meanders

through & residential aves until reaching Salmon Creek ravins just-west of Ambaum
Blvd SW. Flows paralle] Salmon.Creak in the “olignvemnant Jine™ untl réaching
Puget Sound. Pérfodicaily the'old govermment lme 8 uapno:ty is exc:aned and exoess
flow is dirooted to Salmon Creek.

The eastern mubbasin oreates flow that teevel in two d;ﬁ‘emﬁ@&mﬁons.. Small oress..
iribuiary to SW Roxbury Street join flows that travel northeast down Olson Place SW
to a WSDOT draingge facilify located at the intersecion.of Olson Place SWand -

. MyersBoads:. Hawever; theaverwhelnting majoriyefrimoff fom:this-subbakin

cuncantratna at 4" Averme SW and discharges east ito a mvlnu at approximaisly SW
98" Street, This flow, combined with xunoff from SW 97" Place combines in what is
seforred to a3 the north awnle that fransifions fmm a gteep to a flat gmda 28 it flows to

" the eastern property:line below. Flows from 3™ Avenue SW, SW 98" Plage and off-
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‘Greenbridge/LO3I V0056
May 6, 2004 . y '
Page 3 of 6 o . ) P

" industrialized arer and eventually reaches the Duw

5:

gite flows from & olass 3 stream to the south combina in what is referzed to ds fhe aouth
gwale which runs down the slape in & less defined manner, Tn theory, the north and
south swales eventually combine behind a construsted herm intehded to direct flows
from the ravine area fnto an existing 30-inch. pipe. However, diting large storms the
south swale's flow does not make it to the 30-inch pipe and intend passes through the

 oonstrugted bierm and meanders across the adjncent parcel to the eest. The 30-inch

pipo traverses a relafively flaf aren iicross the ddjacent patcel that has plans for

-construction of' firs department training aro; ‘Relatively sriatl-upstream avens. aze-

fributary ta the eastern ravine aren. Upon crossing Myers Way arid Hwy 508, nuch of
the North and'Middle Forks of Hamm. Crealc flows in enclosed conveyance threugh an
nish River through a tids gate, IF"
a rainstorm ocenrs during high tide, the tide gate causes woll dooumsnted localized
floading, D ; '

The ptoposal addregses several core requirements of the 1998 KCSWDM. . 'The first
aspect of the proposal, addressing Core Requirement #1, i to divert posi-déveloped -
flows in oxoass of the equivalent, pre-developed flows from the central (Eike Garretf)
subbasin to, & dual detention faility jooated in and serving the eastern, Hamm Creek
subbusinof the-gite. *Congolidation of flowa ulnng-&W\Ituxbmijh:mt md-vedirecHom::.
of flows in the centrdl basin to the eastern subbasin amount to 2 and 11 acre,

' diversions, respectively, Diverted flows will experience attenustion provided by the.

proposed roadside bicswale system which transporis runoff to the easferm stormwater
facility, Tho allowed release would then traverss the eastem slopes of the site through
a tightline or potential existng natural channel. The Hamm Creol dizcharge direction
would experience an increase in flow volume spread out over severel days while .
keaping the Salthbn Creek. discharge direction flow volumes intentionally the same.

" No decorative ponds or shallow wolls hive been identified that oquld be affepted by

fhe proposed diversion. Water quatity-tréafment trades may be implomented.

+ 10. The' second aspect:bf the proposal-addresses Core Requirement #3. Table £.2.3.4,

* page 126 of the 1998 RCSWDM, outlines what is needed ta mitigate for severs )

flooding that aoours in a dasignated Level One flow control aren which characterizes -
thé sastern downsiream drainage path at the confinence.of the HammrCreek tributaries |
that outlet: to the Duwamish River, At the outlet to the Dirwarmish River; tidat '
fluctuations during tain events dominate the severs flooding problem more than do
conveyanoe capacity, The project.fesm is offering Lavel Two flow confro] to mitigatn
the flooding impacts, citing thet the project arsa including diversion is oaly 3% ofthe *
total tributnry ares fo the Hemm Creek flooding problem. The deaipn manual would

" presoribe Leval Thrme.flow: control or some modified version, of Level One flow.

contial dapending-on-the-storr event-fhat triggers the-threshold-forfiooding caused bys .
limited' conveyance. 'The applicant has not provided the flooding deptli/duration
analysis to show when that threshold is reached.. - '

ATTACHMENT_2

2 _oF._10
wne e e DAGE PAGE




' Greenbridge/LO3V0066
Maey 6, 2004
Page4 of 6

11,

12.

Tha County would consider fhe performance criferin for the east pond cquivalont to
Level Thres flow control with a combination of mitigations, The firat of those
mitigations would be to implement & modified Level One flow control standard that
would match predeveloped peak flowa for the 2-year, 10-year and 100-year siprms, In-

addition, # full one foot depth of amondad soils for the north/south bioswales and fhe

largereast/west hioswele wontd be congidered: sufficent o mitigate for increased
runoff volume, Monitoring would be required to belp determine the effsctivensss of
this eppronch., Tachnioal assistance would be-provided:by King Cennty and-grants
maybe available for monitoring if'this option were utilized: : ;

The third aspect of the proposal requests relief fonr Cors Requireriient #6 which
distmguishes between'the types of facilities that KC'WLRD will eccept into their
inventory and provide maintenance.services for, The request is for all of the detention

- nnd water quality facilities located o this site to bs maintrined By King Coouty -

regardless of the public va. private criteria defined in the manual. The 1998

- ‘ECSWDM would normially assume meintenance responsibilities for any facility that

sarves at lsaat 2/3 regidential development and are properly confained in right-of-way,
tract or easement, - Alihough, the vault snd dowsstream bioswale along 8" Avenue
SW'serves predominately rmilti-family/commmercial uses, Ring County WLER:, -
facilities maintenancs personne] have indicated thet thess facilities will be'maintained
by King County. ’ - o T

13. Water quality bic;swnlus contained in right-of-why slong 5%, 6™ and 7" Avenues SW

and the wide bioswale that prraliels SW 100% Stroet which is designated in a separaie
tract from-the adjacent trail/recreation space satisfins the criteria to be mainfained by
KC WLRD. (King Ciunty WLRD will ot own tracts that are designated for .
development recreation space). Howeyer, due to the fypes-of equipment owned by the

* County for these purposes, Hmitations us to the type and placement of landsoiping will

" recorded, the applicant.will apply to King County, Propecty Divigion: for & Special Use "

ba imposed in the tnse ofthe proposed roadside bicswales, Limitations to ths typca
and placemant of freeg near the bioswales arealso & concern duvsiu shadingud:
dropping lenveswhich affects their effectiveness, : For King County-Housing.
Anthority to augmont the landscape maintenance of the roadside bioswales, sn -
adjustment is not required. Instead, after the tractsand right-of-ways have been '

Permit to augment the landscape maintenatce services, Ofheroponcspace/pask.arcas
not designated a drainage facility won]d be maintained by the-King County Housing
Authority, 3 T

14, The remaining aéjuahrwnt issues appear to be design related to'Core Reqixirmant#ﬂ;

Water Quality.. The. previously menfioned roadside. water quality swalas concpptually
dppean fozhea Bybrid between stendard-bioswales:and contimons effowbiomwales. |
whose geometries and flows have not yet been defermined, However, the'applicant
anticipates that the standard bioswale depth and freebgard requirements will be'
recdueed fram fhat defined in the 1998 KCSWDM. Access toad limitations, atsthetic
fencing and bioswale side slopes are also anticipated to vary from design menual
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Greenbridge/L0O3 V0066
May 6, 2004 '
Page 50f 6

atandards but have yet'to be identified. Specifio design oriterin that are not met are
required to define-» specific equivalenoy condition or mitigation, '

Baged on these findings, we hereby grant partial approvel'of this adjustment request to 1)
allow the diversion of runoff from the central subbasin to the eastsrn subbasin draining to -
Hamm Creek; 2) allow-mediffed Eevel-One flow control with water quality bioswale soil
amendments for the Hamm Creel/Duwamish River subbasin in place of Leve| Thrae flow -
‘céntiol; and 3) allow for acceptance of ownership and maintenance responaibilitics for the
water quality vault and nenrby bioswale adjacent to 8% ‘Avenus SW. The design issueg

- amsociated with the rondside water quality hioswales will be defaried and applied for in a.
abparate adjustment whietl the pertinent design issues can be identified, The fallowing:
conditions of approval will apply: - : : T

1. The felease rates for the detention facility servitig the Hamm Creek subliagin will be
based on only that portion of the site that nafurally drains o the éast in the pre- -
developed condition, . .

" 2. The volume for the eastern dstention facitity will be based on all flows directed to the
" facility &t firll development vader earerit-zontg: Fhe allowed roloase rato withbe
reduced by any urdetained flows that would bypass the proposed drainage fagility.
The detention volume shall be sized using the Level Thres flow control standard in the
* 1998 RCBWDM ora modified Level One flow control with amended soil bioswales,
A. 10 percent yolumetric fictor of safety must he applied fo all storm ovents requiting
detention.: : T

3. A tighttine shiall be provided for the eastern detention pond to vonvey regular releases
.and mdetained emergency overflows' through the officially designated steep slope
portion of the on-sito ravine areh. Regular relesses ire required to bis conneoted fo the -

" existing 30-inch storm drein system that conveys stormwater to Myers Way SW.
Erhergency overflows may be allowed to daylight on project property-between-the-
steep stope and existing 30-inch pipe with jostification during engineering review,

4. All roadside bioswaie landscape plans ghatl be approved by King County WLRD prior
to engineering plan approval. Planfing of shrubbery and decidugus trees ghall be ,
reviewed for Recommended Design Feafures found onpage 6-47 of the 1998 - '
KCSWDM, . . .

5. A Speslal Use Permit should bo btained to allow tho King County Housing Autfiority, "
or. the Home Owners Association to provide additional landsoapt maintenance on
-drainage facilify tracts owned by King County,

6. Hthe 6pﬁon'of ‘modified ¥.evel One flow contral with smended bioswéles is
- implemented, then the Bast Pond’s outflowy stage/discharge shall be continuously
monitored for three years starting at 75% bulldout of that portion of the gite. The data
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Grebnbridge/L03 V0066
‘Mny 6, 2004
_ Pnge. 6oféd

and mtarpmtad results shall be presentad to King County WLRD StomWater Services
Seuhon it the end of each full yeer of momtnnng .

7 Addthonal stonn drmnage raquixemants identified bySEPA or the pliat hearing review
wﬂl applyta tirds picject, _ .

If yuu lmve any ﬁ:rﬂ:ar questions ragardmg this KCSWDM adjustment or ﬁxe disign
requireingnts, please contact MBargnm a (206) 2967270, -

Smuarely, ‘ . -

Jamés Sundecs, BE, - é Jim Chan, P.E. '

" Dovelopment Ea;ginaur g > Supervising Eugincer

Enginesring Review Seotion Site Boginearing and Planming Sechon
_ Land Use Services Dmsmn ; Building Services Division )

~eat " Cort Crawford, 2.5, M‘nnagmg Fngineer, Stormwater Stm'mss Senﬁon, KCDHRP
. Steve Foley, P.H., Engineer I1I,-Stormwator ServicesSeption, KCDNRP
Larry Gettle, P.R,, Supervising Enginees, Stormwater Services Seation, KCDNRF
Kate Rhoads; Senior Water Quality Specialist, Stormwater Services Section, KCDNR.
Trishe, Bull, Project/Program Managar 11, Current Planning Section, LUSD-
Mark Borgam, P.E,, Engineer ITI, Enginesring Rﬂﬁew Seotion, I.USD 7
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ilng Caunty -] i
Dop of Davnloy And el Buxvl
800 Daleadnle Avanus Southyest
+ Rnalon, Washtogton, QH0BS-1210 _
Projoot Nema: . DOES Fla No. Loavoogs
Greenbridge Preliminary piat DDES EnglnesifPlannar Nama:
Loarogagz :
Projsst Addmas: o« s . I ’ Dealgn Enginasr: e ; Phone:
8" Ave. SW @ SW Roxbury 8t, Keith J, Goldamith, F.E. 426-452-1080 .
Applican/Agant . Slgnglup: | Date; -
Jo) aon /King Co, Housing Authority i ;i Was
. Dala: "I Wanme: it
'E. : th & Assocates, Inc;
Addragar " Slale, Zin Codat mam City, Btale, Zip Cadn;
" |80 Bndover ParicWest Seattts, WA iy aa o P.O. Box 3565, Ballevue, WA 88009 |

INSTHUCTIONS 0 APPLICANT/DESIGN ENGINEER: "

" Fleess bo atre o Inofude ol plans, [T.LAL f avallable], ekalchas, phetas, gnd mapa that"miay asals) [n‘mmpfala raviow and conaldaralion”

of this aufustmefil requesl, Falurs o provide ul peiinant information may rosul) in dalsyed procasulng or denlal of your 1Bqitesl,
Flaase submit iwo complsla conlas of thir mauast; annllonllon forg and o plloabla {aa lo lha DUEShl&kﬂcﬂmﬁhﬂ.mqm
Avenua Southwast, Renton, Washinglon BEOSS-1278, For addllianal informallon, ghons Rendalt Pamone, P.E; at (206)-255-7007,,
T
e

e e e AR

it e sk b it i

DEscmmuH'OFAu.;ﬁSmEMrREQUEsn 2 Standard Wowplex  ORmeimend OBl
O Pra-appllcalion .
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Appendix D: Greenbridge
Preliminary Plat

See following pages for:

Preliminary Land Use and Unit Range Plan (Sheet 6)

Overall Lot Configuration (Sheet 7)
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Appendix E:
Right of Way Planting Checklist
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. Right-of-way Planting Checklist — Greenbridge

Review date:

Present at the review:

Lot number:

Design Review approval date:

Additional Design Review materials -
e Topsoil analysis of macro and micro nutrients, pH, and organic content and amendment

recommendations: Yes/No
e Specifications for mulch, fertilizer, amendments, and tree staking materials: Yes/No
e Plant layout and plant list with common and botanic names and container size: Yes/No

Other requirements -
e Confirm American Association of Nurserymen plant and planting standards and approved
amendments (min. slow release 10-10-10 slow release @ % pound per 1000SF): Yes/No

e Note: Turfis preferred over shrubs & groundcover in the Right-of-Way. If Shrubs and
groundcover are used for plant materials then they shall conform to the requirements below.

e Shrubs —24"oc and 15” from planting area edges, groundcover — 18”oc and 9” from
edges, complete coverage in 3 years, plants from attached list

with one shrub and groundcover species pet lot Yes/No
6” minimum imported approved topsoil Yes/No
Slow release fertilizer and amendments Yes/No
50% planting strip area shrubs Yes/No
Shrub container size #2 minimum Yes/No
Shrubs mature height 24” maximum Yes/No
100% planting strip area groundcovers Yes/No
Groundcover container size #1 minimum Yes/No
Street tree species per KCHA Yes/No
Street tree spacing per KCHA Yes/No
Street trees 50’ from intersection Yes/No
Street trees from 4’ light or utility poles, and signs, drives Yes/No
Street trees 2’ from utility vaults/boxes Yes/No
Street trees 5’ from hydrants Yes/No
Street trees minimum 2.5 to 3“ caliper Yes/No
Street trees 6’ clear branch height Yes/No
Street trees 12" minimum height Yes/No
Street trees are 2’ back of sidewalk Yes/No
Street trees two 2” diameter wood poles and supports Yes/No
Street trees with GatorBag irrigation Yes/No
3” minimum mulch depth Yes/No
Planting strip weed and debris free Yes/No
Plants in vigorous and disease / insect free condition Yes/No
Notes:
Summary:

i
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Additional requirements -
Loosen / cut shrub and groundcover roots
Taper mulch to shrub and groundcover stems
Rootballs / container to be level with finish grade
Tree locations to satisfy King County sight distance requirements

Water weekly June through September - 1" depth in shrub and

groundcover area and 2" depth for tree pits
Remove stakes after one growing season as directed by KCHA

’Wgreenbridqe



Misc. -

* Soil tests - Plant & Soil Laboratory test AO5-2 or approved substitution

* Hydroseed lawn may be used in the ROW in lieu of shrubs and groundcover with a
4’ wide planting area of 100% shrubs are installed with required topsoil and fertilizer
with a maximum of three shrub species. Lawn area to have topsoil and fertilizer.

Materials -

* Topsoil ~ Pacific Topsoils Inc., 3-way mix or approved substitution

* Mulch — Pacific Topsoils Inc., Pacific Garden Mulch or approved substitution
* Grass seed - 60/30/10 by Welght perennial ryegrass / creeping red fescue /
Kentucky bluegrass

Note: Turfis preferred over shrubs & groundcover in the Right-of-Way. If Shrubs &
groundcover are used for plant materials then they shall conform to the requirements
below.

Shrub List

Substitutions will be reviewed as part of the Design Review submittal
* Berberis buxifolia ‘Nana’ / Dwarf Boxleaf Barberry

* Carex flagellifera / New Zealand Sedge

* Carex testacea [ Orange New Zealand Sedge

« Cistus x cripatus 'Warley Rose' / Warley Rose Rock Rose

* Choisya ternata 'Aztec Pearl' / Aztec Pearl Mock Orange

» Helictotrichon sempervirens / Blue Oat Grass

* llex crenata ‘Green Island’ / Japanese Holly

* llex crenata "Helleri’ / Helleri Japanese Holly

» Lonicera pileata / Box-leaf Honeysuckle

* Nandina domestica ‘Moon Bay’ / Compact Heavenly Bamboo
* Pinus mugo mugo / Mugo Pine

* Spirea japonica ‘Little Princess’ / Japanese Spirea

* Spirea nipponica 'Snow Mound / Snow Mound Spirea

Groundcover List

Substitutions will be reviewed as part of the Design Review submittal
* Arctostaphylos uva-ursi / Kinnikinnick

* Calluna vulgaris ‘Spring Torch' / Heather

* Erica spp. / Heather

* Epimedium x perralchium 'Frohnleiten’

* Epimedium x versicolor 'Sulphureum'

» Fragaria viginiana / Creeping Strawberry

* Rubus pentalobus 'Emerald Carpet / Emerald Carpet Strawberry
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