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SAMISH WAY REDEVELOPMENT (ALOHA!) 
DESIGN REVIEW 
DEVELOPMENT OBJECTIVES 
 
The proposed Samish Way Redevelopment project is located on a site formerly occupied by the Aloha Motel in the Samish Way 
Urban Village. The City acquired the property through condemnation action, and offered it to potential developers in an RFP 
process. The Bellingham Whatcom County Housing Authority was selected as the developer. Their development strategy 
includes a mixed-use building with commercial uses facing Samish Way, townhouses facing the residential neighborhood along 
Otis Street, and three multi-family buildings grouped around a central courtyard on top of two stories of structured parking. A total 
of 160 residential units is proposed, including senior housing, work force housing, and other affordable units serving residents 
with incomes between 30% to 80% AMI. 
 
The development is intended to be in full compliance with the standards set forth in the Samish Way Urban Village Subarea Plan 
and be built in two phases. Phase I includes Building A located on the north side of the property bordering Otis Street. Phase II 
includes Building B and C on the southern part of the property.  For this review, we would appreciate high level and cursory 
comments on the Master plan, with a more detailed review of our phase 1 submission.   
 
     Phase I   Phase II   
 Residential Units   49,702 SF    78,500 SF 
 Commercial Space   11,000 SF      4,700 SF 
 Parking    26,618 SF    36,400 SF  
 SUBTOTAL   87,320 SF  119,600 SF 
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Samish Way Redevelopment 

315 North Samish Way 

7.16.2019 

 

Project Narrative: 

This document discusses how phase 1 of the project relates to the Urban Village Design Guidelines (BMC 20.25.070 

& BMC 20.37.130[c][1-3]) and identifies any potential need for departures.  We have only analyzed criteria that 

pertains to our project type. 

 

20.25.070 Urban Village 

B. Specific Standards 

1. Site Design 

a. Orientation to Street 

ii. Guideline. Locate the building at sidewalk edge. A larger setback may be considered in order to 

accommodate a wider sidewalk, public space, or outdoor cafe. 

Response:  The proposed development employs a zero lot line along Samish Way, where the 

commercial portion of the development interfaces with the street.  The Otis Street and Laurel Street 

facades are set back from the property line and sidewalk edge because there are residential units 

near grade level. 

ii. Guideline. Locate the primary entrance at street level facing a public street. The primary entrance 

should be more articulated and highlighted (size, material, recessed, lighting) than secondary 

entrances. 

Response:  The primary entrance for the commercial space (BHA Offices) occurs on Samish Way at 

street level facing the street & landscaped lot corner.  This entrance is articulated with large glazed 

storefront panels and a roof form that is higher than the remainder of the building.  Appropriate 

lighting will be implemented to highlight this hierarchy.  The primary entrance for the residential 

portion of the building occurs along Otis street and is highlighted by the interruption of the building 

plane with storefront glazing extending up 4 levels and an entry canopy. 

 b. Surface Parking 

ii. Standard. Parking shall be located to the rear or side of a building and shall not be located at 

intersections. 

Response:  All of the parking for phase 1 is in the structured parking which is buried behind 

residential and commercial uses and not visible from the street.  However, an existing temporary 

surface parking is proposed to be utilized on the adjoining lot as an interim measure between the 

completion of phase 1 and the beginning of phase 2.  A parking agreement will be in place for use of 

the existing parking.  Due to the triangular shape of the lot and flanking streets on all sides, the 

convention of rear and side locations become unclear.  However, the existing parking is near an 

intersection, and for this reason we are seeking a design departure from this standard with the 

understanding that this parking is temporary.   
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iii. Standards. 

(A) A wall or evergreen hedge designed to be maintained at a height of at least two and one-half feet 
and not more than three and one-half feet is required along the street frontage of any street level 
open parking lot. Open trellis work or similar features that can be seen through may extend 
above the wall. Street trees with canopies above pedestrian height may be included. Planting 
beds must be at least five feet wide. 

Response:  This temporary existing surface parking serves as an interim measure until phase 2 
begins and a parking agreement will be in place for the use of these spaces.  This parking space 
will include an evergreen hedge on both the west and east side of the parking lot. 

(B) Visually screen parking lots from abutting residential single zones and residential transition 
areas. Chain link fencing with slats is not an acceptable screen. 

Response:  The lot that provides the surface parking does not abut a residential single zone or 

residential transition area.   

d. Refuse Enclosures 

ii. Guideline. Locate refuse storage to the rear of the site and away from major pedestrian walkways. 

Response:  The Refuse area will be located inside the parking garage, level P1 near the garage 

entry, hidden from view. 

iii. Standard. Refuse containment areas shall be placed in a building or enclosed in a structure that is of 

similar architectural character of the major structures on the site. 

Response:  See comment above. 

e. Rooftop Screening 

ii. Standard. Screen mechanical equipment by extending the parapet walls or other roof forms that are 

integrated with the architecture of the building to a height that equals or exceeds the height of the 

mechanical equipment. 

Response:  The mechanical equipment will be located on the lower roof of the commercial space 

(BHA offices) between the residential building and the upper commercial roof.  It will be screened 

from view through the use of metal louvered or perforated screening on the north façade which will be 

stepped back from the roof edge approximately 16 feet.  Between the inconspicuous location, its 

height above grade and its distance from the roof edge, the screens should be relatively 

imperceptible. 

f. Pedestrian Connectivity 

ii. Guideline. When a development encompasses a site greater than 350 feet wide or deep, incorporate 

pedestrian access through the site to connect to alleys, streets or neighboring properties. 

Response:  For the phase 1 development the total length of the development parcel is 376’ from east 

to west.  However, the west end of the building is roughly 20’ from the westernmost property line and 

over 60’ from the easternmost corner of the triangular lot, meaning the building actually occupies less 

than 300’ of the block with open space at each end.  Additionally, the proposed site plan provides a 

path through the corner of the triangular site reducing the distance between the Laurel sidewalk to 
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roughly 315’.  A path through the building is available at the main entrance for use by building 

tenants.  A design departure is requested. 

For Phase 2 the full Podium will be constructed with an elevated landscaped courtyard.  The eastern 

property line is roughly 414’ and will require a design departure.  This elevated courtyard will be 

available for use by all tenants and intermittent access will be provided to neighbors. For security and 

child safety this area will be secure, but tenants will have the ability to pass through the site from one 

end to the other.   

For both phases, it is our assertion that due to the topography and shape of the site that difficult 

physical circumstances exist meriting a design departure.   

iii. Guideline. Provide walkways connecting access points within the site and from the site to the street. 

Locate walkways in active areas visible from adjoining spaces. 

Response: This development provides walkways from the public sidewalk to building access points 

that are in active areas visible from the public right of way and tenant units above. 

iv. Standard. Pedestrian through-block connections shall not be less than five feet wide and be clearly 

defined by use of material, elevation (six inches raised) or landscaping borders. 

Response:  The through block connection at the northeast corner of the lot is greater than 5’ and will 

continue the same material and pattern as the public sidewalks it connects. 

g. Variations on Building Design 

ii. Guideline. When a development includes three or more buildings, the buildings within a development 
should not use identical footprints or elevations. Changes in textures and colors may be appropriate. 
While there may be some elements that provide a commonality to the entire development, variety 
shall be visually evident. 

Response:  The masterplan including both phases of construction will realize 3 separate 
multi-family buildings grouped over structured parking with a central courtyard.  Each 
building offers a unique shape and height.  When fully designed, the textures and colors of 
each building will vary while expressing commonality that is visually evident. 

h. Site Lighting 

ii. Guideline. Low intensity lighting should be provided for entries, walkways, parking garage entrances, 

parking lots, alleys and refuse enclosures. 

Response:  Lighting provided as part of this development will meet all applicable code requirements 

and utilize low intensity as required. 

iii. Guideline. Parking lot lights should generally be no more than 18 feet in height and lower for 

pedestrian walkways. 

Response:  Surface parking lighting will be no more than 18’ and located on the adjacent lot. 

iv. Guideline. Lighting should be directed away from the sky, dwellings and neighboring development. 
The use of LED or low energy use fixtures is strongly encouraged. 
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Response:  Lighting provided will meet all applicable code requirements and use LED and 
low energy as much as possible. 

v. Guideline. Light fixtures should contribute to the overall design of the building and may be used to 
highlight special architectural features. 

Response:  Lighting provided will accent the building features while providing appropriately 
safe lighting levels. 

2. Building Design 

a. Massing and Articulation 

ii. Guideline. Buildings should convey a visually distinct base and top. 

Response:  The commercial façade (east elevation) provides a distinct roof with overhang while 

delicately touching the grade through the use of oversized contemporary pilaster type forms.  The 

majority of the north residential façade is grounded by a row of townhouses and a brick faced podium 

level with fiber cement paneling above.  The parapet roof ends at varying heights, but clearly 

expresses the buildings top. 

iii. Guideline. Roof parapets and eaves are encouraged to vary in height to avoid long, straight lines at 

the maximum building heights. 

Response:  The building parapet rooftop varies in height throughout the building perimeter. 

iv. Guideline. Buildings with facades longer than 50 feet should be divided into “modules” that are 

expressed three dimensionally throughout the building facade. Modules could vary in width. 

Response:  The building façades employ modulation breaking up flat planes creating a handsome 

and visually interesting building.  However, the eastern portion of the south façade of the residential 

portion of the building contains a portion of the façade that extends 75’ without modulation.  This 

portion of the façade will ultimately become part of the courtyard with phase 2 and not prominently 

visible from the street. The exterior wall of the parking structure extends 110’ without modulation, but 

this portion of wall will become internal once phase 2 is constructed. A design departure is requested. 

vi. Standards  

(A) The maximum height within 15 feet of any street right-of-way is three stories and 40 feet. The 

minimum height within 15 feet of any street right-of-way is 18 feet. A maximum of 50 percent 

of wall length above the third story may encroach five feet into the setback (not including 

decks). 

Response:  The highest portion of the proposed building within 15’ of the right of way is less 

than 30’ above the adjacent grade.  The lowest portion is 24’ above the adjacent grade. 

(B) Provide at least one setback for every three stories in similar fashion to subsection 

(B)(2)(a)(vi)(1) of this section on building elevations that front public spaces and historic 

buildings on the city, state or national historic registers. This provision shall apply regardless of 

whether the proposed development is built up to, or set back from, the common property line. 

Response:  This building does not front public spaces or historic buildings. 
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b. Ground Floor Details 

ii. Guidelines. Ground-floor, street-facing facades of commercial and mixed-use buildings shall 

incorporate elements such as lighting or hanging baskets, medallions, belt courses, plinths for 

columns, kick plates, projecting sills, tile work, pedestrian scale signs, planter boxes or other 

vegetation, or other elements that meet the intent. 

Response:  The ground floor façade of the commercial space shall employ lighting as required to 

provide visual interest at the pedestrian level. 

c. Structured Parking 

ii. Guidelines. Structured parking levels that are adjacent to a public street or open space or a 

residential zone shall be screened or treated architecturally by window openings, landscaping 

designed to screen the facade, decorative meter grills, and/or other approved devices that meet the 

intent. 

Response:  The majority of the structured parking is hidden behind commercial and residential space.  

However, the structured parking will be visible along the south façade until phase 2 is constructed.  

Landscaping has been proposed as an interim measure to screen the façade until that time, see 

L101. 

d. Building Material 

ii. Guideline. Design architectural features that are an integral part of the building and discourage 

features that appear to be “tacked on” or artificially thin. 

Response:  All architectural features have been designed to be an integral part of the building. 

iii. Guideline. Material selection should exhibit high quality, particularly at street level. Examples include 

stone, brick, tile, concrete, metal, or transparent glass. Avoid residential lap siding on the ground floor 

of commercial or mixed-use buildings. 

Response:  The proposed building intends to utilize brick, metal, glass and fiber cement panel siding. 

iv. Guideline. Encourage the use of recessed windows that create shadow lines. 

Response:  Recessed windows are proposed on the commercial space (BHA offices) on both Otis St. 

& Samish Way.  Additionally, 4 levels of recessed storefront will be utilized at the main residential 

entry on Otis St as well as a portion of the windows along the south facing façade. 

e. Transparency 

ii. Standard. A minimum of 60 percent of the building wall between two feet and seven feet above the 

sidewalk and facing a street shall be transparent or lightly tinted glazing. Windows into parking 

garage space shall not qualify. If windows are not appropriate, glass display cases, decorative art (for 

example, murals or relief sculpture), significant architectural detailing or wall-covering landscaping 

may be used. 

Response:  The proposed commercial façade along Samish and Otis contains at least 60% glazing 

between 2 and 7 feet, with the exception of the garage entry.   

f. Weather Protection 
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ii. Guideline. Weather protection should be located between eight and 12 feet above the walkway but a 

higher placement may be considered if the width of the protection is increased. 

Response:  Weather protection will be provided along Samish Way, where the proposed building 

extends to the property line.  A roof overhang will extend at least 6’-6” over the sidewalk for 50’ at a 

height of 30’ above grade.  A second roof overhand will extend 34”’ over the sidewalk for 64’’ at a 

height of 24’.  Additional overhang exists on the Otis St façade, but with setbacks the building is held 

back from the pedestrian sidewalk with a landscaped separation making an awning of no functional 

effect.  Overall, the awnings are designed to be essential elements to the building’s architectural 

composition to establish an attractive anchor at this prominent intersection while providing weather 

protection where most necessary. A design departure is requested. 

iii. Standard. Where commercial uses are located at ground floor, buildings shall provide pedestrian 

weather protection covering at least a four-foot width of sidewalk along at least 75 percent of the 

street level frontage. Minimum adjustments needed to accommodate trees or other overhead objects 

may be allowed. Materials shall be limited to metal, glass, Plexiglas or equivalent “hard” durable 

materials. 

Response:  While the proposed building does not meet the 75% threshold, the current pedestrian 

traffic along Samish Way is limited.  Additionally, the greatest cover is offered where the majority of 

the pedestrian traffic will occur, at the main entry to the commercial space. Street trees also impede 

the proposed building’s ability to meet this standard.   We believe we have met the intent of the 

standard and the proposed design will not have any substantial detrimental effect on nearby 

properties and the city or neighborhood.  A design departure is requested. 

g. Blank Walls 

ii. Standard. A blank wall is a wall or a portion of wall that is either (A) at least 400 square feet in area 

with a length and width of at least 10 feet that does not include a window, door, building modulation 

or other architectural feature or (B) at the ground floor and over six feet in height with a horizontal 

length greater than 15 feet that does not include a window, pedestrian entry door, building modulation 

or other architectural feature. Any blank wall within 50 feet of, and visible from, a public street, public 

park or trail, residential zone shall be treated with at least one of the following: 

(A)  Artwork, such as bas relief sculpture, mural or similar feature. 

(B) A landscaping bed containing trees, shrubs and/or vines on a trellis that will cover at least 60 

percent of the wall within three years. Irrigation shall be provided unless the bed is at least five 

feet in width, open to the sky and drought resistant plants are used. 

(C)  Architectural detailing incorporating trims, textures, reveals, contrasting materials, or other 

special detailing that provides visual interest. 

Response:  All blank walls have been addressed by response to DRB comments.   

i. Projections into the Public Right-of-Way 

ii. Standards. No portion of a building may extend into the street right-of-way except: 

(A) Decks and balconies shall not project more than two feet into the right-of-way unless a fixed 
awning covers the entire space directly below the deck or balcony at the ground floor level. A 
deck or balcony may not in any case project more than four feet into the right-of-way. 
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Response:  No decks or balconies extend into the right-of-way. 

(B) Bay windows and similar architecture features with a horizontal width of not greater than 12 
feet that project no more than four feet into the right-of-way from the face of the exterior wall, 
provided they are separated from like features by at least an equal width may protrude into the 
right-of-way. 

Response:  No bay windows exist in the proposed project. 

(C) Columns, cornices, trellises, eaves and similar minor and/or decorative features; provided, that 
arcades shall not be located in the street right-of-way. 

Response:  No architectural features as listed extend into the public right-of-way. 

(D) Steps, stoops and similar ground level features, provided there is a minimum 12 feet of 
horizontal clearance to the street curb edge. 

Response:  No steps or stoops extend into the public right-of-way. 

(E) Awnings, marquees and signs, subject to compliance with other codes, provided no ground-
mounted support structures for these features shall be located in the right-of-way. 

Response:  Signage will abide by these standards. 

j. Residential Design 

ii. Standards. 

(A) Buildings containing residential uses shall have at least one covered front residential entryway 
facing a public right-of-way and accessed directly from the adjoining sidewalk. 

Response:  One covered front residential entry is provided via sidewalk on the north 
façade of the residential portion of the building. 

(B) Open exterior entry/exit balconies that face a right-of-way are prohibited. 

Response:  The proposed project complies. 

(C) Residential units built within 10 feet measured horizontally of an adjoining right-of-way or 
public space (property line) shall be constructed so that the finished floor elevation is at least 
30 inches above the adjoining sidewalk. 

Response:  No residential units exist within 10’ of an adjoining right of way. 

(D) Ground floor residential units fronting on a street shall have a private main entry to the 
sidewalk consisting of a stoop or porch. Patio access doors shall not be considered a main 
entry. 

Response:  The topography of this site transitions over 20’ from the west end of the 
building to the east, creating some difficulty in defining which residential units are 
actually at the “ground floor.” The proposed building includes 5 townhouse style units 
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which have a private stoop and entry complying with this standard.  Two additional 1 
bedroom units are provided along Otis at the podium level, but the proposed grade 
along that facade quickly lowers below their floor level. An additional 2 units exist at 
the west end of the proposed building, the furthest unit to the south is above the 
exterior grade.  The unit at the northwest corner of the building is the only ground floor 
unit that is truly at grade.  However, providing access to this unit from grade would 
isolate its access at a featured landscape element on the intersection of Laurel & Otis 
that would interrupt the semi-public greenspace that opens to the podium access.  A 
design departure is requested due to difficult physical circumstances. 

(E) When private interior courtyards interface the street edge, use a landscape hedge, ornate 
fencing, architectural walls, or a combination of the above to carry the wall line at the street 
edge and define the private space. 

 

Response:  The proposed building has 5 private yards associate with the townhome 
units.  These yards employ landscaping, a concrete retaining wall and fencing.   
 

20.37.130 Samish Way urban village - Development 

C. Design Standards 

1. Commercial Street Frontage 

b. Standards. Along Samish Way, between Bill McDonald Parkway and E. Maple Street, ground floor 

commercial space (including retail, service, office, government, or similar nonresidential uses) shall 

be provided along the full building street front for a depth of at least 20 feet measured from the front 

face of the building. Lobbies for residential uses and hotels and parking garage entries shall qualify 

as ground floor commercial; however, hotel/motel guest rooms, dwelling units and structured parking 

shall not qualify. 

Response: The proposed building includes commercial space along the entire length of its ground 

floor building façade along Samish Way.  The depth of this space is greater than 20’. 

2. Yards 

b. Standard. A building shall be set back a minimum of 15 feet from a property line abutting or across a 

right-of-way from a residential single zone or a residential transition area. (See Figure 20.37.130.) 

Response: The Otis street façade is across the right-of-way from a residential transition zone.  This 

façade is set back greater than 15’ from the property line in compliance with this standard. 

3. Height 

b. Standard. The maximum height within 30 feet of a property line abutting or adjacent to a residential 
single zone or a residential transition area shall be two stories and 30 feet. (See Figure 20.37.130.) 

 

Response: As mentioned above the Otis street façade is across the right-of-way from a 
residential transition zone.  This façade steps back in compliance with this standard so that 
the portions of the building exceeding 30’ are at least 30’ from the property line.   
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Design Guidance Provided by DRB 

1. Given the budget for affordable housing, use higher quality siding panels as the project would allow. 
Otherwise concern was expressed about the weathered look and maintenance of lower quality 
materials over time in the Pacific NW climate.   
 
Response: As much as is possible, the development of this project will include higher quality exterior 

finishes.  These products tend to be less maintenance intensive and are valuable to the building owner 

if economically feasible. 

2. Granting of a design departure from BMC 20.25.070(B)(2)(g) for the blank wall adjacent to Samish Way 
(Figure 1.2 in the staff report) is recommended given its temporary nature.  
 
Response: The proposed blank wall has been eliminated in favor of glazing at the SW wall location of 
the BHA offices. 
 

3. Stair towers: 
a. Treatment of blank walls generally not as much an issue since so much else going on with the 

building. 
 
Response: OK. 
 

b. The panel siding seams should provide a measure of depth and texture. 
 
Response:  Both stair towers will have an exterior finish of fiber cement panel siding.  This 
material is applied over a rainscreen with open seams approximately every 4’ to 8’ both 
horizontally and vertically.  
 

c. Consider adding a ribbon of glass visible from Samish Way on the smaller tower similar to the 
ribbon on the larger tower. 
 
Response: A ribbon window has been added to the south side of the east stair tower, which is 
visible from Samish Way.   
 

4. Add kitchen windows to the elevation in Figure 1.4 in the staff report. 
 
Response: Kitchen windows have been added to this elevation. 
 

5. Add bathroom windows to the elevation in Figure 1.1 of the staff report (mislabeled as kitchen windows 
in Figure 1.1) 
 
Response: Bathroom windows have been added to this elevation. 
 

6. Take a look at the window and floor plan options for the corner units on Figure 1.1 to with intent to 
provide more visual emphasis to the building module corner and increase livability of the corner units.  
 
Response:  The windows and corresponding floor plans need to remain as originally presented.  
Structural and plumbing considerations don’t allow an easy reconfiguration of these spaces.  
Additionally, the window rhythm created along the North façade would be interrupted. 

  

https://bellingham.municipal.codes/BMC/20.25
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Design Guidance Provided by Staff 

7. Granting of design departures is recommended as follows: 
a. From BMC 20.25.070(B)(1)(b) for interim use of existing open parking adjacent to Laurel 

Street and N. Samish Way. 
 
Response: OK. 
 

b. From BMC 20.25.070(B)(1)(f)(2) for the requirement to provide a pedestrian connection 
through the site. 
 
Response: OK. 
 

c. From BMC 20.25.070(B)(2)(f) to reduce the width and increase the height of the awnings 
associated with the commercial portion of the building. 
 
Response: OK. 
 

8. Strengthen the tops of the building’s book-end masonry modules (one or both) consistent with BMC 
20.25.070(B)(2)(a)(ii). This could potentially be accomplished with a change in brick color, reveal, 
and/or pattern, adding a cornice, etc. 
 
Response: Both masonry building ends have been modified to include a cornice at their respective 
tops. 
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SAMISH WAY REDEVELOPMENT (ALOHA!) 
PARKING ADJUSTMENT APPLICATION 
REDUCTION ANALYSIS 
 
The Samish Way Redevelopment project is seeking a reduction of 23 parking spaces (24.2%) for its 
proposed development.  As calculated on sheet G001, the required parking for this project is 95 parking 
spaces.  We have proposed 72 parking spaces, plus an additional 13 temporary parking spaces in a 
temporary lot, 4 motorcycle parking spaces and an available 23 off-site parking spaces located at the 
perimeter of the property.  In addition to the vehicle parking, 28 bicycle parking spaces have been 
provided, which nearly doubles the 15 spaces required per BMC 20.37.150 (F).  
 
To obtain this waiver, we would like to employ BMC 20.37.150 (E), which allows the planning director to 
administratively reduce the parking requirement up to 30% on the basis of this development serving as 
affordable housing.  Additionally, BMC 201.12.010 (A) (5) (b & c) allows the director to reduce the parking 
requirement up to 25% if the project is within ¼ mile of a WTA go route or if enhanced bicycle and 
pedestrian facilities are offered.  This development is located on the WTA Blue Line Go route, with a bus 
stop located directly across Samish Way. Bicycle parking nearly doubles the required number of spaces 
with both outdoor short-term parking and more secure longer term covered parking on both parking levels 
monitored by security cameras. Pedestrians will now enjoy a sidewalk along Otis Street where there isn’t 
one currently and a widened sidewalk along Samish Way.  Anecdotally, the office space required parking 
may benefit from utilization at a different time than the required residential parking.   
 
In summation, this project satisfies multiple code mechanisms to reduce the required parking at the 
discretion of the director.  Thank you for your consideration. 
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SAMISH WAY URBAN VILLAGE

Project Information

SITE ADDRESS: 301 & 315 NORTH SAMISH WAY
BELLINGHAM, WA 98225

PARCEL NUMBER: 380331421560000 & 3803314252430000

PARCEL DESCRIPTION: ELDRIDGE-BARTLETT'S ADD TO SEHOME LOTS 10 THRU 16 BLK 26-TOG WI VAC SE 10 FT OTIS ST ABTG-
TOG WI VAC NE 10 FT LAUREL ST ABTG LOT 16-TOG WI VAC NW 1/2 ALLEY ABTG LOTS 13 THRU 16-LESS
RD TOGETHER WITH ELDRIDGE-BARTLETT'S TO ADD TO SEHOME LOTS 17-18-19- THAT PTN OF LOT 20
BLK 26 LY WLY OF PACIFIC HWY-TOG WI VAC NE 10 FT LAUREL ST TOG WI VAC NW 10 FT PASCO ST
ABTG LOT 17

ZONING: SAMISH WAY URBAN VILLAGE COMMERCIAL TRANSITION AREA 2 (CT-2)

CODES: INTERNATIONAL BUILDING CODE (IBC), 2015 EDITION
INTERNATIONAL MECHANICAL CODE (IMC), 2015 EDITION
INTERNATIONAL FUEL GAS CODE (IFGC), 2015 EDITION
INTERNATIONAL FIRE CODE (IFC), 2015 EDITION
UNIFORM PLUMBING CODE (UPC), 2015 EDITION
NATIONAL ELECTRICAL CODE, 2017
WASHINGTON STATE ENERGY CODE (WSEC), 2015 EDITION

*NOTE:  ALL CODES ARE SUBSEQUENTLY MODIFIED BY WASHINGTON ADMINISTRATIVE CODE (WAC)
AMENDMENTS

PROJECT DATA

BUILDING CODE REQUIREMENTS

HEIGHT LIMIT: 55' FROM AVERAGE GRADE PLANE

SETBACKS: SEE BMC 20.37.330 C

OCCUPANCY CLASS.: S-2 PARKING
B COMMERCIAL OFFICE
R-2 RESIDENTIAL

CONSTRUCTION TYPE: TYPE I-A (PODIUM)
TYPE V-A (RESIDENTIAL)

PER IBC 510.2, A THREE HOUR HORIZONTAL BUILDING SEPARATION IS REQUIRED BETWEEN TYPE I-A AND TYPE
V-A CONSTRUCTION

FIRE PROTECTION: NFPA-13 FIRE SPRINKLER SYSTEM

AREA SUMMARY:
P1 LEVEL
P2 LEVEL
RESIDENTIAL PODIUM
RESIDENTIAL R2
RESIDENTIAL R3
RESIDENTIAL R4

TOTAL

PARKING:

PARKING
14,784 SF
11,834SF

26,618 SF

COMMERCIAL
4,265SF
6,800 SF

11,065 SF

RESIDENTIAL

3,810 SF
12,155 SF
12,240 SF
12,240 SF

9,192 SF

49,637 SF

P1 PEVEL
P2 LEVEL

BARRIER FREE
2 SPACES
2 SPACES

4 SPACES

STANDARD
35 SPACES
33 SPACES

68 SPACES

REQUIRED PARKING:
BHA OFFICE
STUDIO
ONE BEDROOM
TWO BEDROOM
THREE BEDROOM

11, 065 SF
26 UNITS
30 UNITS
8 UNITS
5 UNITS

69 UNITS

1/500 SF
1/UNIT
1/UNIT
1/UNIT

1.5/UNIT

TOTAL
19,049 SF
22,444 SF
12,155 SF
12,240 SF
12,240 SF

9,192 SF

87,320 SF

SITE AREA: 43,755 SF

LOT COVERAGE: 25,044 SF (57.2%)

UNIT SUMMARY: STUDIO
ONE BEDROOM
TWO BEDROOM
THREE BEDROOM

26 UNITS
30 UNITS
8 UNITS
5 UNITS

69 UNITS

38%
43%
12%
7%

23 SPACES
26 SPACES
30 SPACES

8 SPACES
8 SPACES

95 SPACES*

OPEN SPACE: 18,711 SF (42.8%)

*AFFORDABLE AND SENIOR HOUSING IS ALLOWED A PARKING REDUCTION VIA A PLANNING DIRECTOR WAIVER

REQ'D LAND USE
APPLICATIONS:

PRE-APPLICATION CONFERENCE APPLICATION
DESIGN GUIDANCE MEETING APPLICATION
SEPA
PARKING ADJUSTMENT APPLICATION
PUBLIC FACILITIES

BICYCLE PARKING: 15% OF 95 REQUIRED VEHICLE PARKING SPACES (PER BMC 20.37.150 F) = 15 BICYCLE SPACES REQUIRED
      28 BICYCLE SPACES PROVIDED

TOTAL
37 SPACES
35 SPACES

72 SPACES + 4 MOTORCYCLE SPACES
+ 13 ONSITE TEMPORARY SPACES
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ELEMENT #1 - MARK CLEARING LIMITS

PRIOR TO BEGINNING LAND DISTURBING ACTIVITIES, INCLUDING CLEARING AND GRADING, ALL CLEARING LIMITS, SENSITIVE AREAS AND THEIR BUFFERS, AND TREES THAT ARE TO BE PRESERVED WITHIN

THE CONSTRUCTION AREA SHOULD BE CLEARLY MARKED, BOTH IN THE FIELD AND ON THE PLANS, TO PREVENT DAMAGE AND OFFSITE IMPACTS. PLASTIC, METAL, OR STAKE WIRE FENCE MAY BE USED

TO MARK THE CLEARING LIMITS.

ELEMENT #2 - ESTABLISH CONSTRUCTION ACCESS

(a) CONSTRUCTION VEHICLE ACCESS AND EXIT SHALL BE DIRECTED TO THE PROPOSED DRIVEWAY LOCATIONS OFF OTIS STREET.

(b) ACCESS POINTS SHALL BE STABILIZED WITH QUARRY SPALL OR CRUSHED ROCK TO MINIMIZE THE TRACKING OF SEDIMENT ONTO PUBLIC ROADS PER BMP C105: STABILIZED CONSTRUCTION

ENTRANCE.

(c) WHEEL WASH OR TIRE BATHS ARE NOT ANTICIPATED TO BE NEEDED FOR THIS PROJECT.

(d) PUBLIC ROADS SHALL AT A MINIMUM BE CLEANED THOROUGHLY AT THE END OF EACH DAY. SEDIMENT SHALL BE REMOVED FROM ROADS BY SHOVELING OR PICKUP SWEEPING AND SHALL BE

TRANSPORTED TO A CONTROLLED SEDIMENT DISPOSAL AREA. STREET WASHING WILL BE ALLOWED ONLY AFTER SEDIMENT IS REMOVED IN THIS MANNER.

(e) STREET WASH WASTEWATER SHALL BE CONTROLLED BY PUMPING BACK ON-SITE, OR OTHERWISE BE PREVENTED FROM DISCHARGING INTO SYSTEMS TRIBUTARY TO STATE SURFACE WATERS.

ELEMENT #3 - CONTROL FLOW RATES

(A) PROPERTIES AND WATERWAYS DOWNSTREAM FROM DEVELOPMENT SITES SHALL BE PROTECTED FROM EROSION DUE TO INCREASES IN THE VOLUME, VELOCITY, AND PEAK FLOW RATE OF

STORMWATER RUNOFF FROM THE PROJECT SITE. PROPERTIES SUBJECT TO MINIMUM REQUIREMENT # 5 AND/OR #7 SHALL IMPLEMENT CONTROLS AS EARLY IN THE DEVELOPMENT AS IS PRACTICABLE

TO MITIGATE FOR FLOW RATES.

(B) DOWNSTREAM ANALYSIS IS NECESSARY IF CHANGES IN FLOWS COULD IMPAIR OR ALTER CONVEYANCE SYSTEMS, STREAM BANKS, BED SEDIMENT OR AQUATIC HABITAT. SEE THE ECOLOGY MANUAL

FOR OFFSITE ANALYSIS GUIDANCE.   

(C) WHERE NECESSARY TO COMPLY WITH MINIMUM REQUIREMENT #7, STORMWATER RETENTION/DETENTION FACILITIES SHALL BE CONSTRUCTED AS ONE OF THE FIRST STEPS IN GRADING. DETENTION

FACILITIES SHALL BE FUNCTIONAL PRIOR TO CONSTRUCTION OF SITE IMPROVEMENTS (E.G. IMPERVIOUS SURFACES).

(D.) IF PERMANENT INFILTRATION PONDS ARE USED FOR FLOW CONTROL DURING CONSTRUCTION, THESE FACILITIES SHOULD BE PROTECTED FROM SILTATION DURING THE CONSTRUCTION PHASE.

ELEMENT #4 - INSTALL SEDIMENT CONTROLS

(A) THE DUFF LAYER, NATIVE TOPSOIL, AND NATURAL VEGETATION SHALL BE RETAINED IN AN UNDISTURBED STATE TO THE MAXIMUM EXTENT PRACTICABLE.

(B) PRIOR TO LEAVING A CONSTRUCTION SITE, OR PRIOR TO DISCHARGE TO AN INFILTRATION FACILITY, STORMWATER RUNOFF FROM DISTURBED AREAS SHALL PASS THROUGH A SEDIMENT POND, DIRT

BAG, OR ANOTHER APPROPRIATE SEDIMENT REMOVAL BMP THAT IS SHOWN IN THE TEMPORARY EROSION AND SEDIMENTATION CONTROL PLAN. RUNOFF FROM FULLY STABILIZED AREAS MAY BE

DISCHARGED WITHOUT A SEDIMENT REMOVAL BMP, BUT MUST MEET THE FLOW CONTROL PERFORMANCE STANDARD OF ELEMENT 3 ABOVE. FULL STABILIZATION MEANS CONCRETE OR ASPHALT

PAVING; QUARRY SPALLS USED AS DITCH LINING; OR THE USE OF ROLLED EROSION PRODUCTS, A BONDED FIBER MATRIX PRODUCT, OR VEGETATIVE COVER IN A MANNER THAT WILL FULLY PREVENT

SOIL EROSION. SEDIMENT PONDS, VEGETATED BUFFER STRIPS, SEDIMENT BARRIERS OR FILTERS, DIKES, AND OTHER BMPS INTENDED TO TRAP SEDIMENT ON-SITE SHALL BE CONSTRUCTED AS ONE OF

THE FIRST STEPS IN GRADING. THESE BMPS SHALL BE FUNCTIONAL BEFORE OTHER LAND DISTURBING ACTIVITIES TAKE PLACE.

(C) EARTHEN STRUCTURES SUCH AS DAMS, DIKES, AND DIVERSIONS SHALL BE SEEDED AND MULCHED ACCORDING TO THE TIMING INDICATED IN ELEMENT 5 BELOW.

1.1.5 ELEMENT #5 - STABILIZE SOILS

(A) ALL EXPOSED AND UNWORKED SOILS SHALL BE STABILIZED BY APPLICATION OF EFFECTIVE BMPS THAT PROTECT THE SOIL FROM THE EROSIVE FORCES OF RAINDROP IMPACT AND FLOWING WATER,

AND WIND EROSION.

(B) FROM OCTOBER 1 THROUGH APRIL 30 OF EACH YEAR, NO SOILS SHALL REMAIN EXPOSED AND UNWORKED FOR MORE THAN 2 DAYS. FROM MAY 1 TO SEPTEMBER 30 OF EACH YEAR, NO SOILS SHALL

REMAIN EXPOSED AND UNWORKED FOR MORE THAN 7 DAYS. THIS CONDITION APPLIES TO ALL SOILS ON SITE, WHETHER AT FINAL GRADE OR NOT. 

(C) APPLICABLE PRACTICES INCLUDE, BUT ARE NOT LIMITED TO, TEMPORARY AND PERMANENT SEEDING, SODDING, MULCHING, PLASTIC COVERING, SOIL APPLICATION OF POLYACRYLAMIDE (PAM),

EARLY APPLICATION OF GRAVEL BASE ON AREAS TO BE PAVED, AND DUST CONTROL.

(D) SOIL STABILIZATION MEASURES SELECTED SHOULD BE APPROPRIATE FOR THE TIME OF YEAR, SITE CONDITIONS, ESTIMATED DURATION OF USE, AND POTENTIAL WATER QUALITY IMPACTS THAT

STABILIZATION AGENTS MAY HAVE ON DOWNSTREAM WATERS OR GROUND WATER.

(E) SOIL STOCKPILES MUST BE STABILIZED AND PROTECTED WITH SEDIMENT TRAPPING MEASURES.

(F) WORK ON LINEAR CONSTRUCTION SITES AND ACTIVITIES, INCLUDING RIGHT-OF-WAY AND EASEMENT CLEARING, ROADWAY DEVELOPMENT, PIPELINES, AND TRENCHING FOR UTILITIES, SHALL NOT

EXCEED THE CAPABILITY OF THE INDIVIDUAL CONTRACTOR FOR HIS PORTION OF THE PROJECT TO INSTALL THE BEDDING MATERIALS, ROADBEDS, STRUCTURES, PIPELINES, AND/OR UTILITIES, AND TO

RE-STABILIZE THE DISTURBED SOILS, MEETING THE TIMING CONDITIONS LISTED ABOVE. 

(G) IN ADDITION, AT THE DISCRETION OF THE PUBLIC WORKS DIRECTOR THOSE SITES UNABLE TO MAINTAIN THE QUALITY OF THEIR STORMWATER DISCHARGE MAY BE REQUIRED TO PROVIDE SOIL

STABILIZATION TO ALL EXPOSED SOIL AREAS REGARDLESS OF THE WORKING STATUS OF THE AREA. UPON WRITTEN NOTIFICATION, THE PROPERTY OWNER SHALL PROVIDE FULL STABILIZATION OF ALL

EXPOSED SOIL AREAS WITHIN 24 HOURS.

THE MINIMUM REQUIRED SOIL STABILIZING WSDOE BMPS ARE C120: TEMPORARY AND PERMANENT SEEDING, C121 MULCHING, C140 DUST CONTROL.  THE OPTIONAL SOIL STABILIZING BMPS ARE: C122

NETS AND BLANKETS, C123 PLASTIC COVERING.

ELEMENT #6 - PROTECT SLOPES

(A) CUT AND FILL SLOPES SHALL BE DESIGNED AND CONSTRUCTED IN A MANNER THAT WILL MINIMIZE EROSION.

(B) CONSIDER SOIL TYPE AND ITS POTENTIAL FOR EROSION.

(C) REDUCE SLOPE RUNOFF VELOCITIES BY REDUCING THE CONTINUOUS LENGTH OF SLOPE WITH TERRACING AND DIVERSIONS, REDUCE SLOPE STEEPNESS, AND ROUGHEN SLOPE SURFACE.

(D) DIVERT UPSLOPE DRAINAGE AND RUN-ON WATERS FROM OFF-SITE WITH INTERCEPTORS AT TOP OF SLOPE. OFF-SITE STORMWATER SHOULD BE HANDLED SEPARATELY FROM STORMWATER

GENERATED ON THE SITE. DIVERSION OF OFF-SITE STORMWATER AROUND THE SITE MAY BE A VIABLE OPTION. DIVERTED FLOWS SHALL BE REDIRECTED TO THE NATURAL DRAINAGE LOCATION AT OR

BEFORE THE PROPERTY BOUNDARY.

(E) CONTAIN DOWN SLOPE COLLECTED FLOWS IN PIPES, SLOPE DRAINS, OR PROTECTED CHANNELS.

(F) PROVIDE DRAINAGE TO REMOVE GROUND WATER INTERSECTING THE SLOPE SURFACE OF EXPOSED SOIL AREAS.

(G) EXCAVATED MATERIAL SHALL BE PLACED ON THE UPHILL SIDE OF TRENCHES, CONSISTENT WITH SAFETY AND SPACE CONSIDERATIONS.

(H) CHECK DAMS SHALL BE PLACED AT REGULAR INTERVALS WITHIN TRENCHES THAT ARE CUT DOWN A SLOPE.

(I) STABILIZE SOILS ON SLOPES, AS SPECIFIED IN ELEMENT #5.

IN ADDITION TO BMP'S LISTED IN ELEMENT #5 ABOVE, IF REQUIRED THE MINIMUM SLOPE PROTECTION BMP'S ARE: C120 TEMPORARY AND PERMANENT SEEDING, C121 MULCHING.

ELEMENT #7 - PROTECT DRAIN INLETS

(A) ALL STORM DRAIN INLETS MADE OPERABLE DURING CONSTRUCTION SHALL BE PROTECTED SO THAT STORMWATER RUNOFF SHALL NOT ENTER THE CONVEYANCE SYSTEM WITHOUT FIRST

BEING FILTERED OR TREATED TO REMOVE SEDIMENT. THE REQUIRED BMP IS: C220 STORM DRAIN INLET PROTECTION

(B) ALL APPROACH ROADS SHALL BE KEPT CLEAN, AND ALL SEDIMENT AND STREET WASH WATER SHALL NOT BE ALLOWED TO ENTER STORM DRAINS WITHOUT PRIOR AND ADEQUATE

TREATMENT UNLESS TREATMENT IS PROVIDED BEFORE THE STORM DRAIN DISCHARGES TO WATERS OF THE STATE.

ELEMENT #8 - STABILIZE CHANNELS AND OUTLETS

(A) IF TEMPORARY OPEN CHANNELS ARE CONSTRUCTED THEY SHALL BE DESIGNED, CONSTRUCTED AND STABILIZED TO PREVENT EROSION FROM THE EXPECTED VELOCITY OF FLOW FROM A 2

YEAR, 24-HOUR FREQUENCY STORM FOR THE DEVELOPED CONDITION.

(B) STABILIZATION, INCLUDING ARMORING MATERIAL, ADEQUATE TO PREVENT EROSION OF OUTLETS, ADJACENT STREAM BANKS, SLOPES AND DOWNSTREAM REACHES SHALL BE PROVIDED AT

THE OUTLETS OF ALL CONVEYANCE SYSTEMS.

THE REQUIRED BMP IS: C235: STRAW WATTLES

ELEMENT #9 - CONTROL POLLUTANTS

(A) ALL POLLUTANTS, INCLUDING WASTE MATERIALS AND DEMOLITION DEBRIS, THAT OCCUR ON-SITE DURING CONSTRUCTION SHALL BE HANDLED AND DISPOSED OF IN A MANNER THAT DOES

NOT CAUSE CONTAMINATION OF STORMWATER.

(B) COVER, CONTAINMENT, AND PROTECTION FROM VANDALISM SHALL BE PROVIDED FOR ALL CHEMICALS, LIQUID PRODUCTS, PETROLEUM PRODUCTS, AND NON-INERT WASTES PRESENT ON

THE SITE (SEE CHAPTER 173-304 WAC, AS CURRENTLY ENACTED OR HEREAFTER MODIFIED, FOR THE DEFINITION OF INERT WASTE, WHICH IS INCORPORATED HEREIN BY THIS REFERENCE).

(C) MAINTENANCE AND REPAIR OF HEAVY EQUIPMENT AND VEHICLES INVOLVING OIL CHANGES, HYDRAULIC SYSTEM DRAIN DOWN, SOLVENT AND DE-GREASING CLEANING OPERATIONS, FUEL

TANK DRAIN DOWN AND REMOVAL, AND OTHER ACTIVITIES WHICH MAY RESULT IN DISCHARGE OR SPILLAGE OF POLLUTANTS TO THE GROUND OR INTO STORMWATER RUNOFF MUST BE

CONDUCTED USING SPILL PREVENTION MEASURES, SUCH AS DRIP PANS. CONTAMINATED SURFACES SHALL BE CLEANED IMMEDIATELY FOLLOWING ANY DISCHARGE OR SPILL INCIDENT.

EMERGENCY REPAIRS MAY BE PERFORMED ON-SITE USING TEMPORARY PLASTIC PLACED BENEATH AND, IF RAINING, OVER THE VEHICLE.

(D) THERE IS NO ANTICIPATED NEED FOR WHEEL WASH, OR TIRE BATH WASTEWATER, FOR THIS PROJECT. IF THE NEED WERE TO ARISE THE WHEEL WASH, OR TIRE BATH WASTEWATER SHALL

BE DISCHARGED TO A SEPARATE ON-SITE TREATMENT SYSTEM OR TO THE SANITARY SEWER. 

(E) APPLICATION OF AGRICULTURAL CHEMICALS, INCLUDING FERTILIZERS AND PESTICIDES, SHALL BE CONDUCTED IN A MANNER AND AT APPLICATION RATES THAT WILL NOT RESULT IN LOSS

OF CHEMICAL TO STORMWATER RUNOFF. MANUFACTURERS' RECOMMENDATIONS SHALL BE FOLLOWED FOR APPLICATION RATES AND PROCEDURES. THERE IS NO ANTICIPATED USE FOR

AGRICULTURAL CHEMICALS, INCLUDING FERTILIZERS AND PESTICIDES FOR THIS PROJECT.

(F) MANAGEMENT OF PH-MODIFYING SOURCES SHALL PREVENT CONTAMINATION OF RUNOFF AND STORMWATER COLLECTED ON THE SITE. THESE SOURCES INCLUDE, BUT ARE NOT LIMITED

TO, BULK CEMENT, CEMENT KILN DUST, FLY ASH, NEW CONCRETE WASHING AND CURING WATERS, WASTE STREAMS GENERATED FROM CONCRETE GRINDING AND SAWING, EXPOSED

AGGREGATE PROCESSES, AND CONCRETE PUMPING AND MIXER WASHOUT WATERS. THE MINIMUM REQUIRED BMP'S ARE: C151 CONCRETE HANDLING, C152 SAWCUTTING AND SURFACING

POLLUTION PREVENTION.

ELEMENT #10 - CONTROL DE-WATERING

(A) ALL FOUNDATION, VAULT, AND TRENCH DE-WATERING WATER, WHICH HAS SIMILAR CHARACTERISTICS TO STORMWATER RUNOFF AT THE SITE, SHALL BE DISCHARGED INTO A CONTROLLED

CONVEYANCE SYSTEM, PRIOR TO DISCHARGE TO A SEDIMENT TRAP OR SEDIMENT POND. CHANNELS MUST BE STABILIZED, AS SPECIFIED IN ELEMENT #8.

(B) CLEAN, NON-TURBID DE-WATERING WATER, SUCH AS WELL-POINT GROUND WATER, CAN BE DISCHARGED TO SYSTEMS TRIBUTARY TO STATE SURFACE WATERS, AS SPECIFIED IN ELEMENT

#8, PROVIDED THE DE-WATERING FLOW DOES NOT CAUSE EROSION OR FLOODING OF THE RECEIVING WATERS. THESE CLEAN WATERS SHOULD NOT BE ROUTED THROUGH SEDIMENT PONDS

WITH STORMWATER.

(C) HIGHLY TURBID OR OTHERWISE CONTAMINATED DEWATERING WATER, SUCH AS FROM CONSTRUCTION EQUIPMENT OPERATION, CLAMSHELL DIGGING, CONCRETE TREMIE POUR, OR WORK

INSIDE A COFFERDAM, SHALL BE HANDLED SEPARATELY FROM STORMWATER AT THE SITE.

(D) OTHER DISPOSAL OPTIONS, DEPENDING ON SITE CONSTRAINTS, MAY INCLUDE, BY WAY OF EXAMPLE: 1) INFILTRATION, 2) TRANSPORT OFF-SITE IN VEHICLE, SUCH AS A VACUUM FLUSH

TRUCK, FOR LEGAL DISPOSAL IN A MANNER THAT DOES NOT POLLUTE STATE WATERS, 3) ON-SITE TREATMENT USING CHEMICAL TREATMENT OR OTHER SUITABLE TREATMENT TECHNOLOGIES.

ELEMENT #11 - MAINTAIN BMPS

(A) ALL TEMPORARY AND PERMANENT EROSION AND SEDIMENT CONTROL BMPS SHALL BE MAINTAINED AND REPAIRED AS NEEDED TO ASSURE CONTINUED PERFORMANCE OF THEIR INTENDED

FUNCTION. ALL MAINTENANCE AND REPAIR SHALL BE CONDUCTED IN ACCORDANCE WITH BMPS.

(B) SEDIMENT CONTROL BMPS SHALL BE INSPECTED WEEKLY OR AFTER A RUNOFF-PRODUCING STORM EVENT DURING THE DRY SEASON AND DAILY DURING THE WET SEASON. ALL PROJECTS

THAT DISTURB AN AREA GREATER THAN ONE ACRE SHALL HAVE A CERTIFIED EROSION CONTROL LEAD AVAILABLE TO THE SITE. THIS EROSION CONTROL LEAD SHALL BE RESPONSIBLE TO

PROVIDE OVERVIEW OF ONGOING DAY TO DAY EROSION CONTROL REQUIREMENTS. THE EROSION CONTROL LEAD SHALL (WITHIN 24 HOURS) REPORT TO THE CITY AND DEPARTMENT OF

ECOLOGY ANY SITE DISCHARGES THAT EXCEED STATE WATER QUALITY STANDARDS THAT HAVE OR ARE LIKELY TO HAVE ENTERED WATERS OF THE STATE.

(C) ALL TEMPORARY EROSION AND SEDIMENT CONTROL BMPS SHALL BE REMOVED WITHIN 30 DAYS AFTER FINAL SITE STABILIZATION IS ACHIEVED OR AFTER THE TEMPORARY BMPS ARE NO

LONGER NEEDED. TRAPPED SEDIMENT SHALL BE REMOVED OR STABILIZED ON SITE. DISTURBED SOIL AREAS RESULTING FROM REMOVAL OF BMPS OR VEGETATION SHALL BE PERMANENTLY

STABILIZED.

ELEMENT #12 - MANAGE THE PROJECT

(A) PHASING OF CONSTRUCTION - DEVELOPMENT PROJECTS SHALL BE PHASED WHERE FEASIBLE IN ORDER TO PREVENT, TO THE MAXIMUM EXTENT PRACTICABLE, THE TRANSPORT OF

SEDIMENT FROM THE DEVELOPMENT SITE DURING CONSTRUCTION. REVEGETATION OF EXPOSED AREAS AND MAINTENANCE OF THAT VEGETATION SHALL BE AN INTEGRAL PART OF THE

CLEARING ACTIVITIES FOR ANY PHASE.

(B) WHEN ESTABLISHING THESE PERMITTED CLEARING AND GRADING AREAS, CONSIDERATION SHOULD BE GIVEN TO MINIMIZING REMOVAL OF EXISTING TREES AND MINIMIZING

DISTURBANCE/COMPACTION OF NATIVE SOILS EXCEPT AS NEEDED FOR BUILDING PURPOSES. PERMITTED CLEARING AND GRADING AREAS AND ANY OTHER AREAS REQUIRED TO PRESERVE

CRITICAL OR SENSITIVE AREAS, BUFFERS, NATIVE GROWTH PROTECTION EASEMENTS, OR TREE RETENTION AREAS, SHALL BE DELINEATED ON THE SITE PLANS AND THE DEVELOPMENT SITE.

(C) COORDINATION WITH UTILITIES AND OTHER CONTRACTORS - THE PRIMARY PROJECT PROPONENT SHALL EVALUATE, WITH INPUT FROM UTILITIES AND OTHER CONTRACTORS, THE

STORMWATER MANAGEMENT REQUIREMENTS FOR THE ENTIRE PROJECT, INCLUDING THE UTILITIES, WHEN PREPARING THE CONSTRUCTION SWPPP.

(D) INSPECTION AND MONITORING - ALL BMPS SHALL BE INSPECTED, MAINTAINED, AND REPAIRED AS NEEDED TO ASSURE CONTINUED PERFORMANCE OF THEIR INTENDED FUNCTION.

(E) FOR ANY PROJECT DISTURBING MORE THAN ONE ACRE, A CERTIFIED PROFESSIONAL IN EROSION AND SEDIMENT CONTROL SHALL BE IDENTIFIED IN THE CONSTRUCTION SWPPP AND SHALL

BE ON-SITE OR ON-CALL AT ALL TIMES. CERTIFICATION MAY BE THROUGH THE WASHINGTON STATE DEPARTMENT OF TRANSPORTATION/ASSOCIATED GENERAL CONTRACTORS (WSDOT/AGC)

CONSTRUCTION SITE EROSION AND SEDIMENT CONTROL CERTIFICATION PROGRAM OR ANY EQUIVALENT LOCAL OR NATIONAL CERTIFICATION AND/OR TRAINING PROGRAM, IN THE CITY'S

DISCRETION.

(F) WHENEVER INSPECTION AND/OR MONITORING REVEALS THAT THE BMPS IDENTIFIED IN THE CONSTRUCTION SWPPP ARE INADEQUATE, DUE TO THE ACTUAL DISCHARGE OF OR POTENTIAL

TO DISCHARGE A SIGNIFICANT AMOUNT OF ANY POLLUTANT, THE SWPPP SHALL BE MODIFIED, AS APPROPRIATE, IN A TIMELY MANNER.

(G) MAINTENANCE OF THE CONSTRUCTION SWPPP - THE CONSTRUCTION SWPPP SHALL BE RETAINED ON-SITE. THE CONSTRUCTION SWPPP SHALL BE MODIFIED WHENEVER THERE IS A

SIGNIFICANT CHANGE IN THE DESIGN, CONSTRUCTION, OPERATION, OR MAINTENANCE OF ANY BMP.

ELEMENT #13 - PROTECT LOW IMPACT DEVELOPMENT BMPS

(A) PROTECT ALL BIORETENTION AND RAIN GARDEN BMPS FROM SEDIMENTATION THROUGH INSTALLATION AND MAINTENANCE OF EROSION AND SEDIMENT CONTROL BMPS ON PORTIONS OF

THE SITE THAT DRAIN INTO THE BIORETENTION AND/OR RAIN GARDEN BMPS. RESTORE THE BMPS TO THEIR FULLY FUNCTIONING CONDITION IF THEY ACCUMULATE SEDIMENT DURING

CONSTRUCTION. RESTORING THE BMP MUST INCLUDE REMOVAL OF SEDIMENT AND ANY SEDIMENT-LADEN BIORETENTION/RAIN GARDEN SOILS, AND REPLACING THE REMOVED SOILS WITH

SOILS MEETING THE DESIGN SPECIFICATION.

(B) PREVENT COMPACTING BIORETENTION AND RAIN GARDEN BMPS BY EXCLUDING CONSTRUCTION EQUIPMENT AND FOOT TRAFFIC. PROTECT COMPLETED LAWN AND LANDSCAPED AREAS

FROM COMPACTION DUE TO CONSTRUCTION EQUIPMENT.

(C) CONTROL EROSION AND AVOID INTRODUCING SEDIMENT FROM SURROUNDING LAND USES ONTO PERMEABLE PAVEMENTS. DO NOT ALLOW MUDDY CONSTRUCTION EQUIPMENT ON THE

BASE MATERIAL OR PAVEMENT. DO NOT ALLOW SEDIMENT-LADEN RUNOFF ONTO PERMEABLE PAVEMENTS OR BASE MATERIALS.

(D) PAVEMENT FOULED WITH SEDIMENTS OR NO LONGER PASSING AN INITIAL INFILTRATION TEST MUST BE CLEANED USING PROCEDURES IN ACCORDANCE WITH THE ECOLOGY MANUAL OR

THE MANUFACTURER'S PROCEDURES.

(E) KEEP ALL HEAVY EQUIPMENT OFF EXISTING SOILS UNDER LID FACILITIES THAT HAVE BEEN EXCAVATED TO FINAL GRADE TO RETAIN THE INFILTRATION RATE OF THE SOILS.

STORMWATER POLLUTION PREVENTION PLAN - 13 ELEMENTS

jvanderyacht
JVY_Signature
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SCALE: 1"=5'

CONFIGURATION

STRUCTURE ID

WATER QUALITY FLOW RATE (cfs)

PEAK FLOW RATE (<1 cfs) 

RETURN PERIOD OF PEAK FLOW (yrs)

CARTRIDGE FLOW RATE (gpm)

MEDIA TYPE (PERLITE, ZPG, PSORB)

RIM ELEVATION

PIPE DATA: I.E. DIAMETER

INLET STUB

OUTLET STUB

NOTES/SPECIAL REQUIREMENTS:

1-CARTRIDGE CATCHBASIN

STORMFILTER DATA

SLOPED LID

SOLID COVER

OUTLET

INLET

INLET

OUTLET

INLET

INLET

CARTRIDGE HEIGHT (27", 18", 18" DEEP)

SF1

0.0201

0.116

100

11.25

ZPG

206.34

N/A N/A

203.14 12"

YES\NO

YES\NO

27

CONFIGURATION

STRUCTURE ID

WATER QUALITY FLOW RATE (cfs)

PEAK FLOW RATE (<1 cfs) 

RETURN PERIOD OF PEAK FLOW (yrs)

CARTRIDGE FLOW RATE (gpm)

MEDIA TYPE (PERLITE, ZPG, PSORB)

RIM ELEVATION

PIPE DATA: I.E. DIAMETER

INLET STUB

OUTLET STUB

NOTES/SPECIAL REQUIREMENTS:

1-CARTRIDGE CATCHBASIN

STORMFILTER DATA

SLOPED LID

SOLID COVER

OUTLET

INLET

INLET

OUTLET

INLET

INLET

CARTRIDGE HEIGHT (27", 18", 18" DEEP)

SF2

0.0136

0.0754

100

7.5

ZPG

206.15

N/A N/A

202.95 12"

YES\NO

YES\NO

18

CONFIGURATION

STRUCTURE ID

WATER QUALITY FLOW RATE (cfs)

PEAK FLOW RATE (<1 cfs) 

RETURN PERIOD OF PEAK FLOW (yrs)

CARTRIDGE FLOW RATE (gpm)

MEDIA TYPE (PERLITE, ZPG, PSORB)

RIM ELEVATION

PIPE DATA: I.E. DIAMETER

INLET STUB

OUTLET STUB

NOTES/SPECIAL REQUIREMENTS:

1-CARTRIDGE CATCHBASIN

STORMFILTER DATA

SLOPED LID

SOLID COVER

OUTLET

INLET

INLET

OUTLET

INLET

INLET

CARTRIDGE HEIGHT (27", 18", 18" DEEP)

SF3

0.0233

0.2277

100

11.25

ZPG

206.57

N/A N/A

203.37 12

YES\NO

YES\NO

27
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ELBOW RESTRICTOR

SECTION VIEW

STORMTECH CONTROL STRUCTURE DETAIL
NOT TO SCALE

SDCB #XX OVERFLOW WEIR DETAIL
NTS

ELBOW RESTRICTOR

SECTION VIEW

VAULT 'A' CONTROL STRUCTURE DETAIL
NOT TO SCALE
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NORTHEAST DRIVEWAY CURB AND GUTTER TRANSITION DETAIL

SOUTHWEST DRIVEWAY CURB AND GUTTER TRANSITION DETAIL
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Lawn

Note: All Plantings to Receive Automatic Irrigation

5'
-6

"

PLANTING CONTAINER SCHEDULE

Quantity

Manufacturer or

Approval Equal

Size Material

Empty

Weight

6

Old Town Fiberglass

Standard Square

714-633-3732

36"x36"x24"

Lightweight

Fiberglass

78 lbs

2

Old Town Fiberglass

Standard Rectangle

714-633-3732

60"x24"x24"

Lightweight

Fiberglass

86 lbs

21

Old Town Fiberglass

Standard Rectangle

714-633-3732

48”x24”x24

Lightweight

Fiberglass

73 lbs

8

Tournesol Site

Works  - Wilshire

Screen

800-542-2282

96”x24”x24”

Lightweight

Fiberglass w/Metal

Vine Screen

230 lbs

2

Authentic Province

Versailles Planter C

561-805-9995

33”x33”x43” Aluminum 255 lbs

SITE FURNITURE SCHEDULE

Quantity

Manufacturer or

Approval Equal

Size Material Weight

1

Bench - Maglin Site

Funishings MLB720

800-716-5506

70.5" Length Aluminum and IPE 115 lbs

1

Backless Bench -

Maglin Site

Furnishings

MLB720B

800-716-5506

70" Length Aluminum and IPE 75 lbs

3

Table - Maglin Site

Funishings

FRT1700-RD

800-716-5506

36" Diameter Steel 88 lbs

12

Chairs for Round

Table - Maglin Site

Furnishings

FRC1700-MSF-M1

800-716-5506

30" Height Steel and Aluminum 17 lbs

6

Outdoor Sectional -

Maglin Site

Furnishings Pixel

Wood Style 2

Standard Back

800-716-5506

24"x24" Steel and IPE -

5

Outdoor Sectional

Table - Maglin Site

Furnishings Pixel

Chroma Style 1

800-716-5506

24"x24" Steel and Acrylic -

1

Three Part Waste Bin

- Maglin Site

Furnishings MRC253

800-716-5506

54" Long Steel 320 lbs

23'-0"

Green roof tray paver

edge detail

Green roof tray

edging detail

Green roof tray

planting detail

DN

UP

UP

UPUP
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Edible Garden Raised Planters,

Fiberglass 48"x24"x24" Ht.,

Medium Weight Soil, Typ.

Planting at Grade. 3" Compost

Amendment. 8" Imported

Topsoil. 2" Mulch, Typ.

Freestanding Fiberglass

Planting Container -

36"x36"x24" Medium

Weight Soil Depth, Typ.

24"x24" Pedestal Paver

System, See Arch, Typ.

Street Trees to be Crataegus x

lavallei per City of Bellingham

Approved Street Tree List,

Typ. (25' Ht. x 17' W.)

Freestanding Fiberglass Planting

Container - 96"x24"x24"

Medium Weight Soil Depth, Typ.

Temporary Erosion

Control Seeding

(Typical, See Specs)

Roof garden modular

seating enlargement L103

1

Concrete pavers at

grade detail

Max 30" Ht. Plantings at Streetscape, Typ.

Green roof intensive

planting area detail

Street Trees to be Fraxinus

pennsylvanica 'Patmore' per City of

Bellingham Approved Street Tree List,

Typ. (45' Ht. x 35' W.)

33"x33"x43" Ht. Aluminum

Planter, Medium Weight Soil, Typ.

Roof Garden

Table

Roof Garden

Waste Receptacle

L103

3

L103

2

Freestanding Fiberglass Planting

Container - 60"x24"x24"

Medium Weight Soil Depth, Typ.

Roof Garden Bench

Roof Garden

Backless Bench

Green roof tray

layout detail

L103

4

L103

5

L103

6

L103

7

Green roof intensive

planting area detail
L103

2

2'-0"

Evergreen Viburnum

davidii hedge maintained

at 2'6"-3'6".

Root barriers as required per City of Bellingham Standard

Detail ST184. Root barriers must extend 8' from center

of trunk. Required on both sidewalk and curb side. Typ.

NORTHSCALE:

0
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3' Tall Red Leaf

Maple Tree

Transplanting Notes

1. If possible, root prune the plant 6-12 months before transplanting to
help the plant establish feeder roots in a more compact root ball. Root
prune in fall for spring or following fall transplant. Alternately, root prune
in spring and keep well watered for following fall transplant.

2. Prune rootball to following size according to size of plant:

3. Prior to moving the plant, prepare a heeling in area by digging a trench
deep and wide enough to accommodate the rootball of the plant.

4. Soak the root ball of the plant before moving so that the soil will remain
together during the digging process. Carefully dig the soil away from the
root ball, and then wrap the whole ball in untreated natural burlap. Do
not use synthetic burlap. Lash the burlap together securely to hold the
roots firmly in place. Carefully move the plant using machinery, burlap,
or cardboard to keep the root ball intact. If the soil ball breaks, it will
break the roots inside and may lead to the death of the plant.

5. Backfill rootball in the heeling in area with native topsoil from the site to
1" below the top of the root crown, covering all exposed roots.

6. Provide 3x per week watering to heeled-in plants, or ensure pick-up is no
more than 2 days after when plants are dug.

Plant Type Plant Size Min. Root Ball Dia. Min. Root Ball Depth

Small

Ornamental

Trees

5' Tall 24 Inches 10 Inches

Deciduous

Shrubs

4'  Tall 14 Inches 9 Inches

Evergreen

Shrubs

4' Tall 16 Inches 10 Inches

3' Tall Red Leaf

Maple Tree

(2) 4' Tall Maple Trees

(2) 4' Azaleas

6' Tall Red Leaf

Maple Tree

4' Rhododendron

(2) 5' Rhododendron

or Azaleas

(2) 5' Rhododendron

or Azaleas

(3) 3' Tall Red

Leaf Maple Trees

Transplant Pick-up Zone

Plant Heel-In

Storage Area
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Closure Strip, Typ.

MiriDrain Drainage Composite

and Membrane, Typ.

Bio Barrier Root Barrier, Typ.

Cant Membrane 45° at All

Corners, Typ. Slope to Drain.

2" Wood Chip Mulch

1"

Planting Topsoil Installed in 8" Lifts. Compact

to 85% between lifts. Overfill planters by

20% and Allow 2 weeks settlement prior to

planting. Adjust soil level prior to planting.

Drain per Mech. Eng.

Concrete Planter

per Arch

Podium Level Concrete

Slab Terrace per Arch,

Depth Varies 2"-5"

Building per Arch

5
"

Irrigation Sleeve - See

Irrigation Plan, Size Varies

Closure Strip, Typ.

MiriDrain Drainage Composite

and Membrane, Typ.

Bio Barrier Root Barrier, Typ.

Cant Membrane 45° at All

Corners, Typ. Slope to Drain.

2" Wood Chip Mulch

1"

Planting Topsoil Installed in 8" Lifts. Compact

to 85% between lifts. Overfill planters by

20% and Allow 2 weeks settlement prior to

planting. Adjust soil level prior to planting.

Drain per Mech. Eng.

Concrete Planter

per Arch

Podium Level Concrete

Slab Terrace per Arch,

Depth Varies 2"-5"

Building per Arch

5
"

Irrigation Sleeve - See

Irrigation Plan, Size Varies

Maglin Site Furnishings Pixel

Wood Style 2 Standard Back

1'
-5

"

1'-5"

1

1

1

1

111

Maglin Site Furnishings Pixel

Chroma Style 1

2

2 2

22

2

Maglin Site Furnishings Pixel

Wood Style 2 Standard Back

1'
-5

"

1'-5"

1

1

1

1

111

Maglin Site Furnishings Pixel

Chroma Style 1

2

2 2

22

2

4" Depth 5 8" Minus Crushed Rock
Compacted to 95%

95% Compacted Subgrade
or Undisturbed Native Soil

1" Rolled and Compacted
1
4" Minus Crushed Rock

Concrete Paver18"x18"

1
4" Minus Swept Joints

4" Depth 5 8" Minus Crushed Rock
Compacted to 95%

95% Compacted Subgrade
or Undisturbed Native Soil

1" Rolled and Compacted
1
4" Minus Crushed Rock

Concrete Paver18"x18"

1
4" Minus Swept Joints
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LANDSCAPE
DETAILS

CD MILESTONE #2
PRL
PLA
1571.01 Phase 1 - BHA

1571.01

L103

SCALE:

GREEN ROOF INTENSIVE PLANTING AREA DETAIL
1 1/2" = 1'-0"2 SCALE:

GREEN ROOF TRAY LAYOUT DETAIL
NTS3SCALE:

ROOF GARDEN MODULE SEATING ENLARGEMENT
NTS1

17 JUNE 2019

SCALE:

GREEN ROOF TRAY PAVER EDGE DETAIL
NTS4 SCALE:

GREEN ROOF TRAY EDGING DETAIL
NTS5

SCALE:

CONCRETE PAVERS AT GRADE DETAIL
NTS7

SCALE:

GREEN ROOF TRAY PLANTING DETAIL
NTS6
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8'-0" 8'-0"

DN
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UP

UPUP
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  A
  Y

Deciduous tree in

container detail L105

6

Deciduous tree

planting detail
L105

1

Shrub planting detail

L105

3
Groundcover

planting detail
L105

4

Conifer tree

planting detail
L105

2

COB street tree in

planting strip detail L105

5Root barrier typ. - sidewalk

and curb sides only,

extends 8' either side of

tree per cob detail

root barrier typ. - sidewalk

and curb sides only,

extends full length of tree

planting area per cob detail

Seeding per specs, typ.

Container

planting detail L105

7

TREES BOTANICAL NAME COMMON NAME SIZE QTY REMARKS

Acer circinatum Vine Maple 5 gal. 3 GF Small Tree, Native, DTAE

Crataegus x lavallei Hawthorn 2" Cal. 4 COB Street Tree List Small Selection, GF
Med/Small Tree, DTAE

Fraxinus pennsylvanica `Patmore` `Patmore` Ash 2" Cal. 8 COB Street Tree List Small/Med Selection, GF
Med/Large Tree, DTAE

Ginkgo biloba Maidenhair Tree 2" Cal. 1 GF Med/Lg Tree, DTAE

PLANT SCHEDULE

Parrotia persica Persian Parrotia 1" Cal. 2 GF Small Tree, DTAE

Picea omorika `Bruns` Bruns Spruce 4` Ht. 3 Medium Tree, DTAE

SHRUBS BOTANICAL NAME COMMON NAME SIZE QTY REMARKS

Abelia x `Rose Creek` Rose Creek Abelia 1 gal. 45 GF Plant List, DTAE, +24"

Blechnum spicant Deer Fern 1 gal. 29 GF Plant List, DTAE

Cistus x hybridus White Rockrose 2 gal. 12 GF Plant List, DTAE, +24"

Clematis armandii Evergreen Clematis 1 gal. 8 GF Plant List, DTAE, +24"

Cornus sericea `Kelseyi` Kelseyi Dogwood 2 gal. 110 GF Plant List, DTAE, +24"

Geranium macrorrhizum `Ingwersen`s Variety` Ingwersen`s Variety Geranium 1 gal. 257 GF Plant List, DTAE

Helianthemum nummularium `Henfield Brilliant` Henfield Brilliant Rock Rose 1 gal. 24 DTAE

Helictotrichon sempervirens `Sapphire` Blue Oat Grass 1 gal. 35 Great Plant Pick, DTAE, +24"

Ilex crenata `Mariesii’ Japanese Holly 2 gal. 56 GF Plant List Variety, DTAE, +24"

Lavandula stoechas 'Winter Bee' Spanish Lavender 1 gal. 23 GF Plant List, DTAE, +24"

Lavandula x intermedia `Phenomenal` Lavender 1 gal. 28 GF Plant List, DTAE, +24"

Mahonia nervosa Oregon Grape 1 gal. 51 GF Plant List, Native, DTAE, +24"

Morella californica California Wax Myrtle 5 gal. 9 GF Plant List, Native, DTAE, +24"

Nepeta racemosa `Walker`s Low` Catmint 1 gal. 32 GF Plant List, DTAE, +24"

Perovskia x `Little Spire` Russian Sage 2 gal. 123 DTAE, +24"

Polystichum munitum Western Sword Fern 1 gal. 47 GF Plant List, Native, DTAE, +24"

Prunus laurocerasus `Mount Vernon` Mount Vernon Laurel 2 gal. 92 GF Plant List, DTAE, +24"

Rhododendron azalea `Tenino` Tenino Azalea 2 gal. 13 GF Plant List, DTAE, +24"

Rhododendron x `Golden Gate` Golden Gate Rhododendron 5 gal. 20 GF Plant List, DTAE, +24"

Ribes sanguineum `King Edward VII` Red Flowering Currant 2 gal. 14 GF Plant List, DTAE, +24"

Sedum album `Coral Carpet` Coral Carpet Stonecrop 1 gal. 12 GF Plant List Variety, DTAE

Sesleria autumnalis Autumn Moor Grass 1 gal. 105 DTAE, +24"

Vaccinium ovatum Evergreen Huckleberry 2 gal. 46 GF Plant List, Native, DTAE, +24"

Viburnum davidii David Viburnum 2 gal. 69 GF Plant List, DTAE, +24"

GROUND COVERS BOTANICAL NAME COMMON NAME SIZE SPACING QTY REMARKS

Epimedium x rubrum Red Barrenwort 1 gal. 24" o.c. 56 GF Plant List, DTAE

Festuca arundinacea Tall Fescue seed 1,183 sf

Sedum oreganum Oregon Sedum flat 1,061 sf Sedum Tile or Tray, GF Plant List, DTAE
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LANDSCAPE
PLANTING

PLAN

CD MILESTONE #2
PRL
PLA
1571.01 Phase 1 - BHA

1571.01

L104GF = Green Factor
+24" = Taller than 24" at Maturity
DTAE = Drought Tolerant After Establishment

NORTHSCALE:

0

1"= 10'-0"

5' 10' 20'

17 JUNE 2019



Min. 2X
rootball diameter

Finish grade

Apply 2" depth
mulch layer

Scarify rootball

Plant 12" higher than grown in
nursery and ensure

 that crown is not buried
after settling and mulching

Topsoil or specified backfill,
85% max. compaction, typ.

Scarify edge of planting pit

See planting
specifications for
fertilizer applications

3" compost per
specifications roto-tilled
to a depth of 6"

8" Topsoil per
specifications

Min. 2X
rootball diameter

Finish grade

Apply 2" depth
mulch layer

Scarify rootball

Plant 12" higher than grown in
nursery and ensure

 that crown is not buried
after settling and mulching

Topsoil or specified backfill,
85% max. compaction, typ.

Scarify edge of planting pit

See planting
specifications for
fertilizer applications

3" compost per
specifications roto-tilled
to a depth of 6"

8" Topsoil per
specifications

Set groundcover 1' from adjacent
pavement edge and space as indicated

on triangular spacing diagram

EQUAL EQUAL

PLAN VIEW - TRIANGULAR SPACING
NOT TO SCALE

EQUAL

Plant so that crown
of plant is 1/2" above

finished grade

8" topsoil per specifications

Apply 2" depth
mulch layer

Finish grade

3" compost per specifications
roto-tilled to a depth of 6"

Set groundcover 1' from adjacent
pavement edge and space as indicated

on triangular spacing diagram

EQUAL EQUAL

PLAN VIEW - TRIANGULAR SPACING
NOT TO SCALE

EQUAL

Plant so that crown
of plant is 1/2" above

finished grade

8" topsoil per specifications

Apply 2" depth
mulch layer

Finish grade

3" compost per specifications
roto-tilled to a depth of 6"

6"

Min. 2X
rootball diameter

8" Topsoil per specs

Firmly tamp prepared soil to
avoid settling, 85% typ.

Finish grade

Apply 2" depth
mulch layer

Scarify rootball

(2) Stakes per specifications.
Drive to refusal outside
rootball.

6" min.

Plant so that the root ball
is 1" above finished

grade and insure that
crown is not buried after

settling and mulching

Fill with specified backfill
85% max. compaction

Scarify edge of planting pit

Deeproot Arbor-Tie Webbing

3" compost per specifications
roto-tilled to a depth of 6"

6"

Min. 2X
rootball diameter

8" Topsoil per specs

Firmly tamp prepared soil to
avoid settling, 85% typ.

Finish grade

Apply 2" depth
mulch layer

Scarify rootball

(2) Stakes per specifications.
Drive to refusal outside
rootball.

6" min.

Plant so that the root ball
is 1" above finished

grade and insure that
crown is not buried after

settling and mulching

Fill with specified backfill
85% max. compaction

Scarify edge of planting pit

Deeproot Arbor-Tie Webbing

3" compost per specifications
roto-tilled to a depth of 6"

2X Diameter of rootball

Deeproot Arbor-Tie
Webbing

Two (2), stakes per
specifications.

Plant so that top of crown
is 1" above finished

grade and ensure that
crown is not buried after

settling and mulching.

Backfill with specified
planting soil and water
immediately. 85% max.

compaction typ.

Apply 2" depth mulch layer

6" Soil mound, typ. Firmly tamp to
avoid settling.

Scarify edge of planting pit, typ.

Finish grade

8" Topsoil per specs

3" compost per specifications
roto-tilled to a depth of 6"

Drive into
soil to refusal

3' min.
6"min.

2X Diameter of rootball

Deeproot Arbor-Tie
Webbing

Two (2), stakes per
specifications.

Plant so that top of crown
is 1" above finished

grade and ensure that
crown is not buried after

settling and mulching.

Backfill with specified
planting soil and water
immediately. 85% max.

compaction typ.

Apply 2" depth mulch layer

6" Soil mound, typ. Firmly tamp to
avoid settling.

Scarify edge of planting pit, typ.

Finish grade

8" Topsoil per specs

3" compost per specifications
roto-tilled to a depth of 6"

Drive into
soil to refusal

3' min.
6"min.

2" Specified mulch, typ.

Container topsoil growing medium
installed in 8" max. lifts, 85% compaction
at time of topsoil installation. Overfill
planters by 20% and allow one month for
settlement prior to planting.  Adjust soil
levels prior to planting.

Closure strip, typ.

Bio barrier root barrier, typ.

MiriDrain drainage composite
and membrane typ.

XX" High X XX" wide lightweight
fiberglass planter. Color and
finish per specification.

Cant membrane 45° at all
corners, typ.  Slope to drain hole.

Concrete pavers on pedestals - See Arch.

Protection board by other

Waterproof membrane by other

Rigid insulation by other

Existing roof substructure

Recycled plastic lumber sleepers
for drainage, typ.

2" Specified mulch, typ.

Container topsoil growing medium
installed in 8" max. lifts, 85% compaction
at time of topsoil installation. Overfill
planters by 20% and allow one month for
settlement prior to planting.  Adjust soil
levels prior to planting.

Closure strip, typ.

Bio barrier root barrier, typ.

MiriDrain drainage composite
and membrane typ.

Aluminum planter. Color and
finish per specification.

Cant membrane 45° at all
corners, typ.  Slope to drain hole.

Concrete pavers on pedestals and
substructure - See Arch.

Recycled plastic lumber sleepers
for drainage, typ.

2" Specified mulch, typ.

Container topsoil growing medium installed
in 8" max. lifts, 85% compaction at time of
topsoil installation. Overfill planters by 20%
and allow one month for settlement prior to
planting.  Adjust soil levels prior to planting.

Closure strip, typ.

Bio barrier root barrier, typ.
MiriDrain drainage composite
and membrane typ.

24" High lightweight fiberglass planter.
Color and finish per specification.

Cant membrane 45° at all
corners, typ.  Slope to drain hole.

Concrete pavers on pedestals - See Arch.

Protection board by other

Waterproof membrane by other

Rigid insulation by other

Existing roof substructure

Recycled plastic lumber sleepers
for drainage, typ.

2" Specified mulch, typ.

Container Topsoil growing medium installed
in 8" max. lifts, 85% compaction at time of
topsoil installation. Overfill planters by 20%
and allow one month for settlement prior to
planting.  Adjust soil levels prior to planting.

Closure strip, typ.

Bio barrier root barrier, typ.
MiriDrain drainage composite
and membrane typ.

Lightweight fiberglass planter. Planter to be
plumb and level.  Color and finish per
specification.

Cant membrane 45° at all
corners, typ.  Slope to drain hole.

Concrete slab deck and substrate by
others - See Arch.

Recycled plastic lumber sleepers for leveling
and drainage, typ.

Drain hole
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PLANTING
DETAILS

CD MILESTONE #2
PRL
PLA
1571.01 Phase 1 - BHA

1571.01

L105

SCALE:

SHRUB PLANTING DETAIL
NTS3 SCALE:

GROUNDCOVER PLANTING DETAIL
NTS4SCALE:

CONIFER TREE PLANTING DETAIL
NTS2SCALE:

DECIDUOUS TREE PLANTING DETAIL
NTS1

SCALE:

COB STREE TREE IN PLANTING STRIP DETAIL
NTS5 SCALE:

ROOF GARDEN CONTAINER PLANTING DETAIL
NTS7SCALE:

DECIDUOUS TREE IN CONTAINER DETAIL
NTS6
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Area 2
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230sf
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Area 3
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GREEN
FACTOR

CD MILESTONE #2
PRL
PLA
1571.01 Phase 1 - BHA

1571.01

L106

NORTHSCALE:

0

1"= 20'-0"

10' 20' 40'

17 JUNE 2019

Project title: Samish Way Redevelopment Phase 1

enter sq ft

of parcel

Parcel size (enter this value first) *

Landscape Elements**

A Landscaped areas (select one of the following for each area)

Landscaped areas with a soil depth of less than 24"1

2

3

Landscaped areas with a soil depth of 24" or greater

Bioretention facilities

B Plantings (credit for plants in landscaped areas from Section A)

1 Mulch, ground covers, or other plants less than 2' tall at maturity

2

3

4

5

6

7

Plants 2' or taller at maturity - calculated

at 16 sq ft per plant (typically planted no closer than 18" on center)

Tree canopy for "small trees" in _____'s Street Tree Planting Schedule

or equivalent (canopy spread of 15') - calculated at 50 sq ft per tree

Tree canopy for "small/medium trees" in Street Tree Planting Schedule

or equivalent (canopy spread of 20') - calculated at 100 sq ft per tree

Tree canopy for "medium trees" in Street Tree Planting Schedule

or equivalent (canopy spread of 25') - calculated at 150 sq ft per tree

Tree canopy for "large trees" in in Street Tree Planting Schedule

or equivalent (canopy spread of 30') - calculated at 200 sq ft per tree

Tree canopy for preservation of "exceptional trees" or other large

existing trees 6"+ diameter - calculated at 15 sq ft per inch DBH

C Green roofs

1

2

Over at least 2" and less than 4" of growth medium

Over at least 4" of growth medium

D Vegetated walls

E Approved water features

F Pervious paving***

1

2

Pervious paving over at least 6" and less than 24" of soil or gravel

Pervious paving over at least 24" of soil or gravel

G Structural soil systems

sub-total of sq ft =

H Bonuses

1

2

Drought-tolerant or native plant species

Landscaped areas where at least 50% of annual irrigation needs are met

through the use of harvested rainwater

3 Landscaping in food cultivation

enter sq ft

6045

enter sq ft

0

enter sq ft

122

0.1

0.2

604.5

-

enter sq ft

1564

enter sq ft

0

enter sq ft

0

enter sq ft

0

enter sq ft

0

enter sq ft

0

enter sq ft

0

60,232

0.4

0.7

0.7

0.7

0.3

0.5

0.2

625.6

-

-

-

enter number of plants

1305

enter number of plants

6

enter number of plants

7

enter number of plants

9

enter number of plants

0

enter inches DBH

0

43,755

Square Feet

enter sq ft

0

enter sq ft

17719

enter sq ft

0

enter sq ft

17719

20880

300

700

1350

0

0

Enter Minimum Required

Score: 0.20

SCORE

Factor

0.1

0.8

1.0

0.2

0.3

0.3

0.3

0.4

0.5

0.8

0.596

Total

-

14,175.2

-

3,544

6,264

90

210.0

540.0

-

-

-

-

-

0.3 37

Green Factor numerator =

* Do not count public rights-of-way in parcel size calculation.

** To calculate your score, you may count landscape elements that are in rights-of-way if they are contiguous with the parcel.

*** Permeable paving may not qualify for more than 1/3 of the Green Factor numerator for any one site

26,090

Green Factor Worksheet*

1

A1

A2

A3

B1

B2

B3

B4

B5

B6

B7

C1

C2

D

E

F1

F2

G

H1

H2

H4

square feet

square feet

square feet

square feet

# of plants

# of trees

# of trees

# of trees

# of trees

# of trees

square feet

square feet

square feet

square feet

square feet

square feet

square feet

square feet

square feet

square feet

802

802

126

2

708

708

169

3

3151

3151

230

8

3

1

4

1213

1213

211

5

1961

1961

316

3

6

283

283

8

4

Planting Area

87 9 10

9601

8

2

130 98

9601

9

11 12 13 14 TOTAL**

0

17719

0

17719

1305

5

7

9

0

0

1073 283 208 1564

0

0

0

0

0

0

802 708 1213 1961 283 709 161

122

* See Green Factor score sheet for category definitions

** Enter totals on the Green Factor score sheet
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Lawn

DN

UP

UP

UPUP

Evergreen Morella californica hedge

Seeding

Seeding
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See Mechanical

Area of Hydroseed -

Contractor

Establishment

Area of Hydroseed - Contractor Establishment

Wall Hose Bib, Typ. (See Mechanical)

3
4"

1"

1 14"

1 12"

2"

0-8

9-15

16-22

23-35

36-55

5-LRC or equal. Provide 2 keys.

TBD

Sch 40 PVC

Schedule 40 PVC - see below for
schedule of pipe sizes.

Schedule 40 PVC

Rainbird

Rainbird

Rainbird

Low-Flow Drip
Control Zone Kit

Quick coupler

Controller

Mainline

Lateral line

Sleeving

Zone
Num.

Size gpm

#

X.XX"

C

POC Point of connection.

IRRIGATION SCHEDULE

PIPE SIZES

TYPE DESCRIPTIONSYMBOL

GPM PIPE SIZE

See CivilWater Meter

NOTES:
1. Contractor shall document existing pressure of water at Point of Connection.
2. System operating pressure is 30 psi at Drip Zones, 30 psi at Tree Bubblers.
3. Drawing is schematic. Actual locations may vary due to plant materials, utilities or existing

conditions. Contractor is responsible for locating utilities prior to beginning construction.
4. There is a loss of pressure in each pipe fitting due to friction & additional heads may be

needed due to field conditions. These losses are compensated for by adding ten (10)
percent to the manufacturers rated G.P.H.

5. All irrigation sleeving to be staked in the field and located on dimensioned "as-built"
drawing to allow future location and use.

6. Air blow irrigation system through quick couplers to winterize irrigation system.
7. Contractor shall coordinate irrigation equipment with plant material, to avoid conflicts.
8. Valve boxes to be placed parallel or perpendicular to curbs or paving in proximity.

Pressure
Regulating Valve Fixed brass with PRS-Dial or equal.

Master Control
Valve Rainbird

Rainbird

GB Series brass valve or equal -
Normally open.

Double Check
Valve Assembly Per Code

Flow Sensor Rainbird FS100P or equal

Rainbird XFS Sub-Surface Dripline
with Copper Shield Technology -
Dripline Irrigation Areas

Root Watering
System

Rainbird

0.6 GPH Emitter. 18" Emitter and
Lateral Spacing. Adjust for slopes per
manufacturer's recommendations.
Maximum lateral length per
manufacturer's chart. Bury to 6" depth
from finish grade. Flush valves at the
end of each zone. Air relief valves at
the highest points of each zone.

XCZ-075-PRF or equal

RWS-B-C-1402 or equal. 2 per tree.
Dedicated Lateral Line and PEB Valve.

Quick Check
Basket Filter

Rainbird QKCHK-075 or equal

Air Valve Relief Kit Rainbird ARV050. One or more per zone. Locate
at highest point of dripline zone.

Line Flushing Valve Rainbird MDCFCAP or equal

Rainbird

No Symbol

No Symbol

No Symbol

Medium-Flow Drip
Control Zone Kit

XACZ-100-PRF or equal

See Mechanical

See Mechanical

See Mechanical

Wall Hose Bib

Hydrant and Hose

Hydrant and Hose for Edible

Gardening ( See Mechanical)

RWS Tree Bubblers at All

Trees, 2 Per Tree, Separate

Zone from Drip Line, Typ.

Irrigation Area 3 -

BWCHA Office Deck,

POC per Mechanical

Separate Controller

Irrigation Area 2 - Residents

Podium Deck Level POC per

Mechanical, Separate

Controller (Consider Phase 2

Irrigation Requirements when

sizing POC and Controller)

Quick Coupler for

Pavement Washing

POC

Rainbird Multi-Outlet Xeri-Bug
Six-outlet emitter, Flow: 0.5, 1.0 or 2.0
gph

C

C

Stub Irrigation Mainline for Phase 2

Irrigation Area 1 -

At-Grade Planting and

ROW Planting, POC per

Civil, Separate Controller

All Irrigation in ROW to be on

Separate Irrigation Zones from

Property Irrigation. RWS Tree

Bubblers and Drip Areas to be on

Separate Zones, Typ.

C

CB1

CB2

FS

BF

M

All Lawn Areas to be

Zones Separately from

Shrub Zones, Typ.

RM
C 

Ar
ch

ite
cts

, P
LL

C 
•1

22
3 R

ail
ro

ad
 A

ve
nu

e•
 B

ell
ing

ha
m,

 W
A 

 98
22

5
P:

36
0.6

76
.77

33
 • 

F:
36

0.7
38

.04
48

 • 
rm

c@
rm

ca
rch

ite
cts

.co
m

Job No: Date:
File No:
Drawn By:
Checked By:
Issued for:

P.
O

. B
ox

 1
12

2
Be

lli
ng

ha
m

, W
A 

98
22

7
(3

60
) 6

84
-4

29
5

Sa
mi

sh
 W

ay
 R

ed
ev

elo
pm

en
t (

Al
oh

a!)
  P

HA
SE

- I
31

5 N
or

th 
Sa

mi
sh

 W
ay

Sa
mi

sh
 W

ay
 R

ed
ev

elo
pm

en
t P

ar
tne

rs 
LL

LP

IRRIGATION
PLAN

CD MILESTONE #2
PRL
PLA
1571.01 Phase 1 - BHA

1571.01

L201NORTHSCALE:

0

1"= 20'-0"

10' 20' 40'

SCALE:

IRRIGATION POINT OF CONNECTION AT GRADE
NTS1

M

Meter - See Civil

Double Check Valve
Assembly - See Mechanical

Pressure Regulating Valve

Master Control Valve

Mainline

Quick Coupler

Flow Sensor
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PRESSURE
REGULATING VALVE
SCHED. 40 PVC ELL

SCHED 80 PVC NIPPLE

SUPPORT VALVE
BOX WITH BRICKS

PVC MAINLINE PIPE

COMPACT
SUBGRADE

PVC MAINLINE

GRAVEL BACKFILL FOR
DRAIN, 6" MIN DEPTH, TOP

OF GRAVEL FLUSH W/
BOTTOM OF VALVE BOX

 VALVE BOX
FINISH GRADE PRIOR TO
PLACING MULCH

OFF

ON

30" LINEAR LENGTH
OF WIRE, COILED

WATER PROOF
CONNECTION (1 OF 2)

I.D. TAG
VALVE BOX WITH COVER

FINISH GRADE/ TOP OF MULCH

REMOTE CONTROL VALVE PVC SCH 80 NIPPLE (CLOSE)

PVC SCH 40 ELL

PVC SCH 80 NIPPLE
LENGTH AS REQUIRED

BRICK, ONE OF FOUR

SCH 80 NIPPLE (2" LENGTH)
AND SCH 40 ELL

PVC MAINLINE PIPE

PVC SCH 40 TEE OR ELLPVC SCH 40 MALE ADAPTER

PVC LATERAL PIPE

6" MINIMUM DEPTH WASHED
GRAVEL, TOP OF GRAVEL FLUSH

WITH BOTTOM OF VALVE BOX

2" Min.

GATE VALVE MANIFOLD

VALVE BOX. SIZE TO PROVIDE 3"
CLEAR BETWEEN VALVE AND VALVE
BOX.

FINISH GRADE PRIOR TO
PLACING MULCH

GATE VALVE, PLACE @ MAIN
DEPTH

SLOTS CUT IN BOX FOR
MAINLINE CLEARANCE

1"

PVC MALE ADAPTOR

GRAVEL BACKFILL FOR DRAIN, 6"
MIN DEPTH, TOP OF GRAVEL LEVEL
WITH BOTTOM OF VALVE BOX

PVC MAINLINE
IN

FINISH GRADE/ TOP OF MULCH

QUICK COUPLING VALVE

VALVE BOX WITH COVER

6" MINIMUM DEPTH OF
WASHED GRAVEL

SUPPORT VALVE BOX
WITH BRICKS

PVC SCH 80 NIPPLE
(LENGTH AS REQUIRED)

PVC SCH 40 ELL

PVC SCH 40 TEE OR ELL

PVC MAINLINE PIPE

STEEL STAKE W/
STAINLESS STEEL GEAR
CLAMPS FOR EQUIVALENT
SUPPORT SYSTEM

PVC SCH 40 STREET ELL

NOTE:
FURNISH PIPING AND FITTINGS NOMINALLY SIZED IDENTICAL
TO NOMINAL QUICK COUPLING VALVE INLET SIZE

18"

12"

LATERAL LINE

MAIN LINE

CONTROL WIRES
FOR AUTOMATIC
VALVES TAPED
UNDER PIPE

PLANTING SOIL

DETECTABLE MARKING TAPE

COMPACTED BACKFILL
MATERIAL

COMPACT
SUBGRADE

2" MIN ALL SIDES

FINISH GRADE PRIOR TO
PLACING MULCH OR SOD

NOTE: ALL MAIN AND/OR LATERAL PIPE UNDER PAVEMENT
SHALL BE SLEEVED
BACKFILL MATERIAL TO BE SAND OR OTHER SUITABLE
MATERIAL, FREE OF ROCK OR DEBRIS

PAVING AND BASE
COURSE - SEE CIVIL

BACKFILL PER CIVIL.
COMPACT IN 4" LAYERS
TO 95% MAX DENSITY.

SCH 40 PVC SLEEVE
WITH IRRIGATION
PIPE AND WIRES

18"

COMPACT SUBGRADE

DETECTABLE MARKING TAPE6"

PROVIDE ADEQUATE WIDTH
TO ALLOW FOR

COMPACTION EQUIPMENT

4'-0" MIN

4-6"

DRIP MANIFOLD
BURIAL DEPTH

XFS Dripline Maximum Lateral Lengths (Feet)

Inlet Pressure psi

12" Spacing 18" Spacing 24" Spacing

Nominal Flow (gph) Nominal Flow (gph) Nominal Flow (gph)

0.6 0.9 0.6 0.9 0.6 0.9

15 273 155 314 250 424 322

20 318 169 353 294 508 368

30 360 230 413 350 586 414

40 395 255 465 402 652 474

50 417 285 528 420 720 488

60 460 290 596 455 780 514

6"

OFF

ON

OUTSIDE WALL

IRRIGATION CONTROLLER:

  RAIN BIRD ESP-LXME CONTROLLER IN LXMM

METAL CABINET WITH OUTSIDE WALL MOUNT.

INSTALL CONTROLLER AND CABINET ON WALL

PER MANUFACTURER'S RECOMMENDATIONS.

JUNCTION BOX

1-INCH CONDUIT AND FITTINGS TO POWER

SUPPLY

POWER SUPPLY WIRE

2-INCH CONDUIT AND FITTINGS FOR STATION

WIRES

WIRES TO REMOTE CONTROL VALVES

NOTES:

1. ESP-LXME CONTROLLER IS AVAILABLE IN 8- OR 12-STATION BASE

MODELS.  ADDITIONAL MODULES IN 4-, 8- AND 12-STATION

VERSIONS MAY BE ADDED TO BRING THE CONTROLLER UP TO 48

STATIONS MAXIMUM.

2. FOR EASE OF INSTALLATION INTO A CONTROLLER WITH MORE

THAN 24 STATIONS, INSTALL A JUNCTION BOX AT THE BASE OF

CONTROLLER AND TRANSITION LARGER VALVE AND COMMON

WIRES FROM FIELD TO 18 AWG MULTI CONDUCTOR WIRE TO BE

USED IN CONTROLLER.

3. USE STEEL CONDUIT FOR ABOVE GRADE AND SCH 4O PVC CONDUIT

FOR BELOW GRADE CONDITIONS.

4. PROVIDE PROPER GROUNDING COMPONENTS TO ACHIEVE GROUND

RESISTANCE OF 10 OHMS OR LESS.

RM
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IRRIGATION
DETAILS

CD MILESTONE #2
PRL
PLA
1571.01 Phase 1 - BHA

1571.01

L202

SCALE:

GATE VALVE DETAIL
NTS2 SCALE:

QUICK COUPLER VALVE DETAIL
NTS4SCALE:

AUTOMATIC REMOTE CONTROL VALVE DETAIL
NTS3

SCALE:

TRENCHING DETAIL
NTS5 SCALE:

SLEEVING UNDER PAVEMENT DETAIL
NTS6

SCALE:

PRESSURE REGULATING VALVE DETAIL
NTS1

SCALE:

TREE BUBBLER DETAIL
NTS8SCALE:

CONTROLLER DETAIL
NTS7

SCALE:

LANDSCAPE DRIPLINE LAYOUT DETAIL
NTS9 SCALE:

DRIP ZONE CONTROL KIT DETAIL
NTS10

SCALE:

AIR RELIEF VALVE DETAIL
NTS11
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SCALE:

SUBSURFACE DRIPLINE BURIAL DETAIL
NTS10
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CONCRETE PAVERS ON
PEDESTALS, SEE ARCH.

1/2" DRIP LINE
DRILL POT FOR DRIP

FITTING.  EXTEND TUBING
THROUGH PAVER

SPECIFIED PLANTER SOIL

1 1/2" DEPTH PEA GRAVEL

BUBBLER TUBING W/
MULTI-OUTLET XERI

BUG,TYP.

1 x 3 PLASTIC LUMBER
BLOCK, TYP.

 LATERAL LINE.  INSTALL
THRUST BLOCKING AS

NECESSARY

1/2"  ADAPTER

RIGID INSULATION BY OTHER

WATERPROOF MEMBRANE BY
OTHER

PROTECTION FABRIC BY OTHER

ADHERE FILTER FABRIC
ALONG SIDES, WRAP DRIP

TUBING

IF DRAINAGE HOLES ARE NOT PRESENT,
DRILL DRAINAGE HOLES PER
MANUFACTURER'S SPECIFICATIONS

INSIDE BUILDING OUTSIDE BUILDING

CONTROLLER

ET MANAGER

ELECTRICAL
JUNCTION BOX

IRRIGATION CONTROLLER
HARD WIRED

VALVE WITH FLOW
CONTROL

UNION
FLOW

MAINLINE FROM
WATER SUPPLY

LATERAL LINE

NOTE: COLUMBIA GREEN PROVIDES THE FOLLOWING
IRRIGATION COMPONENTS: Header and components
inside the perimeter of the tray layout including; drip tape,
tape ell's, drip tee's, compression barb fittings, threaded
male point of connection for the header and a capped fitting
for the opposing end of the header.

Note: All valving, backflow prevention, controls, and valve
boxes are shown for reference only. These components are
supplied by the installer, including getting the water source
to the edge of the Columbia Green header/edger.

"Y" FILTER WITH BASKET

PRESSURE REGULATOR

TR4.02

PLANTED-IN-PLACE TRAY

IRRIGATION CONTROLS- SCHEMATIC

ISSUE DATE:DETAIL SCALE: N.T.S.

Corporate Office: 79 SE Taylor Street, Suite 201 Portland, OR 97214

                           www.columbia-green.com

04/03/2014

TR4.01

PLANTED-IN-PLACE TRAY

DRIP IRRIGATION LAYOUT

DETAIL SCALE: 3/4"=1'-0"
ISSUE DATE:

Corporate Office: 79 SE Taylor Street, Suite 201 Portland, OR 97214
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PRE-FABRICATED HOLE TO RECEIVE
IRRIGATION HOOK AND PIN

4" 2"
TYP. MIN.

SLOPE DIRECTION DRIP TUBING TO RUN PARALLEL TO SLOPE.
(IN ONE DIRECTION ONLY).

PREFABRICATED NOTCHES TO RECEIVE
DRIP TUBING, TYP.

TR4.03

PLANTED-IN-PLACE TRAY

DRIP TUBING CONNECTION TO TRAY

ISSUE DATE:DETAIL SCALE: 3"=1'-0"
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Samish Way Redevelopment
Bellingham Whatcom County Housing Authority

Project Info

OWNER:

SITE ADDRESS'S:

PARCEL NO'S.:

LEGAL DESC.:

SITE AREAS:

BELLINGHAM WHATCOM COUNTY
HOUSING AUTHORITY

Drawing Index

Building Area Summary

LEVEL P1
LEVEL P2
PODIUM RESIDENTIAL
LEVEL 2 RESIDENTIAL
LEVEL 3 RESIDENTIAL
LEVEL 4 RESIDENTIAL
SUBTOTAL
COMBINED TOTAL

PHASE 1
HEATED       GARAGE

PHASE 2
HEATED       GARAGE

Residential Unit Summary

STUDIO
1-BEDROOM
2-BEDROOM
3-BEDROOM
3-BED TOWNHOUSE
SUBTOTAL
COMBINED TOTAL

PHASE 1
BLDG. A

26
30
8

5
69
69

BLDG. C

36
7
4

47

PHASE 2
BLDG. B

34
4

38
                         85

TOTALS
26

100
19
4
5

154
154

Parking Phase 1

B.H.A. OFFICE
STUDIO
1-BEDROOM
2-BEDROOM
3-BED TOWNHOUSE

QUANTITY
11,065 S.F.
26 UNITS
30 UNITS
8 UNITS
5 UNITS

REQUIRED
23
26
30
8
8

95

FACTOR
1/500 S.F.

1/UNIT
1/UNIT
1/UNIT

1.5/UNIT

PROPOSED
23
22
26
6
6

83

AFFORDABLE AND SENIOR HOUSING IS ALLOWED A
PARKING REDUCTION VIA A PLANNING DIRECTOR WAIVER

Parking Phase 2

COMMON AREA
COMMERCIAL / REST.
STUDIO
1-BEDROOM
2-BEDROOM
3-BEDROOM

QUANTITY
5,000 S.F.
3,800 S.F.

-
72 UNITS
12 UNITS
4 UNITS

REQUIRED
N/A
8
-

72
12
6

98

FACTOR
N/A

1/500 S.F.
1/UNIT
1/UNIT
1/UNIT

1.5/UNIT

PROPOSED
N/A
8
-

49
9
5

71

AFFORDABLE AND SENIOR HOUSING IS ALLOWED A
PARKING REDUCTION VIA A PLANNING DIRECTOR WAIVER

301 & 315 NORTH SAMISH WAY,
BELLINGHAM, WA 989225

380331425243 & 380331421256

LOTS 10,11,12,13,14,15,16,17,18,19, AND THAT PORTION OF
LOT 20, LYING WESTERLY OF STATE ROAD NO.1 (PACIFIC HIGHWAY),
BLOCK 26, "MAP OF ELDRIDGE AND BARTLETT'S
ADDITION TO THE TOWN OF SEHOME, WHATCOM COUNTY,
W.T.", NOW A PART OF THE CONSOLIDATED CITY OF
BELLINGHAM, WHATCOM COUNTY, WASHINGTON, ACCORDING
TO THE PLAT THEREOF, RECORDED IN BOOK 1 OF PLATS,
PAGE 91, IN THE AUDITOR'S OFFICE OF SAID COUNTY AND STATE.

TOGETHER WITH THE VACATED ALLEY, VACATED NORTHEAST TEN
FEET OF LAUREL STREET, VACATED NORTHEAST TEN FEET
OF PASCO STREET, AND THE VACATED SOUTHEAST TEN FEET
OF OTIS STREET, ALL ABUTTING THEREOF.

EXCEPT THAT PORTION OBTAINED BY THE STATE OF WASHINGTON
AND CONVEYED TO THE STATE OF WASHINGTON FOR STATE ROAD
NO.1 OR PACIFIC HIGHWAY, BY:
       A.  DECREE OF CONDEMNATION IN THE SUPERIOR COURT OF
            THE STATE OF WASHINGTON UNDER CLAUSE NO.21361
       B.  STATE DEED RECORDED OCTOBER 17,1931, IN VOLUME 220
            OF DEEDS, PAGE 30, UNDER AUDITOR'S FILE NO.403154.
       C.  STATE DEED RECORDED DECEMBER 9,1931, IN VOLUME 219
            OF DEEDS, PAGE 337, UNDER AUDITOR'S FILE NO.403814.

SITUATE IN WHATCOM COUNTY, WASHINGTON.

22,151.0339 S.F. & 43,754.5665 S.F. (TOTAL: 65,905.599 S.F.)

  4,265 S.F.
10,610 S.F.
12,155 S.F.
12,240 S.F.
12,240 S.F.
9,192 S.F.
60,702 S.F.

14,784 S.F.
11,834 S.F.

26,618 S.F.

  9,686 S.F.
  1,242 S.F.
18,052 S.F.
18,052 S.F.
18,052 S.F.
18,052 S.F.
83,136 S.F.

18,039 S.F.
18,394 S.F.

36,433 S.F.

87,320 S.F. 119,569 S.F.

MP000 COVER SHEET

MP100 SITE PLAN / P1 LEVEL

MP101 SITE PLAN / P2 LEVEL

MP200 PODIUM LEVEL PLAN

MP201 TYPICAL UPPER LEVELS 2, 3, 4

MP300 CONCEPT ELEVATIONS

MP302 SITE CONTEXT PHOTOS

Vicinty Plan

Massing Study

L102           PH1 & PH2 LANDSCAPE SCHEMATIC

cjk
Text Box
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Text Box
EXHIBIT D
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Upper Level
218.50

Podium Level
228.00

Street Level
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Residential Level-2
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Planning and Community Development Department 
 210 Lottie Street, Bellingham, WA  98225 

Phone: (360) 778-8300    Fax: (360) 778-8301   TTY: 711 (WA Relay) 

 
Email: planning@cob.org  Web: www.cob.org   

NOTICE OF INCOMPLETE APPLICATION &  
REQUEST FOR INFORMATION 

 
Notice is hereby given that the Planning and Community Development Department (PCDD) has 
determined that this application is not sufficiently complete to begin review.   
 
Date of Notice: June 24, 2019  
 
Date Application Received: 5/28/2019 (Date permits paid for) 
 
Project Location: 315 N. Samish Way; Sehome Neighborhood. Samish Way Urban Village – 
Commercial Transition 2 (CT2) zoning designation. Assessor's Parcel #: 380331 421256 and 
425243  
 
Applicant: Robert Wright, RMC Architects, 1223 Railroad Ave, Bellingham, WA 98225; Ph: 
(360) 676-7733 
 
Property Owner: Bellingham Housing Authority; 208 Unity Street, Bellingham, WA 98225; Ph: 
(360) 676-6887  
 
Application Type: Design Review (DR2019-0003), SEPA Checklist (SEP2019-0020), Parking 
Adjustment (ADM2019-0017) 
 
The Planning and Community Development Department (PCDD) has reviewed the 

application(s) referenced above. It has been determined that these application(s) do not supply 

sufficient information to prepare a decision compliant with applicable regulations of the 

Bellingham Municipal Code (BMC) and Comprehensive Plan. To complete the application, 

please submit revised/additional information to comply with the following code requirement. 

Required Actions: 

To continue review of the above application(s), please submit the following information 

electronically to ckoch@cob.org and permits@cob.org, or in person to the permit center, located 

in City Hall: 

I. The parking reduction application does not provide sufficient information to prepare a 

decision in compliance with BMC 20.37.150(E), mainly that the information submitted does 

not indicate the extent that the, “uses (affordable housing) are inherently less auto 

dependent”, or that the proposed mitigation, “will be adequate and proportionate to the 

requested parking reduction.”  

a. More information/analysis must be submitted such as from the ITE Parking Generation 

Manual to verify what reduction factor is typically associated with the proposed 

affordable housing and how much it may reduce the 72 parking stalls required by BMC 

20.37.150(C)(1) for standard market-rate multifamily housing.  

mailto:planning@cob.org
http://www.cob.org/
mailto:ckoch@cob.org
mailto:permits@cob.org
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b. Another option to consider is to request that the new street parking (at least 12 stalls) 

proposed to be developed by the project on Otis Street be counted as mitigation for the 

parking reduction on the basis that the street parking will increase shared public parking 

capacity in the vicinity which is substantially more efficient than private parking, and 

thereby decrease the need for inefficient on-site private parking. With the limited 

availability of on-site parking, the project will be less attractive to tenants who are auto 

dependent, and more attractive to tenants who are less auto dependent and more reliant 

on alternative transportation. The new improved street parking will not only be available 

to the tenants and the broader public in support of the urban village, it will also provide a 

physical barrier between the sidewalk and moving vehicular traffic which increases 

pedestrian comfort and safety, and makes walking more attractive, enjoyable, and likely 

to occur.  Please justify how the mitigation of new improving on-street public parking is 

adequate and proportionate to the proposed 12 vehicle parking space reduction. 

As additional mitigation, the 28 bicycle parking stalls being provided is 13 more than 

required. 

c. You might also consider using the shared parking provision in BMC 20.37.150(D) and 

the ITE Parking Generation Manual to show the offset between peak parking demand for 

the 23 parking stalls required for the office use and the peak parking demand for the 72 

parking stalls required of the residential use.  

II. The following comments are based on the projects compliance with the Urban Village 

Design Standards (UVDS) and Samish Way Urban Village design and development 

regulations: 

a. Marked up plans for Phase 1 are attached. Make changes as necessary and resubmit.  

b. Submit a letter from the USPS verifying the location of the mailboxes is acceptable. 

c. Submit a letter from Sanitary Serviced verifying the size and location of the 

garbage/recycling area is acceptable.  

d. The landscaping plan needs to show compliance with Green Factor landscaping 

pursuant to BMC 20.37.160(C). Include a utility conflict plan that is coordinate with the 

civil plans showing that tree plantings, particularly street trees within street rights-of-

way, will not be located in close proximity to public utilities. Include details for root 

barriers where necessary. A Green Factor Worksheet is attached to assist you with the 

calculations.  

e. Revise your response to (B)(1)(b)(ii) and (iii)(A) in the project narrative to request a 

departure from locating parking at an intersection. The full site must meet applicable 

design standards since it is essentially being 100% redeveloped; existing conditions 

that are not in compliance must be brought into compliance or seek a minor 

modification. Each minor modification being requested must individually be justified 

against the minor modification criteria in BMC 20.25.070(A). 

f. Revise your response to (B)(2)(f)(ii) and (iii) in the project narrative to request a 

departure from minimum standards for awning depth (required to be greater than 4’ 

when the awning will be more than 12’ high) and awning wall coverage (75% 
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minimum). Note that the commercial frontage along Otis Street will be landscaped so 

an awning per the standards will be of no functional effect. Note that the awning will be 

at its deepest (6’) where the main commercial entry is located. Overall, the awnings 

are designed to be essential elements to the building’s architectural composition to 

establish an attractive anchor at this prominent intersection while providing weather 

protection where most necessary.  

III. Regarding your May 22, 2019 letter requesting modifications to the street designs: 

a. The request in Exception No. 1 to lengthen the tree wells to 5’ x 12’ along Otis Street is 

acceptable given the project’s residential frontage proposed along Otis Street and the 

added landscaping will improve the pedestrian realm/experience. 

b. See Jessica Bennett’s comments below regarding Exceptions No. 2 and 3.  

IV. The following comments are from staff with Fire, Public Works and Plans Examiners. Some 

of the comments are informational and will be addressed with the building permit and public 

facilities contract, but other comments may affect the site or building designs and require 

changes or additional information submitted to the design review permit application. For 

example, the street designs are a requirement of the development standards per BMC 

20.37.140 (not design review), and therefore design changes will be a part of the public 

facilities review and approval. If you have specific questions about these comments, please 

contact the city staff person who made the comment. 

• Kim Barker, Plans Examiner. The following comments are also shown on the attached 

set of plans. 

1) Accessible parking is required in both the surface lot and the underground parking. 

IBC 1106. Ensure lowest obstruction still permits van accessible height where 

applicable.  

2) Electric vehicle charging infrastructure is required for the B and R-2 parking. IBC 427 

3) Accessible dwelling units are required. IBC 1107 

4) Sanitary Service Co. (SSC) should approve the garbage enclosure location and it 

must have space for trash, recyclables and compost. WAC 51-50-009 

5) It appears this may not be applicable, but if 5 stories of Type VA construction are 

proposed, stair pressurization is required. IBC 504.4.1 Integrated early design with 

mechanical, electrical, fire protection disciplines are required. This would also require 

standby power in a dedicated equipment room. 

6) Two exits may be required from electrical room. IBC 1006 and NEC 

7) Units labeled as "townhouses" are not townhouses by IBC definition.  

8) Where vehicle barriers are provided in parking garage, structural design for a 

concentrated load of 6,000 lbs. 1607.8.3 

9) The City did not adopt the Washington Cities Electrical Code. The 2017 NEC is 

applicable per WAC.  
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10) Unenclosed exit access stairway must be demonstrated to comply with IBC 1019.  

11) Confirm Roof Plan A206 complies as penthouse, or show compliance with 

story/height limitations. Specifically, IBC use limitations for penthouses. 1510.2.3  

12) Commercial provisions of energy code apply. Dedicated outdoor air supply required 

in offices. Vestibules appear to be required at building entries, including BHA tenant 

area. 

13) Elevator E1 to be sized to accommodate elevator gurney. 

14) The method of code compliance regarding the 3-hour separation per 510.2 at the 

"townhouse" units are unclear. The 3-hour horizontal separation should be 

continuous from building exterior wall to exterior wall, but appears to be interrupted 

by the "townhouse" units. This may result in significant design changes. 

• Jessica Bennett, Public Works (Engineering)  

Public Works has not reviewed proposed frontage improvements beyond the general 

standard being provided. This review will happen with the PFC. 

1) BMC 20.37.140 B requires improving Otis and Laurel to 3/4 street standard of the 

street design noted in the Samish Way Subarea plan, on Samish Way the abutting 

sidewalk must be improved to accommodate the street design in the Samish Way 

subarea plan, and Abbot must have a minimum 5' sidewalk provided. As part of the 

3/4 street standard, street pavement must be brought up to standard. The existing 

condition of both roads is poor (pavement condition index of Otis 32 and Laurel is 36) 

and requires full reconstruction. All right-of-way improvements and public utility 

improvements (for example if a water main extension is required for an on-site 

hydrant) will be reviewed and approved through the Public Facilities Construction 

Agreement process. This should be applied for early in the process, but no later than 

concurrently with the building permit.  

2) It is noted that a request for a modification of the street standard was submitted, 

however the full review of this can only occur with the PFC. At this completeness 

phase the submittal can be considered complete from a PW-Engineering perspective 

and additional comments were provided at recent internal meeting on the requested 

modification (Concern for safe backing up movements near the intersection of 

Samish particularly). It should also be noted that the current site plan will require 

additional right-of-way to be deeded. Where trees are planted a minimum 5x5 tree 

well must be provided. 

3) Please ensure all existing public utility easements are showing on site plan as no 

structural improvements may encroach. Currently a stormwater vault, retaining wall, 

and generator appears to encroach into the easement along the right-of-way. A 

Phase 2 building appears to conflict with a utility easement from a previous vacation. 

The plan should be revised or the applicant must request for the easement to be 

relinquished. If that is desired it should be applied for early in the process as a public 

hearing is required. 
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4) Modification to an existing driveway is proposed off Abbott/ Laurel. Please note that 

this area must meet BMC 13.52.080 Corner clearance requirements. It appears what 

is proposed doesn't work, i.e. moves the driveway too close to the intersection. 

5) Driveway from Otis must be a depressed curb return driveway as commented 

previously. Please review Public Works Development Guidelines for thresholds. 

• Jessica Bennett, Public Works (Stormwater)  

1) No preliminary stormwater site plan provided. The project will exceed 5,000 square 

feet and must address minimum requirements no. 1-9. The plan should address at 

least a preliminary plan on how the requirements will be addressed, including if the 

site is a redevelopment or not per BMC 15.42 definition. The project will need to 

include frontage improvements, including reconstructing the roadways (see 

engineering comments). There was proposed storm facilities on the plans but it’s 

unclear if/how the project will work for BMC 15.42. A storm vault appears to be 

proposed under a future building which is challenging from a building code stand 

point. How this vault will be maintained and how it will meet the intent of the Ecology 

Stormwater Manual standards is required. Provided 6/20/2019 

2) Required frontage improvements are considered part of the project and count 

towards stormwater mitigation thresholds. If stormwater thresholds are met or 

exceeded by the project, then there are three options for mitigating stormwater for 

off-site improvements. One option would be to provide stormwater mitigation off-site 

in a separate stormwater facility and dedicate the facility to the City. Another option 

would be to route the off-site stormwater on-site, and provide mitigation in a 

combined on-site, off-site stormwater system. This single facility is owned and 

maintained by the property owner. If a combined stormwater facility is desired, then a 

drainage release for the City is required. The drainage release is to waive the 

operation and maintenance requirements of the City on a privately owned 

stormwater facility, even though it mitigates stormwater from City right-of-way. The 

development section of public works can provide the instructions necessary to 

complete the drainage release. The third option is to over-detain the private property 

generated stormwater, in accordance with the current edition of the Stormwater 

Management Manual for Western Washington, in order to meet the flow duration 

standards for the project. Water quality treatment must be for the pollution generating 

impervious surfaces that are being created/replaced unless a swap of similar 

pollution generating characteristics is approved in the right-of-way. 

• Ron Richard, Fire Marshall: No issues identified. 

 
Review of the application cannot commence until all of the above referenced information has 
been submitted. Within 14 days after submittal of the requested information, staff will determine 
the completeness of the information and shall notify the applicant whether the application is 
complete or specify what additional information is necessary.  If all the requested information 
is not submitted within 120 days of the date of this notice (October 22, 2019), the 
application shall become null and void, in accordance with BMC 21.10.190(c). This is 
your only notice regarding the incomplete status of your application and no further 
notice will be sent concerning the expiration of the 120-day timeline. 
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Please contact the staff member listed below if you have any questions. 
 
Name:  Chris Koch, Planner      E-mail / Phone: ckoch@cob.org  or  360-778-8349 
 



 

Christopher J. Koch 

City of Bellingham 7/16/2019  

Samish Way Redevelopment    

1810 x  

Robert Wright, AIA, LEED AP  

Notice of Incomplete Application & Request for Information    

 

 

Chris, 

 

Please find the response to your Notice of Incomplete Application & Request for Information.  All responses to 

queries will be denoted in blue. 

 

I. The parking reduction application does not provide sufficient information to prepare a decision in 

compliance with BMC 20.37.150(E), mainly that the information submitted does not indicate the extent 

that the, “uses (affordable housing) are inherently less auto dependent”, or that the proposed mitigation, 

“will be adequate and proportionate to the requested parking reduction.”  

a. More information/analysis must be submitted such as from the ITE Parking Generation Manual to 

verify what reduction factor is typically associated with the proposed affordable housing and how 

much it may reduce the 72 parking stalls required by BMC 20.37.150(C)(1) for standard market-rate 

multifamily housing.  

b. Another option to consider is to request that the new street parking (at least 12 stalls) proposed to be 

developed by the project on Otis Street be counted as mitigation for the parking reduction on the basis 

that the street parking will increase shared public parking capacity in the vicinity which is substantially 

more efficient than private parking, and thereby decrease the need for inefficient on-site private 

parking. With the limited availability of on-site parking, the project will be less attractive to tenants who 

are auto dependent, and more attractive to tenants who are less auto dependent and more reliant on 

alternative transportation. The new improved street parking will not only be available to the tenants 

and the broader public in support of the urban village, it will also provide a physical barrier between the 

sidewalk and moving vehicular traffic which increases pedestrian comfort and safety, and makes 

walking more attractive, enjoyable, and likely to occur.  Please justify how the mitigation of new 

improving on-street public parking is adequate and proportionate to the proposed 12 vehicle parking 

space reduction. 

As additional mitigation, the 28 bicycle parking stalls being provided is 13 more than required. 

c. You might also consider using the shared parking provision in BMC 20.37.150(D) and the ITE Parking 

Generation Manual to show the offset between peak parking demand for the 23 parking stalls required 

for the office use and the peak parking demand for the 72 parking stalls required of the residential use. 

BMC 20.37.150(E) does not require a demonstration that affordable housing is less auto 

dependent, but it qualifies it as inherently less auto dependent without need for justification.  It 

cjk
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lists affordable housing as a mitigating program that can be utilized to achieve the parking 

reduction.  The section of code offers up to a 30% reduction in parking, and we are merely 

asking for 24%.  Although not required by code, our original parking adjustment application 

offers additional mitigating factors to merit this reduction.  

II. The following comments are based on the projects compliance with the Urban Village Design Standards 

(UVDS) and Samish Way Urban Village design and development regulations: 

a. Marked up plans for Phase 1 are attached. Make changes as necessary and resubmit.  

See attached updated plans as requested.  Please note the following comments on mark-ups: 

A200 - CPTED RECOMMENDATION: The restroom entry should not be in a hidden location down a 

hallway.  It should be located internal to the office space to provide natural surveillance (visibility), 

especially given the hallway access to the garage. 

Restroom are typically located in inconspicuous locations providing discrete access to 

users.  The hallway in question is located in a secure hallway requiring key fobs to enter from 

the parking garage.  Additionally, security cameras will be present in the hallway to monitor 

the entry point.   

A302 - CPTED: Will this stair be a secure entry? Being open steps with a perch, it will attractive for 

loitering.  Measures to deter trespass/loitering should be incorporated such as gated at street level, 

video surveillance, posted signage for no trespass, etc. 

This stair is no longer necessary and has been deleted. 

C105 – The driveway must be 50 feet back from the arterial intersection.  It appears you are moving 

it closer to that intersection.  This may not work. 

The driveway is located greater than 50’ away from Samish Way, see dimension on revised 

A101 sheet. 

C105 – Phase 2 building to be located over storm vault.   

The storm vault is an interim measure and will be removed during phase 2 construction. 

Phase 2 will include the installation of a permanent vault in a different location. 

L102 – CPTED: Add hostile (prickly, etc.) landscaping at base of windows to provide privacy 

separation from the open space, and to deter trespass, loitering and vandalism. 

Landscaping including prickly plants will be included in the area as requested. 

L102 – What is this?   

That is a PSE owned pad mounted transformer serving the proposed building. 

L102 –Show ground cover between building and street.   

This area between the landscaping at the building and the temporary gravel path has been 

shown as hydroseeded grass.  Phase 2 will include street and sidewalk improvements in this 

area.   



 

b. Submit a letter from the USPS verifying the location of the mailboxes is acceptable. 

See attached signed memo.  USPS has requested the placement of a loading/unloading 

space directly in front of the residential entry.   

c. Submit a letter from Sanitary Serviced verifying the size and location of the garbage/recycling area 

is acceptable.  

See attached letter from Rodd Pemble. 

d. The landscaping plan needs to show compliance with Green Factor landscaping pursuant to BMC 

20.37.160(C). Include a utility conflict plan that is coordinate with the civil plans showing that tree 

plantings, particularly street trees within street rights-of-way, will not be located in close proximity to 

public utilities. Include details for root barriers where necessary. A Green Factor Worksheet is 

attached to assist you with the calculations.  

Please see attached landscape plans issued in the modified drawings set.  Sheet L106 

includes the green factor calculation.  Sheet L105 includes COB ST-184 detail including root 

barriers.  Included civil drawings locate street tree wells and utility connection locations. 

e. Revise your response to (B)(1)(b)(ii) and (iii)(A) in the project narrative to request a departure from 

locating parking at an intersection. The full site must meet applicable design standards since it is 

essentially being 100% redeveloped; existing conditions that are not in compliance must be brought 

into compliance or seek a minor modification. Each minor modification being requested must 

individually be justified against the minor modification criteria in BMC 20.25.070(A). 

The DRB approval we are seeking constitutes well less than 100% redevelopment, as it 

specifically covers Phase 1 of the project.  Please see response in attached revision to the 

project narrative. 

f. Revise your response to (B)(2)(f)(ii) and (iii) in the project narrative to request a departure from 

minimum standards for awning depth (required to be greater than 4’ when the awning will be more 

than 12’ high) and awning wall coverage (75% minimum). Note that the commercial frontage along 

Otis Street will be landscaped so an awning per the standards will be of no functional effect. Note 

that the awning will be at its deepest (6’) where the main commercial entry is located. Overall, the 

awnings are designed to be essential elements to the building’s architectural composition to 

establish an attractive anchor at this prominent intersection while providing weather protection 

where most necessary.  

Please see response in attached revision to the project narrative. 

III. Regarding your May 22, 2019 letter requesting modifications to the street designs: 

a. The request in Exception No. 1 to lengthen the tree wells to 5’ x 12’ along Otis Street is acceptable 

given the project’s residential frontage proposed along Otis Street and the added landscaping will 

improve the pedestrian realm/experience. 

Thank you. 

b. See Jessica Bennett’s comments below regarding Exceptions No. 2 and 3.  



 

IV. The following comments are from staff with Fire, Public Works and Plans Examiners. Some of the 

comments are informational and will be addressed with the building permit and public facilities contract, 

but other comments may affect the site or building designs and require changes or additional information 

submitted to the design review permit application. For example, the street designs are a requirement of the 

development standards per BMC 20.37.140 (not design review), and therefore design changes will be a 

part of the public facilities review and approval. If you have specific questions about these comments, 

please contact the city staff person who made the comment. 

• Kim Barker, Plans Examiner. The following comments are also shown on the attached set of plans. 

1) Accessible parking is required in both the surface lot and the underground parking. IBC 1106. 

Ensure lowest obstruction still permits van accessible height where applicable.  

OK.  An accessible parking space will be provided in the temporary parking lot and a van 

accessible parking space will be provided with 98” vertical clearance. 

2) Electric vehicle charging infrastructure is required for the B and R-2 parking. IBC 427 

Electric vehicle charging stations will be provided on both P1 & P2 parking levels. 

3) Accessible dwelling units are required. IBC 1107 

The proposed development includes four barrier free units and two hearing and vision 

impaired units.  They are located throughout the building and represent different sized 

units. 

4) Sanitary Service Co. (SSC) should approve the garbage enclosure location and it must have 

space for trash, recyclables and compost. WAC 51-50-009. 

See attached approval letter from Rodd Pemble at SSC. 

5) It appears this may not be applicable, but if 5 stories of Type VA construction are proposed, stair 

pressurization is required. IBC 504.4.1 Integrated early design with mechanical, electrical, fire 

protection disciplines are required. This would also require standby power in a dedicated 

equipment room. 

This development is 4 stories of Type VA construction. 

6) Two exits may be required from electrical room. IBC 1006 and NEC 

Only 1 exit is required from the electrical room per IBC 1006 & NEC.    

7) Units labeled as "townhouses" are not townhouses by IBC definition.  

OK. 

8) Where vehicle barriers are provided in parking garage, structural design for a concentrated load of 

6,000 lbs. 1607.8.3 

OK, building permit submission will include structural drawings delineating loads. 

9) The City did not adopt the Washington Cities Electrical Code. The 2017 NEC is applicable per 

WAC.  



 

OK, this code reference will be updated. 

10) Unenclosed exit access stairway must be demonstrated to comply with IBC 1019.  

This stairway has been deleted. This egress traffic will exit through stairwell access on the 

BHA rooftop. 

11) Confirm Roof Plan A206 complies as penthouse, or show compliance with story/height limitations. 

Specifically, IBC use limitations for penthouses. 1510.2.3  

Penthouse complies per 1510.2.3 – Uses include stair shaft, elevator shaft, vertical shaft, 

elevator control room and mechanical room. 

12) Commercial provisions of energy code apply. Dedicated outdoor air supply required in offices. 

Vestibules appear to be required at building entries, including BHA tenant area. 

OK, building will comply with WSEC.  Vestibules will be provided at residential building 

entrances.  The BHA tenant area does not require a vestibule per WSEC C402.5.7 exception 

8,  as its SF is less than 10,000 sq. ft. and it less than 4 stories above grade. 

13) Elevator E1 to be sized to accommodate elevator gurney. 

Yes, the elevator has been sized to accommodate an elevator gurney. 

14) The method of code compliance regarding the 3-hour separation per 510.2 at the "townhouse" 

units are unclear. The 3-hour horizontal separation should be continuous from building exterior 

wall to exterior wall, but appears to be interrupted by the "townhouse" units. This may result in 

significant design changes. 

This will be clarified in permit submission, but the 3 hour separation will exist and extend 

from the podium level up and over top of the “townhouses.” 

• Jessica Bennett, Public Works (Engineering)  

Public Works has not reviewed proposed frontage improvements beyond the general standard being 

provided. This review will happen with the PFC. 

1) BMC 20.37.140 B requires improving Otis and Laurel to 3/4 street standard of the street design 

noted in the Samish Way Subarea plan, on Samish Way the abutting sidewalk must be improved 

to accommodate the street design in the Samish Way subarea plan, and Abbot must have a 

minimum 5' sidewalk provided. As part of the 3/4 street standard, street pavement must be 

brought up to standard. The existing condition of both roads is poor (pavement condition index of 

Otis 32 and Laurel is 36) and requires full reconstruction. All right-of-way improvements and public 

utility improvements (for example if a water main extension is required for an on-site hydrant) will 

be reviewed and approved through the Public Facilities Construction Agreement process. This 

should be applied for early in the process, but no later than concurrently with the building permit.  

The PFC contract will be submitted in short order, prior to the building permit submission.  

As a reminder, the city has agreed to allow BHA to defer improvements on Laurel until the 

second phase of construction.   



 

2) It is noted that a request for a modification of the street standard was submitted, however the full 

review of this can only occur with the PFC. At this completeness phase the submittal can be 

considered complete from a PW-Engineering perspective and additional comments were provided 

at recent internal meeting on the requested modification (Concern for safe backing up movements 

near the intersection of Samish particularly). It should also be noted that the current site plan will 

require additional right-of-way to be deeded. Where trees are planted a minimum 5x5 tree well 

must be provided. 

We look forward to the PFC review for discussion of our intended plan and how that can 

work for the City and public.   

3) Please ensure all existing public utility easements are showing on site plan as no structural 

improvements may encroach. Currently a stormwater vault, retaining wall, and generator appears 

to encroach into the easement along the right-of-way. A Phase 2 building appears to conflict with a 

utility easement from a previous vacation. The plan should be revised or the applicant must 

request for the easement to be relinquished. If that is desired it should be applied for early in the 

process as a public hearing is required. 

We were unaware of the easement until alerted of this issue.  We intend to apply for 

easement vacation in short order. 

4) Modification to an existing driveway is proposed off Abbott/ Laurel. Please note that this area must 

meet BMC 13.52.080 Corner clearance requirements. It appears what is proposed doesn't work, 

i.e. moves the driveway too close to the intersection. 

The existing driveway is a touch over 50’ away from the Samish Way curb.  We look 

forward to the PFC review for discussion of our intended plan and how that can work for 

the City and end user. 

5) Driveway from Otis must be a depressed curb return driveway as commented previously. Please 

review Public Works Development Guidelines for thresholds. 

We look forward to the PFC review for discussion of our intended plan and how that can 

work for the City and end user. 

• Jessica Bennett, Public Works (Stormwater)  

1) No preliminary stormwater site plan provided. The project will exceed 5,000 square feet and must 

address minimum requirements no. 1-9. The plan should address at least a preliminary plan on 

how the requirements will be addressed, including if the site is a redevelopment or not per BMC 

15.42 definition. The project will need to include frontage improvements, including reconstructing 

the roadways (see engineering comments). There was proposed storm facilities on the plans but 

it’s unclear if/how the project will work for BMC 15.42. A storm vault appears to be proposed under 

a future building which is challenging from a building code stand point. How this vault will be 

maintained and how it will meet the intent of the Ecology Stormwater Manual standards is 

required. Provided 6/20/2019 

Ok. 

2) Required frontage improvements are considered part of the project and count towards stormwater 

mitigation thresholds. If stormwater thresholds are met or exceeded by the project, then there are 



 

three options for mitigating stormwater for off-site improvements. One option would be to provide 

stormwater mitigation off-site in a separate stormwater facility and dedicate the facility to the City. 

Another option would be to route the off-site stormwater on-site, and provide mitigation in a 

combined on-site, off-site stormwater system. This single facility is owned and maintained by the 

property owner. If a combined stormwater facility is desired, then a drainage release for the City is 

required. The drainage release is to waive the operation and maintenance requirements of the 

City on a privately owned stormwater facility, even though it mitigates stormwater from City right-

of-way. The development section of public works can provide the instructions necessary to 

complete the drainage release. The third option is to over-detain the private property generated 

stormwater, in accordance with the current edition of the Stormwater Management Manual for 

Western Washington, in order to meet the flow duration standards for the project. Water quality 

treatment must be for the pollution generating impervious surfaces that are being created/replaced 

unless a swap of similar pollution generating characteristics is approved in the right-of-way. 

The off-site stormwater will be routed on-site for treatment.  Please see stormwater 

drainage report. 
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