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Redmond City Council Agendas, Meeting Notices, and Minutes are available on the City's Web 
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FOR ASSISTANCE AT COUNCIL MEETINGS FOR THE HEARING OR VISUALLY IMPAIRED:  
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AgendaCity Council Study Session

Meetings can be attended in person, viewed live on RCTV (redmond.gov/rctvlive), 

Comcast Channel 21/321, Ziply Channel 34, Facebook/YouTube 

(@CityofRedmond), or listen live at 510-335-7371

AGENDA

ROLL CALL

Capital Investment Program (CIP) Funding Strategy1.

Department: Finance, 60 minutes

Attachment A: Capital Investment Program (CIP) Funding 

Strategy

R22 Overlake Consolidated Land Use Application - Quasi-Judicial2.

Department: Planning and Community Development, 30 

minutes

Attachment A: Technical Committee Report

Attachment B: Draft Development Agreement

Attachment C: City Council Issues Matrix

Legislative History 

2/3/26 Committee of the Whole - 

Planning and Public Works

referred to the City Council Study Session

Draft 8th Amendment to the Council Rules of Procedure3.

30 minutes

Attachment A: Draft 8th Amendment Rules of Procedure

Legislative History 

2/10/26 Committee of the Whole - 

Finance, Administration, 

and Communications

referred to the City Council Study Session

Expansion and Implementation of Redmond’s Welcoming Resolution 

Enhancing our Commitment to Community and the U.S. Constitution

4.

30 minutes

Welcoming Resolution 2026 Update - Redmond

Council Talk Time5.

10 minutes

ADJOURNMENT

Redmond City Council

February 24, 2026

Page 1 of 2 
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https://redmond.legistar.com/gateway.aspx?M=F&ID=35260839-3655-4352-81c8-f78ff6ee50cf.pdf
https://redmond.legistar.com/gateway.aspx?M=F&ID=bed0c621-41d4-44da-abbe-4921424bf87b.pdf
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AgendaCity Council Study Session

Meeting videos are usually posted by 12 p.m. the day following the meeting at 

redmond.legistar.com, and can be viewed anytime on Facebook/YouTube 

(@CityofRedmond) and OnDemand at redmond.gov/OnDemand

Redmond City Council

February 24, 2026
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City of Redmond

Memorandum

15670 NE 85th Street
Redmond, WA

Date: 2/24/2026 File No. SS 26-019
Meeting of: City Council Study Session Type: Study Session

TO: Members of the City Council
FROM: Mayor Angela Birney
DEPARTMENT DIRECTOR CONTACT(S):

Finance Kelley Cochran 425-556-2748

DEPARTMENT STAFF:

Finance Blake Ruiz Senior Financial Analyst

TITLE:
Capital Investment Program (CIP) Funding Strategy

OVERVIEW STATEMENT:
Finance staff will provide an update and recommendations on the Capital Investment Program (CIP) funding strategy.
The presentation will address debt portfolio management, strategic capital investment projects and priorities, public art
funding, and development of the 2027-2032 CIP.

☒  Additional Background Information/Description of Proposal Attached

REQUESTED ACTION:

☐  Receive Information ☒  Provide Direction ☐  Approve

REQUEST RATIONALE:

· Relevant Plans/Policies:
o Long-Range Financial Strategy (LRFS)

o Fiscal Policies

o Capital Investment Strategy (CIS)

o Community Strategic Plan (CSP)

o Redmond Comprehensive Plan (Redmond 2050)

· Required:
N/A

· Council Request:
N/A

· Other Key Facts:
To receive Council input and direction prior to the development of the 2027-2032 Capital Investment Program
and to move forward with bond repayment expediently if supported by Council.
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Date: 2/24/2026 File No. SS 26-019
Meeting of: City Council Study Session Type: Study Session

OUTCOMES:
Staff will review the City’s existing debt portfolio, including repayment opportunities and capacity for future bond
issuances. The presentation will outline strategic capital investment projects and the recommended funding approach,
as well as the development of the 2027-2032 Capital Investment Program and alignment with functional and capital
facilities plans. The recommended strategy is intended to fund priority capital investments while minimizing impacts to
the remaining capital program and ensuring continued investment in core infrastructure.

In addition, staff will present a proposed funding strategy to incorporate public art investments into the Capital
Investment Program. The approach integrates public art into broader capital planning efforts and improves long-term
funding predictability.

Council direction will inform debt repayment decisions and actions, development of the 2027-2032 Capital Investment
Program, and funding for public art.

COMMUNITY/STAKEHOLDER OUTREACH AND INVOLVEMENT:

· Timeline (previous or planned):
N/A

· Outreach Methods and Results:
N/A

· Feedback Summary:
N/A

BUDGET IMPACT:

Total Cost:
N/A

Approved in current biennial budget: ☐  Yes ☐  No ☒  N/A

Budget Offer Number:
N/A

Budget Priority:
Strategic & Responsive

Other budget impacts or additional costs: ☐  Yes ☐  No ☒  N/A
If yes, explain:
N/A

Funding source(s):
N/A

Budget/Funding Constraints:
N/A
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Date: 2/24/2026 File No. SS 26-019
Meeting of: City Council Study Session Type: Study Session

☐  Additional budget details attached

COUNCIL REVIEW:

Previous Contact(s)

Date Meeting Requested Action

N/A Item has not been presented to Council N/A

Proposed Upcoming Contact(s)

Date Meeting Requested Action

3/10/2026 Committee of the Whole - Finance, Administration, and

Communications

Provide Direction

Time Constraints:
N/A

ANTICIPATED RESULT IF NOT APPROVED:
N/A

ATTACHMENTS:
Attachment A: Capital Investment Program (CIP) Funding Strategy
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Capital Investment Program Funding Strategy

- Kelley Cochran, Finance Director

- Blake Ruiz, Sr. Financial Analyst
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Agenda

2

• Debt Portfolio Management
• Repayment
• Future issuance

• Strategic Capital Investment Projects
• Current recommendation
• Development of 2027-2032 Capital Investment Program (CIP)
• Council process and final recommendation

• Public Art Funding
• Proposed funding strategy

8



Financial Strategy Update Goals

3

• Align Capital Investment Program (CIP) with updated functional 
and capital facilities plans.

• Fund strategic capital investment projects while minimizing 
impacts on remaining capital program. 

• Reduce risk by utilizing collected revenue within required 
timeframes.

• Add Public Art investments to Capital Investment Program (CIP).

• Strategically manage debt portfolio and future bond issuances.

9



Budgeting for Outcomes
Debt Portfolio Management
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Optional redemption of Limited Tax General Obligation Bonds (Series 2015 and 2016), 
issued with a 10-year “call options”

Series 2015 
•  Issued December 22, 2015

• Proceeds used to refund a portion of the City’s Limited Tax General Obligation Bonds, 2008 
(issued to fund transportation projects including the extension and improvements to Bear Creek 
Parkway and 161st Avenue NE and other miscellaneous transportation projects)

• Refunded $8.9M, $14.59% net present value savings 
     
• Funding source is business tax 

• $10.83M unallocated estimated at end of 2025
• $11.19M remaining unallocated forecast at end 
      of 2027 after repayment and funding CIP

Redemption of LTGO Bonds – Series 15

5 11



Redemption of LTGO Bonds – Series 16

6

Series 2016
•  Issued January 21, 2016

• Proceeds used to refund a portion of the City’s Limited Tax General Obligation Bonds, 2008 (issued 
to fund transportation projects including the extension and improvements to Bear Creek Parkway 
and 161st Avenue NE and other miscellaneous transportation projects)

• Refunded $11.7M, 10.44% net present value savings
     
• Additional $6.0M in new debt issued

• Funding source is transportation impact fees ($3.7M)
• $31.7M unallocated estimated at end of 2025
• $17.0M remaining unallocated forecast at end 
      of 2027 after repayment and funding CIP

12



Impact Fee Requirements

7

• One-time charges imposed on new development as a condition of development approval to 
help pay for the additional capital public facilities required to serve that new development as 
authorized under RCW 82.02.

• Local governments under the Growth Management Act (GMA) may impose impact fees that 
meet the following requirements:
• Must be for system improvements reasonably related to new development;
• Must be a proportionate share of the cost;
• Must benefit the new development; and 
• Cannot be the sole funding source for the improvements.

• Comprehensive plans must include a capital facilities plan that identifies public facility needs 
(existing and growth-related) and planned improvements before impact fees can be imposed.

• Must track by type (Fire, Parks, Transportation) and report collections and expenditures 
annually.

• Fees not used with the statutory period of 10 years generally must be returned to payers 
unless extraordinary reasons are documents. 13



Impact Fee Eligible System Improvements

8

Transportation Impact Fees
• Public streets, roads, and multimodal transportation facilities designed to serve 

increased travel demand due to new development. 

Parks Impact Fees
• Used for public parks, open space, and recreational facilities that serve the community 

and help meet demand from population growth. 

Fire Impact Fees
• Used for fire protection facilities (stations, apparatus, equipment) needed to serve 

additional development.

 - May not be used for maintenance, operations, general administrative costs, or to correct 
existing deficiencies.

- May be used to pay debt service on bonds to the extent that the facilities provided serve 
new development.
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Impact Fee Collection

9
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Impacts to LTGO Portfolio

10

• Combined savings approximately $1.48M

• Increased transportation impact fee expenditures by $3.8M
16



Required Council Action

11

Bond Redemption Resolution:

• Authorizes the early call/redemption of the bonds

• Specifies the redemption date, redemption price, and the bond series

• Approves required notices to bondholders and the trustee

17



Budgeting for Outcomes
Strategic Capital Investment Projects
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Capital Investment Program Revenue Forecast

13
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Strategic Capital Projects 

14

Project Description Function Status Total

Idylwood Park Restroom & Concession Facilities Existing $8,850,000 

Teen Center Rebuild Facilities New $20,000,000 

MOC Redevelopment Facilities Existing $250,000,000 

Overlake Property Acquisition Facilities New $7,000,000 

Fire Station 11 Rebuild Facilities Existing $20,000,000 

Idylwood Park Parking Lot Expansion/Frontage Parks/Transportation Existing $4,479,223 

SE Redmond Neighborhood Park Parks Existing $13,885,000 

Hartman Park Playground Replacement Parks Existing $1,338,559 

ELSP & 187th Ave NE Intersection, Phase 1 Transportation Existing $7,600,000 

Bel-Red & WLSP Roundabout Transportation Existing $4,500,000 

WLSP Shared Use Path (Bel-Red to NE 51st Street) Transportation New $3,000,000 

WLSP Shared Use Path (Bel-Red Roundabout to Idylwood) Transportation New $8,000,000 

NE 40th St Shared Use Path (148th Street to SR520) Transportation New $9,000,000 

Cycle Track - 161st Avenue (Redmond Central Connector to 90th Street) Transportation Existing $5,400,000 

Total $363,052,782
20



Strategic Capital Projects Projected Cash Flow
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Project Description 2024 2025 2026 2027 2028 2029 2030 2031 Total

Idylwood Park Restroom & Concession
-   -   825,000 3,200,000 4,325,000 500,000 -   -   8,850,000 

Teen Center Rebuild
-   -   500,000 1,000,000 5,800,000 8,700,000 4,000,000 20,000,000 

MOC Redevelopment
192,947 1,339,500 60,000,000 60,000,000 60,000,000 41,803,128 26,664,426 -   250,000,000 

Overlake Property Acquisition
-   -   -   -   -   -   -   7,000,000 7,000,000 

Fire Station 11 Rebuild
-   -   500,000 1,925,000 7,700,000 8,375,000 1,500,000 -   20,000,000 

Idylwood Park Parking Lot 
Expansion/Frontage -   11,066 897,484 1,465,429 2,000,000 105,244 -   -   4,479,223 

SE Redmond Neighborhood Park
-   -   1,200,000 1,200,000 6,716,087 3,383,913 1,385,000 -   13,885,000 

Hartman Park Playground Replacement
-   -   225,340 711,972 401,247 -   -   -   1,338,559 

ELSP & 187th Ave NE Intersection Phase 1
-   -   740,000 2,590,000 3,710,000 560,000 -   -   7,600,000 

Bel-Red & WLSP Roundabout
-   -   250,000 1,000,000 2,350,000 900,000 -   -   4,500,000 

WLSP Shared Use Path (Bel-Red to NE 51st 
St) -   -   400,000 1,200,000 1,200,000 200,000 -   -   3,000,000 
WLSP Shared Use Path (Bel-Red 
Roundabout to Idylwood) -   -   500,000 3,100,000 4,000,000 400,000 -   -   8,000,000 
NE 40th St Shared Use Path (148th St to 
SR520) -   -   600,000 3,600,000 4,300,000 500,000 -   -   9,000,000 

Cycle Track - 161st Avenue (RCC to 90th St) -   -   650,000 500,000 4,250,000 -   -   -   5,400,000 

Total $192,947 $1,350,565 $67,287,824 $81,492,401 $106,752,334 $65,427,285 $33,549,426 $7,000,000 $363,052,782
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Strategic Capital Projects Projected Funding Sources
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Funding Source 2024 2025 2026 2027 2028 2029 2030 2031 Total

Bonds (LTGO) 26,694,477 24,492,285 $51,186,762  

Business Tax 300,000 4,195,000 9,290,000 1,760,000 $15,545,000 

General Fund 5% Transfer 450,000 600,000 5,717,313 500,000 4,000,000 3,500,000 $15,667,313 

General Fund Surplus 192,947 696,540 15,469,450 7,664,847 3,875,000 3,150,000 1,850,000 $34,898,783 

Grants 708,550 $917,100 

Impact Fees 3,967,726 13,550,139 13,460,000 5,575,000 3,750,000 $41,102,865 

Investment Interest 11,066 1,164,274 2,785,290 2,850,000 1,100,000 1,585,000 $9,495,630 

King County Parks Levy 697,274 861,972 531,247 450,000 450,000 $2,990,493 

MVET 300,000 $300,000 

Real Property Fund 1,000,000 $1,000,000 

REET 14,730,550 23,035,153 15,234,297 7,400,000 8,750,000 3,500,000 $74,050,000 

Solid Waste 1,000,000 $1,000,000 

Utilities 642,960 28,800,000 28,800,000 28,800,000 19,200,000 13,664,426 $119,907,386 

Total $192,947 $1,350,565 $67,287,824 $81,492,401 $106,752,334 $65,427,285 $33,549,426 $7,000,000 $363,052,782
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Potential Bond Issuance

17

• Based on the current scenario which will evolve as project decisions are made, 
revenues are collected, and the complete 2027-2032 CIP is developed. 

LTGO Bonds Investment

Idylwood Park Parking Lot Expansion & Frontage   $1,105,244 

Idylwood Park Restroom & Concession $3,375,000 

SE Redmond Neighborhood Park $6,520,000 

Fire Station 11 Rebuild $11,500,000 

ELSP & 187th Ave NE Intersection Phase 1 $2,410,000 

MOC Redevelopment $13,776,518 

Teen Center Rebuild $12,500,000 

Total Debt Service $51,186,762,

Forecasted Debt Service

3.80% fixed interest rate

20-Year Term

Semi-annual Payment Frequency

Early years interest heavy

Annual Payment $3.74M

AAA Bond Rating 

23



Next Steps

18

• Reimbursement Resolution: Allows City to start paying for projects now and be 
legally paid back later once bonds are issued.

• 2027-2032 CIP Development
• Year-end financials
• Utility funds analysis and funding strategy development
• Revenue forecast
• Project cost estimates
• Project funding

• Seek external funding: grants, federal funding, earmarks, regional partnerships

• Council information
• Utility System Updates from Public Works
• CIP Study Sessions 
• Financial Forecast Study Session
• Project updates as they occur
• FAC meetings as needed
• Study Session with Bond Council

24



Budgeting for Outcomes
Public Art Funding
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Current Public Art Investment Funding

20

Calculation & Process
• Qualifying projects contribute 1% of the estimated construction cost to the Arts Fund.
• Final contribution amount is calculated and transferred at 60% design milestone.

Qualifying Projects
• Projects that cost $100,000 or more 
• Construct, renovate, or remodel any public building, decorative or commemorative structure, or park.

Strength
• Commitment to Art funding
• Parks and Facilities

contributions

Weakness
• Limited number of qualifying projects
• Required contribution does not adequately fund Art Plan
• Dependent on the development and delivery of CIP projects
• Contribution can reduce due to requirements of funding sources
• Limited visibility of Public Art Plan
• Administratively burdensome

26



2017– 2022 1 % for Arts Program Plan Development 

21

Qualifying Projects
Estimated 

Construction 
1% 

Contribution

Proposed Public Art Plan Funding 
Deficit

2017 2018 2019 2020 2021 2022 Total
Municipal Campus Buildings 
(Sr Ctr/Public Safety Bldg. projects)

$7,120,000 $71,200 $50,000 $87,500 $112,500 $ 250,000 $(178,800)

SR 520 Trail/pedestrian tunnel $7,310,000 $73,100 $72,000 $108,000 $180,000 $(106,900)

Redmond Screening Room - 
IT/Hardware Installation City Hall

$1,768,000 $17,680 $30,000 $30,000 $ (12,320)

Redmond Central Connector Phase 
II

$4,800,000 $48,000 $50,000 $50,000 $(2,000)

Redmond Central Connector Phase 
III 

$8,000,000 $80,000 $36,000 $72,000 $132,000 $240,000 $(160,000)

Total $28,998,000 $289,980 $152,000 $144,250 $122,000 $219,000 $112,500 $      -   $ 750,000 $ (460,020)

Proposed to consider transportation projects as qualifying projects:
• 152nd Street Improvements $250,000
• Cleveland Street Improvements $100,000
• Total proposal $1,100,000, total deficit $760,000
• Not approved

27



1% for Arts Program Contributions
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Art Plan

Some capital projects include a significant art investment that is made outside of the 1% for Arts 
program: Downtown Park, Redmond Pool, 152nd Street, and Redmond Senior & Community Center
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Proposed Public Art Investment Funding
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• Remove funding for art connection from specific qualifying projects. (no more 1% for Arts)

• Add Public Art as an element of the Capital Investment Program. (create Art Investment Fund)

• Provide ongoing annual programmatic funding consistent with planned investments. (propose $300,000)

• Treat each art investment as a project. (same as CIP projects)

• Provide additional funding when larger opportunities arise. (same as CIP programs)

• Maintain reserves in the fund to provide flexibility for challenges or opportunities. 

Strength
• Consistent and predictable level of funding
• Broader funding source options
• Administrative and accounting process efficiencies
• Increased opportunity for grants and partnerships
• Opportunity for larger investments
• Transparency and accountability
• Data collection and reporting

Weakness
• Moves away from 1% for Arts structure

29



Proposed Art Maintenance Funding

24

• Provide onetime funding in 2026 to catch up on deferred maintenance. 
(approximately $75,000)

• Budget service enhancement for ongoing annual maintenance. 
• Approximately $50,000
• Request for Information (RFI) completed in 2024
• Refreshing needs and costs to inform service enhancement request

30



Recommended Next Steps

25

• Bond Redemption Resolution

• Reimbursement Resolution

• Use project funding strategy as the foundation for the development of 
the 2027-2032 Capital Investment Program (CIP).

• Public Art Plan Study Session – April 14

• Allocate $75,000 for maintenance of city art assets. To be approved in a 
future budget adjustment once the contract is approved.

31



Thank you
Any Questions?
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City of Redmond

Memorandum

15670 NE 85th Street
Redmond, WA

Date: 2/24/2026 File No. SS 26-020
Meeting of: City Council Study Session Type: Study Session

TO: Members of the City Council
FROM: Mayor Angela Birney
DEPARTMENT DIRECTOR CONTACT(S):

Planning and Community Development Carol Helland 425-556-2107

DEPARTMENT STAFF:

Planning and Community Development Jason Lynch Deputy Director of Planning and

Community Development

Planning and Community Development Travis Salley Interim Planning Manager

Planning and Community Development Alex Hunt Senior Planner

TITLE:
R22 Overlake Consolidated Land Use Application - Quasi-Judicial

OVERVIEW STATEMENT:
Review and approve a Type V quasi-judicial consolidated review permit for redevelopment of an approximately 5.3-acre
site at 3050 152nd Ave NE. The project applicant, ACG, proposes two 8-story mixed-use residential buildings with up to
800 total residential units and up to 8,000 square feet of total commercial area to be constructed in two phases. The
proposal under review at this time is a consolidated Type V land use application including a Master Planned
Development, Development Agreement, Binding Site Plan, Phase 1 Site Plan Entitlement, and Phase 2 Site Plan
Entitlement.

☒  Additional Background Information/Description of Proposal Attached

REQUESTED ACTION:

☐  Receive Information ☒  Provide Direction ☐  Approve

REQUEST RATIONALE:

· Relevant Plans/Policies:
GR-1: Accommodate growth through the year 2050 primarily within the centers and along major corridors.
Ensure zoning capacity to accommodate the following levels of growth in the centers and along major corridors:
8,350 housing units in Overlake Metro Center.
GR-3: Use State Environmental Policy Act (SEPA) planned actions and infill exemptions to efficiently accomplish
environmental review and area-wide solutions in Redmond.
OV-1: Ensure that residential uses are located either in mixed-use buildings or on mixed-use sites and not as a

City of Redmond Printed on 2/13/2026Page 1 of 3

powered by Legistar™ 33

http://www.legistar.com/


Date: 2/24/2026 File No. SS 26-020
Meeting of: City Council Study Session Type: Study Session

stand-alone use so that the City has the capacity to meet non-residential space needs.

· Required:
Per RZC Table 21.76.050B, Master Planned Developments and Development Agreements are Type V quasi-
judicial permits. Consistent with RZC Table 21.76.050A, following a recommendation by the Technical
Committee, Type V permits require a public hearing and decision by City Council.

· Council Request:
N/A

· Other Key Facts:
N/A

OUTCOMES:
The outcomes of the project include the following:

· Expansion of Redmond’s housing supply by up to 800 units, including affordable housing.

· Addition of new residential and commercial uses adjacent to the Overlake Village light rail station, supporting
transit-oriented development goals.

COMMUNITY/STAKEHOLDER OUTREACH AND INVOLVEMENT:

· Timeline (previous or planned):
Notice of Application: February 24, 2025
Neighborhood Meeting: May 21, 2025
Public Hearing Notice: Tentatively February 24, 2026

· Outreach Methods and Results:
Notice of Application: Mailed and posted on-site
Neighborhood Meeting Notice: Mailed
Neighborhood Meeting: Hosted virtually
Public Hearing Notice: To be mailed and posted on-site

· Feedback Summary:
Six (6) comments were received on the application. The comments were related to the following:

· Concerns with number of trees removed

· Preference for existing building and opposition to redevelopment

· Concerns with impacts to the transportation network

· Concerns with cyclist safety

· Comments expressing support

BUDGET IMPACT:

Total Cost:
Staff working on this project are funded through the adopted budget.

Approved in current biennial budget: ☒  Yes ☐  No ☐  N/A

Budget Offer Number:
0000303 - Development Services

Budget Priority:
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Date: 2/24/2026 File No. SS 26-020
Meeting of: City Council Study Session Type: Study Session

Vibrant and Connected

Other budget impacts or additional costs: ☐  Yes ☐  No ☒  N/A
If yes, explain:
N/A

Funding source(s):
N/A

Budget/Funding Constraints:
N/A

☐  Additional budget details attached

COUNCIL REVIEW:

Previous Contact(s)

Date Meeting Requested Action

2/3/2026 Committee of the Whole - Planning and Public Works Provide Direction

Proposed Upcoming Contact(s)

Date Meeting Requested Action

3/17/2026 Business Meeting Approve

Time Constraints:
The applicant would appreciate a speedy and thorough review of the project.

ANTICIPATED RESULT IF NOT APPROVED:
The proposed development of up to 800 residential units would not occur.

ATTACHMENTS:
Attachment A: Technical Committee Report
Attachment B: Draft Development Agreement
Attachment C: City Council Issues Matrix
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Type V Consolidated Master Planned Development, Development Agreement, Binding Site 
Plan, and Site Plan Entitlement 

Technical Committee Report 
 
Project Name:   R22 Type V Master Plan, Development Agreement, Binding Site Plan, and 

Site Plan Entitlement Phases 1 & 2    
 

Location:  3050 152nd Ave NE  
 

Project File Numbers: LAND-2025-00049: Master Planned Development 
 LAND-2025-00050: Development Agreement 
 LAND-2025-00051: Phase 1 Site Plan Entitlement 
 LAND-2025-00052: Phase 2 Site Plan Entitlement 
 LAND-2025-00091: Binding Site Plan 
 SEPA-2025-00054: SEPA Application 
 PR-2024-000630: Consolidated Project Number 
 

Project Description:     Proposed development of two 8-story mixed-use residential buildings 
with a total of up to 800 residential units. 

 
Applicant: Archana Iyengar, ACG  
 
Planner: Alex Hunt, Senior Planner 
 
Recommendation: Approval with conditions 
 

 
Conclusion in Support of Recommendation: The Technical Committee has found the proposal to 
be in compliance with the Redmond Zoning Code (RZC), Redmond Comprehensive Plan, 
Redmond Municipal Code, and State Environmental Policy Act (SEPA). The City of Redmond has 
determined that the proposal is covered by the Overlake SEPA Planned Action under RZC 
21.70.110.  
 

                              
_________________________________       _________________________________ 
Carol V. Helland, Director Aaron L. Bert, Director 
Department of Planning and Public Works Department 
Community Development    
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Project Review Authority and Procedures 
 
The City of Redmond Technical Committee is comprised of staff from different departments 
and disciplines who analyze project applications for compliance with City codes and 
regulations.  For Type V applications, the Technical Committee provides  
responses, conclusions, and recommendations (in the form of this report) to the City Council. 
The City Council will conduct a public hearing to receive public testimony regarding the 
proposal and to review the Technical Committee’s analysis and recommendations on the 
Master Planned Development Permit (LAND-2025-00049), Development Agreement (LAND-
2025-00050), Binding Site Plan (LAND-2025-00091), Phase 1 Site Plan Entitlement (LAND-2025-
00051), and Phase 2 Site Plan Entitlement (LAND-2025-00052). Based upon the Technical 
Committee’s recommendations and testimony received at the public hearing, the Council will 
make the final decision regarding the Master Planned Development Permit, Development 
Agreement, Binding Site Plan, and Phase 1 & 2 Site Plan Entitlement. 
 
Key Dates 
Application Date: February 24, 2025 
Determination of Completeness: April 9, 2025 
Neighborhood Meeting: May 21, 2025 
Technical Committee Recommendation Meeting: January 28, 2026 
Public Hearing Date: To be determined, tentatively scheduled for March 17, 2026 
 
Report Attachments 

1. General Application Forms 
2. Notice of Application and Certification of Public Notice 
3. Neighborhood Meeting Notice Affidavit 
4. Public Comments 
5. SEPA General Checklist 
6. SEPA Overlake Planned Action Checklist 
7. Master Plan Packet 
8. Phase 1 Site Plan Entitlement Drawings 
9. Phase 2 Site Plan Entitlement Drawings 
10. Phase 1 Design Review Plans 
11. Phase 2 Design Review Plans 
12. Development Agreement 
13. Arborist Report 
14. Tree Exception Request 
15. Green Building Program Commitment Form 
16. Traffic Study 
17. Noise Analysis 
18. Title Report 
19. Land Survey 
20. Phase 1 Stormwater Report 
21. Phase 2 Stormwater Report 
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22. Geotechnical Report 
23. Recology Approval 

 
I.     Proposal Summary 

   The Type V consolidated application proposes to subdivide an existing lot into two lots for 
the development of two 8-story mixed-use residential buildings with a combined total of 
up to 800 residential units and up to 8,000 square feet of commercial space as well as 
landscaping, open space, and site improvements. All on-site parking will be underground 
or structured.  

 
II.    Site Description and Context  
 The project site is a 5.34-acre parcel located in the Overlake Business and Advanced 

Technology (OBAT) Zone. The site slopes up from the southwest to the northeast, with 
approximately 50 feet of grade change. No mapped critical areas exist on the site. The 
existing site includes an office building and surface parking, which will be demolished as 
part of the redevelopment.  

 
 The table below depicts existing land uses and zoning designations adjacent to the project 

site: 
 

Adjacent  Existing Land Use Zoning Designation 

North Office and SR-520 OBAT 

South Senior and Assisted Living 
(proposed multi-family 
residential development 
under City review) 

Overlake Village (OV) 

East Office OBAT 

West Light rail station and SR-
520 

OV 

 
III.  Site Requirements  
 

The site is located within the OBAT Zone. The intent of the zone is to provide medium- and 
high-density employment and housing uses; encourage walking, bicycling, carpools, 
vanpools, and transit use; and provide convenience commercial and neighborhood 
services, arts, cultural, and entertainment uses, and other transit-supportive uses in the 
transit-oriented development focus area. The site requirements listed for the OBAT Zone 
are established in RZC 21.12.500 and are summarized in the table below. Pursuant to RZC 
21.76.070.P.5.f, site requirements and development regulations shall be administered for 
the overall master plan areas, rather than on a lot-by-lot basis, so the table below describes 
development regulations for the entire master plan area. 
 

Development Regulation Requirement Proposed 
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Maximum Floor Area Ratio (FAR) 
with Incentives 

FAR maximum waived 
when maximizing the 
incentive program* 

3.26 

Minimum Height 4 stories or 45 feet, 
whichever is less 

8 stories 

Base Maximum Height Without 
Incentives 

14 stories or 150 feet, 
whichever is less 

8 stories 

Minimum Ground Floor Ceiling 
Height 

16 feet 16 feet 

Maximum Impervious Surface 
Coverage 

80% 86%** 

*See Section VI for details on the proposal’s compliance with incentives to achieve higher 
development yield. 
**See Section XII for details on requested deviations. 
 

IV.  Public Notice and Comment 
 
        Requirements for public notice are contained in RZC 21.76.080. 
 

A. Notice of Application:   
The Notice of Application for the Master Planned Development, Development 
Agreement, and Site Plan Entitlement proposal was published on April 23, 2025, and 
the Notice of Application for the Binding Site Plan was published on August 28, 2025.  
The notices were posted at City Hall, the Redmond Regional Library, and three notice 
signs were posted on the property for both notice periods.  Notices were also mailed 
to property owners within 500 feet of the site (Attachment 2, Notice of Application). 

 
 Public Input: During the Notice of Application public comment period and throughout 

the project review, the City received six (6) written comments (Attachment 4, Public 
Comments). 

 
The comments expressed the following concerns or requests for consideration, and 
staff have included responses below: 

 
1. Concerns with the number of trees being removed. 

 
Staff Response: RZC 21.72, which establishes tree removal regulations, allows for 
applications to request exceptions from the baseline tree retention standards. 
Exceptions to tree retention standards may be authorized when strict compliance 
with the tree retention provisions would conflict with the increased density of 
urban centers and result in development inconsistent with the adopted vision for 
the neighborhood. Because the project site is located within a transit-oriented 
development focus area within an urban center, the site is envisioned for medium- 
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to high-density development and meets the criteria to remove trees in excess of 
the typical tree retention standards. See Section VI for additional information on 
tree retention and replacement.  

 
2. Preference for the existing brick building and opposition to removal. 

 
Staff Response: The City may not prohibit the property owner from lawfully 
demolishing an existing building on private property. The property owner retains 
the right to determine how their property is used, so long as the use complies with 
applicable land use regulations.  

 
3. Concerns with impacts to the transportation network. 

 
Staff Response: The application includes a Traffic Study (Attachment 16), which 
analyzes the probable impacts of the proposed development on the surrounding 
transportation network. The traffic study concluded that the anticipated traffic 
generation would comply with the City’s level-of-service standards, and City of 
Redmond Transportation Engineering staff concluded that the proposal, as 
conditioned, complies with City of Redmond requirements related to 
transportation impacts.   

 
4. Concerns with cyclist safety and a request that physical separation be maintained 

between cyclists and motor vehicles for the entire length of the project frontage. 
 
Staff Response: The project design was revised to route cyclists onto a 12-foot-wide 
shared-use path physically separated from the roadway, rather than onto the 
roadway as originally proposed.   
 

5. Comments expressing support for new housing, improving affordability, and 
fostering a more walkable neighborhood. 

 
Staff Response:  Support is noted. 

 
B. Neighborhood Meeting:   

One neighborhood meeting was held for the proposed project on May 21, 2025. 
(Attachment 3, Neighborhood Meeting Notice).  No members of the public attended 
the neighborhood meeting.  
 

V.   State Environmental Policy Act 
The State Environmental Policy Act (SEPA) requires applicants to disclose potential 
environmental impacts that may result from their project.  The Environmental Checklist 
submitted by the applicant adequately discloses the anticipated environmental impacts of 
this project. The scope of the proposal is covered under the Overlake SEPA Planned Action 
pursuant to RZC 21.70.110, meaning that the environmental impacts of the types of 
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development contemplated for this area were reviewed and documented for the entire 
Overlake neighborhood in conjunction with the Environmental Impact Statement (EIS) 
prepared for the Redmond 2050 Comprehensive Plan. The general SEPA Checklist is 
included as Attachment 5, and the SEPA Planned Action Checklist is included as Attachment 
6. 
 

VI.  Compliance with Development Regulations 
 

A. Tree Protection & Replacement 
RZC 21.72.060 requires a minimum of 35% of all significant trees to be retained. 
Significant trees are those trees with a diameter at breast height (dbh) of 6” or greater. 
Any trees being removed shall be replaced, with one (1) replacement tree required per 
tree removed, or in the case of landmark trees (those trees with 30” or greater dbh), 
three (3) replacement trees required per removed landmark tree. Alternatives to tree 
replacement are permitted pursuant to RZC 21.72.090. If a proposal cannot provide all 
replacement tree plantings on-site, the applicant may pursue alternative methods of 
tree replacement per RZC 21.72.080.E.  
 
Finding:   
As conditioned, the proposal complies with the tree protection standards of RZC 21.72. 
The Arborist Report (Attachment 13) identified 183 significant trees on-site, which 
includes 26 landmark trees. The applicant is proposing the removal of 149 significant 
trees (6”- 29” dbh) and 24 landmark trees. Because the proposal retains less than the 
required 35% of significant trees and removes landmark trees, an exception request has 
been submitted per RZC 21.72.090 (Attachment 14). The application meets the criteria 
for approval of an exception request (See Section XII, Deviations), as strict compliance 
with the tree retention standards would limit the development potential of the site in a 
manner inconsistent with the adopted vision and policies for the Overlake 
Neighborhood as established in the Redmond 2050 Comprehensive Plan. To mitigate 
the removal of trees on-site, 164 replacement trees will be planted on-site and within 
the adjacent right-of-way in conjunction with the redevelopment of the site. See the 
table below for tree removal and required replacement quantities. Because the 
proposal does not include the required number of replacement trees, alternatives to 
on-site tree replacement are required pursuant to RZC 21.72.070.E. 

 
Tree Retention and Replacement Table 

Tree Type Total 
Existing 

Removed Retained Required Replacement 

Significant(6”-30” dbh) 157 149 8 149* 

Landmark (>30” dbh)   26   24 2 72 

Total 183 173 10 221 

*Per RZC 21.72.090.B.2, tree replacement ratios may be modified for master plans 
within urban centers and local centers to allow for 1:1 replacement when accompanied 
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by a three-tier vegetative replacement plan. The applicant has provided a three-tier 
vegetative replacement plan with their Master Plan and Site Plan Entitlement submittal. 

 
B. Street Typology and Relationships to Buildings 

RZC 21.12.510 establishes standards for building placement and orientation relative to 
the street, with different requirements applying to different street typologies. 152nd Ave 
NE, which fronts the project, is classified as a Minor Arterial, and the dimensional 
standards of RZC Table 21.12.510C apply, as the project site is located within a Transit-
Oriented Development (TOD) Focus Area.  

 
Finding:   
As conditioned, the proposal complies with the requirements of RZC 21.12.510, except 
where ADF is requested. The building front is oriented toward the adjacent minor 
arterial. While a minimum of 50% of the building edge is within 20 feet of the street-
facing property line for Phase 1, as required, Phase 2 has less than 50% of the building 
edge within the 20-foot setback zone and is therefore requesting ADF (See Section XII). 
The buildings, as proposed, comply with the building design requirements of RZC Table 
21.12.510C, and compliance will be confirmed with the review of future construction 
permits associated with this development. 

 
C. Open Space  

RZC 21.36 establishes standards to ensure that new residential development provides 
open space available for resident use. RZC 21.36.100.E. dictates that development in 
the Overlake Metro Center must provide common open space in an amount equal to 
or greater than 6.25% of the gross residential floor area. Of the required open space, 
65% of the area must be provided as outdoor common open space (RZC 21.36.100.B). 
RZC 21.36.100.B.2 requires that each unit provide private open space in the form of an 
attached patio or balcony. If the street front of a façade is deemed too cluttered by 
balconies, the number of required balconies may be reduced through the ADF 
process, provided that in-lieu fees are paid for each balcony not provided, and that no 
less than 50% of units must include private open spaces. 
 
Finding: 
As conditioned, the proposal meets the open space requirements for both phases of 
development. Each phase independently provides greater than the minimum required 
open space area, as depicted in the Master Plan (Attachment 7, Sheet L101). The 
proposed common open space complies with the dimensional and design 
requirements of RZC 21.36. To meet the private open space standards, the applicant 
proposes balconies or patios for 53% of the residential units. The applicant will be 
required to pay in-lieu fees for each unit with no private open space, pursuant to RZC 
21.36.100.B.5. 

D. Affordable Housing 
RZC 21.20 establishes affordable housing requirements for new development. 
Pursuant to RZC 21.20.060.D.2, at least 12.5 percent of renter-occupied units in new 
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developments must be made affordable to households earning up to 50% of the area 
median income (AMI). Redmond Municipal Code (RMC) Section 3.38 establishes 
standards and procedures offering Multi-Family Tax Exemptions (MFTE) to projects 
providing affordable housing and meeting the program requirements established in 
RMC 3.38.   
Finding:   
As conditioned, the project meets the affordable housing requirements of RZC 21.20. 
Throughout the development, a minimum of 12.5% of units will be designated as 
affordable to households making up to 50% AMI. The proposed mix of affordable units 
is depicted in the Site Plan Entitlement Plans for both phases (Attachment 8 & 9, Sheets 
G1.20-1 & G1.20-2, respectively).  

 
E. Design Standards 

RZC Article III establishes design standards for new development. Design review in the 
City of Redmond is conducted administratively by review staff.  
 
Finding:   
The proposal meets the design standards of RZC Article III (see Attachments 10 and 11, 
Design Review Plans), except where flexibility is requested as detailed in Section XII of 
this report. Given the project’s proximity to light rail and high visibility, the massing of 
the two buildings is broken into multiple endcaps to reduce the perceived scale of the 
buildings and create a human-scale feel. This approach ensures that the building is 
visually interesting from multiple angles. The design also incorporates podium-top 
courtyards that open to the street, allowing more light into the building and breaking 
up long facades.  
 

F. Incentive Program 
RZC 21.55 establishes an incentive program that allows for development yield bonuses 
in exchange for public benefits provided by the development. The types and degree of 
public benefit correspond to quantitative development bonuses for allowable density 
and building height. RZC 21.55.3000 allows for a customized incentive package to be 
applied to projects as part of a Development Agreement.  
 
Finding: 
As conditioned, the project complies with the Incentive Program requirements of RZC 
21.55. The base maximum FAR for development in the OBAT Zone is 3.0, whereas the 
Master Plan proposes an overall FAR of 3.26. Each point earned through the incentive 
program awards an additional .02 FAR above the base maximum, so the development 
needs to earn a minimum of 13 points to achieve the proposed FAR. The applicant is 
opting for a customized incentive program under RZC 21.55.3000, which provides an 
affordable housing incentive. The proposal will include at least one additional affordable 
unit above baseline requirements to earn 40 points through the incentive program, as 
permitted under RZC Table 21.55.200.  
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G. Green Building Standards 
RZC 21.67 establishes the Green Building Program (GBP), which aims to reduce the 
carbon emissions and environmental impacts of new buildings. 
 
Finding: 
As conditioned, the proposal complies with the GBP. Full compliance with the GBP will 
primarily be determined during the City’s review of construction permit applications. 
The applicant has provided a Green Building Program Commitment Form to confirm 
that the required measures will be taken to achieve full GBP compliance in conjunction 
with future construction permits (see Attachment 15). 
 

H. Parking 
RZC 21.40 establishes standards for vehicle and bicycle parking associated with 
development, including minimum and maximum parking space quantities and parking 
space dimensions. For development in the TOD Focus Area, there is no minimum 
parking requirement for multi-family dwelling units or retail/restaurant uses. A 
maximum of one parking space per dwelling unit and a maximum of 5.0 spaces per 
1,000 square feet of food and beverage uses are permitted in the TOD Focus Area. RZC 
21.40 requires that long-term and short-term parking be provided for multi-family 
residential and commercial uses.  
 
Finding: 
As conditioned, the proposal complies with the parking quantity standards of RZC 21.40. 
Across both phases, the proposal anticipates providing the maximum allowable number 
of parking spaces for the residential and commercial uses. Beyond the dedicated 
residential/commercial parking spaces, 21 loading spaces will be provided for flexible 
use by delivery and service vehicles, as detailed in the Development Agreement 
(Attachment 12). Vehicle parking complies with the dimensional design requirements 
of RZC 21.40, except where ADF is requested as detailed in Section XII. The application 
also satisfies the requirements for bicycle parking quantities established in RZC 21.40, 
as detailed in the Site Plan Entitlement plans (Attachments 8 & 9, Sheets G0.04-1 & 
G0.04-2, respectively).  
 

I. Transportation 
RZC 21.12.510, RZC 21.17.010.F, RZC 21.52, RZC Appendix 2, RZC Appendix 7, and the 
City’s Standard Specifications and Details require right-of-way dedication and frontage 
improvements. 
 
Finding:  
As conditioned, the proposed improvements will meet all requirements, per RZC 
21.12.510, RZC 21.17.010.F, RZC 21.52, RZC Appendix 2, RZC Appendix 7, and the City’s 
Standard Specifications and Details. The developer will construct frontage 
improvements along 152nd Avenue NE and NE 31st Street, including a signalized 
intersection at Da Vinci Ave and 152nd Ave NE (if not already fully constructed by the 
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adjacent Overlake Commons project). The right-of-way dedication along 152nd Avenue 
NE and sidewalk and utilities easement along NE 31st Street will also be provided to 
meet the City’s street standards. All improvements and accesses will be designed and 
constructed per the City’s street standards outlined in the City’s Standard Specifications 
and Details, RZC Appendix 2, and RZC Appendix 7. All sidewalks will be constructed in 
compliance with the Americans with Disabilities Act (ADA). Streetlights will be designed 
and constructed in accordance with the City’s Illumination Design Manual. 
 

J. Stormwater 
The Redmond Municipal Code (RMC 15.24) and the 2022 Stormwater Technical 
Notebook (STN) require that projects meet the applicable minimum requirements 
based on threshold requirements.  Redmond Zoning Code (RZC 21.17.010.E) and (RZC 
21.74.020) require that all projects and developments are required to be served by an 
adequate surface water management system complying with the policies of the 
Comprehensive Plan and meeting the requirements of RMC Chapter 15.24, Clearing and 
Grading, and Storm Water Management, and the Stormwater Technical Notebook and 
Construction Manuals. 
 
Finding:   
As conditioned, the proposal will meet all requirements per RMC 15.24.  
 
The project will be constructed in two phases: Phase 1 includes the western half of the 
site, and Phase 2 includes the eastern half. A Binding Site Plan (LAND-2025-00091) will 
divide the property into two parcels roughly corresponding to the Phase 1 and Phase 2 
areas. All private and public stormwater conveyance and connection elements needed 
for both phases will be installed during Phase 1. 
 
During Phase 1, the project will replace approximately 100 linear feet of public 12-inch 
corrugated metal pipe storm main between the two existing storm drain manhole 
structures along the frontage in NE 31st Street, and install two new storm drain manhole 
structures along the replaced piping section to accommodate the connection of the 
Project’s stormwater and upstream bypass flow from the neighboring property to the 
east. 
 
The project will connect to the Overlake Village Regional Stormwater Facility through 
the existing public 84-inch storm drain manhole structure located along the west side 
of 152nd Avenue NE. The project will (and as conditioned) coordinate with the 
neighboring property development, Overlake Commons, to provide a single shared 
stormwater connection across 152nd Ave NE at the southwest shared access driveway. 
Approximately 72 lineal feet of new 12-inch storm drain piping shall be installed by the 
project to make this connection. Storm drainage piping crossing 152nd Ave NE shall be 
installed to achieve a 90-degree crossing alignment with respect to the roadway.  
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The project shall coordinate with the adjacent Overlake Commons project located along 
the south property line to provide a private stormwater drainage easement for any 
existing or proposed storm pipes crossing onto R22’s property prior to CCR.  
  
A new private drainage easement will be provided for the existing stormwater piping 
and treatment structures bypassing through the project at the northeast property 
corner from the neighboring property to the east. The existing piping and treatment 
structures shall not connect to R22’s stormwater piping and shall connect to the public 
stormwater system in NE 31st street through a separate CB structure. 
 
A new private drainage easement will be required from R22 Lot 1 for storm piping 
crossing the proposed lot line with R22 Lot 2 to be created under the Binding Site Plan 
(LAND-2025-00091).  
 
All private drainage easements shall be provided and recorded prior to Phase I civil 
construction plan approval. 
  
Stormwater quality and quantity control for the project will be provided by the Overlake 
Village Regional Stormwater Facility upon payment of the Overlake Regional Capital 
Facilities Charge. Payment of this fee is required prior to issuance of the CCR Site Permit. 

 
K. Utilities 

 
Per RZC 21.17.010.D, all developments shall be served by adequate public water and 

 sanitary sewer systems approved by the City and meeting the design and construction 
 requirements of the City’s Technical Design and Construction Manuals.  
  

Finding:   
As conditioned, the proposal will meet all requirements, per RZC 21.17.010.D. The 
project will include the installation of approximately 1,500 feet of new water main along 
the future driveways and 152nd Ave NE, two six-inch water residential meters, two two-
inch commercial meters, two one-inch irrigation meters, three new fire hydrants, and 
other fire appurtenances. The project will also install two new manholes, one eight-inch 
side sewer, and one ten-inch side sewer, to be connected to new manholes on the sewer 
main along future 152nd Ave NE. 

 
VII.  Criteria Applicable to all Land Use Permits: 

Proposed land use actions within the City must comply with the criteria listed in RZC 
21.76.070.B.3.a. These criteria are applicable to all land use permits to ensure overall 
consistency between proposed land use permits, applicable regulations, and the 
Comprehensive Plan. Staff’s analysis of whether the proposal meets the decision criteria is 
below. 
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1. A proposed project’s consistency with the City’s development regulations shall be 
determined by consideration of: 

A. The type of land use; 
B. The level of development, such as units per acre or other measures of density; 
C. Availability of infrastructure, including public facilities and services needed to 

serve the development; and 
D. The character of the development, such as development standards. 

 
 Staff Response:  As conditioned, the proposal satisfies the criteria. The subject 

application proposes a mid-rise mixed-use residential development in the OBAT Zone. 
Mixed-use residential is a permitted use in the OBAT Zone, and providing high-density 
housing uses and commercial uses near rapid transit are stated purposes of the OBAT 
Zone. The proposal complies with applicable density, development, and public 
facilities standards, as demonstrated in Section VI above. 

   
2. Upon review of a land use permit and accompanying site plan, the decision maker shall 

determine whether building design and/or site design complies with the following 
provisions: 

A. The Comprehensive Plan, RZC 21.02, Preface, RZC Article I, Zone-Based 
Regulations, RZC Article II, Citywide Regulations, and the Appendices that carry 
out these titles;  

B. The provisions of RMC Title 15, Buildings and Construction, that affect building 
location and general site design; 

C. The Washington State Environmental Policy Act (SEPA) if not otherwise satisfied; 
D. RZC Article VI, Review Procedures, to the extent it provides the procedures to 

ensure compliance with the requirements in subsections B.3.a. ii. B and B.3.a.ii.C 
of this section; 

E. Both within and outside the Transition Overlays, decision makers authorized by 
the RZC to decide upon discretionary approvals may condition such approvals and 
development permits, including but not limited to site plan approvals, to 
minimize adverse impacts on other properties and uses, and to carry out the 
policies of the Comprehensive Plan. 

 
Staff Response: Technical review staff have reviewed the proposal and have determined 
that it complies with the Comprehensive Plan, RZC, and RMC. The review of the 
consolidated application has been consistent with RZC Article VI, Review procedures, for 
a consolidated Type V Master Plan, Development Agreement, Binding Site Plan, and Site 
Plan Entitlement. All future construction permits will be reviewed for compliance with 
applicable development regulations. The proposal complies with SEPA requirements as 
described in Section V.   
 
The proposed development specifically addresses the following Comprehensive Plan 
goals and policies:  
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 Comprehensive Plan Policy      Compliance Analysis 

 LU-37: Ensure that mixed-use areas are 
located, designed, and developed to:  
Locate businesses rather than parking areas 
along the street; provide housing; 
encourage compact development and use 
of accessible and active transportation; 
avoid impacts on adjacent residential uses, 
including impacts that could result in 
pressure to convert these adjacent uses to 
commercial uses. 

The project locates retail space along 152nd Avenue NE, 
with all parking located within the building and at the 
rear of the site. The project is compact and adjacent to 
a light rail station, thereby promoting the use of 
accessible and active transportation.  

 OV-1: Ensure that residential uses are 
located either in mixed-use buildings or on 
mixed-use sites and not as a stand-alone 
use so that the City has the capacity to 
meet non-residential space needs. 

The project is a mixed-use development that contains 
commercial uses on the ground floor.  

GR-1: Accommodate growth through the 
year 2050 primarily within the centers and 
along major corridors. Ensure zoning 
capacity to accommodate the following 
levels of growth in the centers and along 
major corridors: 8,350 housing units in 
Overlake Metro Center 

The project contributes up to 800 housing units within 
the Overlake Metro Center and within a TOD Focus 
Area.  

GR-3: Use State Environmental Policy Act 
(SEPA) planned actions and infill exemptions 
to efficiently accomplish environmental 
review and area-wide solutions in 
Redmond. 

The project utilizes the Overlake SEPA Planned Action 
to document compliance with SEPA.  

 
VIII.  Master Planned Development Decision Criteria:   
 

Per RZC 21.76.070.P.5, the MPD shall meet the following criteria: 
 

1. All elements of the MPD shall support and be consistent with the RZC and all 
applicable Comprehensive Plan policies. 

 
Staff Response: Staff has reviewed the proposal for compliance with the RZC and 
Comprehensive Plan as discussed in Sections III, VI, and VII above. 

 
2. MPDs proposed in the Overlake Metro Center shall be consistent with the Overlake 

policies in the Redmond Comprehensive Plan and shall include the items listed in RZC 
21.76.070.P.5.d in addition to the following: 

i. A height and bulk study that demonstrates how building mass, height, and 
scale relate to open spaces, pedestrian pathways, streets, and other buildings; 
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ii. An analysis of shading effects of taller buildings (for sites smaller than three 
acres, only required if the Technical Committee or Design Review Board determine 
based upon the height and bulk study that analysis of shading effects is needed); and 
 

iii. Phasing plan for bonus features and affordable housing component showing 
that the completion of improvements of bonus features and affordable housing shall 
be commensurate with the progress on the construction of the development (for 
sites smaller than three acres, only required if the Technical Committee determines 
necessary). 

 
Staff Response: The MPD is consistent with the Overlake policies set forth in the 
Comprehensive Plan as demonstrated in Section VII above. The Master Plan includes 
height, bulk, and shading studies, and a detailed phasing plan has been provided. 
Therefore, these criteria are satisfied. 

 
3. MPDs proposed in the Marymoor Village Center shall include a phasing plan for 

bonus features and affordable housing as described in RZC 21.76.070.P.5.b.iii in 
addition to the items listed in RZC 21.76.070.P.5.d. 
 
Staff Response: Not applicable. The project is not located within the Marymoor Village 
Center. 
 

4. All MPDs shall include the items listed below: 
 

i.  A design concept that is in conformance with all applicable Comprehensive Plan 
policies and development regulations; 

 
ii.  Conceptual site plan indicating all proposed land uses (architectural design, 

exact building shapes, locations, and other detailed information required in a 
site plan shall not be required); 

 
iii. Transportation and circulation plan indicating the layout and conceptual design 

of all streets, pedestrian pathways, parking, and location of transit facilities (as 
available), in plan view and cross section for streets (cross sections only 
required for projects in the Downtown); 

 
iv. Location of proposed space for parks, open space, and any cultural facilities; 
 
v. Phasing plan describing anticipated time frames for development and showing 

that completion of affordable housing shall be commensurate with the progress 
on the construction of the development; 

 
vi. Location of any environmentally critical areas; 
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vii. Landscape and tree retention concepts, including consideration of the health 
and structural stability of retained trees, as determined by an arborist report; 

 
viii. Preliminary plan indicating required connections to adjacent properties for 

transportation and open space systems; 
 

ix. Overall approach to sustainable design, including consideration of the use of 
environmentally sustainable materials such as permeable pavement, where 
possible; and 

 
x. Preliminary plan for other major infrastructure improvements (may be waived by 

the Technical Committee for sites in Overlake smaller than three acres). 
 

Staff Response: The MPD application materials included the above-listed items and 
were deemed a complete application on April 9, 2025. 

 
5. The Master Plan must comply with all site requirements or design guidelines that 

would ordinarily apply to projects developed in the underlying zone. 
 
Staff Response: The proposal complies with all standards of the underlying zone. 
Compliance with applicable development regulations is demonstrated in Sections III 
and VI above. 

 
6. Site requirements and other development standards and regulations shall be 

administered on the basis of the area controlled by the approved master plan (“plan 
area”), rather than on a site-by-site basis, provided the approved Master Plan 
demonstrates the ability to comply with the requirement in question. 

 
Staff Response: In its buildout condition, the Master Plan area demonstrates  
compliance with all applicable development standards and regulations. The MPD was 
reviewed with respect to the entire development.  

 
7. Property included in an MPD must be under the same ownership, or there must be a 

signed agreement establishing control over multiple ownerships. 
 

Staff Response: The MPD area is currently under single ownership. If this is adjusted at 
a later date, a signed agreement would be required. 

 
IX.  Development Agreement Decision Criteria: 
 

Per RZC 21.76.070.L.3, the Development Agreement shall meet the following criteria:  
 

1. The agreement must be consistent with the applicable development regulations for 
the property. 
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Staff Response: The Development Agreement establishes a framework for coordinated 
development of the project site between the City and the applicant. All provisions of 
the agreement pertaining to development regulations comply with applicable RZC and 
RMC standards.  

 
2. All impacts of the development must be mitigated by the measures set forth in the 

agreement, or the agreement must provide a mechanism for analyzing and mitigating 
such impacts as they occur. 
 
Staff Response: The agreement provides for mitigation of development impacts to 
infrastructure, including street and right-of-way (ROW) improvements and ROW 
dedication. The agreement provides for development to mitigate development 
impacts through the payment of impact fees or through the use of transportation 
impact fee credits as applicable. 
 

3. The agreement must reserve the City’s authority to impose new or different 
regulations to the extent required by a serious threat to public health and safety. 

 
Staff Response: Section 5.3 of the agreement details the City’s reserved right to 
impose new or different officially adopted regulations to the extent required by a 
serious threat to public health and safety.  
 

4. The duration of the agreement must be reasonable in light of the anticipated build-
out period for the proposed development and the needs of the City. 

 
Staff Response: Section 4 of the Development Agreement establishes the duration of 
the agreement as ten (10) years with an option to extend for an additional five (5) 
years. The duration is reasonable for the anticipated build-out period and is 
consistent with the expiration terms for Master Planned Developments established in 
RZC 21.76.070.P. 
 

5. The agreement must be in the public interest and provide a public benefit. 
 

Staff Response: The agreement provides for a suite of public benefits, including 
affordable housing, public art, enhanced bicycle and pedestrian safety infrastructure, 
and a signalized intersection at Da Vinci Avenue NE & 152nd Avenue NE. The 
agreement provides additional housing and retail opportunities consistent with the 
land-use vision for the OBAT Zone and is in the public interest. 

 
X.  Binding Site Plan Decision Criteria:  

 
Per RZC 21.74.030.B.1, the Binding Site Plan shall meet the following criteria:  
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1. Each proposed binding site plan shall be reviewed to ensure that:  
a. The proposal complies with the general criteria applicable to all land use permits 

set forth in RZC 21.76.070.B, Criteria Applicable to All Land Use Permits; 
b. The proposal conforms to the site requirements for the zoning district in which 

the property is located; 
c. The proposal conforms to the requirements of this chapter; 
d. The proposed binding site plan: 

i. Makes adequate provision for streets, roads, alleys, other public ways, 
and transit stops as required by this chapter; and the proposed street 
system conforms to the City of Redmond Transportation Master Plan and 
Neighborhood Street Plan, and is laid out in such a manner as to provide 
for the safe, orderly, and efficient circulation of traffic; 

ii. Will be adequately served with water, sewer, storm drainage, and other 
utilities appropriate to the nature of the subdivision or short subdivision; 

iii. Makes adequate provision for parks, recreation, and playgrounds, as 
required by this chapter; 

iv. Makes adequate provision for schools and school grounds; 
v. Makes adequate provisions for sidewalks and other planning features that 

meet the requirements of this chapter and that provide safe walking 
conditions for students who walk to and from school; 

vi. Serves the public interest and makes appropriate provisions for the public 
health, safety, and welfare. 

 
Staff Response: The Binding Site Plan proposes dividing one lot into two lots for the 
purposes of development of the two-phase mixed-use residential buildings 
contemplated as part of the Master Planned Development. As demonstrated in 
Sections III and VII, the Binding Site Plan complies with the general criteria applicable 
to all land use permits and conforms to the site requirements for the OBAT Zone. The 
Binding Site Plan conforms to the requirements of RZC Article V-Land Division. 
Additionally, the Binding Site Plan makes adequate provisions for public infrastructure 
and facilities. Transportation and utility improvements will be made to the site to 
accommodate the future anticipated use. The applicant will be required to mitigate 
impacts to parks, schools, and emergency services by paying impact fees pursuant to 
RMC 3.10. The Binding Site Plan proposes the legal division of two lots, both of which 
will be adequately served by public infrastructure and services, and the application 
will not negatively impact public health, safety, and welfare. Therefore, the above 
criteria are satisfied.   

 
XI.  Site Plan Entitlement Decision Criteria:  
 

1. The Technical Committee, composed of the Departments of Planning and Public 
Works, shall review all Development Review permits with the State Environmental 
Policy Act and the RZC. 
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Staff Response: Staff has reviewed the two Site Plan Entitlement applications for 
compliance with the RZC and SEPA and has found that the proposal meets applicable 
development regulations, as discussed in Section VI. Staff has followed applicable SEPA 
procedures and has determined that the application is covered under the Overlake 
SEPA Planned Action.  

 
2. The Landmarks and Heritage Commission will review all Certificates of 

Appropriateness for compliance with the RZC. 
 

Staff Response: No Certificate of Appropriateness is required for this application, and 
this criterion does not apply. 

 
XII.   Code Deviations Granted 

The Technical Committee has granted the following deviations from the development 
standards through the authority referenced.  
 
Administrative Design Flexibility-Impervious Surface Coverage: RZC 21.12.500 establishes 
a maximum impervious surface coverage of 80% of the site area in the OBAT Zone. The 
applicant is requesting ADF to increase the allowable impervious surface to 86% across 
the Master Plan area. The project seeks to maximize the density on the site while still 
allowing abundant light and views to dwelling units and avoiding bulky massing from the 
street, which requires a building that covers a large portion of the site. Therefore, the 
request for increased impervious surface allows for the Master Plan to achieve superior 
design. The Technical Committee recommends approval of this ADF request.  
 
Code Authority:  RZC 21.76.070.C 
 
Landscaping Deviation-5’ Planting Area: RZC 21.32.050.P requires that a minimum five-
foot-wide planting area be provided between all exterior building walls and vehicular 
paved areas such as driveways and parking lots. Some of the areas between buildings and 
vehicular paved areas are not able to provide the minimum 5-foot planting width required 
because of vehicle and fire access width requirements. The proposal provides planting at 
reduced widths where planting remains feasible, reducing widths to 3’9” and 4’8” in 
certain locations. In those locations dedicated to emergency access and back-of-house 
functions, planting has been omitted between the drive aisle and the building. While the 
proposal does not strictly comply with the landscaping requirements along each individual 
drive aisle, the overall Master Plan area provides high-quality areas of consolidated 
landscaping in common open space areas and along the public right-of-way that meet the 
intent of the landscaping standards of RZC 21.32. This deviation is granted.  
 
Code Authority: RZC 21.32.030. 
 
Landscaping Deviation-Urban Landscaping Tree Requirements: RZC 21.32.070.B.3 requires 
that one tree be provided for every 125 square feet of required open space, which would 
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require 226 trees to be planted on-site. The required number of trees is not feasible due 
to conflicts with underground utilities and ancillary equipment. Trees must be planted a 
certain distance from underground utilities so that roots do not interfere with 
underground pipes or cables, thereby limiting the number of trees able to be planted. Per 
RZC 21.32.030.A, the Technical Committee may allow deviations from the landscaping 
standards of RZC 21.32 in the case of conflicts with utilities. This deviation is granted.  
 
Tree Exception Request: RZC 21.72 establishes standards for the retention, protection, and 
replacement of trees when development occurs. As noted in Section VI, the applicant is 
seeking a tree exception to remove landmark trees and retain less than 35% of existing 
significant trees on-site. RZC 21.72.090 authorizes the Administrator to grant exceptions 
to the requirements of RZC 21.72, provided that the exception request satisfies the criteria 
of RZC 21.72.090.B. Strict compliance with the tree code standards would be in conflict 
with the increased density of urban centers and would be inconsistent with the adopted 
vision for the Overlake Metro Center. Strict compliance with tree retention standards is 
made more difficult by the fact that the existing site is developed with surface parking, 
with trees interspersed within the parking area throughout the interior of the lot. In order 
for this site to achieve the higher-density urban development envisioned in Redmond 
2050, exceptions from the standards of RZC 21.72 are necessary. The deviation is granted.  
 
Code Authority: RZC 21.72.090 
 
Deviation-Vehicle Parking Dimensions: RZC 21.40.010 establishes dimensional standards 
for parking spaces. The applicant is requesting a deviation from minimum parking space 
width requirements to allow for partial intrusion of structural columns into parking spaces. 
Pursuant to RZC 21.40.010.E.1, the Technical Committee may approve alternate designs 
not meeting the established parking standards when a qualified transportation engineer 
demonstrates that the alternate design proposal meets more current and accepted 
standards. The applicant cited Desman, an engineering firm that specializes in parking 
garage design, which indicated that the narrower stalls are an acceptable solution for 
residential parking (Attachment 10-Sheet 34 and Attachment 11-Sheet 33). Therefore, the 
deviation is granted. 
 
Code Authority: RZC 21.40.010 
 
Administrative Design Flexibility-Private Open Space: The applicant is requesting ADF from 
the private open space requirements of RZC 21.36.100.B to allow for only 53% of dwelling 
units to provide private open spaces such as balconies and patios. The applicant is also 
requesting that up to 50% of the balconies be 12 square feet rather than the minimum 50 
square feet typically required. RZC 21.36.100.B.2 specifically allows for these deviations to 
be pursued through the ADF process. Providing one 50-foot balcony per unit would result 
in a cluttered façade, and the reduction in size allows for more flexibility and variation in 
the façade, contributing to a better overall design. The Technical Committee recommends 
approval of this ADF request. 
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Code Authority: RZC 21.76.070.C 
 
Administrative Design Flexibility-Street Typology and Relationship to Buildings 
For Phase 2, the applicant is requesting ADF from the requirement that there must be a 
minimum of 50% of the building edge within 0-20 feet from the street-facing property line, 
as required by RZC 21.12.510.C. Existing utility easements along the street front for Phase 
2 prevent the project from complying with the minimum building edge requirement. 
However, the building front of Phase 2 is located as near to the sidewalk as is feasible, 
maintaining a 0-20 foot distance for 28% of the building front and being located no further 
than 38 feet from the sidewalk at any point. Strict compliance with the street typology 
standards would result in underdevelopment of the site, so the ADF allows the proposal to 
better meet the intent of the OBAT Zone. The Technical Committee recommends approval 
of the ADF. 
 
Code Authority: RZC 21.76.070.C 
 
Administrative Design Flexibility-Minimum Waste Collection Points and Storage 
The applicant is seeking ADF from the requirement that no dwelling unit within a 
multifamily development be more than 200 feet from a solid waste collection point (RZC 
21.45.050). Each floor with dwelling units has a centralized trash collection room. The 
project proposes a maximum distance of 360 feet from dwelling unit to trash collection 
room. Due to significant grade changes across the site and the desire to limit the number 
of access roads through the site, there is only one location at the base of each building that 
is suitable for trash pickup. Providing additional ground-level trash transfer rooms would 
reduce the overall area dedicated to parking and resident amenities. While the maximum 
travel distance to dispose of trash is greater than 200 feet for some units, all of that 
distance is indoors and on the same floor. The Technical Committee recommends approval 
of the ADF. 
 
Code Authority: RZC 21.76.070.C 
 
Alternative Design Compliance-Rooflines 
For Phase II, the applicant is requesting Alternative Design Compliance for the requirement 
that the width of any continuous roofline treatment must not extend more than 120 feet 
(RZC 21.58.3200). The applicant proposes continuous rooflines greater than 120 feet along 
internal access drive aisles, while maintaining roofline modulation for those façades facing 
the public street. Because the facades seeking Alternative Design Compliance do not face 
the street and have other buildings relatively close, the rooflines will not be easily visible 
from the public right-of-way or from ground level.  In addition, the facades in question 
have a pattern of varying colors and materials as well as balconies, which serve to add 
texture and break down the perceived scale of the façade. The Alternative Design 
Compliance request meets the criteria of RZC 21.58.0300.E, and the request is granted.  
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Code Authority: RZC 21.58.0300.E 
 
Alternative Design Compliance-Minimum Residential Courtyard Dimensions 
For Phase 2, the applicant is requesting Alternative Design Compliance from the minimum 
residential courtyard dimensions of RZC 21.58.6030, which require a minimum courtyard 
width of 55 feet. The majority of the east and west courtyards in the Phase 2 building 
comply with the minimum 55-foot width requirement, but due to the irregular shapes of 
the courtyards, there are points that narrow to a minimum of 36 feet for the west 
courtyard and 44 feet for the east courtyard. This deviation from courtyard width 
requirements allows for well-designed and usable courtyards that visually open to the 
street while still providing a balance of privacy and seclusion from traffic noise, thereby 
meeting the purpose of the courtyard dimension standards. The Alternative Design 
Compliance request is granted. 
 
Code Authority: RZC 21.58.0300.E 
 

XIII.   Vesting/Approval Expiration 
This decision is vested to the development regulations in effect on the effective date of the 
Development Agreement.  The approval of this project shall expire ten (10) years after the 
effective date of the project approval unless extended, as described in Section 4 of the 
Development Agreement (Attachment 12).   

 
XIV.  Conditions of Approval 
       

A.  Site Specific Conditions of Approval 
 

The following conditions shall be reflected on the Civil Construction Review, unless otherwise 
noted: 

 
1. Development Engineering - Transportation and Engineering 

Reviewer: Min Luo, Senior Engineer 
Phone: 425-556-2881 
Email: mluo@redmond.gov  
 

I. R22 Master Plan Development (LAND-2025-00049): 
The R22 Master Plan provided by KPFF on November 13, 2025, clearly outlines 
easements, right-of-way dedications, access points, and frontage improvements, 
including construction of a new signalized intersection at Da Vinci and 152nd Ave NE. 
Details can be found on Pages 4-6 (C3.00, C3.10, and C3.11) of the R22 MPD Plan 
Package (Attachment 7). 
 

II. R22 Site Plan Entitlement Phase I (LAND-2025-00051): 
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a. Easements and Dedications. Easements and dedications shall be provided for the 
City review at the time of the civil construction drawing application and finalized 
for recording prior to civil construction drawing approval. The existing and 
proposed easements and right-of-way shall be shown on the civil plans. Prior to 
acceptance of the right(s) of way and/or easement(s) by the City, the developer 
will be required to remove or subordinate any existing private easements or 
rights that encumber the property to be dedicated, except as provided in 
Subsection 1 of RZC 21.52.030.G. 

 
i. Easements are required as follows: 

(a) A private shared private access easement near the driveway entrance off 
152nd Ave NE must be obtained from the Parcel ID 0673100011 to the 
south prior to civil construction drawing approval. 

(b) Private shared access easements between R22 Lot 1 and Lot 2 shall be 
provided and recorded prior to Phase I civil construction plan approval. 

(c) Any construction easements from the adjacent properties must be secured 
prior to civil construction drawing approval. 

(d) At the time of construction, additional easements may be required to 
accommodate the improvements as constructed. 

 
ii. Dedications for right-of-way are required as follows: 

(a) A strip of land 20 feet wide south of the horizontal curve and a strip of land 
14.62 feet wide north of the horizontal curve abutting the existing right-
of-way on the east side of 152nd Ave NE shall be granted as new right-of-
way. The private easements recording numbers 20200701002025, 
20160314001598, 8209010367, and 8202010477 and their associated 
facilities within the proposed right-of- way dedication along 152nd Avenue 
NE must be eliminated or relocated before the City’s acceptance of the 
right-of-way dedication along 152nd Avenue NE. The developer must 
collaborate with easement stakeholders to fulfill the relinquishment of 
these private easements and the removal or relocation of the associated 
facilities. 

 
Code Authority: RZC 21.52.030.G; RMC 12.12 

 
b. Construction Restoration and Street Overlay. If the existing pavement on 152nd 

Ave NE or NE 31st St is damaged by trenching or other construction activities, the 
pavement shall be planed, overlaid, and/or patched in accordance with the City 
of Redmond (COR) Standard Specifications and Details (STD) 201, 202, and 203, 
or as otherwise directed by the Traffic Operations and Safety Engineering Division 
in Public Works. The Pavement Condition Index (PCI) of the existing pavement on 
NE 31st Street is below 70, as identified in the City’s biannual pavement survey; 
therefore, the development shall be required to plane and overlay, at a minimum, 
the entire half street along the project frontage, as determined by the Traffic 
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Operations and Safety Engineering Division in Public Works. For questions, 
contact Adnan Shabir, Senior Engineer at 425-556-2776. If the existing pavement 
materials or thickness on 152nd Ave NE and NE 31st St do not meet the 
requirements of COR STD 301, the pavement shall be reconstructed to meet 
current street standards. 
 
Code Authority: RMC 12.08; Redmond Standard Specifications & Details  

 
c. Street Frontage Improvements 

 
i. The frontage south of the horizontal curve along 152nd Ave NE shall meet 

current City standards, including 41.5 feet of asphalt paving measured from 
face of curb to face of curb, which is sufficient to accommodate one 5-foot-
wide bike lane and one 12.8-foot-wide travel lane on the southbound 
approach, one 11-foot-wide southbound left-turn lane, and one 12.7-foot-
wide northbound travel lane with appropriate tapers. Additional required 
improvements include a 1-foot concrete curb and gutter, a 10.5-foot-wide bus 
platform, a 4.3-foot-wide bus shelter/amenity zone, a 7-foot-wide cycle track, 
a 10-foot-wide concrete sidewalk, storm drainage, street lighting, street trees, 
street signage, and underground utilities, including power and 
telecommunications. If the existing pavement materials or depth do not meet 
the requirements of the City’s Standard Specifications and Details 301, the 
minimum pavement section shall be provided as follows: 

 
• 4-inches HMA Class ½” PG 58H-22 
• 5-inches HMA Class 1” PG 58H-22 
• 4-inches of 1-1/4” minus crushed rock base course per WSDOT standard 

spec 9-03.9(3). 
• Subgrade compacted to 95% compacted maximum density as 

determined by modified Proctor (ASTMD 1557) 
• Street crown 2% sloped to the drain system 

 
This portion of frontage improvements along 152nd Ave NE shall seamlessly 
connect to the frontage improvements constructed by the Overlake Commons 
project (Parcel ID 0673100011) to the south and shall be closely coordinated 
with the King County Metro bus stop project. The frontage improvement 
design, including the bus platform, shelter, and other components, shall be 
submitted to and approved by King County Metro prior to CCR civil 
construction plan approval. All required construction easements for these 
improvements shall be obtained prior to approval of civil construction 
drawings. 

 
Code Authority: RZC 21.52.030; RZC 21.17.010; RMC 12.12; RZC Appendix 2; RZC 
Appendix 7; Redmond Standard Specifications & Details 
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ii. The frontage north of the horizontal curve along 152nd Ave NE shall meet 

current City standards, including re-channelization of the existing asphalt 
pavement to provide one 5-foot-wide southbound bike lane with a 3-foot-wide 
buffer, one 11-foot-wide travel lane in each direction, and one 14-foot-wide 
two-way left-turn lane measured from face of curb to face of curb with 
appropriate tapers. Additional required improvements include a 1-foot 
concrete curb and gutter, a 5-foot-wide planter, a 12-foot-wide shared-use 
concrete path, storm drainage, street lighting, street trees, street signage, and 
underground utilities, including power and telecommunications. If the existing 
pavement materials or depth do not meet the requirements of the City’s 
Standard Specifications and Details 301, the minimum pavement section shall 
be provided as follows: 

 
• 4-inches HMA Class ½” PG 58H-22 
• 5-inches HMA Class 1” PG 58H-22 
• 4-inches of 1-1/4” minus crushed rock base course per WSDOT standard 

spec 9-03.9(3). 
• Subgrade compacted to 95% compacted maximum density as 

determined by modified Proctor (ASTMD 1557) 
• Street crown 2% sloped to the drain system 

 
Code Authority: RZC 21.52.030; RZC 21.17.010; RMC 12.12; RZC Appendix 2; RZC 
Appendix 7; Redmond Standard Specifications & Details 
 

iii. The frontage along NE 31st Street shall meet current City standards, including 
maintaining the existing asphalt pavement width with appropriate tapers, a 1-
foot concrete curb and gutter, a 5-foot-wide planter strip, and a 12-foot-wide 
shared-use concrete path, along with storm drainage, street lighting, street 
trees, street signage, and underground utilities, including power and 
telecommunications. If the existing pavement materials or depth do not meet 
the requirements of the City’s Standard Specifications and Details 301, the 
minimum pavement section shall be provided as follows: 
 

• 4-inches HMA Class ½” PG 58H-22 
• 5-inches HMA Class 1” PG 58H-22 
• 4-inches of 1-1/4” minus crushed rock base course per WSDOT standard 

spec 9-03.9(3). 
• Subgrade compacted to 95% compacted maximum density as 

determined by modified Proctor (ASTMD 1557) 
• Street crown 2% sloped to the drain system 

 
Code Authority: RZC 21.52.030; RZC 21.17.010; RMC 12.12; RZC Appendix 2; RZC 
Appendix 7; Redmond Standard Specifications & Details 
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iv. A traffic signal system shall be installed at the intersection of 152nd Avenue NE 

and Da Vinci Avenue in accordance with City of Redmond standards, if it has 
not been partially or fully constructed by the Overlake Commons project 
(Parcel ID 0673100011) to the south. This development shall coordinate closely 
with the Overlake Commons project to establish and document roles and 
responsibilities in a recorded agreement for the full construction of the traffic 
signal prior to CCR civil construction plan approval. Signal plans are required 
for all traffic signals being constructed. The plans shall be prepared in 
accordance with Sections 8-20 and 9-29 of the WSDOT Standard Specifications 
as supplemented and modified by the City of Redmond. Potholing and utilities 
locating are required prior to signal design. The project engineer shall arrange 
for potholing and utility locates, and then contact Paul Cho, Transportation 
Operations, at (425) 556-2751 at least 48 hours in advance of installation to 
verify the layout. 

 
Code Authority: RZC 21.52.030.F 

 
v.  ADA ramp requirements: 

Curb ramps for persons with disabilities are required for all new curb ramps’ 
construction at the intersections of 152nd Ave NE/Da Vinci and NE 31st 
Street/the driveway access, as well as for all replacement curbs constructed in 
conjunction with sidewalks, paths, or other pedestrian access ways. 

 
Code Authority: RCW 35.68.075; RZC 21.A.21.a 

 
vi.  A 20-scale Channelization Plan is required and should be separated or 

incorporated into the Transportation Plan, provided the details are clearly 
visible, for any public street being modified or constructed. The plan shall 
include the existing and proposed signs, striping, street lighting, and signal 
equipment for all streets adjacent to the site and within at least 150 feet of the 
site property line (both sides of the street). The plan shall conform to the 
requirements in the City of Redmond Standard Specifications and Details 
Manual. 

 
Code Authority: RZC 21.52.030.F, RZC Appendix 2; Redmond Standard Specifications 
& Details; RCW 47.24.020 

 
vii.  Sidewalks constructed to City standards are required at the following 

locations: 
• 10-foot-wide concrete sidewalk along the east side of 152nd Avenue 

NE, south of the horizontal curve. 
• 12-foot-wide shared-use concrete path along the east side of 152nd 

Avenue NE, north of the horizontal curve. 
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• 12-foot-wide shared-use concrete path along the south side of NE 31st 
Street, east of the driveway access. 

 
Code Authority: RZC 21.10.150, RZC 21.17.010; RZC 21.52.050; RMC 12.12 

 
viii. All retaining walls and rockeries must be located entirely outside of 

existing and proposed public right-of-way and public easements. Placement 
within these areas is not permitted under any circumstances.  

 
Code Authority: RZC Appendix 2.A.15.a 

 
d. Access Improvements 

 
i. The type and location of the proposed site accesses are approved as shown on 

the R22 Transportation Plan prepared by KPFF on December 5, 2025 
(Attachment 7, Sheet C3.00) 

 
Code Authority: RZC 21.52.030.E; RZC Appendix 2.D 

 
ii. The following driveways are required to be improved as specified below: 

• The existing driveways on 152nd Avenue NE shall be closed and 
replaced with standard frontage improvements. 

 
Code Authority: RZC Appendix 2.D 

 
e. Underground Utilities. All existing aerial utilities (if any) along the street frontage 

on 152nd Ave NE and within the development site shall be placed underground. 
All new utilities serving the development shall be placed underground. 
 

Code Authority: RZC 21.17.020; RZC Appendix 2.A.3 and 11 
 

f. Street Lighting. Illumination of the street(s) along the property frontage must be 
analyzed to determine if it conforms to current City standards. Streetlights may 
be required to illuminate the property frontage. Luminaire spacing should be 
designed to meet the specified criteria for the applicable lamp size, luminaire 
height, and roadway width. Contact Isabel Diaz, Transportation Operations, at 
(425) 556-2733 with questions. The street lighting shall be designed using the 
criteria found in the City’s Illumination Design Manual, which can be accessed at: 
http://www.redmond.gov/development/CodesAndRules/StandardizedDetails 

 
With Site Plan Entitlement approval, the applicant shall contact Puget Sound 
Energy (Street Lighting division) for coordination and development of a Work 
Sketch plan to include any proposed work on PSE-owned lights and or poles. The 
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final PSE Street Lighting plan is required to be included in the final plan set prior 
to final approval of the Coordinated Civil Review. 

 
To begin the PSE Lighting coordination process, fill out the Street Lighting 
information request form here: https://www.pse.com/en/construction- 
services/pole-services 

 
Code Authority: RZC 21.52.030.F, RZC Appendix 2.A.11 

 
g. Temporary Pedestrian Access Plan. The applicant is required to provide a 

temporary pedestrian access plan for approval by the City prior to any 
construction on the project site. This plan needs to show how pedestrian traffic 
passing by the proposed development will be accommodated during the entire 
length of the construction phase. 

 
A pedestrian access plan should provide pedestrian protection with barriers or 
covered walkways that parallel existing facilities along the street frontage on the 
same side of the street on which the development is occurring. These routes 
must be accessible for persons with disabilities per the current ADA regulations 
and standards, including the provision of ramps, minimum widths, a detectable 
edge, and smooth surfaces for wheelchair access. If, under extenuating 
circumstances, a parallel accessible route cannot be provided along the street 
frontage adjacent to the development, pedestrians must be detoured with 
advance signing in accordance with the Manual on Uniform Traffic Control 
Devices (MUTCD). This route must be accessible for people with low or no vision. 
The developer may be required to install temporary crosswalks and street lighting 
as part of this detour. 

 
In order to keep existing routes open during the construction of new structures 
adjacent to existing sidewalks, pedestrian protection must be in place and 
inspected prior to construction adjacent to and at the same grade or above, as 
detailed in IBC 3306.1 (see table below) to protect pedestrians from falling debris. 
Pedestrian protection should be designed to provide sturdiness, adequate light 
for nighttime use and safety, and proper sight distance at intersections and 
crosswalks. Plans and details for the construction of these covered walkways shall 
be included as part of the civil construction plan set. 

 
IBC Table 3306.1. PROTECTION OF PEDESTRIANS 

 

Height Of 
Construction 

Distance From Construction to 
Sidewalk, Walkway, or Lot Line 

Type Of Protection 
Required 

8 feet or less 
Less than 5 feet 
 

Construction railings 
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5 feet or more 
 

None 

8 feet or less 

Less than 5 feet Barrier and covered 
walkway 

5 feet or more, but not more 
than one-fourth the height of 
construction 

Barrier and covered 
walkway 

5 feet or more, but between 
one-fourth and one-half the 
height of construction 

Barriers 

5 feet or more, but exceeding 
one-half the height of 
construction 

None 

 
 

Code Authority: MUTCD 2023 (or latest revision) sections 6D.01, 6D.02, & 6D.05, IBC 
3306.1 

 
III. R22 Site Plan Entitlement Phase II (LAND-2025-00052): 

 
a. Easements and Dedications. Easements and dedications shall be provided for City 

review at the time of civil construction drawing application and finalized for 
recording prior to civil construction drawing approval. The existing and proposed 
easements and right-of-way shall be shown on the civil plans. Prior to acceptance 
of the right(s) of way and/or easement(s) by the City, the developer will be 
required to remove or subordinate any existing private easements or rights that 
encumber the property to be dedicated, except as provided in Subsection 1 of 
RZC 21.52.030.G. 

 
i. Easements are required as follows: 

(a) An area of 3 feet wide by 20 feet wide sidewalk and utility easement, 
granted to the City of Redmond, abutting the south side of NE 31st St right-
of-way. 

(b) Private shared access easements between R22 Lot 1 and Lot 2 shall be 
provided and recorded prior to Phase II civil construction plan approval. 

(c) Any construction easements from the adjacent properties must be secured 
prior to civil construction drawing approval. 

(d) At the time of construction, additional easements may be required to 
accommodate the improvements as constructed. 

 
Code Authority: RZC 21.52.030.G; RMC 12.12 
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b. Construction Restoration and Street Overlay. If the existing pavement on NE 31st 
Street is damaged by trenching or other construction activities, the pavement 
shall be planed, overlaid, and/or patched in accordance with the City of Redmond 
(COR) Standard Specifications and Details (STD) 201, 202, and 203, or as 
otherwise directed by the Traffic Operations and Safety Engineering Division in 
Public Works. The Pavement Condition Index (PCI) of the existing pavement on 
NE 31st Street is below 70, as identified in the City’s biannual pavement survey; 
therefore, the development shall be required to plane and overlay, at a minimum, 
the entire half street along the project frontage, as determined by the Traffic 
Operations and Safety Engineering Division in Public Works. For questions, 
contact Adnan Shabir, Senior Engineer at 425-556-2776. If the existing pavement 
materials or thickness on NE 31st Street do not meet the requirements of COR 
STD 301, the pavement shall be reconstructed to meet current street standards. 
 
Code Authority: RMC 12.08; Redmond Standard Specifications & Details  

 
c. Street Frontage Improvements 

 
i. The frontage along NE 31st Street shall meet current City standards, including 

maintaining the existing asphalt pavement width with appropriate tapers, a 1-
foot concrete curb and gutter, a 5-foot-wide planter strip, and a 12-foot-wide 
shared-use concrete path, along with storm drainage, street lighting, street 
trees, street signage, and underground utilities, including power and 
telecommunications. If the existing pavement materials or depth do not meet 
the requirements of the City’s Standard Specifications and Details 301, the 
minimum pavement section shall be provided as follows: 
 

• 4-inches HMA Class ½” PG 58H-22 
• 5-inches HMA Class 1” PG 58H-22 
• 4-inches of 1-1/4” minus crushed rock base course per WSDOT standard 

spec 9-03.9(3). 
• Subgrade compacted to 95% compacted maximum density as 

determined by modified Proctor (ASTMD 1557) 
• Street crown 2% sloped to the drain system 

 
Code Authority: RZC 21.52.030; RZC 21.17.010; RMC 12.12; RZC Appendix 2; RZC 
Appendix 7; Redmond Standard Specifications & Details 

 
ii.  ADA ramp requirements: 

Curb ramps for persons with disabilities are required for all new curb 
construction at the intersection of NE 31st Street/the driveway access, as well 
as for all replacement curbs constructed in conjunction with sidewalks, paths, 
or other pedestrian access ways. 
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Code Authority: RCW 35.68.075; RZC 21.A.21.a 
 
iii.  A 20-scale Channelization Plan is required and should be separate or 

incorporated into the Transportation Plan, provided the details are clearly 
visible, for any public street being modified or constructed. The plan shall 
include the existing and proposed signs, striping, street lighting, and signal 
equipment for all streets adjacent to the site and within at least 150 feet of the 
site property line (both sides of the street). The plan shall conform to the 
requirements in the City of Redmond Standard Specifications and Details 
Manual. 

 
Code Authority: RZC 21.52.030.F, RZC Appendix 2; Redmond Standard Specifications 
& Details; RCW 47.24.020 

 
iv. Sidewalks constructed to City standards are required at the following locations: 

• 12-foot-wide shared-use concrete path along the south side of NE 31st 
Street, east of the driveway access. 

 
Code Authority: RZC 21.10.150, RZC 21.17.010; RZC 21.52.050; RMC 12.12 

 
v. All retaining walls and rockeries must be located entirely outside of existing 

and proposed public right of way and public easements. Placement within 
these areas is not permitted under any circumstances.  

 
Code Authority: RZC Appendix 2.A.15.a 

 
d. Access Improvements 

 
iii. The type and location of the proposed site accesses are approved as shown on 

the R22 Transportation Plan prepared by KPFF on December 5, 2025 
(Attachment 7, Sheet C3.00). 

 
Code Authority: RZC 21.52.030.E; RZC Appendix 2.D 

 
e. Underground Utilities. All existing aerial utilities (if any) along the street frontage 

on 152nd Ave NE and within the development site shall be placed underground. 
All new utilities serving the development shall be placed underground. 
 

Code Authority: RZC 21.17.020; RZC Appendix 2.A.3 and 11 
 

f. Street Lighting. Illumination of the street(s) along the property frontage must be 
analyzed to determine if it conforms to current City standards. Streetlights may 
be required to illuminate the property frontage. Luminaire spacing should be 
designed to meet the specified criteria for the applicable lamp size, luminaire 
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height and roadway width. Contact Isabel Diaz, Transportation Operations, at 
(425) 556-2733 with questions. The street lighting shall be designed using the 
criteria found in the City’s Illumination Design Manual, which can be accessed at: 
http://www.redmond.gov/development/CodesAndRules/StandardizedDetails 

 
With Site Plan Entitlement approval, the applicant shall contact Puget Sound 
Energy (Street Lighting division) for coordination and development of a Work 
Sketch plan to include any proposed work on PSE-owned lights and or poles. The 
final PSE Street Lighting plan is required to be included in the final plan set prior 
to final approval of the Coordinated Civil Review. 

 
To begin the PSE Lighting coordination process, fill out the Street Lighting 
information request form here: https://www.pse.com/en/construction- 
services/pole-services 

 
Code Authority: RZC 21.52.030.F, RZC Appendix 2.A.11 

 
g. Temporary Pedestrian Access Plan. The applicant is required to provide a 

temporary pedestrian access plan for approval by the City prior to any 
construction on the project site. This plan needs to show how pedestrian traffic 
passing by the proposed development will be accommodated during the entire 
length of the construction phase. The applicant may request to pay a sidewalk 
closure fee in lieu of providing passage as permitted by the City. 

 
A pedestrian access plan should provide pedestrian protection with barriers or 
covered walkways that parallel existing facilities along the street frontage on the 
same side of the street on which the development is occurring. These routes 
must be accessible for persons with disabilities per the current ADA regulations 
and standards, including the provision of ramps, minimum widths, a detectable 
edge, and smooth surfaces for wheelchair access. If, under extenuating 
circumstances, a parallel accessible route cannot be provided along the street 
frontage adjacent to the development, pedestrians must be detoured with 
advance signing in accordance with the Manual on Uniform Traffic Control 
Devices (MUTCD). This route must be accessible for people with low or no vision. 
The developer may be required to install temporary crosswalks and street lighting 
as part of this detour. 

 
To keep existing routes open during the construction of new structures adjacent 
to existing sidewalks, pedestrian protection must be in place and inspected prior 
to construction adjacent to and at the same grade or above, as detailed in IBC 
3306.1 (see table below) to protect pedestrians from falling debris. Pedestrian 
protection should be designed to provide durability, adequate lighting for 
nighttime use, and proper sight distance at intersections and crosswalks. Plans 
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and details for the construction of these covered walkways shall be included in 
the civil construction plan set. 

 
IBC Table 3306.1. PROTECTION OF PEDESTRIANS 

 

Height Of 
Construction 

Distance From Construction to 
Sidewalk, Walkway, or Lot Line 

Type Of Protection 
Required 

8 feet or less 

Less than 5 feet 
 

Construction railings 

5 feet or more 
 

None 

8 feet or less 

Less than 5 feet Barrier and covered 
walkway 

5 feet or more, but not more 
than one-fourth the height of 
construction 

Barrier and covered 
walkway 

5 feet or more, but between 
one-fourth and one-half the 
height of construction 

Barriers 

5 feet or more, but exceeding 
one-half the height of 
construction 

None 

 
 

Code Authority: MUTCD 2023 (or latest revision) sections 6D.01, 6D.02, & 6D.05, IBC 
3306.1 
Condition Applies: Civil Construction 
 

IV. R22 Binding Site Plan (LAND-2025-00091): 
 
Private shared access easements between R22 Lot 1 and Lot 2 shall be provided and 
recorded prior to the sale of Lot 1 or Lot 2. 
 
Code Authority: RZC 21.52.030.E; RZC Appendix 2.D 

 

 

2.  Development Engineering – Water and Sewer 
     Reviewer:  Heba Awad, Senior Utility Engineer 
     Phone:  425-556-2861 
     Email:  hawad@redmond.gov  
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a.    Water Service. Water service will require a developer extension of the City of 
Redmond water system as follows: 
 
The developer will install approximately 1,500 feet of new water mains along future 
driveways and 152nd Ave NE, two 6-inch water residential meters, two 2-inch 
commercial meters, two 1-inch irrigation meters, three new fire hydrants, and other 
fire appurtenances. All water services will be connected to the new water mains. 
 
The neighboring Overlake Commons development project of the parcel number 
0673100011 is currently under a Site Plan Entitlement permit. To support system 
looping and fire flows required for Overlake Commons and R22 developments, the 
developer of R22 has an agreement to address services, access, construction 
sequencing, and fire coverage. Overlake Commons and R22 shall work together 
during Coordinated Civil Review to adopt the same utility design for the west access 
road.  
 
All water connections to the existing water main to the south of the building shall be 
revised during Coordinated Civil Review due to the ongoing Overlake Commons 
permit for parcel 0673100011. Most of the water improvement work will be 
constructed during phase one of the development project. 
 
The developer shall begin coordinating with PSE and other dry utilities to identify 
potential conflicts with gas/power and cables. Relocation plans from utilities must 
be included in the construction plans for reference. Existing utilities in conflict with 
the proposed water main shall be below the proposed water main. 
 
Code Authority: RZC 21.17.010.D  
 

b.   Sewer Service. Sewer service will require a developer extension of the City of 
Redmond sewer system as follows: 
The Developer will install two new manholes, one 8-inch side sewer, and one 8-inch 
side sewer to be connected to new manholes on the sewer main along future 152nd 
Avenue NE. 
 
Code Authority:  RZC 21.17.010.D  
 

c.   Easements.  Easements shall be provided for all water and sewer improvements as 
required in the Design Requirements for Water and Sewer System Extensions.  
Easements for the water and sewer mains shall be provided for City of Redmond 
review at the time of construction drawing review.  All easements must be recorded 
prior to approval of construction drawings. 
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If any off-site easements are needed for the project, they shall be provided to the 
City of Redmond for review at the time of construction drawing review and recorded 
prior to construction drawing approval. 
 
Building overhangs, underground garages, elevated and other permanent 
structures shall not extend over or under the easement limits.   
 
Code Authority:  RZC 21.74.020.C, RZC Appendix 3.VII 

  
d.    Permit Applications.  Water meter and side sewer applications shall be submitted for 

approval to the Development Engineering Division.  Permits and meters will not be 
issued until all improvements are constructed and administrative requirements are 
approved.  In certain limited circumstances, at the sole determination of the City of 
Redmond, water meter and/or side sewer permits may be issued prior to completion 
of improvements and/or administrative requirements.  In such cases, various 
additional guarantees or requirements may be imposed as determined by the 
Development Engineering Division.  All reimbursement fees shall be paid prior to the 
issuance of water and side sewer permits if applicable.  
 
Code Authority:  RMC 13.08.010; RMC 13.12.120 
 

 
3.   Development Engineering – Stormwater/Clearing and Grading 

Reviewer:  Rick Goode, Senior Engineer 
      Phone:  425-556-2496 
      Email: rgoode@redmond.gov  
 

a. Water Quantity Control: 
i. Project lies within the Overlake Regional Stormwater Facility 

Basin.  Stormwater quantity control will be provided by the City of Redmond 
upon payment of the Overlake Capital Facility Charge. 
 

ii. Provide for overflow routes through the site for the 100-year storm.   
 

 Code Authority:  RMC 15.24.080.I  
 

b.   Water Quality Control 
 

i. Project lies within the Overlake Regional Stormwater Facility 
Basin.  Stormwater quality control will be provided by the City of Redmond 
upon payment of the Overlake Capital Facility Charge. 

 
 
Code Authority:  RMC 15.24.080.H  
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c.   Public Stormwater Easements.  Public easements will be required for any public 

stormwater conveyance systems on private property.  Easements shall be provided 
for City of Redmond review at the time of construction drawing approval.  The 
existing and proposed easements shall be shown on the civil plans.  Prior to the City's 
acceptance of the easement(s), the developer will be required to remove or 
subordinate any existing private easements or rights that encumber the property to 
be dedicated.  Prior to construction drawing approval, fully executed and recorded 
off-site easements shall be provided to the Development Engineering Division. 
 
Code Authority:  Stormwater Technical Notebook, Section 5.7.1 
 
 

d. Private Stormwater Easements.  Private stormwater easements will be required 
where drainage systems are located across adjacent properties and will remain 
under private ownership.  Maintenance of private drainage systems will be the 
responsibility of the property owners benefiting from the easement. This 
requirement must be noted on the face of the civil construction drawings and record 
(as-built) drawings before recording with King County for subdivision.  Prior to 
construction drawing approval, fully executed and recorded easements shall be 
provided to the Development Engineering Division. 
 
Private easements are required as follows: 
 

i. The project shall coordinate with the adjacent Overlake Commons project 
located along the south property line to provide a private stormwater 
drainage easement for any existing or proposed storm pipes crossing onto 
R22’s property. The Overlake Commons project is proposing to connect to 
R22’s conveyance piping at two locations. One connection is located at CB#2 
along the shared driveway entrance at R22’s southwest property corner, and 
the other connection is located at CB#6 along the east property line. 
 

ii. A new private drainage easement shall be provided for the existing 
stormwater piping and treatment structures bypassing through the project 
at the northeast property corner from the neighboring property to the east. 
The existing piping and treatment structures shall not connect to R22’s 
stormwater piping and shall connect to the public stormwater system in NE 
31st Street through a separate catch basin structure. 

   
iii. A new private drainage easement will be required from R22 Lot 1 for storm 

piping crossing the proposed lot line with R22 Lot 2 to be created under 
Binding Site Plan (LAND-2025-00091). 
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iv. All private drainage easements shall be provided and recorded prior to Phase 
I civil construction plan approval. 

 
Code Authority:  Stormwater Technical Notebook, Section 5.7.2 
 

e.   Clearing and Grading.  No specific conditions. 
 
Code Authority:  RZC 21.74.020.J, RMC 15.24.050, RMC 15.24.080, RMC 15.24.082 
 

f. Temporary Erosion and Sediment Control (TESC).   
i. Rainy season work permitted October 1st through April 30th with a Wet 

Weather Plan (WWP) incorporated into the CCR plan set.   The WWP will be 
used to apply for a separate WWP permit (as needed) after the Civil SITE 
Construction permit issuance, and additional WWP permit fees may apply 
based on the fee schedule at that time. 
  

Code Authority:  RMC 15.24.080 
  
g. Landscaping.  No specific conditions. 

 
Code Authority:  RZC 21.32 
 

h.  Department of Ecology Notice of Intent Construction Stormwater General Permit.  
Notice of Intent (NOI) must be submitted to the Department of Ecology (DOE) at 
least 60 days prior to construction on a site that disturbs an area of one acre or 
larger.  Additional information is available at: https://ecology.wa.gov/Regulations-
Permits/Permits-certifications/Stormwater-general-permits/Construction-
stormwater-permit  
 
Code Authority:  Department of Ecology Rule 

  
i. Regional Capital Facilities Charge:  A Regional Capital Facilities Charge applies to this 

project, located in the Overlake Sub-basin.  Please see the Development Engineering 
Fee Schedule for current fee information. 
 
Code Authority:  RMC 13.20.047 (Overlake), RMC 13.20.040 (Citywide) 
 

 
1. 4.   Fire Department 

Reviewer: Jon McKinnon, Deputy Fire Marshal 
Phone:  425 556-2223 
Email: jmckinnon@redmond.gov  

 

71

https://ecology.wa.gov/Regulations-Permits/Permits-certifications/Stormwater-general-permits/Construction-stormwater-permit
https://ecology.wa.gov/Regulations-Permits/Permits-certifications/Stormwater-general-permits/Construction-stormwater-permit
https://ecology.wa.gov/Regulations-Permits/Permits-certifications/Stormwater-general-permits/Construction-stormwater-permit
mailto:jmckinnon@redmond.gov


R22 Type V Master Plan, Development Agreement, and Site Plan Entitlement Phase 1 & 2, and Binding Site Plan 
LAND-2025-00049, -00050, -00051, -00052, -00091, SEPA-2025-00054  

 

37 

 The current submittal is generally adequate for LAND-2025-00049, -00050, -00051, 
-00052, and -00091 approval, but does not fully represent compliance with all 
requirements.  The following conditions are integral to the approval and shall be 
complied with in Civil Drawings, Building Permit Submittals, Fire Code Permit 
Submittals, and/or other applicable processes: 
 

a. Site Plan Condition 
1. Required fire access shall meet all requirements of Redmond Fire 

Department Standard (RFDS) 2.0: Access and Addressing.  
2. Striping and signage are required for all fire access roadways and will be 

determined in the civil review process.  
3. Required fire access roadways not in the public way are required to be 

recorded in an Emergency Vehicle Access Easement (EVAE). The access 
driveway for Lot 2 is required for fire access to the structure on that lot. 

4. Required fire access shall be able to support the weight of fire department 
vehicles, 77,000 pounds, and a point load of 45,000 pounds over a 24”x24” 
pad, or as determined by the City of Redmond Engineer.  The proposed 
vault will be placed partially under the required fire access. 

5. Required fire access roadways shall be in place and functional prior to 
bringing combustibles on site.   

6. Any required fire access roadway over a vault or other structure must meet 
the weight capacity requirements for fire apparatus. This includes any lid, 
latch, vent, or other part of the vault, such as the structure located under 
the hammerhead turnaround.   

7. Fire service access and features shall not be obstructed from deliveries, 
trash, or storage of other building functions.    

8. During construction, a parking and materials plan must be in place that 
ensures emergency vehicle access to all homes located on the access road.  
Addresses for all structures will be assigned during the civil review process 
and shall conform to Redmond Fire Department Addressing Standards. 
 

b. Fire Protection Plan 
1. The buildings shall be fully sprinklered as per the IFC, NFPA 13, and RFDS 

5.0 
2.  All areas shall have compliant Class I standpipe coverage, as per IFC, NFPA 

14, and RFDS 4.0. Temporary standpipe coverage is required per IFC and 
RFDS 4.0. 

3.  All areas shall have an IFC, NFPA 72, and RFDS 9.0 compliant fire detection 
and alarm system. 

4.  Fire hydrants shall be located approximately as shown on the SPE plans to 
meet required commercial hydrant spacing and to meet fire flow 
requirements in the International Fire Code and RMC 15.06. Exact locations 
will be determined in the civil review process. 
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5.  Hydrants must be in place and serviceable prior to the delivery, use, or 
storage of combustible building materials on-site or when Type 1A 
construction is complete. 

6. The water supply capacity shall be capable of providing 3,500 gallons per 
minute (gpm) to the site and meet all requirements of the City of Redmond 
Engineer.  

7. Per Appendix B (Fire Flow) of the IFC as amended by RMC 15.06, a building 
separation may be required to limit the fire flow of any one portion of the 
building to 3,500 gpm.  Initial fire flow calculations based on the proposed 
building square footage and construction type have been completed in the 
SPE process and shall be updated during the civil review and building 
permit review. 

8. Wall-mounted FDCs: A secondary FDC is required on the opposite side of 
the building. Final placement will take place during the CCR process for 
phases 1 and 2  

 
c. Change or Modification 

1. Determination of adequate fire flow as per IFC Appendix B: Fire Flow has 
been approximated in the SPE.  Any changes to the structure's size or 
building type at the time of building permit submittal may require building 
changes, including the addition of fire walls. 

 
2. If an underground tank is discovered on site, a separate fire permit for  

removal is required. 
 

3. Required fire access roadways, or "Fire Lanes", may be established at the  
time of plan review, pre-construction site inspection, and/or post-
construction site inspection. Additional fire lanes, markings, or re-markings 
may be required at any time during the life of the development upon 
evaluation and direction by the Fire Marshal. 

 
d. Fire Code Permit 

1. Fire Alarm and detection systems and related equipment for an NFPA 72-
compliant fire alarm. 

2. Fire Sprinkler systems and related equipment for an NFPA 13-compliant fire 
sprinkler system(s). 

3. Standpipe systems for an NFPA 14-compliant standpipe system(s). 
4. Fire Pumps and related equipment 
5. Emergency Responder Radio 
6. vi. Flammable Combustible Liquids 
7. Gates and Barricades across fire apparatus access roads 
8. Places of Assembly 
9. VIII. Fixed Fire Suppression systems 
10. Solar Photovoltaic Systems 
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11. Smoke Control or exhaust systems 
12. Smoke control shall be installed as specified in the IBC and IFC.  Depending 

on the smoke control requirements and design, outside technical review 
and inspections may be required at the applicant’s expense. 

13. Demolition of existing structures shall require a permit.   
14. Removal of existing underground storage tanks requires a permit. 

  
 Code Authority:  RMC 15.06; RZC Appendix 2, Redmond Fire Department Standards, 

and Redmond Standard Specifications and Details 
 

2. 5.   Planning Department 
Reviewer: Alex Hunt, Senior Planner 
Phone:  425-556-2475 
Email: ahunt@redmond.gov 
 

a. Street Trees.  Street trees must be installed in accordance with RZC 
21.32.130 and Standard Detail 907.  The minimum size at installation is 2 ½ 
inch caliper with CU-Structural Soil. 
 
Code Authority: RZC 21.32.130 & Standard Detail 907 
 

b. Development Agreement.  Development shall be subject to the terms of the 
executed Development Agreement (LAND-2025-00050). Amendments to 
the proposed development shall be processed in accordance with Section 
5.4 of the Development Agreement.  
 
Code Authority: RZC 21.76.070.L 
 

c. Affordable Housing Agreement. Prior to building permit issuance, an 
affordable housing agreement in a form approved by the City shall be 
recorded with the King County Recorder’s Office, pursuant to the 
requirements of RZC 21.20.080. A minimum of 12.5% of residential units 
shall be affordable to households making 50% AMI, plus any affordable units 
required to achieve the approved development intensity through the 
Incentive Program. 
 
Code Authority: RZC 21.20 
 

d. Tree Preservation Plan. A Tree Preservation Plan depicting all significant and 
landmark trees required to be preserved as part of the site development 
must be provided with the civil construction drawings. 
 
Code Authority: RZC 21.72.060.D 
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e. Planting Standards. Landscaping shall be coordinated with water/sewer lines 
and fire hydrants/connections.  Trees shall be planted a minimum of 8 feet 
from the centerline of any water/sewer lines, unless otherwise approved 
and provisions provided.  Shrubs shall be planted to maintain at least 4 feet 
of clearance from the center of all fire hydrants/connections. 
 
Code Authority: RZC 21.32.120 
 

f. Impact Fees.  Impact Fees will be required prior to the issuance of building 
permits pursuant to the requirements of RMC 3.10 and the final 
Development Agreement for R22. The applicant shall receive impact fee 
credits for the existing office development on-site. If the proposed 
development is eligible for any additional credits, including right-of-way 
dedication and system improvements, these additional credits will be 
assessed and provided after construction, dedication, or implementation is 
completed and accepted by the City.   
 
Code Authority: RMC 3.10 
 

g. Bonds.  Bonds for Landscaping, Tree Preservation, Tree Replacement, and 
Mitigation shall be provided and executed prior to approval of civil permits. 
 
Code Authority: RZC 21.76.090.F 
 

h. Archaeological and Historical Preservation.  The City’s Inadvertent Discovery 
Plan (IDP) procedure shall be required during all ground-disturbing activities.  
 
Code Authority:  RZC 21.30.070.D 
 

j. Mobility Management Program. A Mobility Management Program (MMP) 
shall be submitted and approved by the City’s Transportation Demand 
Management Division prior to issuance of any building permit for this 
project. The TMP agreement shall be recorded on the property deed. 
Applicant shall begin finalizing the TMP immediately upon receiving this 
Approval document.  
 
Code Authority: RZC 21.40.010.D 
Condition Applies: Building Permit  

 
i. Fee in Lieu of Private Open Space.  An in-lieu fee for each required balcony 

that is not provided must be paid to the City before the building permit is 
issued. The fee for each balcony not provided on the building is equivalent 
to 50% of the park impact fee for a multifamily residence. 
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Code Authority:      RZC 21.36.100.B.5 

  
j.  Alternative Location for Tree Replacement. Prior to approval of civil 

construction permits, the applicant shall provide alternative tree 
replacement, either through off-site replacement or a fee-in-lieu of 
replacement, for all trees required under RZC 21.72.080.B that are not 
planted on-site.  
 
Code Authority:      RZC 21.72.080 
 

k. Demolition of Existing Building. Prior to recording the Binding Site Plan, the 
existing office building on-site shall be demolished so that the proposed lot 
line does not intersect with any existing building.  
 
Code Authority:  RZC 21.74.020 
 

l. Open Space Amenities. A minimum of four features must be incorporated 
into the required open space for each phase as required by RZC 21.36.400.C.  
 
Code Authority: RZC 21.36.400 
 

m. Construction Parking Requirements and Contact Information. A sign shall 
be posted on-site, visible to the public throughout the duration of all 
construction activity per the Construction Contact Sign Handout. 
Construction activities consist of all site work, including, but not limited 
to, grading, landscaping, infrastructure, and building permit-related 
construction. Applicant and contractor shall work with the city planner 
prior to Mylar signing to determine the location(s) of the sign(s). Contact 
information shall remain up-to-date and visible at all times. The assigned 
city planner shall be notified and a photo of the updated sign shall be 
emailed within two business days of any change to the contact person. 
Construction Parking requirements for the project shall be denoted on the 
bottom portion of the sign per the handout instructions. 
 
Code Authority: RZC 21.76.070.B.3.a.ii.A; Comprehensive Plan TR-34 
 

n. Agency Permits.  The applicant shall be responsible for identifying and 
obtaining all required permits from other agencies, including local, 
regional, state, and federal permits. 
 
Code Authority: RZC 21.76.070.B 
Condition Applies: As determined by the permitting agency  
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3. 7. Potholing 

     Reviewer:  Rick Goode, Senior Engineer, and Heba Awad, Senior Engineer 
     Phone:  425-556-2496 and 425-556-2861 
     Email:  rgoode@redmond.gov and hawad@redmond.gov  
 

All existing utilities at the location of the proposed water/sewer mains, storm, and 
service line crossings shall be potholed prior to submittal of the first Civil Plan 
Review. The potholing shall identify the width and the depth of both the top and 
bottom of any pipes, structures, conduits, and duct banks. 

 
Potholing in the City Right-of-Way requires a Right-of-Way Use permit, approved 
traffic control plans, and a performance bond before commencing work. The 
developer shall include in the Right-of-Way permit a list of potholing numbers 
along with the potholing information for each number, such as utility name, type 
of facility, and the reason for potholing.  
 
The developer shall do the following during and after potholing: 
 
1. Follow City of Redmond Detail 203 for pothole restoration. 
2. Protect existing traffic loops.  
3. Survey all potholing locations.  
 
Based on the final survey, a modified design of sewer, water, and storm facilities 
may be necessary to avoid conflict with existing utilities. 
 
All potholing information shall be included in the plans and profiles of water, 
sewer, and storm design in the first submittal of CCR review. The developer shall 
add clearance information on the water/sewer/storm profiles at all crossings of 
existing and proposed utilities. Minimum clearance of one foot is required 
between the sewer/water mains and other utilities, including storm sewer. 
 
Code Authority: Water and Wastewater System Extensions Design  
Requirements Section IV. 3. M and Section V. 3. K; Stormwater Technical 
Notebook, Issue No. 9, Effective July 1, 2022  
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B.  Compliance with City of Redmond Codes and Standards 
 
This approval is subject to all applicable City of Redmond codes and standards, including the 
following: 
 

Transportation and Engineering 
  
RZC 21.12 Overlake Regulations 
RMC 6.36 Noise Standards 
RZC 21.52 
RZC 21.17.010.F 

Transportation Standards 
Adequate Streets, Sidewalks, and Trails 

RZC 21.40.010.E Design Requirements for Parking Facilities 
RMC 12.08 Street Repairs, Improvements & Alterations 
RMC 12.12 Required Improvements for Buildings and Development 
RMC 12.16 Highway Access Management 
RZC 21.76.020.G Coordinated Civil Review 
RZC 21.76.020.H.5 Preconstruction Conference 
RZC 21.76.090.F Performance Assurance 
RZC Appendix 2 
 
RZC Appendix 7 

Construction Specification and Design Standards for 
Streets and Access 
Overlake Village Street Requirements 

City of Redmond Record Drawing Requirements, November 2024 
City of Redmond Standard Specifications and Details (current edition at the 

time of this approval letter issued) 
  
Water and Sewer 
  
RMC 13.04 Sewage and Drainage 
RMC 13.08 Installing and Connecting Water Service 
RMC 13.10 Cross-Connection and Backflow Prevention 
RZC 21.17.010 Adequate Public Facilities and Services Required 
RZC Appendix 3 Design Requirements for Water and Wastewater System 

Extensions 
City of Redmond Standard Specifications and Details (current edition at 

the time of this approval letter issued) 
City of Redmond Design Requirements: Water and Wastewater System 

Extensions – April 2019. 
  
Stormwater/Clearing and Grading 
  
RMC 13.25 Temporary Construction Dewatering 
RMC 15.24  Clearing, Grading, and Storm Water Management 
RZC 21.32.120 Types of Planting 
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City of Redmond Standard Specifications and Details (current edition at the 
time of this approval letter) 

City of Redmond Stormwater Technical Notebook, Issue No. 9, Effective 
July 1, 2022  

Department of Ecology Stormwater Management Manual for Western 
Washington (July 2019)  

  
Fire 
  
RMC 15.06 Fire Code 
RZC Appendix 2 Construction Specification and Design Standards for 

Streets and Access 
City of Redmond Fire Department Design and Construction Guide  
City of Redmond Fire Department Standards 
  
Planning 
  
RZC 21.04 Land Uses and General Provisions 
RZC 21.05 Special Districts and Overlays 
RZC 21.12 Overlake Regulations 
RZC 21.20 Affordable Housing 
RZC 21.58, 62 Design Standards 
RMC 3.10 Impact Fees 
RZC 21.32 Landscaping and Tree Protection 
RZC 21.34 Exterior Lighting Standards 
RZC 21.36 Open Space 
RMC 6.36 Noise Standards 
RZC 21.40 Parking Standards 
RZC 21.55 Development Incentive Program 
RZC 21.64 Critical Areas 
RZC 21.72 Tree Protection 
RZC 21.74 Land Division 
  
Building 
  
RMC 15.08 Building Code 
RMC 15.12 Electrical Code 
RMC 15.14 Mechanical Code 
RMC 15.16 Plumbing Code 
RMC 15.18 Energy Code 
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REDMOND 22 

DEVELOPMENT AGREEMENT 

[DRAFT January 28, 2026] 

This DEVELOPMENT AGREEMENT (this “Agreement”) is entered into on _____ of 

__________, 2025 (“Effective Date”), by and between the City of Redmond (“City”), a 

Washington municipal corporation, and [Owner Entity] (“Owner”), a [Delaware] limited liability 

company. The City and Owner are referred to herein collectively as the “Parties” and individually 

as a “Party.” 

I. RECITALS 

1. Owner is planning the redevelopment of land located at 3050 152nd Avenue NE in Redmond, 

Washington (King County Parcel No. 0673100010) and legally described on the attached 

Exhibit A (the “Property”) attached hereto and incorporated herein by this reference.  The 

development plan includes two phases, with one building developed as part of each phase.  

“Phase I” consists of up to 400 residential units with up to 6,000 square feet of retail area.  

“Phase II” consists of up to 400 residential units with up to 2,000 square feet of retail area.  

Phase I and Phase II may be developed separately or at once.  Together, Phase I and Phase II 

and all development associated with those phases are referred to herein as the “Project”.  The 

Property is in the City’s Overlake Business and Technology (OBAT) zone.  

 

2. As required by Redmond Zoning Code (“RZC”) 21.76.070.P.2.b, Owner has prepared a master 

planned development entitled R22 Master Plan Development (the “Master Plan”) to provide 

for coordinated development of the Property.  The Master Plan, as may be amended in the 

future pursuant to this Agreement, is attached as Exhibit B.  Owner has applied for approval 

of the Master Plan, this Development Agreement, a Binding Site Plan, and Phase I and Phase 

II Site Plan Entitlements (“SPEs”) for the Project under City File Nos. LAND-2025-00049 

(Master Plan); LAND-2025-00091 (Binding Site Plan); LAND-2025-00051 (Phase I SPE); 

LAND-2025-00052 (Phase II SPE).  The Master Plan has followed the reviewed procedures 

of RZC 21.76.070.P.  The Redmond City Council also conducted a public hearing to obtain 

further public comment on the Master Plan and this Agreement. 

 

3. Environmental impacts of the development proposed by the Master Plan and SPEs were 

identified and considered through the City’s Overlake Planned Action Ordinance (“Planned 

Action Ordinance”) and satisfy any and all requirements of the State Environmental Policy 

Act, Chapter 43.21C RCW (“SEPA”).  See also, RZC 21.70.110.  The City has determined 

that the Project is consistent with any and all Project impacts and is fully mitigated under the 

Planned Action Ordinance.  No additional mitigation or review is required under SEPA. 

 

4. Completion of the Project in accordance with this Agreement will promote the goals and 

policies of the Redmond Comprehensive Plan, including but not limited to, providing new 

housing and potential job opportunities in Overlake near transit and major employment hubs, 

providing connections between sites and public open spaces, improving street frontages, and 

advancing sustainable development. The Comprehensive Plan goals furthered by the Project 
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include but are not limited to: FW-LU-1, FW-LU-2, LU-5, LU-6, LU-8, LU-19, LU-23, HO-

6, HO-7, HO-10, HO-11, HO-13, TR-10, TR-14, TR-16, TR-17, FW-GR-1, GR-1, GR-2, GR-

3, CTR-5, CTR-7, CTR-8, CTR-10, and CTR-17. 

 

5. This Agreement is authorized by RCW 36.70B.170 through 36.70B.210 and relates to a project 

permit application as stated in RCW 36.70B.200.  A development agreement between Owner 

and the City is a collaboration that will govern future development of the Property and provide 

mutual benefit for the Parties and the residents and businesses of the Overlake Neighborhood 

by providing affordable housing, art and cultural installations, pedestrian and bicycle 

improvements, sustainable development, enhanced landscaping and plaza space, additional 

walkable commercial space, signalization of an intersection, and connectivity through the site 

to other sites anticipated for redevelopment. 

 

6. By executing this Agreement, the Parties intend to set forth their mutual agreements and 

understandings as they relate to the development of the Property and the Project. 

 

II. AGREEMENT 

PURSUANT TO RCW 36.70B.170 through 36.70B.210 and in consideration of, and 

subject to, the mutual promises, benefits, and obligations set forth herein, the City and Owner enter 

into the following Agreement and agree to be bound by its terms. 

1. Land and Floor Area Ratio. The Property, exclusive of public right-of-way, comprises 

232,760 square feet of total land area, as depicted on Exhibit B (overall basic site plan from 

Master Plan showing Property boundary).  As provided in RZC 21.12, the maximum allowed 

development on the Property is expressed in terms of the ratio of floor area to total gross land 

area prior to dedication of new public right-of-way or provision of other land for public 

amenities (“FAR”).  Allowed FAR shall thus be calculated for all purposes by using 232,760 

square feet as the total gross land area.  Future dedications of land for right-of-way or other 

public use or improvements shall not reduce the land area used for calculating FAR, the 

development rights provided for in this Agreement, or development rights provided for 

through applicable land use regulations.  Under RZC 21.12.500, the base FAR for the 

Property without incentives is 3.  There is no maximum FAR when maximizing the incentive 

program under RZC 21.55.4100.     

2. The Project. The Project shown within the Master Plan consists of two phases, each 

providing one building.  Phase I contains one building with up to 400 residential units and up 

to 6,000 square feet of retail area.  Phase II contains one building with up to 400 residential 

units and up to 2,000 square feet of retail area.  As used in this Agreement and the Master 

Plan, retail area includes all General Sales or Services as defined in RZC 21.78.160.  Phase I 

and Phase II may be developed separately in any order or together at one time at Owner’s 

sole discretion.  Owner is not obligated by this Agreement to build either phase of the 

Project. 

3. Conformance with Master Plan.  The Remond City Council approved the Master Plan on 

____________________.  Approval of the development shown in the Master Plan and 

identified in this Agreement is specifically conditioned upon dedication of the land and 
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construction of the improvements expressly identified in the Master Plan and/or this 

Agreement.  The Project shall substantially conform to the Master Plan, including 

amendments thereto provided for in Section 5.4 of this Agreement.  Site and building 

modifications to facilitate interim use of structures, if any, are not regulated by the Master 

Plan and are subject to the RZC.  In the event of a conflict between the Master Plan and this 

Agreement, this Agreement shall control. 

4. Term. The term of this Agreement shall be ten (10) years from the Effective Date with the 

option to extend for an additional five (5) years, for a total possible term of fifteen (15) years 

(“Term”).  The City and Owner intend for this Agreement to be in effect for a term 

concurrent with the Master Plan.  The Parties intend that any request for extension of the 

Master Plan will be processed concurrently with an extension of this Agreement, and that any 

expiration of the Master Plan shall cause this Agreement to expire.  The City and Owner 

agree that if the Master Plan is extended, the term of this Agreement shall likewise be 

extended for the term of the Master Plan.  

5. Vested Rights. 

5.1. Vesting.  As used in this Agreement, an “Application” includes any application for 

development of the Project including an application for SPEs (or if that process is no 

longer used, the equivalent process at the time of development), building permit, binding 

site plan, preliminary plat, or short plat.  As used in this Agreement, “Vested 

Development Regulations” include regulations, policies, procedures and guidelines 

addressing zoning (including the RZC, Redmond Municipal Code (“RMC”) and zoning 

maps), environmental review (including critical areas regulations, SEPA procedures and 

substantive SEPA policies, and planned action ordinances), affordable housing, multi-

family tax exemption, building and site design, utilities, stormwater, transportation 

concurrency and other laws, ordinance, policies, and administrative regulations and 

guidelines of the City governing land development.   

Except as expressly provided otherwise in Sections 5.2 and 5.3 of this Agreement, any 

Application submitted during the Term of this Agreement shall be vested to and 

governed by the Vested Development Regulations in effect as of the Effective Date of 

this Agreement, as modified by the terms of this Agreement.   The Project is vested to 

the Planned Action Ordinance under RZC 21.70.110 Overlake SEPA Planned Action and 

no additional SEPA review or mitigation is required for Applications vested under this 

Agreement, except as may be expressly required by said Planned Action Ordinance.  To 

the extent there is a conflict between the Vested Development Regulations in effect as of 

the Effective Date of this Agreement and the terms of this Agreement, the terms of this 

Agreement control. 

Except as expressly stated otherwise in Sections 5.2 through 5.4 of this Agreement, any 

amendments to or additions made during the term of this Agreement to Vested 

Development Regulations shall not apply to or affect the conditions of development of 

the Project. 
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5.2. Exemptions. The following are exempt from vesting as described in Section 5.1 of this 

Agreement: 

• Plan review fees, inspection fees, and transportation, school, and fire impact fees 

established by schedules, charts, tables, or formulae; 

• Water, sewer, stormwater, and other utility connection charges, general facility 

charges, Cascade Water Alliance charges, Metro charges, and monthly service 

charges; 

• Amendments to building, plumbing, mechanical, fire, and other construction codes 

adopted pursuant to RCW 19.27 and 19.27A; and 

• Other City enactments that are adopted pursuant to state or federal mandates (such as, 

but not limited to, the City’s NPDES Municipal Stormwater Permit) that preempt the 

City’s authority to vest regulations. 

• Ordinances necessary to protect the public health and safety pursuant to Section 5.3 

below.  

5.3. City’s Reserved Rights. Notwithstanding any other provisions of this Agreement, 

pursuant to RCW 36.70B.170(4) the City reserves authority to impose new or different 

officially adopted regulations of general applicability to the extent required by a serious 

threat to public health and safety, as determined by the Redmond City Council after 

written notice and an opportunity to be heard has been provided to Owner. 

5.4. Amendments to Agreement. This Agreement and the Master Plan may be amended 

administratively upon a request by the Owner if the request does not result in an increase 

in the total square footage approved by the Master Plan of more than 10 percent or 6,000 

square feet, does not significantly increase impacts addressed by the Planned Action 

Ordinance, and does not include a use not approved by this Agreement and the approved 

Master Plan.  An amendment that meets these criteria and does not increase the square 

footage approved by the Master Plan shall be treated as a Type I administrative 

modification.  An amendment that meets these criteria but increases the square footage 

approved by the Master Plan by less than 10 percent or 6,000 square feet shall be treated 

as a Type II administrative modification, without the requirement for public notice.  See 

RZC 21.76.090.D.5.  The City shall review Owner’s request in good faith and not 

unreasonably deny Owner’s request to modify the Agreement consistent with the criteria 

in this Section 5.4.  Except for the Term of this Agreement, any of the dates set forth in 

this Agreement may be revised administratively by written agreement between the 

Owner and the Director, or their designee.  Amendments not meeting the previously 

mentioned criteria shall be approved by City Council using the process for consideration 

of development agreements set forth in the RZC.  Amendments to this Agreement and 

the Master Plan approved under this Section 5.4 do not change the vested status of 

Applications vested under this Agreement. 
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6. Development Approvals. 

6.1. Flexibility. Detailed plans for development of the Property shall be as approved through 

the SPE process and other approval processes set forth in the RZC, as applicable.  Road 

widths, access locations, right-of-way dedications, public amenity spaces, and street and 

utility improvements shall be governed by the Master Plan and the SPE approvals, and 

reviewed under Vested Development Regulations as provided for in Section 5 of this 

Agreement. Depictions of building footprints, shapes, square footage, and number of 

stories in the Master Plan are illustrative only.  Such graphics and text in the Master Plan 

shall not constrain the process of designing and approving individual developments, 

which shall address applicable city-wide and special design guidelines, codes, and 

standards.  Modifications to SPE approvals may be made administratively pursuant to 

RZC 21.76.090.D.  Any changes to the SPEs for the Project shall remain vested to the 

Vested Development Regulations as they existed on the Effective Date of this 

Agreement, so long as the changes follow the criteria in RZC 21.76.090.D.  

Amendments to this Agreement and the Master Plan are governed by Section 5.4 of this 

Agreement. 

6.2. Conditions. The City shall not impose any condition on the Project, or on any 

development proposal within the Project, that is inconsistent with the Master Plan, 

except as expressly authorized in this Agreement, including but not limited to those 

codes and regulations set forth in Section 5.2 against which Owner is not vested, or 

under those circumstances set forth in Section 5.3.  Nothing in this Agreement waives or 

otherwise invalidates Owner’s rights under RCW 82.02.020. 

6.3. Development Site/Land Division.  Owner applied for a binding site plan for the 

Property to facilitate development of Phases I and II, and the City approved the binding 

site plan on ____________________ with the condition that Owner will not record the 

binding site plan until after demolition of the existing structure on the Property is 

complete (“Binding Site Plan”).  The City will process all Applications under this 

Agreement based on the lots identified in the Binding Site Plan.  The City shall not delay 

processing an Application because the Binding Site Plan is not yet recorded.  If the 

Binding Site Plan is not recorded at the time that the City approves an Application, the 

City may condition approval of the Application on Owner’s recording of the Binding 

Site Plan.  Additional legal lots, development parcels, or condominium units within the 

Property may be created if approved by the City without amendment of the Master Plan 

through binding site plans, short plats, subdivisions or the creation of condominiums.  

Any future land division shall not impact the ultimate size of open spaces, infrastructure, 

or other required public amenity space or public benefits or improvements, unless 

permitted as an administrative amendment to this Agreement and unless the City obtains 

like public amenity space, public benefits, or infrastructure. 

6.4. Affordable Housing. Except as provided in Section 6.5 below, any Application vested to 

this Agreement shall not be required to provide any additional affordable housing or 

payment of fee-in-lieu above the requirement in this Section 6.4.   
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The Project will provide twelve-and-a-half percent (12.5%) of the units to be affordable 

as affordable to households earning up to fifty percent (50%) of the Area Median 

Income, as that term is defined in RZC 21.78 and RMC 3.38.030. The Project qualifies 

for the eight-year (8-year) Multifamily Housing Property Tax Exemption (“MFTE”) as 

it currently exists in RMC 3.38.120.A for the Overlake Residential Targeted Area. 

Nothing in this Agreement precludes Owner from availing itself of MFTE exemptions 

and fee reductions for affordable units as they may exist in the future up until the time 

the Owner or Owner’s designee enters into an MFTE contract with the City in 

accordance with RMC 3.38.080. Owner may, at Owner’s sole discretion, choose to 

provide additional affordable units to qualify for an MFTE exemption.  The affordable 

units provided to achieve the Affordable Housing Incentive Bonus for increased FAR in 

Section 6.5 of this Agreement shall count toward any affordable rental units needed to 

qualify for MFTE exemptions that the City may adopt in the future. 

6.5. Affordable Housing Incentive Bonus.  In addition to the affordable units described in 

Section 6.4 of this Agreement (12.5% of the units as affordable to households earning up 

to 50% AMI) Owner shall provide less than two (2) percent of the total units in the 

Project as additional affordable units to households earning up to fifty percent (50%) of 

AMI in exchange for the Affordable Housing Incentive Bonus of forty (40) points, as 

permitted in RZC Table 21.55.200. 

6.6. Small Business Support.  The Project will provide at least one retail space that is 

between 600 to 2,000 square feet to support small businesses and qualify for the Small 

Business Support bonus in RZC Table 21.55.500. 

7. Floor Area Ratio.  The Project will utilize the FAR bonus incentives identified in the Master 

Plan to achieve the total FAR identified in the Master Plan for each phase, which is an FAR 

of 3.21 for Phase I and an FAR of 3.39 for Phase II.  The Project provides the bonus 

incentives identified in Sections 6.5 and 6.6 of this Agreement and therefore qualifies for an 

FAR exceeding the FAR required for each phase of the Project.  The Project will be counted 

as an Overlake catalyst project for purposes of calculating FAR incentives and is vested to 

the incentive points identified for catalyst projects in the RZC in effect as of the Effective 

Date of this Agreement.  Owner, at Owner’s sole discretion, may reallocate the FAR to 

increase or decrease the FAR of each phase, including the option of utilizing all FAR above 

3.0 earned by providing the bonus incentives identified in Sections 6.5 and 6.6 of this 

Agreement, and subject to RZC 21.12.   

8. Parking Count.  The Project will provide the number of parking spaces approved in the 

Master Plan pursuant to RZC 21.40.  As approved in the Master Plan and in addition to 

parking spaces, the Project will also provide up to 9 loading spaces for Phase I, and up to 12 

loading spaces for Phase II.  Owner, at Owner’s sole discretion, may provide fewer parking 

and loading spaces for each phase, and may reallocate the parking and loading spaces 

between Phase I and Phase II to increase and decrease the parking and loading spaces 

required in each phase.  Parking spaces may not be reallocated in a way that would cause 

residential or commercial parking to exceed the maximum allowable number of parking stalls 

for each phase in accordance with RZC 21.40.  Loading spaces may be reallocated, at 
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Owner’s sole discretion, between Phase I and Phase II without limitation on the maximum 

number for each phase. 

9. Electric Vehicle Parking Minimums.  As identified in the Master Plan, the Project will 

provide the following electric vehicle (“EV”) spaces detailed in Sections 9.1-9.3.  The 

requirements for “EV charged”, “EV ready”, and “EV capable” are set forth in WAC 

51.50.0429.   

9.1. Residential Parking Stalls: Ten percent (10%) EV charged, and ninety percent (90%) 

EV ready for residential parking stalls.  

9.2. Non-Residential Stalls: Ten percent (10%) EV charged, ten percent (10%) EV ready, 

and ten percent (10%) EV capable for non-residential parking. 

9.3. Loading Stalls: Ten percent (10%) EV charged, ten percent (10%) EV ready, and ten 

percent (10%) EV capable for loading stalls. 

10. Street and Utility Improvements. 

10.1. Street and Right-of-Way Improvements. Owner will construct the street 

improvements as shown in the Master Plan and required by the Master Plan conditions 

of approval to mitigate the transportation impacts associated with the Project.  The 

improvements and associated right-of-way are shown in the Master Plan at pages MPD 

C3.00 (Composite Transportation Plan) and MPD A0.02 (Overall Site Plan) and in the 

SPEs at pages SPE C3.00-1 and C3.00-2 (Composite Transportation Plan).   

Owner will construct improvements as shown in the Master Plan when those 

improvements are necessary for the development of each phase and according to the 

phasing schedule, if any, approved as part of the Master Plan.  Should Owner desire to 

construct improvements designated for future phases at an earlier time, such work shall 

be subject to City approval and shall be coordinated with the City.  The street 

improvements shall be designed and constructed in accordance with the Master Plan and 

shall comply with the City’s standards and code requirements for street improvements.  

Easements and dedications shall be provided for the City’s review at the time of 

construction drawing approval and finalized for recording prior to issuance of a civil site 

permit.  The street improvements shall be designed and constructed in accordance with 

the Master Plan and shall comply with the City’s standards and code requirements for 

street improvements.   

Changes to the Project that result in administrative amendments to this Agreement under 

Section 5.4 will not require additional street and/or right of way improvements beyond 

those described in the Master Plan and this Agreement, so long as the change to the 

Project generates the same or fewer vehicle trips as the Project prior to the amendment, 

based on the methodology of the Transportation Impact Analysis (“TIA”) accompanying 

the Master Plan.   
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As set forth in Section 14.7 of this Agreement, Owner will construct a signal at the 

intersection of Da Vinci and 152nd Ave NE, unless the signal has already been 

constructed during the redevelopment of neighboring properties. 

10.2. Right-of-Way Widths and Dedications. In accordance with RZC 21.52.030.G, 

where a planned street right-of-way or roadway, sidewalk, slope, or utility easement, as 

indicated by RZC 21.52.030.D, or as necessary to complete a public street, lies within 

the proposed Project, Owner shall be required to dedicate the right-of-way and/or 

easement to the City as a condition of approval of the application requiring such 

dedication, unless stated otherwise in this Agreement or the Master Plan.  Right-of-way 

dedication width and location along 152nd Ave NE is depicted in the Master Plan. 

Before acceptance of the right-of-way and/or easement by the City, Owner will be 

required to remove or subordinate any existing private easements or rights that encumber 

the property to be dedicated, and shall be required to remove any encroachments on such 

easements or rights-of-way, provided, however, that Owner shall not be required to 

remove or subordinate: (a) improvements meeting traffic safety standards for motorized 

use and ADA-compliance pedestrian and non-motorized use; and (b) franchise utilities 

whose existing underground infrastructure meets the City’s minimum vertical and 

horizontal separation requirements for all proposed or future public utilities, and whose 

existing above-ground infrastructure does not impact or preclude proposed or ultimate 

frontage improvements from meeting traffic safety standards for motorized use and 

ADA-compliance pedestrian and non-motorized use.  

10.3. Deviations. The City agrees that the Project may qualify for administrative design 

flexibility under RZC 21.76.070.C for deviations to site requirements and standards 

except density, number of stories, and FAR including without limitation, Administrative 

Engineering Deviations for road widths, engineering standards, and dedications and right 

of way improvements in the Master Plan. The City agrees to consider such deviations, if 

the Owner requests such deviations and the applicable deviation requirements in the 

RZC and the City’s Administrative Engineering Deviation Procedure are met.  The 

deviations for Phase I and II are listed at LAND-2025-00051 pages G1.00-1 and LAND-

2025-00052 pages G1.00-2.  Additional deviations may be requested as necessary for 

future Applications. 

10.4. Parking on 152nd Avenue NE.  As identified in the Master Plan, no street parking 

is required for the Project on 152nd Avenue NE adjacent to the Property.  Pursuant to 

Section 8 of this Agreement and the Master Plan, the Project is anticipated to provide the 

maximum parking pursuant to RZC 21.40, plus additional loading stalls to provide 

ample parking. 

10.5. Utilities.  Required water mains, sewer mains, and storm drainage facilities will 

be installed in public right-of-way or in commercially reasonable easements acceptable 

to the City.  Necessary right-of-way and easements shall be dedicated or conveyed to the 

City.  Construction of such improvements shall be in accordance with City standards, 

including but not limited to the City’s standard construction details and the City of 

Redmond Stormwater Manual.  Owner will construct improvements as shown in the 
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Master Plan when those improvements are necessary for development of each phase. No 

additional utility improvements will be required, except as may be necessary to meet 

state or federal mandates against which Owner is not vested under Section 5.2 and 

except as may be required by the City under circumstances described in Section 5.3.  

Changes to the Project that result in administrative amendment to this Agreement will 

not result in additional utility requirements beyond those described in the Master Plan 

and its conditions of approval, provided that there is no increase in stormwater runoff as 

the result of the amendment and provided that the utility demands of the amendment do 

not exceed the capacity of the proposed Master Plan utilities or the City utility system 

used by the Project.  Deviations from the Master Plan that provide materially equivalent 

utility service and that comply with City standards may be proposed by the Owner and 

approved administratively by the City staff without amendment of the Master Plan or 

this Agreement. 

10.6. Water Main Replacement.  The Project is currently serviced by a 10-inch and 

12-inch looped water main in 152nd Ave NE and NE 31st St.  The 10-inch section in 

152nd Ave NE runs south along the Project frontage and requires replacement to service 

the Project. Unless already constructed or under construction prior to development of the 

Project, the Project will replace approximately 235 linear feet of 10-inch water main and 

required appurtenances within 152nd Ave NE, including but not limited to: a cross fitting 

at the 152nd Ave NE and DaVinci intersection to serve Phase I and the existing main 

running west, reconnection of all existing services to remain, and a new hydrant 

assembly within the 152nd Ave NE frontage.   

10.7. Storm Main Replacement.  Unless already constructed or under construction 

prior to the development of the Project, Owner will replace approximately 100 linear 

feet of 12-inch corrugated metal pipe storm main between the two existing storm drain 

manhole structures.  The Project will install two new storm drain manhole structures 

along the replaced piping section to accommodate the connection of the Project’s 

stormwater and upstream bypass flow from the neighboring property to the east. 

10.8. Performance.  Owner is not obligated to provide any improvements under this 

Section 10 unless and until Owner pursues development of the Project under this 

Agreement. 

11. Impact Fees and Stormwater, Water, and Sewer Charges. 

11.1. Impact Fees Generally. Except as otherwise provided in this Agreement and 

subject to the credits and reductions in this Section 11, Owner shall pay impact fees for 

the Project in effect at the time building permits are issued for each building. 

11.2. Transportation Impact Fee Calculation.  The City’s method and procedure for 

calculating net new project demand for mobility units for purposes of transportation 

impact fees shall be modified for development within the Master Plan Property to 

account for structures currently existing on the Property (“Existing Structure”). There 

is one Existing Structure on the Property. The City agrees that Owner will receive credit 

for the 115,555 square feet of office building on the Property as detailed in RMC 

88



DRAFT 

 

Page 10 of 24  

3.10.130.  Upon demolition of any Existing Structure, credit for the reduction of existing 

demand for mobility units attributable to such Existing Structure shall automatically 

accrue to Owner of Existing Structure. The credit may be used in whole or part by 

Owner to reduce the demand for mobility units attributable to the development within 

the Master Plan, or may be assigned to another owner or developer of property 

developable within the Master Plan.  Credits may only be used in the calculation of net 

new mobility unit demand for development within the Master Plan Property and may not 

be used in connection with any development located outside of the Master Plan Property. 

Consistent with the RMC 3.10.120, at the time of building permit issuance, the Owner 

may choose to use the City’s standard traffic impact fee rates outlined in the schedules in 

RMC 3.10.100 for the year of the building permit issuance, or have an independent study 

conducted to develop unique transportation impact fee rates. All independent fee 

calculation studies shall meet the standards outlined in RMC 3.10.120 and shall be 

submitted to the City for review and approval. 

11.3. Transportation Impact Fee Credits.  According to RMC 3.10.130.A, when a 

development approval is conditioned upon a developer’s conveyance of land for and/or 

construction of specified system improvements, the developer shall be entitled to a credit 

against the impact fee that would be imposed for the value of the land or property 

interest conveyed and/or the actual cost of construction and calculated per RMC 

3.10.130. The total amount of credit granted shall not exceed the total amount of the 

impact fee the Owner is required to pay upon completion of the Project. If the amount of 

credits in a particular phase exceeds the amount of the impact fee required for that phase, 

Owner may apply the remaining against impact fees required for future phases of 

development. In consideration of Owner constructing the transportation improvements 

as set forth in this Agreement and shown in the Master Plan, the City shall credit against 

all Redmond transportation impact fees due to the City the total project cost (including 

land value, design, construction costs, and right-of-way dedications) of improvements 

made and listed in the Redmond Transportation Facilities Plan (“TFP”) or subsequently 

added to the plan or its successor.  This includes, without limitation, frontage 

improvements to 152nd Ave NE (TFP Project 47.01).  In the event Owner pays all or part 

of the cost of a TFP project in lieu of construction, the credit shall be in the amount of 

such payment.  If not already part of the TFP, City staff shall propose for City Council 

decision the inclusion in the TFP of all transportation improvements listed below: 

• Signal improvement at Da Vinci and 152nd Ave NE   

To accommodate Owner’s construction of transportation improvements before City 

Council decision on inclusion in the TFP, and pursuant to RMC 3.10.130.A, the total cost 

of improvements shall be estimated before any impact fee payment made by Owner and 

credited against such payment.  Owner shall be required to provide a performance 

assurance device acceptable to the City for the amount of such credit.  If the Redmond 

City Council has approved an amendment of the TFP to include any or all the 

improvements described above as transportation improvements, City shall release Owner 

from its performance assurance requirement upon completion of the transportation 

improvements, pursuant to RMC 3.10.130.A.1.d-e.  In the event the City Council has 

approved an amendment of the TFP and the transportation improvements described above 
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are not included, Owner shall pay the remaining traffic impact fees equal to the amount 

of the credit received, and the City shall release Owner’s performance assurance 

requirement upon receipt of payment of the remaining transportation impact fees.  If the 

City Council has not yet voted on the TFP by the completion of the Project, Owner shall 

be required to extend or provide a new performance assurance device in the amount of 

such credit for the time period of the extension. 

11.4. Water, and Sewer Connection Charges.  Per RMC 13.11.030, the Project is 

subject to the City’s general connection charges for water and sewer.  Per RMC 

13.11.032, the Project is also subject to the regional water connection charge, which is 

equal to the regional capital facility charge imposed by the Cascade Water Alliance, plus 

an additional three percent (3%) of said charge, rounded up to the nearest dollar.  No 

other connection charges for water or sewer are required for the Project.   

11.5. Storm Water Management and Storm Water Capital Facilities Charges. 

Storm water management charges for the Project shall be calculated pursuant to RMC 

13.18.050-.060, including reductions for any applicable credits under RMC 13.18.060.  

Stormwater Capital Facilities Charges for the Project calculated pursuant to RMC 

13.20.047 (Overlake sub-basin) and 13.02.040 (Citywide).  No other connection charges 

for storm water are required for the Project.   

12. Transportation Management. 

12.1. Transportation Mitigation. On-site street and right-of-way improvements 

required to mitigate the transportation impacts associated with the Project are identified 

in the Master Plan.  No additional on-site or off-site transportation mitigation will be 

required for the construction of the Project.  Changes to the Project that result in 

administrative amendments to this Agreement will not result in additional transportation 

mitigation beyond those described in the Master Plan and this Agreement, so long as the 

change to the Project generates the same or lesser trips as the prior use on the site, based 

on the methodology of the TIA accompanying the Master Plan. 

12.2. Transportation Concurrency.  Pursuant to RZC 21.52.010.B.7, the City grants 

Owner a certificate of concurrency for the Project that meets the requirements of RZC 

21.52.010.  The certificate of concurrency is valid for the Term of this Agreement and 

satisfies any and all transportation concurrency requirements for Applications vested to 

this Agreement, so long as the development generates the same or lesser trips as 

approved as part of the Master Plan, based on the methodology of the TIA 

accompanying the Master Plan.  No additional analysis of Project traffic impacts and no 

additional transportation concurrency certificates shall be required to construct any 

development under this Agreement. 

13. Tree Removal and Mitigation. The Project will result in tree removal and Owner agrees to 

provide mitigation as detailed on pages L301 of the Master Plan (Tree Preservation Plan) and 

pages L101-1 through L103-1 and L101-2 through L103-2 of the SPEs.   
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14. Public Benefits. The City agrees that the commitments made by Owner under this 

Agreement are in the public interest and provide sufficient public benefit to meet the 

requirements of RZC 21.76.070.L.3.e.  The public benefits delivered by the Project include 

but are not limited to the following: 

14.1. Affordable Housing.  The Project will pioneer new affordable housing policies in 

the Overlake Neighborhood, providing needed affordable housing at deeper levels of 

affordability. 

14.2. Art and Cultural.  The Project will provide at least one public art feature in a 

form and location determined by Owner in the form of artwork, sculpture, water 

features, murals, and/or green walls that will enhance the public experience of the site.  

Owner will follow the review and approval process for public art in RZC 21.22. 

14.3. Enhanced Bicycle and Pedestrian Safety Alternative on 152nd Avenue NE.  

The Project will, consistent with the SPEs, provide bike lane and sidewalk 

improvements along 152nd Avenue NE along the Property and connecting to adjacent 

improvements that better address pedestrian and bicycle safety compared to the City’s 

typical street section.  The Project will provide reconstruction of the bus stop on 152nd 

Ave NE in the agreed configuration with King County Metro and the City.  This includes 

a 10.5-foot-wide curb bulb for pedestrian bus loading outside of the road section and 

adjacent to the raised cycle track, which provides safe routing for transit users, 

pedestrians, and cyclists using the 152nd Ave NE corridor. 

14.4. Sustainability Measures, EV Chargers, Photovoltaic Cells.  Owner shall seek a 

LEED Silver or higher sustainability rating, provide EV spaces pursuant to Section 9 

above to be located in parking garages, and will provide infrastructure to support 

expansion of rooftop photovoltaic cells for solar electricity generation. 

14.5. Landscaping Enhancements, Plaza, and Connectivity.  The Project will 

provide landscaping enhancements and a plaza space for residents and visitors.  The 

Project will also provide opportunities for improved connection through the Property to 

the adjacent private property. 

14.6. Retail Space.  The Project will provide more than the required retail space, 

offering opportunities for uses that serve residents and visitors of the Overlake 

Neighborhood, such as retail and food service. 

14.7. Intersection Signalization and Neighborhood Connectivity.  As part of the 

development of the Project and as identified in the Master Plan, Owner will construct a 

traffic signal at the intersection of Da Vinci and 152nd Ave NE, unless the signal is 

already constructed or under construction by another property owner.  The TIA for the 

Project demonstrates that trip levels associated with the existing office use of the 

Property support a signalized intersection.  The Project does not significantly increase 

trips from that existing use.  Nonetheless, unless the signal is already constructed or 

under construction prior to development of the Project, Owner will construct the traffic 
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signal to mitigate any impacts and provide the additional public benefit of access to 

adjoining property, facilitating future redevelopment on that property.  

15. Transfer of Ownership. In the event of transfer of ownership of all or any portion of the 

Property, the benefits accruing to, and the obligations placed upon the Owner under this 

Agreement shall run with the land and title to the Property and inure to the benefit of, and be 

binding upon, each person having any right or title or other legal interest in the Property with 

respect to that party’s interest in the Property. This Agreement shall be deemed to create 

privity of contract and estate with and among all persons and entities acquiring any interest in 

the Property subsequent to the Effective Date.  Owner may, at Owner’s sole discretion, 

convey or assign ownership of the Property or any legal interest in any portion of the 

Property, and such successor in interest or assignee shall be bound to the terms of this 

Agreement pursuant to this Section 15.  

16. Dispute Resolution, Judicial Relief, and Remedies. 

16.1. Dispute Resolution. In the event of a dispute relating to this Agreement, the first 

step in resolving such dispute shall be for either Party to provide written notice of default 

to the other Party and request a meeting to resolve the dispute which shall occur within 

ten (10) days of a written request for such meeting unless both Parties agree otherwise. 

Each notice of default shall specify the nature of the alleged fault and the manner in 

which the default may be cured satisfactorily.   

At such meeting, each Party shall send a representative with decision-making authority. 

If one Party intends to bring its attorney to the meeting, it shall notify the other Party, 

which shall also bring its attorney.  This notification shall be made as early as possible to 

avoid scheduling conflicts with attorneys.  Each Party shall have a duty to make a good-

faith effort to resolve the dispute promptly and without need for judicial intervention or 

damages. 

16.2. Remedy.  The Parties specifically agree that damages are not an adequate remedy 

for breach of this Agreement and that the Parties are entitled to specific performance of 

all terms of this Agreement by any Party in default hereof, in addition to all other rights 

and remedies provided by law.  If a Party does not resolve its alleged breach within thirty 

(30) days of the meeting pursuant to Section 16.1, the other Party shall have all rights 

and remedies provided by law, including without limitation the right to seek specific 

performance, injunctive relief, and writs, and also to seek damages.  Nothing herein will 

operate to prevent either party from taking legal action regarding noncompliance that 

threatens public health, safety or welfare prior to the expiration of the thirty (30) day 

cure period following notice of default. No such action or proceeding will operate to 

automatically terminate this Agreement, nor shall it release either Party from any 

promise or obligation herein, nor shall it release either Party from any liability or 

obligation with respect to any breach of this Agreement occurring prior to the 

commencement of any legal action by a party. The prevailing or substantially prevailing 

party shall be awarded its reasonable attorney fees and costs.   
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17. Miscellaneous Provisions. 

17.1. Code Citations. All citations and references to the Redmond Zoning Code or 

“RZC” and Redmond Municipal Code or “RMC” in this Agreement shall refer to those 

provisions in force as of the Effective Date of this Agreement. 

17.2. Recording. A memorandum of this Agreement shall be recorded with the King 

County Department of Records and Elections in substantially the same form as 

Exhibit C. The provisions of this Agreement shall run with the land and be binding upon 

and inure to the benefit of the Parties, their successors in interest and assigns. 

17.3. Amendments. Amendments to this Agreement shall be governed by Section 5.4 

above. 

17.4. No Third-Party Beneficiaries.  This Agreement is made and entered into for the 

sole benefit of the signatory Parties and their successors and assigns, as stated in 

Section 15.  No other person or entity shall have any right of action based on any 

provision in this Agreement, and no other person or entity shall have any third-party 

beneficiary status, except as conveyed or assigned by Owner.  

17.5. Governing Law - Venue. This Agreement shall be governed and construed in 

accordance with the laws of the State of Washington, notwithstanding any conflicts of 

law provisions. Venue for any litigation under this Agreement shall be King County 

Superior Court. 

17.6. Notices. All notices and other communications required or otherwise provided for 

by this Agreement shall be in writing and shall be given to the following persons: 

City of Redmond: 

Attention: Carol Helland Director of Planning Community Development 

P.O. Box 97010 

Mail Stop: 4SPL 

Redmond, WA 98073-9710 

chelland@redmond.gov 

 

Owner: 

[insert] 

And to Owner’s Attorney: 

Tharsis Law, P.S. 

Attn: Jacquie Quarré 

323 26th Ave 

Seattle, WA 98122 

jacquie@tharsis.land 
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The Parties may, from time-to-time, notify each other in writing of changes in the names 

and addresses of persons to receive notices and communications and such changes shall 

become effective upon receipt by the non-notifying Party.  Notices shall be deemed 

received within three (3) days after being placed in the United States Mail, properly 

addressed and postage prepaid or upon personal delivery. 

17.7. Full Understanding – Construction. The Parties each acknowledge, represent 

and agree that they have read this Agreement, that they fully understand the terms 

thereof; that they have had the opportunity to be fully advised by their legal counsel and 

any other advisors with respect thereto; and that they are executing this Agreement after 

sufficient review and understanding of its contents.  This Agreement is a contract that 

shall be interpreted to give effect to the intent of both Parties, in accordance with 

contract law. 

17.8. Attorney’s Fees.  If either Party institutes litigation against the other Party to 

enforce any provision of this Agreement or to redress any breach thereof, the prevailing 

Party shall be entitled to recover its costs and reasonable attorney’s fees incurred in such 

litigation. 

17.9. Severability.  If any section, sentence, clause or phrase of this Agreement is 

determined to be invalid or unconstitutional by any court of competent jurisdiction, the 

remaining sections, sentences, clauses and phrases shall remain viable and in full force 

and effect. 

17.10. Counterparts.  This Agreement may be executed in counterparts, with each Party 

sending a .pdf of its signature to the other Party via email transmission. This Agreement, 

when fully executed and signature pages exchanged as provided herein shall be effective 

as the original document. 

17.11. Equal Opportunity to Participate in Drafting.  The Parties have participated 

and had an equal opportunity to participate in the drafting of this Agreement.  No 

ambiguity shall be construed against any Party based upon a claim that such Party 

drafted the ambiguous language, and neither Party’s interpretation of the Agreement 

shall be entitled to deference. 

17.12. Exhibits. This Agreement includes the following Exhibits:  

Exhibit A – Legal Description 

Exhibit B – Master Planned Development including any subsequent 

amendments 

Exhibit C – Memorandum of Agreement 

17.13. Final and Complete Agreement.  This Agreement constitutes the final and 

complete expression of the Parties on all subjects relating to the development of the 

Property. This Agreement supersedes and replaces all prior agreements, discussions and 

representations on all subjects relating to the development of the Property. Neither Party 
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is entering into this Agreement in reliance on any oral or written promises, inducements, 

representations, understandings, interpretations or agreements other than those contained 

in this Agreement and the exhibits hereto. 

17.14. Effect of Expiration or Termination. The City and Owner may at any time 

during the Term, as provided for in Section 4, decide to terminate the Agreement, 

provided that both Parties agree in writing to termination of the Agreement.  Upon 

expiration of the Term or sooner termination of this Agreement, all rights and obligations 

of the Parties under this Agreement shall terminate and be of no further effect.  An 

Application under Section 5.1 that vested during the Term of this Agreement shall 

remain vested after expiration of the Term or termination of this Agreement.  

[Signature and acknowledgement pages follow] 
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Exhibit A 

Legal Description of Property 

The Property referred to herein below is situated in the County of King, State of Washington, 

and is described as follows: 

 

LOT 1, OF CITY OF REDMOND SHORT PLAT NO. SS-82-2R AS RECORDED NOVEMBER 

3, 1988 UNDER KING COUNTY RECORDING NO. 8811030192, BEING A REVISION OF 

KING COUNTY SHORT PLAT NO. SS-82-2 AS RECORDED FEBRUARY 19, 1982 UNDER 

KING COUNTY RECORDING NO. 8202190622, IN KING COUNTY, WASHINGTON; 

 

EXCEPTING THEREFROM THAT PORTION OF LOT 1 CONVEYED TO THE CITY OF 

REDMOND BY INSTRUMENT RECORDED FEBRUARY 24, 1983 UNDER RECORDING 

NO. 8302240792; ALSO 

 

EXCEPTING THEREFROM THAT PORTION OF LOT 1 THEREOF CONVEYED TO THE 

CITY OF REDMOND, A WASHINGTON MUNICIPAL CORPORATION, ITS SUCCESSORS 

AND ASSIGNS FOR 152ND AVENUE N.E. BY DEED RECORDED JULY 31, 2008 UNDER 

RECORDING NO. 20080731001810; ALSO 

 

EXCEPT THAT PORTION OF LOT 1 THEREOF CONVEYED TO THE CITY OF REDMOND 

FOR NORTHEAST 131ST STREET BY DEED RECORDED JULY 02, 2019 UNDER 

RECORDING NO. 20190702001341. 
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R22                        
MASTER PLANNED DEVELOPMENT

PROJECT INFORMATION

PROJECT NAME: R22 - MASTER PLAN

PROJECT ADDRESS: 3050 152ND AVE NE, REDMOND WA, 98052

PROJECT DESCRIPTION: THE PROPOSED PROJECT CONSISTS OF TWO MIXED-USE BUILDINGS TO BE CONSTRUCTED ON DIVIDED LOTS FROM THE EXISTING PARCEL. R22 PHASE I IS PROPOSED WITH (5) STORIES OF TYPE III CONSTRUCTION OVER (3) 
STORIES OF TYPE I CONSTRUCTION ON 2.45 ACRES. R22 PHASE II IS PROPOSED WITH (5) STORIES OF TYPE III CONSTRUCTION OVER (3)STORIES OF TYPE I CONSTRUCTION ON 2.59 ACRES. THE MASTER PLAN INCLUDES 
UP TO 800 UNITS (400 UNITS IN EACH PHASE), STRUCTURED PARKING, RESIDENT AMENITY SPACES, AND GROUND-FLOOR COMMERCIAL.

PROPERTY DESCRIPTION: THE R22 PROJECT IS LOCATED ON A 5.34 ACRE SITE AT 3050 152ND AVE NE IN REDMOND, WASHINGTON. THE SITE CONSISTS OF A FORMER MICROSOFT OFFICE STRUCTURE THAT IS CENTERED ON THE SITE, SURROUNDED BY 
A LARGE PARKING LOT AND EVERGREEN TREES. THE SITE IS ADJACENT TO SR 520 TO THE NORTH, AND THE MICROSOFT CAMPUS TO THE EAST AND NORTH EAST. TO THE SOUTH IS A SENIOR LIVING FACILITY, AS WELL THE 
ESTERRA PARK DEVELOPMENT THAT CONTAINS 11 DIFFERENT APARTMENT, OFFICE AND HOSPITALITY BUILDINGS. THE SITE IS ALSO ADJACENT TO THE NEW OVERLAKE VILLAGE LIGHTRAIL STATION TO THE WEST, AND 
PEDESTRIAN BRIDGE THAT CROSSES OVER 520.

THE SITE SLOPES UP FROM THE SOUTH WEST CORNER TO THE NORTH EAST CORNER, WITH APPROXIMATELY 50’ OF GRADE CHANGE OVER THE COURSE OF THE SITE. ACCESS TO THE SITE CONSISTS OF THREE CURB CUTS 
FROM THE MAJOR ARTERIALS. THE FIRST IS AT THE SOUTH WEST CORNER ALONG 152ND AVE NE, THE SECOND IS AT THE MID SPAN OF 152ND AS IT RUNS SOUTH WEST TO NORTH EAST, AND THE THIRD IS AT THE NORTH EAST 
CORNER OF THE SITE ON NE 31ST ST. THE THIRD CURB CUT ALLOWS ACCESS TO THE ADJACENT MICROSOFT PARKING GARAGE TO THE EAST OF THE SITE. THIS ACCESS WILL BE MAINTAINED BY THE PROJECT FOR 
MICROSOFT EMPLOYEES. 

THE SITE MAJORLY CONSISTS OF ASPHALT PARKING, INTERSPERSED WITH PLANTING STRIPS THAT CONSISTS OF VARIOUS VEGETATION INCLUDING LANDSCAPING SHRUBS AND SMALL DECORATIVE MAPLE TREES. TO THE 
BACK OF THE SITE THERE ARE AREAS OF LANDSCAPE THAT CONSIST OF GRASSES AND OTHER VARIOUS LOW LANDSCAPED PLANTINGS. THE SITE HAS FENCING WHERE IT ABUTS THE NEIGHBORING SENIOR LIVING FACILITY. 
THE SITE HAS EXISTING POWER, WATER, SEWAGE AND STORM WATER INFRASTRUCTURE THAT CONNECTS TO 152ND AVE AND NE 31ST ST.

JURISDICTION: CITY OF REDMOND

PROPOSED USE: MIXED USE - RESIDENTIAL USES (DWELLIING UNITS & COMMON AMENITIES), NON RESIDENTIAL USES (TARGETING FOOD & BEVERAGE; POTENTIAL OTHER USES - RETAIL SALES AND/OR BUSINESS & SERVICE)

NO. OF RESIDENTIAL UNITS: PHASE I - 365 PHASE II - 364 TOTAL - 729 UNIT COUNTS AND AREAS ARE NOTED PER SITE PLAN ENTITLEMENT DRAWINGS FOR EACH 
PHASE. THE MASTER PLAN INCLUDES UP TO 800 UNITS (400 UNITS IN EACH PHASE) AND UP TO

NON-RESIDENTIAL AREA: PHASE 1 - 5,560 SF PHASE II  - 1,975 SF TOTAL - 7,535 SF 8,000 SF OF COMMERICAL SPACE (6,000 SF IN PHASE I AND 2,000 SF IN PHASE II).

PARCEL NUMBER: 0673100010

LEGAL DESCRIPTION: SECTION 04 1S 3E, TL 600 5.34 ACRES

EXISTING SITE AREA: GROSS SITE AREA 232,761 SF (5.34 ACRES)
NET SITE AREA 220,009 SF (5.05 ACRES)(AFTER ROW DEDICATION)

PROPOSED SITE AREA: 220,009 SF, 5.05 ACRES

GROSS BUILDING AREA: 1,122,592 SF (INCLUDING BOTH PHASES)

BUILDING FOOTPRINT: 149,422 SF (INCLUDING BOTH PHASES)

LAND USE ZONING: OVERLAKE BUSINESS AND ADVANCED TECHNOLOGY ZONE (OBAT)

DESIGN DISTRICT: CIVIC NEIGHBORHOOD

OCCUPANCY GROUP: R-2, S-2, A-2 & M

TYPE OF CONSTRUCTION: TYPE IA AND TYPE IIIA, FULLY SPRINKLERED NFPA 13

SHEET NO. SHEET NAME

G0.01 COVER SHEET

G1.01 MASSING AND SITE PLANNING

C2.00 COMPOSITE SITE PLAN

C3.00 COMPOSITE TRANSPORTATION PLAN

C3.10 TYPICAL SECTIONS

C3.11 TYPICAL SECTIONS

C4.00 COMPOSITE UTILITY PLAN

C6.00 COMPOSITE STORM DRAINAGE PLAN

L101 OPEN SPACE PLAN

L201 LANDSCAPE PLAN

L301 TREE PRESERVATION PLAN

A0.01 SITE PLAN - EXISTING

A0.02 OVERALL SITE PLAN

A0.03 PHASING PLAN

OWNER:
AMERICAN CAPITAL GROUP 
15 LAKE BELLEVUE DRIVE, SUITE 200
BELLEVUE, WA 98005
CONTACT: DAVID SINNETT
E-MAIL: DSINNETT@ACG.COM
PHONE: 425.709.7242

DEVELOPMENT MANAGER:
AMERICAN CAPITAL GROUP | DEVELOPMENT
15 LAKE BELLEVUE DRIVE, SUITE 200
BELLEVUE, WA 98005
CONTACT: ADAM BEHRMAN
E-MAIL: ABEHRMAN@ACG.COM
PHONE: 206.867.2293

ARCHITECT:
AMERICAN CAPITAL GROUP | DESIGN
15 LAKE BELLEVUE DRIVE, SUITE 200
BELLEVUE, WA 98005
CONTACT: ANNA LANCASTER
E-MAIL: ALANCASTER@ACG.COM
PHONE: 425.667.1286

CIVIL ENGINEER:
KPFF
1601 5TH AVE, SUITE 1600
SEATTLE, WA 98101
CONTACT: MONICA REGAN
E-MAIL: MONICA.REGAN@KPFF.COM
PHONE: 206.622.5822

ARBORIST
LAYTON TREE CONSULTING, LLC
PO BOX 572 
SNOHOMISH, WA 98291
CONTACT: BOB LAYTON
E-MAIL: BOB@LAYTONTREECONSULTING.COM 
PHONE: 425.220.5711

LANDSCAPE ARCHITECT:
SHAPIRO DIDWAY
1204 SE WATER AVE, SUITE 21
PORTLAND, OR 97214
CONTACT: JACOB KUCHARSKI
E-MAIL: JACOB@SHAPIRODIDWAY.COM 
PHONE: 503.232.0520

ELECTRICAL:
HAGGARD ELECTRICAL CONTRACTORS
415 MAPLE AVENUE
SNOHOMISH, WA 98290
CONTACT: AARON JOHNSON
EMAIL: AARONJ@HAGGARDELECTRIC.COM
PHONE: 360.668.9361

TRAFFIC:
TENW
520 KIRLAND WAY, SUITE 100
KIRKLAND, WA 98291
CONTACT: GLEN DUBREUIL
EMAIL: DUBREUIL@ TENW.COM
PHONE: 206.295.6776

SURVEYOR:
HARMSEN, LLC
2822 COLBY AVE, SUITE 300
EVERETT, WA 98201
CONTACT: MATT SCHNEIDERS
EMAIL:
PHONE: 425.252.1884

GEOTECH:
EARTH SOLUTIONS NW
15365 NE 90TH ST, SUITE 100
REDMOND, WA 98052
CONTACT: KEVEN HOFFMAN
E-MAIL: KEVENH@ESNW.COM
PHONE: 425.449.4704

SURVEY:

SURVEY SHEET 1 OF 7
SURVEY SHEET 2 OF 7
SURVEY SHEET 3 OF 7
SURVEY SHEET 4 OF 7
SURVEY SHEET 5 OF 7
SURVEY SHEET 6 OF 7
SURVEY SHEET 7 OF 7

SHEETS INCLUDED FOR REFERENCE:

EXH-1 - SHARED ACCESS PLAN - FINAL CONDITION
EXH-2 - COMPOSITE TRANSPORTATION PLAN FINAL CONDITIONS
EXH-3 - COMPOSITE UTILITIES PLAN FINAL CONDITIONS
EXH-4 - TRAFFIC SIGNAL PLAN
EXH-5 - TRAFFIC SIGNAL POLE PLACEMENT DETAILS

NO. DATE DESCRIPTION

ISSUED SETS

NO DATE DESCRIPTION

02/24/2025 MPD SUBMITTAL

2 07/25/2025 CYCLE #1 MPD PERMIT CORRECTIONS

1

3 09/29/2025 CYCLE #2 MPD PERMIT CORRECTIONS

4 11/30/2025 CYCLE #3 MPD PERMIT CORRECTIONS
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2 07/25/2025 CYCLE #1 SPE PERMIT CORRECTIONS

1
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152ND AVE NE

152ND AVE NE

NE 31ST ST
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NE SHEN ST
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T RETAIL PLAZA DIRECTLY ACCROSS 
FROM LIGHT RAIL STATION

CONTINUOUS STREET WALL AT 
THE GROUND LEVEL

PROPOSED MASSING OF 
NEIGHBOORING PROPERTY UNDER 
DEVELOPMENT. OUR PROJECT 
FEATURES AS SIMILAIR STEPPED 
MASSING WITH THE GRADE

SERIES OF SMALLER COURTYARDS TO 
REDUCE VISUAL BULK OF THE BUILDINGS

SITE PLANNING CONCEPT DRAWINGS

DESIGN INTENT NARRATIVEHEIGHT AND BULK STUDY

THE PROJECT IS LOCATED AT A PROMINENT INTERSECTION OR CONNECTION NODE. IT IS RIGHT ACROSS THE STREET FROM THE OVERLAKE 
VILLAGE LIGHT RAIL STATION, IT IS JUST NORTH OF THE ESTERRA PARK DEVELOPMENT, IT IS AT THE ENTRY TO MICROSOFT'S CAMPUS, AND IT IS 
HIGHLY VISIBLE FROM 520. BECAUSE OF THIS PROMINENT LOCATION THE PROJECT IS THOUGHT OF AS A LANDMARK PROJECT WHILE STILL 
MATCHING THE SCALE OF NEW NEARBY COMMERCIAL AND MULTIFAMILY DEVELOPMENTS. ALONG 152ND AND 31ST STREETS THE PROJECT 
FEATURES SEVEN ENDCAPS BETWEEN THE TWO BUILDINGS THAT CREATE ARCHITECTURAL EMPHASIS WHEN VIEWED FROM VARIOUS ANGLES, 
BUT ALSO TO HELP BREAK DOWN THE SCALE AND APPEAR IN SOME WAYS AS 7 SMALLER BUILDINGS INSTEAD OF 2 LARGER BUILDINGS. 

THE PROJECT ACHIEVES A CAREFUL BALANCE OF CREATING A PROMINENT AND INTERESTING DESIGN OF THESE HIGHLY VISIBLE CORNERS, 
WHILE MAINTAINING A HIGH-QUALITY PEDESTRIAN EXPERIENCE FOR SOMEONE WALKING OR BIKING ALONG 152ND OR 31ST STREETS.  AT THE 
GROUND LEVEL THE PROJECT CREATES AS CONTINUOUS A STREET WALL AS POSSIBLE GIVEN EXISTING UTILITY EASEMENTS TO ENHANCE 
PEDESTRIAN EXPERIENCE. THE SIGNIFICANT GRADE CHANGE ON THE SITE IS MITIGATED BY FOCUSING BUILDING ENTRIES AND PEDESTRIAN 
AREAS (RETAIL AND MAIN RESIDENTIAL LOBBIES) AT SIGNIFICANT LOCATIONS WHERE WE CAN HAVE AREAS WITH FLATTER TOPOGRAPHY FOR 
ACCESSIBLE BUILDING ACCESS. IN AREAS WHERE DIRECT ACCESS FROM THE STREET INTO THE BUILDING IS NOT POSSIBLE DUE TO THE GRADE 
THE BUILDING STILL HAS A HIGHLY TRANSPARENT FAÇADE ACCENTED WITH BRICK AND OTHER HIGH-QUALITY MATERIALS.

THE PROJECT IS TARGETING LEED SILVER AND WILL COMPLY WITH REDMOND’S AND WASHINGTON STATE’S ENERGY CODE AND GREEN BUILDING 
REQUIREMENTS.

SUN SHADING STUDY
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11/13/2025 DJF MDR JSF CYCLE #3 MPD PERMIT CORRECTIONS

C2.00COMPOSITE SITE PLAN

PHASE 1
PHASE 2

152ND AVE NE

152
ND AVE NE NE 31ST ST

PHASE 1

PHASE 2

ALL ON-SITE ROADWAY, UTILITIES, AND GRADING WILL BE COMPLETED UNDER
PHASE 1. TEMPORARY CONSTRUCITON EASEMENT SHALL BE GRANTED TO

PHASE 1 LOT BY PHASE 2 LOT FOR WORK IN PHASE 2 LOT. PHASE 1 WORK IN
THE RIGHT-OF-WAY CONSISTS OF THE MAJORITY OF THE 152ND AVE NE

FRONTAGE AND A PORTION OF THE NE 31ST STREET FRONTAGE AS IS SHOWN
IN THE PHASING PLAN.

5
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3050 152ND AVE NE, REDMOND, WA 98052
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1-800-424-5555
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Seattle, WA 98101
206.622.5822
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NE 1/4 SW 1/4, SEC. 23, TWP. 25N, RGE. 5E, W.M.

02/24/20251 DJF MDR JSF MPD SUBMITTAL

07/25/20252 DJF MDR JSF CYCLE #1 MPD PERMIT CORRECTIONS

09/29/20253 DJF MDR JSF CYCLE #2 MPD PERMIT CORRECTIONS

11/13/20254 DJF MDR JSF CYCLE #3 MPD PERMIT CORRECTIONS

C3.00COMPOSITE TRANSPORTATION PLAN

LEGEND:
PROPERTY LINE

RIGHT-OF-WAY LINE

CENTERLINE

SAWCUT LINE

CHANNELAZATION STRIPE

CONCRETE CURB LINE

ROOF OVERHANG

BUILDING OUTLINE (AT GRADE)

BUILDING BELOW

EASEMENT LINE

ONSITE CONCRETE PAVING

ROW ASPHALT REPLACEMENT
(FULL DEPTH)

ROW ASPHALT REPLACEMENT
(GRIND AND OVERLAY)

CONCRETE SIDEWALK

SIGHT DISTANCE TRIANGLE

PROPOSED STREET LIGHT

NOTES:
1. EXISTING ON-SITE PSE EASEMENTS TO BE VACATED PRIOR

TO ROW OR PUBLIC ACCESS EASEMENT DEDICATION.

2. CURVE TABLES WILL BE PROVIDED DURING CCR.

3. ASPHALT PAVEMENT POTHOLES TO BE PERMANENTLY
RESTORED PER COR STD PLAN 203.

4. SEE LANDSCAPE PLANS FOR SIDEWALK SCORING AND
JOINTING, CONCRETE FINISHES, PLANTING LOCATIONS AND
TREE RETENTION.

5. SEE ARCHITECTURAL PLANS FOR BUILDING LOCATIONS AND
TYPES, ADA ENTRIES AND EXISTS, AND TRASH
REQUIREMENTS.

EMERGENCY VEHICLE ACCESS EASEMENT TO SPAN ENTIRE
ROADWAY WIDTH. EASEMENTS TO BE RECORDED PRIOR TO
CCR ISSUANCE.

7. ASPHALT PAVEMENT TRENCH RESTORATION (GRIND AND
OVERLAY) PER COR STANDARD DETAIL 202.

6
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ROW LINE
152ND AVE

NE CL
EXISTING
ROW LINE

PROPOSED
ROW LINE

20.0'
ROW DEDICATION

30.0'
EXISTING HALF ROW

80.0'
ROW

50.0'
HALF ROW

12.7'
TRAVEL

LANE

11.0'
LEFT TURN

LANE

EXISTING ROADWAY

30.0'

2% MAX 1.5% MAX

A
C3.00

152ND AVE NE (MINOR ARTERIAL)
(RETAIL STREET SECTION 1 SW OF HORIZONTAL CURVE)

1' = 10"

7.0'
CYCLE
TRACK

10.5'
BUS

PLATFORM

18.2'
ROADWAY

10.0'
SIDEWALK

4.3'
BUS SHELTER/
AMENITY ZONE

31.8'
SIDEWALK CORRIDOR

3H:1V
MAX

MATCH EXISTING
6" THICK CEMENT CONCRETE
SIDEWALK PER COR STD
DETAILS 301, 303, AND 303B

6" TALL 1'  WIDE VERTICAL CURB PER OVERLAKE
VILLAGE STREET DESIGN GUIDELINES CONCRETE
CURB SECTION DETAIL

EXISTING 6"
VERTICAL
CURB 1.0' DETECTABLE TEXTURE STRIP

12.8'
EXISTING

TRAVEL LANE

EXISTING BIKE LANE
VARIES (5.0' MIN)

4" HMA CL 1/2" PG 58H-22

4" MIN DEPTH 1-1/4" CRUSHED BASE
COURSE PER WSDOT STD SPEC 9-03.9(3)

SUBGRADE SHALL BE FIRM & UNYIELDING FREE OF
ORGANICS AND COMPACTED TO 95% OF MAX DRY
DENSITY PER ASTM D1557 (MODIFIED PROCTOR)
WITHIN ROW

5" HMA CL 1" PG 58H-22

EX SIDEWALK
VARIES (6.0' MIN)

152ND AVE
NE CL

EXISTING
ROW LINE

PROPOSED
ROW LINE

50.0'
HALF ROW

14.5'
ROW DEDICATION

35.5'
EXISTING HALF ROW

ROW LINE

30.0'

2% MAX 1.5% MAX

80.0'
ROW

B
C3.00

152ND AVE NE
(MINOR ARTERIAL I)

1' = 10"

5.0'
PLANTER

12.0'
SHARED

SIDEWALK AND
CYCLE TRACK

MATCH EXISTING
4" HMA CL 1/2" PG 58H-22

4" MIN DEPTH 1-1/4" CRUSHED BASE
COURSE PER WSDOT STD SPEC 9-03.9(3)
SUBGRADE SHALL BE FIRM & UNYIELDING
FREE OF ORGANICS AND COMPACTED TO 95%
OF MAX DRY DENSITY PER ASTM D1557
(MODIFIED PROCTOR) WITHIN ROW

EXISTING ROADWAY

11.0'
EXISTING

TRAVEL LANE

BUFFER
VARIES (3.0' MIN)

EX. BIKE
LANE

VARIES
(5.0' MIN)

11.0'
TRAVEL

LANE

VARIES
PER PLAN

14.0'
LEFT TURN

LANE

5" HMA CL 1" PG 58H-22

EX
SIDEWALK

VARIES
(6.0' MIN)

3H:1V
MAX

6" THICK CEMENT CONCRETE
SIDEWALK PER COR STD
DETAILS 301, 303, 303B

6" TALL 1'  WIDE VERTICAL CURB PER OVERLAKE
VILLAGE STREET DESIGN GUIDELINES
CONCRETE CURB SECTION DETAIL

VARIES
LANDSCAPE

PHASE 1 PHASE 2

(MIN 30.6', MAX 35.8', VARIES)

10.00'
TRAVEL LANE

10.00'
TRAVEL LANE

2% MAX

VARIES

20.00'
EMERGENCY VEHICLE
AND SHARED ACCESS

EASEMENT

PROPERTY
LINE

D
C3.00

SOUTH FIRE APPARATUS ACCESS AND DRIVEWAY
1' = 10"

4" MIN DEPTH 1-1/4"
CRUSHED BASE COURSE

SUBGRADE SHALL BE FIRM & UNYIELDING
FREE OF ORGANICS AND COMPACTED TO 95%
OF MAX DRY DENSITY PER ASTM D1557
(MODIFIED PROCTOR) WITHIN ROW

6" VERTICAL BARRIER CURB
PER COR STD DET 304A

6" VERTICAL BARRIER CURB
PER COR STD DET 304A MAINTENANCE AGGREGATE STRIP

SEE LANDSCAPE PLANS

7" MIN DEPTH
HMA CLASS
ASPHALT 1/2"
PG 58H-22

2% MAX

VARIES

PH
AS

E 1
PR

OP
OS

ED
 BU

ILD
ING

3H:1V
MAX

C1, C2
C3.00

152ND AVE NE
(MINOR ARTERIAL I)

1' = 10"

152ND AVE
NE CL

EXISTING
ROW LINE

PROPOSED
ROW LINE

50.0'
HALF ROW

11.0'
TRAVEL

LANE

VARIES
PER PLAN

14.0'
LEFT TURN

LANE

EXISTING ROADWAY

14.62'
ROW DEDICATION

35.38'
EXISTING HALF ROW

ROW LINE

30.0'

2% MAX 1.5% MAX

80.0'
ROW

VARIES*
LANDSCAPE

5.0'
PLANTER

12.0'
SHARED

SIDEWALK AND
CYCLE TRACK

3H:1V
MAX

MATCH EXISTING

4" HMA CL 1/2" PG 58H-22

6" THICK CEMENT CONCRETE
SIDEWALK PER COR STD
DETAILS 301, 303, AND 303B

6" TALL 1'  WIDE VERTICAL CURB
PER OVERLAKE VILLAGE STREET
DESIGN GUIDELINES CONCRETE
CURB SECTION DETAIL

4" MIN DEPTH
1-1/4" CRUSHED
BASE COURSE
PER WSDOT STD
SEPC 9-03.9(3)

SUBGRADE SHALL BE FIRM & UNYIELDING FREE OF
ORGANICS AND COMPACTED TO 95% OF MAX DRY
DENSITY PER ASTM D1557 (MODIFIED PROCTOR)
WITHIN ROW

11.0'
EXISTING

TRAVEL LANE

BUFFER
VARIES (3.0'

MIN)

EX. BIKE LANE
VARIES (5.0' MIN)

5" HMA CL 1" PG 58H-22

EX
SIDEWALK

VARIES
(6.0' MIN)

E
C3.00

CENTRAL FIRE APPARATUS ACCESS AND DRIVEWAY
1' = 10"

14.00'
TRAVEL

LANE

14.00'
TRAVEL LANE

28.00'
EMERGENCY VEHICLE

AND SHARED ACCESS EASEMENT

2% MAX

VARIES
PLANTER

 VARIES

PH
AS

E 1
PR

OP
OS

ED
 BU

ILD
ING

PH
AS

E 2
PR

OP
OS

ED
 BU

ILD
ING

UN
DE

R S
EP

AR
AT

E
PE

RM
IT

6" THICK CEMENT CONCRETE SIDEWALK
UNDER SEPARATE PHASE 2 PERMIT
PER COR STD DETAIL 301, 303, AND 303B

6" VERTICAL BARRIER
CURB PER COR STD
DET 304A

6" VERTICAL BARRIER CURB
PER COR STD DET 304A

2" MIN DEPTH 5/8" MINUS
CRUSHED SURFACING TOP
COURSE

2% MAX

5.0' PLANTER
UNDER PHASE 2 PERMIT

(LAND-2025-00052)

SIDEWALK
UNDER PHASE 2 PERMIT

(LAND-2025-00052) (WIDTH
VARIES, 4.0' MIN)

11.08'16.92'

PROPOSED LOT
LINE UNDER BSP
LAND-2025-00091

1.5%
MAX

4" MIN DEPTH 1-1/4"
CRUSHED BASE COURSE

SUBGRADE SHALL BE FIRM & UNYIELDING
FREE OF ORGANICS AND COMPACTED TO 95%
OF MAX DRY DENSITY PER ASTM D1557
(MODIFIED PROCTOR) WITHIN ROW

7" MIN DEPTH HMA
CLASS ASPHALT
1/2" PG 58H-22

PHASE 1 PHASE 2

(MIN 30.6', MAX 35.8', VARIES)

VARIES

11.00'
TRAVEL LANE

11.00'
TRAVEL LANE

2% MAX

5.0'
PLANTER

22.00'
EMERGENCY VEHICLE
AND SHARED ACCESS

EASEMENT

PROPERTY
LINE

F
C3.00

WEST FIRE APPARATUS ACCESS AND DRIVEWAY
1' = 10"

4" MIN DEPTH 1-1/4"
CRUSHED BASE COURSE

SUBGRADE SHALL BE FIRM & UNYIELDING
FREE OF ORGANICS AND COMPACTED TO 95%
OF MAX DRY DENSITY PER ASTM D1557
(MODIFIED PROCTOR) WITHIN ROW

6" VERTICAL BARRIER CURB PER
COR STD DET 304A

6" VERTICAL BARRIER CURB
PER COR STD DET 304A

MAINTENANCE AGGREGATE STRIP
SEE LANDSCAPE PLANS7" MIN DEPTH

HMA CLASS
ASPHALT 1/2"
PG 58H-22

PH
AS

E 1
PR

OP
OS

ED
 BU

ILD
ING

3H:1V
MAX

C3.10TYPICAL SECTIONS
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S C A L E:

3050 152ND AVE NE, REDMOND, WA 98052
REDMOND BUILDING 22 MASTER PLAN DEVELOPMENT SHEETCALL TWO BUSINESS
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1601 5th Avenue, Suite 1600
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NE 1/4 SW 1/4, SEC. 23, TWP. 25N, RGE. 5E, W.M.

02/24/20251 DJF MDR JSF MPD SUBMITTAL

07/25/20252 DJF MDR JSF CYCLE #1 MPD PERMIT CORRECTIONS

09/29/20253 DJF MDR JSF CYCLE #2 MPD PERMIT CORRECTIONS

11/13/20254 DJF MDR JSF CYCLE #3 MPD PERMIT CORRECTIONS

IF THE EXISTING PAVEMENT DEPTH AND MATERIAL DOES
NOT MEET THE REQUIREMENT PER COR STD 301 ON NE

31ST ST AND ON 152ND AVE NE, THE EXISTING PAVEMENT
DEPTH AND MATERIAL WILL NEED TO BE REBUILT TO MEET

THE REQUIREMENTS PER COR STD 301.

*PROPOSED LANDSCAPING IMPROVEMENTS ADJACENT TO PHASE 1 BUILDING (SECTION C1)

*PROPOSED LANDSCAPING IMPROVEMENTS ADJACENT TO PHASE 2 BUIDLING (SECTION C2)
UNDER SEPARATE PERMIT
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24.33'

VARIES

10.00'
TRAVEL LANE

10.00'
TRAVEL LANE

2% MAX

VARIES

20.00'
EMERGENCY VEHICLE
AND SHARED ACCESS

EASEMENT

PROPERTY
LINE

G
C3.00

SOUTH FIRE APPARATUS ACCESS AND DRIVEWAY
1" = 10'

4" MIN DEPTH 1-1/4"
CRUSHED BASE COURSE

SUBGRADE SHALL BE FIRM & UNYIELDING
FREE OF ORGANICS AND COMPACTED TO 95%
OF MAX DRY DENSITY PER ASTM D1557
(MODIFIED PROCTOR) WITHIN ROW

6" VERTICAL BARRIER CURB
PER COR STD DET 304A

6" VERTICAL BARRIER CURB
PER COR STD DET 304A

MAINTENANCE AGGREGATE STRIP
SEE LANDSCAPE PLANS

7" MIN DEPTH HMA CLASS
ASPHALT 1/2" PG 58H-22

2% MAX

1.0' WALL
0.2'

BOTTOM OF WALL TO
MATCH EXISTING GRADE

HEIGHT VARIES PER PLAN
SEE GRADING PLANS

PH
AS

E 1
PR

OP
OS

ED
 BU

ILD
ING

EMBEDDED RAILING PER
COR STD DTL 321 WHERE
WALL IS HIGHER THAN 30"

PROPERTY
LINE

H
C3.00

SOUTH FIRE ACCESS PATHWAY
1" = 10'

BOTTOM OF WALL TO
MATCH EXISTING GRADE

HEIGHT VARIES PER PLAN
SEE GRADING PLANS

5.0'
FIRE ACCESS

PEDESTRIAN PATH
1.0' WALL

0.2'
VARIES

6" THICK CEMENT CONCRETE WALKWAY
PER COR STD DETAIL 301, 303, AND 303B

PH
AS

E 1
PR

OP
OS

ED
 BU

ILD
ING

EMBEDDED RAILING PER
COR STD DTL 321 WHERE
WALL IS HIGHER THAN 30"

1.5% MAX

VARIES
PER PLAN
10.4' MAX
5.4' MIN

O
C3.00

NE 31ST STREET
(MINOR ARTERIAL I)

1' = 10"

EXISTING
ROW LINE

5.0' PLANTING STRIP

12.0' SHARED SIDEWALK
AND CYCLE TRACK

2% MAX 1.5% MAX

43.0'
HALF ROW

6" TALL 1'  WIDE VERTICAL CURB PER
OVERLAKE VILLAGE STREET DESIGN
GUIDELINES CONCRETE CURB
SECTION DETAIL

VARIES

6' THICK CEMENT CONCRETE
SIDEWALK PER COR STD
DETAILS 310, 303, AND 303B

NE 31ST
ST CL

EX 11.0'
LEFT TURN

LANE EX 11.0'
TRAVEL

LANE

EX 5.5'
BIKE
LANE

VARIES
EX RIGHT

TURN
LANE

EXISTING ROADWAY

2" HMA CL 1/2" PG 58H-22
GRIND AND OVERLAY

4" HMA CL 1/2" PG 58H-22
5" HMA CL 1" PG 58H-22

4" MIN DEPTH 1-1/4" CRUSHED BASE
COURSE PER WSDOT STD SPEC 9-03.9(3)

3H:1V
MAX

EX ESMT
LINE

10.0'
EX SIDEWALK AND
UTILITY EASEMENT

PHASE 1 PHASE 2

J
C3.00

SOUTH FIRE APPARATUS ACCESS AND DRIVEWAY
1" = 10'

10.00'
TRAVEL LANE

10.00'
TRAVEL LANE

2% MAX

VARIES

20.00'
EMERGENCY VEHICLE
AND SHARED ACCESS

EASEMENT

PROPERTY
LINE

4" MIN DEPTH 1-1/4" CRUSHED BASE COURSE

SUBGRADE SHALL BE FIRM & UNYIELDING
FREE OF ORGANICS AND COMPACTED TO 95%
OF MAX DRY DENSITY PER ASTM D1557
(MODIFIED PROCTOR) WITHIN ROW

6" VERTICAL BARRIER CURB
PER COR STD DET 304A

6" VERTICAL BARRIER CURB
PER COR STD DET 304A

PROPOSED LANDSCAPING
IMPROVEMENTS UNDER
SEPARATE PHASE 2 PERMIT

7" MIN DEPTH HMA CLASS
ASPHALT 1/2" PG 58H-22

2% MAX

VARIES

PH
AS

E 2
PR

OP
OS

ED
 BU

ILD
ING

UN
DE

R S
EP

AR
AT

E P
ER

MIT

PROPOSED LANDSCAPING
UNDER SEPARATE PERMIT

3H:1V
MAX

(MIN 26.58', MAX 111.71', VARIES)

PHASE 1 PHASE 2PHASE 2 PHASE 1

L
C3.00

NE 31ST STREET
(MINOR ARTERIAL I)

1' = 10"

EXISTING
ROW LINE

5.0' PLANTING STRIP

12.0' SHARED SIDEWALK
AND CYCLE TRACK

2% MAX 1.5% MAX

30.0'
HALF ROW

VARIES

NE 31ST
ST CL

EX
TRAVEL

LANE
VARIES

EXISTING ROADWAY 3H:1V
MAX

6" TALL 1' WIDE VERTICAL CURB
PER OVERLAKE VILLAGE STREET
DESIGN GUIDELINES CONCRETE
CURB SECTION DETAIL

6' THICK CEMENT
CONCRETE SIDEWALK
PER COR STD DETAILS
301, 303, AND 303B

2" HMA CL 1/2" PG 58H-22
GRIND AND OVERLAY

4" HMA CL 1/2" PG 58H-22
5" HMA CL 1" PG 58H-22

4" MIN DEPTH 1-1/4" CRUSHED BASE
COURSE PER WSDOT STD SPEC 9-03.9(3)

EX MEDIAN VARIES

M
C3.00

NE 31ST STREET
(MINOR ARTERIAL I)

1' = 10"

5.0' PLANTING
STRIP

12.0' SHARED SIDEWALK
AND CYCLE TRACK

2% MAX 1.5% MAX

30.0'
HALF ROW

EX
TRAVEL

LANE
VARIES

EXISTING ROADWAY 3H:1V
MAX

PROP
ESMT
LINE

EXISTING
ROW LINE

NE 31ST
ST CL

VARIES

3.0' PROPOSED SIDEWALK
AND UTILITY EASEMENT

6" TALL 1' WIDE VERTICAL CURB
PER OVERLAKE VILLAGE STREET
DESIGN GUIDELINES CONCRETE
CURB SECTION DETAIL

6' THICK CEMENT
CONCRETE SIDEWALK
PER COR STD DETAILS
301, 303, AND 303B

2" HMA CL 1/2" PG 58H-22
GRIND AND OVERLAY

4" HMA CL 1/2" PG 58H-22
5" HMA CL 1" PG 58H-22

4" MIN DEPTH 1-1/4" CRUSHED BASE
COURSE PER WSDOT STD SPEC 9-03.9(3)

EX MEDIAN VARIES

PROPERTY
LINE

I
C3.00

SOUTH FIRE ACCESS PATHWAY
1" = 10'

5.0'
FIRE ACCESS PATH

1.0'
WALL

0.2'

6" THICK CEMENT
CONCRETE WALKWAY
PER COR STD DETAIL
301, 303, AND 303B

PH
AS

E 1
PR

OP
OS

ED
 BU

ILD
ING HEIGHT VARIES PER PLAN

VARIES

3H:1V
MAX

EMBEDDED RAILING PER
COR STD DTL 321 WHERE
WALL IS HIGHER THAN 30"

1.5% MAX

VARIES
PER PLAN

5.4' MIN

K
C3.00

152ND AVE NE (MINOR ARTERIAL I)
1' = 10"

152ND AVE
NE CL

EXISTING
ROW LINE

PROPOSED
ROW LINE

50.0'
HALF ROW

TRAVEL LANE
VARIES

PER PLAN
(TRANSITION
BACK TO EX

WIDTH)VARIES
PER PLAN

LEFT TURN
LANE VARIES

PER PLAN
(TRANSITION
TO EX WIDTH)

EXISTING ROADWAY

14.62'
ROW DEDICATION

35.38'
EXISTING HALF ROW

ROW LINE
30.0'

2% MAX 1.5% MAX

80.0'
ROW

VARIES
LANDSCAPE

UNDER PHASE
2 PERMIT

5.0'
PLANTER

12.0'
SHARED

SIDEWALK AND
CYCLE TRACK

3H:1V
MAX

MATCH EXISTING

4" HMA CL 1/2" PG 58H-22

6" THICK CEMENT CONCRETE
SIDEWALK PER COR STD
DETAILS 301, 303, AND 303B

6" TALL 1'  WIDE VERTICAL CURB PER OVERLAKE VILLAGE
STREET DESIGN GUIDELINES CONCRETE CURB SECTION
DETAIL

4" MIN DEPTH
1-1/4" CRUSHED
BASE COURSE
PER WSDOT STD
SEPC 9-03.9(3)

SUBGRADE SHALL BE FIRM & UNYIELDING FREE OF
ORGANICS AND COMPACTED TO 95% OF MAX DRY DENSITY
PER ASTM D1557 (MODIFIED PROCTOR) WITHIN ROW

11.0'
EXISTING

TRAVEL LANE

BUFFER
VARIES (3.0'

MIN)

EX. BIKE LANE
VARIES (5.0' MIN)

5" HMA CL 1" PG 58H-22

EX
SIDEWALK

VARIES
(6.0' MIN)

PHASE 1 PHASE 2

N
C3.00

NE 31ST STREET
(MINOR ARTERIAL I)

1' = 10"

5.0' PLANTING
STRIP 12.0' SHARED

SIDEWALK AND
CYCLE TRACK.

TAPER TO MATCH
EX WIDTH

2% MAX 1.5% MAX

43.0'
HALF ROW

EX
TRAVEL

LANE
VARIES

EXISTING ROADWAY 3H:1V
MAX

EXISTING
ROW LINE

NE 31ST
ST CL

VARIES
PER
PLAN

6" TALL 1' WIDE VERTICAL CURB
PER OVERLAKE VILLAGE STREET
DESIGN GUIDELINES CONCRETE
CURB SECTION DETAIL

6' THICK CEMENT
CONCRETE SIDEWALK
PER COR STD DETAILS
301, 303, AND 303B

2" HMA CL 1/2" PG 58H-22
GRIND AND OVERLAY

4" HMA CL 1/2" PG 58H-22
5" HMA CL 1" PG 58H-22

4" MIN DEPTH 1-1/4" CRUSHED BASE
COURSE PER WSDOT STD SPEC 9-03.9(3)

EX MEDIAN VARIES

10.0' EX
SIDEWALK

AND UTILITY
EASEMENT

EX ESMT
LINE

VARIES
PHASE 1 PHASE 2

C3.11TYPICAL SECTIONS
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IF THE EXISTING PAVEMENT DEPTH AND MATERIAL DOES
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3' VBF3' VBF

3' RAIL
3' RAIL

' VBF

4' PIC
KET

4' PICKET

30'

30'

43
'

30
'

PARKING
GARAGE

6' VBF

4' C
LF

4' C
LF

344

340

342

33
8

30.00'

392

388

390

386

384

382

380

378

376

374

372

370

368

366

364362

360

358356354

352

350

348

34
6

344

342

340

338

33
6

334

FOUND REBAR & CAP

"RCH 18904"

0.55' NW

RE

6' CLF

3' CLFGATE

3X ICV 3X ICV

2X ICV

TELEPHONE

VAULT

W

FOUND REBAR & CAP

"LS 10896"

0.62' NW

4' PICKET

WALL 10' TALL

AT CORNER

WALL 7' TALL

AT CORNER

FF=388.62'

COVERED

AREA

PLASTIC
SHED

WOOD RETAINING

WALL

ECO-BLOCK

WALL

DETENTION POND

AREA

FOUND REBAR, NO CAP
0.49' NW

WALL HE

3.8'

EX 12" DI WATER (TYP)
12" DI WATER (TYP)

28.0' UTILITY
ACCESS EASEMENT

20
.0'

UT
ILI

TY
EA

SE
ME

NT

20.0'
EXISTING
UTILITY

EASEMENT

20.0'
UTILITY & UTILITY

ACCESS EASEMENT

20.0' UTILITY
EASEMENT

PROPOSED LOT LINE UNDER
CSP LAND-2025-00091

10.0' EX SIDEWALK AND
UTILITY EASEMENT

FIRE SERVICE (TYP)
FDC (TYP)

FIRE SERVICE (TYP)

FDC (TYP)FDC (TYP)

DOMESTIC WATER METER (TYP)

COMMERCIAL WATER METER (TYP)

COMMERCIAL WATER METER (TYP)
DOMESTIC WATER METER (TYP)

EXISTING HYDRANT (TYP)

PROPOSED HYDRANT (TYP)

OIL WATER SEPARATOR
ON LEVEL 1 PER MEP

FOUNDATION DRAINAGE
CATCH BASIN ON LEVEL 1
PER MEP

OIL WATER
SEPARATOR ON
LEVEL 1 PER MEP

FOUNDATION DRAINAGE
CATCH BASIN ON LEVEL
1 PER MEP

SANITARY SIDE SEWER POC (TYP)

PROPOSED SIGNAL
INFRASTRUCTURE
(TYP)

PROPOSED SIDEWALK AND UTILTIES
EASEMENT FOR CURB RAMP AND
SIGNAL INFRASTRUCTURE
BUILD-OUT (TYP)

15.0' MIN PRIVATE
STORM EASEMENT

3.0' SIDEWALK AND
UTILITY EASEMENT

0

1 inch = 50 feet

25' 50' 100'
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DATE
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3050 152ND AVE NE, REDMOND, WA 98052
REDMOND BUILDING 22 MASTER PLAN DEVELOPMENT SHEETCALL TWO BUSINESS

DAYS BEFORE YOU DIG
1-800-424-5555

1601 5th Avenue, Suite 1600
Seattle, WA 98101
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NE 1/4 SW 1/4, SEC. 23, TWP. 25N, RGE. 5E, W.M.

02/24/20251 DJF MDR JSF MPD SUBMITTAL

07/25/20252 DJF MDR JSF CYCLE #1 MPD PERMIT CORRECTIONS

09/29/20253 DJF MDR JSF CYCLE #2 MPD PERMIT CORRECTIONS

11/13/2025 DJF MDR JSF CYCLE #3 MPD PERMIT CORRECTIONS

C4.00COMPOSITE UTILITY PLAN

PHASE 1 PROPOSED
BUILDING

PHASE 2 PROPOSED
BUILDING

152
ND AVE E

NE 31ST ST

PROPERTY LINE

RIGHT-OF-WAY LINE

CENTERLINE

UTILITY EASEMENT

ROOF OVERHANG

BUILDING OUTLINE (AT GRADE)

BUILDING OUTLINE (BELOW GRADE)

SEWER LINE

WATER LINE

FIRE SERVICE LINE

ELECTRICAL LINE

GAS LINE

ELECTRICAL DUCT BANK

CLEANOUT

SSMH

HYDRANT

FDC

PIV

WATER FITTINGS

WATER METER

810 LA VAULT

GREASE INTERCEPTOR

GAS METER

LEGEND:

NOTES:
1. THE DEVELOPER SHALL RETURN THE EXISTING WATER

METERS TO THE COR. ALL EXISTING WATER METERS
SERVING THIS SITE TO BE RETIRED AND REMOVED UNLESS
OTHERWISE NOTED.

2. THE DEVELOPER SHALL REMOVE ALL EXISTING WATER MAINS
AND FIRE HYDRANTS WITHIN THE DEVELOPMENT AND
RELINQUISH THE EXISTING WATER MAIN AND FIRE HYDRANT
EASEMENTS UNLESS OTHERWISE NOTED.

RETIRE EXISTING HYDRANT SERVICE. CONTRACTOR SHALL
COORDINATE WITH COR INSPECTOR FOR ALL ABANDONING,
CAPPING, AND REMOVAL OF COR'S WATER SERVICE AS
INDICATED.

3

5

12/05/2025

12/05/20256 DJF MDR JSF CYCLE #4  PERMIT CORRECTIONS MPD
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360

358356354

352

350

348

34
6

344

342

340

338

33
6

334

TELEPHONE

VAULT

WALL HE

3.8'

PROPOSED LOT LINE UNDER
BSP LAND-2025-00091

CONNECT TO EX 84" TYPE 2 SDCB.
EX 36" SD PIPE TO REGIONAL FACILITY

EX 36" SD PIPE (OVERFLOW
DIVERSION AWAY FROM
REGIONAL FACILITY)

12" PVC SD (TYP)
TYPE 1 SDCB (TYP)

PHASE 1 SD POC PHASE 2 SD POC

TYPE 2 SDCB (TYP)

TYPE 2 SDCB (TYP)

EXISTING SD
INFRASTRUCTURE
TO REMAIN

EXISTING STORM DRAIN
INFRASTRUCTURE TO BE
REMOVED

15.0' MIN PRIVATE
STORM EASEMENT

0

1 inch = 40 feet

20' 40' 80'
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C6.00COMPOSITE STORM DRAINAGE PLAN

0

1 inch = 50 feet

25' 50' 100'

PHASE 1 PROPOSED
BUILDING

PHASE 2 PROPOSED
BUILDING

152
ND AVE E

NE 31ST ST

5

12/05/2025

12/05/20256 DJF MDR JSF CYCLE #4  PERMIT CORRECTIONS MPD
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LANDSCAPE OPEN SPACE PLAN L101
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LANDSCAPE OPEN SPACE PLAN01
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3050 152ND AVE NE, REDMOND, WA 98052
R22 - MPD SHEETCALL TWO BUSINESS

DAYS BEFORE YOU DIG
1-800-424-5555

1601 5th Avenue, Suite 1600
Seattle, WA 98101
206.622.5822
www.kpff.com

2/24/2025 MPD SUBMITTAL

7/25/2025

1

CYCLE #1 MPD PERMIT CORRECTIONS

9/29/2025

2

CYCLE #2 MPD PERMIT CORRECTIONS3

11/13/2025 CYCLE #3 MPD PERMIT CORRECTIONS4

0

SCALE: 

feet40 80 120

1" = 40'

PROPOSED BUILDING,
PHASE I

PROPOSED BUILDING,
PHASE II

152
ND AVE NW

NE 31ST ST

LOTS 3-4,
MICROSOFT CORPORATION

OVERLAKE VILLAGE STATION

SR 520

LANDSCAPE OPEN SPACE - PHASE IILANDSCAPE OPEN SPACE - PHASE ILEGEND

OUTDOOR OPEN COMMON SPACE

DEVELOPMENT WIDE LANDSCAPE OPEN SPACE

PER 21.36.400 / F RESIDENTIAL COMMON OPEN SPACE DESIGN STANDARDS

DEVELOPMENT-WIDE OPEN SPACE WILL BE DESIGNED TO ACHIEVE THE FOLLOWING DESIGN REQUIREMENTS

1. PROVIDE VISUAL RELIEF FROM THE MASSING OF DEVELOPMENT
SITE PERIMETER LANDSCAPE WILL BE DEVELOPED WITH A THREE-TIER VEGETATION STRATEGY USING A MIXTURE OF TREES,
SHRUBS, AND GROUNDCOVER TO BOTH GROUND THE BUILDING TO ITS CONTEXT AND PROVIDE VISUAL INTEREST FROM
OUTSIDE AND WITHIN THE PROJECT SITE.

2. SERVE THE RECREATIONAL NEEDS OF RESIDENTS OF THE DEVELOPMENT.
THE DISTRIBUTION OF OPEN SPACE THROUGHOUT THE SITE AND ACROSS DIFFERENT BUILDING LEVELS OFFERS A VARIETY
OF OPPORTUNITIES FOR USERS TO ACCESS OUTDOOR AMENITIES THAT SUPPORT BOTH SOCIAL AND PASSIVE PROGRAMS.

3. PROVIDE OPEN SPACE THAT IS CENTRALLY LOCATED AND ADJACENT TO A MAJORITY OF THE RESIDENCES.
FOR EASY ACCESSIBILITY TO ALL USERS THE PROPOSED OPEN SPACE EXTENDS ALONG THE GROUND LEVEL BUILDING
PERIMETER AND AT MULTIPLE COURTYARDS ON THE FOURTH AND ROOF BUILDING LEVELS.

4. CREATE A PARK THAT IS OPEN AND ACCESSIBLE FOR USE BY THE SURROUNDING NEIGHBORHOOD.
SOCIAL GATHERING SPACES ARE PROPOSED THROUGHOUT THE SITE OPEN SPACE AT THE GROUND LEVEL ADJACENT THE
RIGHT-OF-WAY. THESE SPACES WILL PROVIDE FIXED SEATING OPPORTUNITIES, TRANSIT SCHEDULE INFORMATION DUE TO
THERE PROXIMITY TO LIGHT RAIL AND BUS STOPS, AND ACCESS TO PROPOSED RETAIL  WITHIN THE PROJECT BUILDINGS.

5. PROVIDE HABITAT FOR WILDLIFE.
THE LANDSCAPE UTILIZES LARGE PLANTING AREAS THROUGHOUT THE SITE AND USES NATIVE AND ADAPTIVE PLANT SPECIES
TO PROMOTE LOCAL ECOLOGICAL FUNCTION. THE PLANTING DESIGN WILL AVOID USING MASS SINGLE SPECIES LAYOUTS TO
ENCOURAGE VARIOUS TYPES OF HABITAT CONDITIONS SIMILAR TO A NATURAL SETTING.

ROOF LEVEL
OPEN SPACE

ROOF LEVEL
OPEN SPACE

LEVEL 4
OPEN SPACE

LEVEL 4
OPEN SPACE

LEVEL 4
OPEN SPACE

LEVEL 4
OPEN SPACE

LEVEL 3
OPEN SPACE

REQUIRED COMMON OPEN SPACE AREA (OUTDOOR + INDOOR) = 6.25% GROSS RESIDENTIAL
FLOOR AREA

= 0.0625 X 341,709 = 21,356 SF REQUIRED

MIN. 65% OF TOTAL REQUIRED COMMON OPEN SPACE MUST BE OUTDOOR
MIN. REQUIRED OUTDOOR COMMON OPEN SPACE = 0.65 X 21,356 = 13,881 SF

PROPOSED OUTDOOR COMMON SPACE  AT LEVEL 01 = 9,870 SF

PROPOSED OUTDOOR COMMON SPACE  AT ROOF LEVEL = 3,755 SF

PROPOSED OUTDOOR COMMON OPEN SPACE FOR PHASE I = 19,237 SF

MAX. 35% OF REQUIRED COMMON OPEN SPACE CAN BE INDOOR AMENITY SPACE

PROPOSED INDOOR AMENITY SPACE  = 18,201 SF
MAX. PROPOSED INDOOR AMENITY SPACE FOR CALCULATION = 0.35 X 21,356 = 7,474 SF

TOTAL PROPOSED COMMON OPEN SPACE = PROPOSED OUTDOOR COMMON OPEN
SPACE + INDOOR AMENITY SPACE

= 19,237 SF + 7,474 SF = 26,711 SF

PROPOSED COMMON OPEN SPACE PER UNIT = 26,304 SF / 365 = 73 SF PER UNIT

PROPOSED OUTDOOR COMMON SPACE  AT LEVEL 03 AND 04 = 5,612 SF

REQUIRED COMMON OPEN SPACE AREA (OUTDOOR + INDOOR) = 6.25% GROSS RESIDENTIAL
FLOOR AREA

= 0.0625 X 349,222 =  21,826 SF REQUIRED

MIN. 65% OF TOTAL REQUIRED COMMON OPEN SPACE MUST BE OUTDOOR
MIN. REQUIRED OUTDOOR COMMON OPEN SPACE = 0.65 X 21,826 = 14,187 SF

PROPOSED OUTDOOR COMMON SPACE  AT LEVEL 01 = 9,937 SF

PROPOSED OUTDOOR COMMON SPACE  AT ROOF LEVEL TERRACE = 3,626 SF

TOTAL PROPOSED OUTDOOR COMMON OPEN SPACE FOR PHASE II = 18,501 SF

MAX. 35% OF REQUIRED COMMON OPEN SPACE CAN BE INDOOR AMENITY SPACE

PROPOSED INDOOR AMENITY SPACE  = 15,087 SF
MAX. PROPOSED INDOOR AMENITY SPACE FOR CALCULATIONS = 0.35 X 21,826 = 7,639 SF

TOTAL PROPOSED COMMON OPEN SPACE = PROPOSED OUTDOOR COMMON OPEN
SPACE + INDOOR AMENITY SPACE

= 18,501 SF + 7,639 SF = 26,140 SF

PROPOSED COMMON OPEN SPACE PER UNIT = 26,247 SF / 364 = 72 SF PER UNIT

PROPOSED OUTDOOR COMMON SPACE  AT LEVEL 04 = 4,938 SF
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CV-04

CV-04

EL-01

CV-01

16

7

4

13

12

5

14

4

11

11

15

CV-02

CV-02

CV-01

15

15

CV-05 13

CV-05

18

4

16

7 15

CV-02

18

2

2

1

1

CV-03

17

X X X

X X X

SYMBOL CODE DESCRIPTION

PLANTING AREA, TYP.

CONCRETE SURFACING TYPE I

CONCRETE UNIT PAVER SURFACING

SYNTHETIC TURF SURFACING

CAST-IN-PLACE CONCRETE RAISED PLANTER

PERIMETER FENCE, 72" HT.

METAL MESH PANEL FENCE, 48" HT.

BUILDING MOUNTED VEGETATED CABLE TRELLIS SYSTEM

BUILT-IN-BENCH SEATING

FIXED SITE FURNISHINGS

PLAZA WATER FEATURE

MAINTENANCE AGGREGATE STRIP

BICYCLE RACKS

SEE CIVIL DRAWINGS / DETAILS / SPECS

1

2

4

5

7

11

12

13

14

15

16

17

18

REFERENCE NOTES SCHEDULE

SEE CIVIL DRAWINGS / DETAILS / SPECS
PEDESTRIAN CONCRETE SURFACING

VEHICULAR CONCRETE SURFACING

BIKE LANE SURFACING

SITE UTILITIES

RETAINING WALL

SEE ELECTRICAL DRAWINGS / DETAILS / SPECS
STREET LIGHTING

CV-01

CV-02

CV-03

CV-04

CV-05

EL-01

SYMBOL BOTANICAL / COMMON NAME

TREES

ACER TRIFLORUM / THREE FLOWERED MAPLE

AMELANCHIER ALNIFOLIA / SERVICEBERRY

CALLITROPSIS NOOTKATENSIS 'GREEN ARROW' / GREEN ARROW NOOTKA CYPRESS

CALLITROPSIS NOOTKATENSIS 'GREEN ARROW' / GREEN ARROW NOOTKA CYPRESS

POPULUS TREMULOIDES / QUAKING ASPEN

QUERCUS FRAINETTO 'FOREST GREEN' / FOREST GREEN OAK

STEWARTIA MONADELPHA / TALL STEWARTIA

THUJA PLICATA / WESTERN RED CEDAR

TREE SCHEDULE

LANDSCAPE PLAN L201

NN
LANDSCAPE PLAN01
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CYCLE #1 MPD PERMIT CORRECTIONS

9/29/2025

2

CYCLE #2 MPD PERMIT CORRECTIONS3

11/13/2025 CYCLE #3 MPD PERMIT CORRECTIONS4

0

SCALE: 

feet40 80 120

1" = 40'

152
ND AVE NW

NE 31ST ST

LOTS 3-4,
MICROSOFT CORPORATION

PROPOSED BUILDING,
PHASE I

PROPOSED BUILDING,
PHASE II

OVERLAKE VILLAGE STATION

SR 520

PUBLIC PLAZA AT BUILDING
RETAIL SPACE

ENTRY PLAZA AT PHASE I
BUILDING ENTRANCE

PUBLIC PLAZA AT BUILDING RETAIL
SPACE AND PHASE II BUILDING

ENTRANCE

PET AMENITY AREA

AMENITY TERRACE W/ FIXED
SEATING AND GAME TABLE

EXISTING TREE LEGEND

TREE TO BE RETAINED
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TREE PRESERVATION PLAN L301

NN
TREE PRESERVATION PLAN01
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2/24/2025 MPD SUBMITTAL

7/25/2025

1

CYCLE #1 MPD PERMIT CORRECTIONS

9/29/2025

2

CYCLE #2 MPD PERMIT CORRECTIONS3
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SCALE: 

feet40 80 120

1" = 40'

EXISTING TREE LEGEND

EVERGREEN TREE TO BE RETAINED

DECIDUOUS TREE TO BE RETAINED

TREE TO BE REMOVED

OFF-SITE EVERGREEN TREE

OFF-SITE DECIDUOUS TREE

PHASE I EXISTING TREE REMOVAL AND MITIGATION CALCULATIONS PHASE II EXISTING TREE REMOVAL AND MITIGATION CALCULATIONS

PROPOSED BUILDING,
PHASE I

PROPOSED BUILDING,
PHASE II152

ND AVE NW

NE 31ST ST

LOTS 3-4,
MICROSOFT CORPORATION

OVERLAKE VILLAGE STATION

SR 520

TREE PROTECTION NOTES

A. PROTECT ALL TREES INDICATED TO REMAIN, INCLUDING BARK AND ROOT ZONES.
B. FENCING SHALL BE INSTALLED PER THE EXISTING TREE PRESERVATION AND REMOVAL PLAN. FINAL LAYOUT SHALL BE

REVIEWED AND APPROVED BY THE PROJECT ARBORIST AND/OR LANDSCAPE ARCHITECT.
C. ALL WORK WITHIN THE TREE PROTECTION ZONE SHALL BE PERFORMED WITH HANDHELD TOOLS OR AIR SPADE.
D. EXCAVATION WITHIN THE TREE PROTECTION ZONE SHALL BE PERFORMED WITH HANDHELD TOOLS OR AIR SPADE. EXCAVATE

THE MINIMUM AMOUNT NECESSARY TO ACCOMPLISH PURPOSE FOR EXCAVATION.  ROOTS OVER 4" DIAMETER SHALL BE CUT BY
THE PROJECT ARBORIST.

E. THE FOLLOWING IS PROHIBITED WITHIN THE ROOT PROTECTION ZONE OF EACH TREE OR OUTSIDE THE LIMITS OF THE
DEVELOPMENT IMPACT AREA:
· GROUND DISTURBANCE OR CONSTRUCTION ACTIVITY INCLUDING VEHICLE OR EQUIPMENT ACCESS (BUT EXCLUDING

ACCESS ON EXISTING STREETS OR DRIVEWAYS)
· STORAGE OF EQUIPMENT OR MATERIALS INCLUDING SOIL, TEMPORARY OR PERMANENT STOCKPILING, PROPOSED

BUILDINGS, IMPERVIOUS SURFACES, UNDERGROUND UTILITIES, EXCAVATION OR FILL, TRENCHING OR OTHER WORK
ACTIVITIES

E. PROTECTIVE FENCE SHALL BE INSTALLED BEFORE ANY GROUND DISTURBING ACTIVITIES INCLUDING CLEARING AND GRADING,
OR CONSTRUCTION STARTS; AND SHALL REMAIN IN PLACE UNTIL FINAL INSPECTION.

F. SIGNAGE DESIGNATING THE PROTECTION ZONE AND PENALTIES FOR VIOLATIONS SHALL BE SECURED IN A PROMINENT
LOCATION ON EACH PROTECTION FENCE.

G. TREE PROTECTION ZONE SHALL REMAIN FREE OF ALL CHEMICALLY INJURIOUS MATERIALS AND LIQUIDS.

SIGNIFICANT TREES
(6-30" DBH)  ON SITE

TOTAL
PRESENT

TOTAL
REMOVED

MITIGATION
REQUIRED

 85  85 YES

LANDMARK TREES
(>30" DBH)  ON SITE

14 14 YES

DEAD TREES ON SITE 7 7 NO

OFF-SITE TREES 13 0 NO

EXISTING SIGNIFICANT TREES RETENTION:
35% OF EXISTING SIGNIFICANT TREES ON SITE ARE NOT RETAINED. REFERENCE SHEET G1.00-1
FOR ADMINISTRATIVE  DESIGN FLEXIBILITY REQUEST.

TREE MITIGATION REQUIREMENT CALCULATIONS:
NO. OF MITIGATION TREES REQUIRED IN PHASE I = [85X1] + [14X3]  = 85 + 42  =
127 MITIGATION TREES REQUIRED

TOTAL
RETAINED

0

0

0

13

SIGNIFICANT TREES
(6-30" DBH)  ON SITE

TOTAL
PRESENT

TOTAL
REMOVED

MITIGATION
REQUIRED

72 64 YES

LANDMARK TREES
(>30" DBH)  ON SITE

12 10 YES

DEAD TREES ON SITE 2 2 NO

OFF-SITE TREES NONE
SHOWN

0 NO

EXISTING SIGNIFICANT TREES RETENTION:
35% OF EXISTING SIGNIFICANT TREES ON SITE ARE NOT RETAINED. REFERENCE SHEET
G1.00-2 FOR ADMINISTRATIVE  DESIGN FLEXIBILITY REQUEST.

TREE MITIGATION REQUIREMENT CALCULATIONS:
NO. OF MITIGATION TREES REQUIRED IN PHASE II = [64X1] + [10X3] = 64 + 30 =
94 MITIGATION TREES REQUIRED

TOTAL
RETAINED

8

2

0

NA
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UTILITY ACCESS WATER AND 
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PHASING PLAN
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PHASING NARRATIVE:

PHASE I IS ESTIMATED TO BEGIN CONSTRUCTION IN AUGUST 2026, AND WILL INCLUDE THE CONSTRUCTION OF THE ROW IMPROVEMENTS AND 
ACCOMPANYING INFRASTRUCTURE ABUTTING THAT LOT ALONG 152ND AVE NE. PHASE I WILL ALSO INCLUDE THE PROPOSED INTERNAL FIRE AND 
VEHICLE ACCESS ROADS AND UTILITIES THROUGHOUT THE SITE, WHICH WILL BE COMPLETED BEFORE WOOD FRAMING STARTS ON PHASE I. 

PHASE II IS ESTIMATED TO BEGIN CONSTRUCTION IN NOVEMBER 2026, AND WILL CONNECT TO THE INSTALLED ROW UTILITIES THAT WERE 
CONSTRUCTED WITH PHASE I. IT WILL ALSO INCLUDE THE CONSTRUCTION OF THE ROW IMPROVEMENTS AND ACCOMPANYING INFRASTRUCTURE 
ABUTTING THAT LOT ALONG 152ND AVE NE AND NE 31ST STREET.

AFFORDABLE HOUSING FOR EACH PHASE WILL BE CONSTRUCTED IN SEQUENCE WITH THE MARKET RATE HOUSING UNITS.

NO. DATE DESCRIPTION

ISSUED SETS

NO DATE DESCRIPTION

02/24/2025 MPD SUBMITTAL

2 07/25/2025 CYCLE #1 MPD PERMIT CORRECTIONS

1

3 09/29/2025 CYCLE #2 MPD PERMIT CORRECTIONS

4 11/30/2025 CYCLE #3 MPD PERMIT CORRECTIONS

ISSUED SETS

NO DATE DESCRIPTION

02/24/2025 SPE SUBMITTAL

2 07/25/2025 CYCLE #1 SPE PERMIT CORRECTIONS

1

3 09/29/2025 CYCLE #2 SPE PERMIT CORRECTIONS

4 11/13/2025 CYCLE #3 SPE PERMIT CORRECTIONS
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S C A L E:

3050 152ND AVE NE, REDMOND, WA 98052
REDMOND BUILDING 22 FINAL CONDTIONS SHEETCALL TWO BUSINESS

DAYS BEFORE YOU DIG
1-800-424-5555

1601 5th Avenue, Suite 1600
Seattle, WA 98101
206.622.5822
www.kpff.com

NE 1/4 SW 1/4, SEC. 23, TWP. 25N, RGE. 5E, W.M.

02/19/20251 DJF MDR JSF SPE SUBMITTAL

07/25/20252 DJF MDR JSF CYCLE #1 SPE PERMIT CORRECTIONS C3.00COMPOSITE TRANSPORTATION PLAN

PHASE 1 PROPOSED
BUILDING

LEGEND:
PROPERTY LINE

RIGHT-OF-WAY LINE

CENTERLINE

SAWCUT LINE

CHANNELAZATION STRIPE

CONCRETE CURB LINE

ROOF OVERHANG

BUILDING OUTLINE (AT GRADE)

BUILDING BELOW

EASEMENT LINE'

ONSITE CONCRETE PAVING

ROW ASPHALT REPLACEMENT
(FULL DEPTH)

ROW ASPHALT REPLACEMENT
(GRIND AND OVERLAY)

CONCRETE SIDEWALK

SIGHT DISTANCE TRIANGLE

PROPOSED STREET LIGHT

NOTES:
1. EXISTING ON-SITE PSE EASEMENTS TO BE VACATED PRIOR

TO ROW OR PUBLIC ACCESS EASEMENT DEDICATION.

2. CURVE TABLES WILL BE PROVIDED DURING CCR.

3. ASPHALT PAVEMENT POTHOLES TO BE PERMANENTLY
RESTORED PER COR STD PLAN 203.

4. SEE LANDSCAPE PLANS FOR SIDEWALK SCORING AND
JOINTING, CONCRETE FINISHES, PLANTING LOCATIONS AND
TREE RETENTION

5. SEE ARCHITECTURAL PLANS FOR BUILDING LOCATIONS AND
TYPES, ADA ENTRIES AND EXISTS, AND TRASH
REQUIREMENTS.

EMERGENCY VEHICLE ACCESS EASEMENT TO SPAN ENTIRE
ROADWAY WIDTH. EASEMENTS TO BE RECORDED PRIOR TO
CCR ISSUANCE.

7. ASPHALT PAVEMENT TRENCH RESTORATION (GRIND AND
OVERLAY) PER COR STANDARD DETAIL 202.

6

OVERLAKE COMMONS
PROPOSED BUILDING

OVERLAKE COMMONS
PROPOSED BUILDING

PHASE 2 PROPOSED
BUILDING

FOR REFERENCE ONLY EXH-2
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ACG Development, Inc. 

15 Lake Bellevue Drive, Suite 200 

Bellevue, Washington 98005 

 

WASHINGTON STATE RECORDER’S Cover Sheet (RCW 65.04) 

Document Title(s) (or transactions contained therein): (all areas applicable to your document must be filled in) 

 

MEMORANDUM OF AGREEMENT 

 

Reference Number(s) of Documents assigned or released: 

[INSERT] 

Additional reference #’s on page ______ of document 

Grantor(s) Exactly as name(s) appear on document 

City of Redmond, a Washington municipal corporation 

Additional names on page ______ of document 

Grantee(s) Exactly as name(s) appear on document 

[INSERT] 

Additional names on page ______ of document 

Legal Description (abbreviated: i.e., lot, block, plat or section, township, range) 

 

LOT 1, OF CITY OF REDMOND SHORT PLAT NO. SS-82-2R AS RECORDED NOVEMBER 3, 1988 UNDER 

KING COUNTY RECORDING NO. 8811030192, BEING A REVISION OF KING COUNTY SHORT PLAT NO. 

SS-82-2 AS RECORDED FEBRUARY 19, 1982 UNDER KING COUNTY RECORDING NO. 8202190622, IN 

KING COUNTY, WASHINGTON; EXCEPTING THEREFROM THAT PORTION OF LOT 1 CONVEYED TO 

THE CITY OF REDMOND BY INSTRUMENT RECORDED FEBRUARY 24, 1983 UNDER RECORDING NO. 

8302240792; ALSO EXCEPTING THEREFROM THAT PORTION OF LOT 1 THEREOF CONVEYED TO THE 

CITY OF REDMOND, A WASHINGTON MUNICIPAL CORPORATION, ITS SUCCESSORS AND ASSIGNS 

FOR 152ND AVENUE N.E. BY DEED RECORDED JULY 31, 2008 UNDER RECORDING NO. 

20080731001810; ALSO EXCEPT THAT PORTION OF LOT 1 THEREOF CONVEYED TO THE CITY OF 

REDMOND FOR NORTHEAST 131ST STREET BY DEED RECORDED JULY 02, 2019 UNDER RECORDING 

NO. 20190702001341. 

Assessor’s Property Tax Parcel / Account Number 

0673100010 

The Auditor/Recorder will rely on the information provided on this form. The staff will not read the document to 

verify the accuracy or completeness of the indexing information provided herein. 
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MEMORANDUM OF AGREEMENT 

 

 This Memorandum of Agreement (“Memorandum”) is entered into by and between the 

City of Redmond (“City”), a Washington municipal corporation, and [Owner Entity] (“Owner”). 

 

1. Owner and the City have entered into a Development Agreement pursuant to RCW 

36.70B.170-210 (the “Development Agreement”) pursuant to Resolution No. [insert]. 

 

2. The Development Agreement applies to property owned by Owner legally described in 

Exhibit A, attached hereto and incorporated herein by reference (the “Property”). 

 

3. The Development Agreement is valid for a term of ten (10) years with the option to 

extend for an additional five (5) years, for a total possible term of fifteen (15) years. 

 

4. The Development Agreement, as recorded by this Memorandum, shall run with the land.  

In the event of transfer of ownership of all or any portion of the Property, the benefits 

accruing to, and the obligations placed upon the Owner under the Development 

Agreement shall run with the land and title to the Property and inure to the benefit of, and 

be binding upon, each person having any right or title or other legal interest in the 

Property with respect to that party’s interest in the Property. The Development Agreement 

shall be deemed to create privity of contract and estate with and among all persons and 

entities acquiring any interest in the Property during the term of the Development 

Agreement.  

 

5. This Memorandum shall not, under any circumstances, be deemed to modify or change 

any provisions of the Development Agreement, the provisions of which shall in all 

instances prevail. 

 

6. This Memorandum may be signed in two or more counterpart copies with the same effect 

as if the signature to each counterpart copy were on a single instrument.  Each 

counterpart shall be deemed an original as to any party whose signature it bears and all 

such counterparts shall constitute one document.  

 

In WITNESS WHEREOF, THIS AGREEMENT has been entered into by the City and Owner on 

the dates set forth below. 

 

 

[Add signature blocks] 
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Exhibit A  

 

 

Legal Description of Property 

The Property referred to herein below is situated in the County of King, State of Washington, 

and is described as follows: 

 

LOT 1, OF CITY OF REDMOND SHORT PLAT NO. SS-82-2R AS RECORDED NOVEMBER 

3, 1988 UNDER KING COUNTY RECORDING NO. 8811030192, BEING A REVISION OF 

KING COUNTY SHORT PLAT NO. SS-82-2 AS RECORDED FEBRUARY 19, 1982 UNDER 

KING COUNTY RECORDING NO. 8202190622, IN KING COUNTY, WASHINGTON; 

 

EXCEPTING THEREFROM THAT PORTION OF LOT 1 CONVEYED TO THE CITY OF 

REDMOND BY INSTRUMENT RECORDED FEBRUARY 24, 1983 UNDER RECORDING 

NO. 8302240792; ALSO 

 

EXCEPTING THEREFROM THAT PORTION OF LOT 1 THEREOF CONVEYED TO THE 

CITY OF REDMOND, A WASHINGTON MUNICIPAL CORPORATION, ITS SUCCESSORS 

AND ASSIGNS FOR 152ND AVENUE N.E. BY DEED RECORDED JULY 31, 2008 UNDER 

RECORDING NO. 20080731001810; ALSO 

 

EXCEPT THAT PORTION OF LOT 1 THEREOF CONVEYED TO THE CITY OF REDMOND 

FOR NORTHEAST 131ST STREET BY DEED RECORDED JULY 02, 2019 UNDER 

RECORDING NO. 20190702001341. 
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Attachment C: City Council Issues Matrix 
R22 Master Planned Development, Development Agreement, Binding Site Plan, and Site Plan Entitlement 
LAND-2025-00049, -00050, -00051, -00052, and -00091 

Page 1 of 5 

 

 
 

Item Discussion Notes Issue 
Status 

R22 Master Planned Development, Development Agreement, Binding Site Plan, and Site Plan Entitlement 

1. Affordable 
Housing and 
Incentive 
Program 
 
(Council 
President Stuart) 
 

Council Discussion 

Council President Stuart requested information on the affordable housing and any Incentive 
Program measures that are proposed with this application.  

Staff Comments 

The applicant is proposing that 12.5% of residential dwelling units be affordable to households 
making up to 50% of the King County area median income (AMI). In order to achieve the minor 
increase in allowable floor area ratio (FAR) required to support the project as proposed, the 
applicant is proposing one additional affordable dwelling unit at 50% AMI, which would achieve 40 
points (equivalent to 0.8 bonus FAR), pursuant to RZC 21.55.200.  

Opened 
2/3/26 
 
Closed 
X.XX.XX 
 
 

2. Deviation 
Requests 
 
(Councilmember 
Kritzer) 

Council Discussion 

Councilmember Kritzer requested information on the requests for deviations and Administrative 
Design Flexibility that are being made with this application.  

Staff Comments 

The application requests ten (10) instances of flexibility from Redmond Zoning Code (RZC) 
standards, and the deviation requests are summarized below. The RZC provides mechanisms for 
requesting flexibility, and the code authority by which the flexibility is requested is also included 
below.  

• Administrative Design Flexibility-Impervious Surface Coverage: RZC 21.12.500 establishes a 
maximum impervious surface coverage of 80% of the site area in the OBAT Zone. The 
applicant is requesting ADF to increase the allowable impervious surface to 86% across the 
Master Plan area. The project seeks to maximize the density on the site while still allowing 
abundant light and views to dwelling units and avoiding bulky massing from the street, which 
requires a building that covers a large portion of the site. Therefore, the request for 
increased impervious surface allows for the Master Plan to achieve superior design. The 
Technical Committee recommends approval of this ADF request. 

Opened 
2/3/26 
 
Closed 
X.XX.XX 
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LAND-2025-00049, -00050, -00051, -00052, and -00091 
 
 
 

Page 2 of 5 
 

Item Discussion Notes Issue 
Status 

o Code Authority: RZC 21.76.070.C 
 

• Landscaping Deviation-5’ Planting Area: RZC 21.32.050.P requires that a minimum five-foot-
wide planting area be provided between all exterior building walls and vehicular paved areas 
such as driveways and parking lots. Some of the areas between buildings and vehicular 
paved areas are not able to provide the minimum 5-foot planting width required because of 
vehicle and fire access width requirements. The proposal provides planting at reduced 
widths where planting remains feasible, reducing widths to 3’9” and 4’8” in certain locations. 
In those locations dedicated to emergency access and back-of-house functions, planting has 
been omitted between the drive aisle and the building. While the proposal does not strictly 
comply with the landscaping requirements along each individual drive aisle, the overall 
Master Plan area provides high-quality areas of consolidated landscaping in common open 
space areas and along the public right-of-way that meet the intent of the landscaping 
standards of RZC 21.32. This deviation is granted by the Technical Committee. 

o Code Authority: RZC 21.32.030.  
 

• Landscaping Deviation-Urban Landscaping Tree Requirements: RZC 21.32.070.B.3 requires 
that one tree be provided for every 125 square feet of required open space, which would 
require 226 trees to be planted on-site. The required number of trees is not feasible due to 
conflicts with underground utilities and ancillary equipment. Trees must be planted a certain 
distance from underground utilities so that roots do not interfere with underground pipes or 
cables, thereby limiting the number of trees able to be planted. Per RZC 21.32.030.A, the 
Technical Committee may allow deviations from the landscaping standards of RZC 21.32 in 
the case of conflicts with utilities. This deviation is granted by the Technical Committee. 

o Code Authority: RZC 21.32.030.  
 

• Tree Exception Request: RZC 21.72 establishes standards for the retention, protection, and 
replacement of trees when development occurs. As noted in Section VI, the applicant is 
seeking a tree exception to remove landmark trees and retain less than 35% of existing 
significant trees on-site. RZC 21.72.090 authorizes the Administrator to grant exceptions to 
the requirements of RZC 21.72, provided that the exception request satisfies the criteria of 
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Item Discussion Notes Issue 
Status 

RZC 21.72.090.B. Strict compliance with the tree code standards would be in conflict with the 
increased density of urban centers and would be inconsistent with the adopted vision for the 
Overlake Metro Center. Strict compliance with tree retention standards is made more difficult 
by the fact that the existing site is developed with surface parking, with trees interspersed 
within the parking area throughout the interior of the lot. In order for this site to achieve the 
higher-density urban development envisioned in Redmond 2050, exceptions from the 
standards of RZC 21.72 are necessary. The deviation is granted by the Administrator. 

o Code Authority: RZC 21.72.090 
 

• Deviation-Vehicle Parking Dimensions: RZC 21.40.010 establishes dimensional standards for 
parking spaces. The applicant is requesting a deviation from minimum parking space width 
requirements to allow for partial intrusion of structural columns into parking spaces. Pursuant 
to RZC 21.40.010.E.1, the Technical Committee may approve alternate designs not meeting 
the established parking standards when a qualified transportation engineer demonstrates 
that the alternate design proposal meets more current and accepted standards. The 
applicant cited Desman, an engineering firm that specializes in parking garage design, which 
indicated that the narrower stalls are an acceptable solution for residential parking 
(Attachment 10-Sheet 34 and Attachment 11-Sheet 33). Therefore, the deviation is granted 
by the Technical Committee. 

o Code Authority: RZC 21.40.010 
 

• Administrative Design Flexibility-Private Open Space: The applicant is requesting ADF from 
the private open space requirements of RZC 21.36.100.B to allow for only 53% of dwelling 
units to provide private open spaces such as balconies and patios. The applicant is also 
requesting that up to 50% of the balconies be 12 square feet rather than the minimum 50 
square feet typically required. RZC 21.36.100.B.2 specifically allows for these deviations to be 
pursued through the ADF process. Providing one 50-foot balcony per unit would result in a 
cluttered façade, and the reduction in size allows for more flexibility and variation in the 
façade, contributing to a better overall design. The Technical Committee recommends 
approval of this ADF request. 

o Code Authority: RZC 21.76.070.C 
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Item Discussion Notes Issue 
Status 

 

• Administrative Design Flexibility-Street Typology and Relationship to Buildings: For Phase 2, 
the applicant is requesting ADF from the requirement that there must be a minimum of 50% 
of the building edge within 0-20 feet from the street-facing property line, as required by RZC 
21.12.510.C. Existing utility easements along the street front for Phase 2 prevent the project 
from complying with the minimum building edge requirement. However, the building front 
of Phase 2 is located as near to the sidewalk as is feasible, maintaining a 0-20 foot distance 
for 28% of the building front and being located no further than 38 feet from the sidewalk at 
any point. Strict compliance with the street typology standards would result in 
underdevelopment of the site, so the ADF allows the proposal to better meet the intent of 
the OBAT Zone. The Technical Committee recommends approval of the ADF. 

o Code Authority: RZC 21.76.070.C 
 

• Administrative Design Flexibility-Minimum Waste Collection Points and Storage: the 
applicant is seeking ADF from the requirement that no dwelling unit within a multifamily 
development be more than 200 feet from a solid waste collection point (RZC 21.45.050). 
Each floor with dwelling units has a centralized trash collection room. The project proposes a 
maximum distance of 360 feet from dwelling unit to trash collection room. Due to significant 
grade changes across the site and the desire to limit the number of access roads through the 
site, there is only one location at the base of each building that is suitable for trash pickup. 
Providing additional ground-level trash transfer rooms would reduce the overall area 
dedicated to parking and resident amenities. While the maximum travel distance to dispose 
of trash is greater than 200 feet for some units, all of that distance is indoors and on the same 
floor. The Technical Committee recommends approval of the ADF. 

o Code Authority: RZC 21.76.070.C 
 

• Alternative Design Compliance-Rooflines: For Phase II, the applicant is requesting Alternative 
Design Compliance for the requirement that the width of any continuous roofline treatment 
must not extend more than 120 feet (RZC 21.58.3200). The applicant proposes continuous 
rooflines greater than 120 feet along internal access drive aisles, while maintaining roofline 
modulation for those façades facing the public street. Because the facades seeking 
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Item Discussion Notes Issue 
Status 

Alternative Design Compliance do not face the street and have other buildings relatively 
close, the rooflines will not be easily visible from the public right-of-way or from ground level.  
In addition, the facades in question have a pattern of varying colors and materials as well as 
balconies, which serve to add texture and break down the perceived scale of the façade. The 
Alternative Design Compliance request meets the criteria of RZC 21.58.0300.E, and the 
request is granted.  

o Code Authority: RZC 21.58.0300.E 
 

• Alternative Design Compliance-Minimum Residential Courtyard Dimensions: For Phase 2, 
the applicant is requesting Alternative Design Compliance from the minimum residential 
courtyard dimensions of RZC 21.58.6030, which require a minimum courtyard width of 55 
feet. The majority of the east and west courtyards in the Phase 2 building comply with the 
minimum 55-foot width requirement, but due to the irregular shapes of the courtyards, there 
are points that narrow to a minimum of 36 feet for the west courtyard and 44 feet for the east 
courtyard. This deviation from courtyard width requirements allows for well-designed and 
usable courtyards that visually open to the street while still providing a balance of privacy and 
seclusion from traffic noise, thereby meeting the purpose of the courtyard dimension 
standards. The Alternative Design Compliance request is granted. 

o Code Authority: RZC 21.58.0300.E 
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City of Redmond

Memorandum

15670 NE 85th Street
Redmond, WA

Date: 2/24/2026 File No. SS 26-022
Meeting of: City Council Study Session Type: Study Session

TO: Members of the City Council
FROM: Councilmembers Stuart, Nuevacamina, and Kritzer
DEPARTMENT DIRECTOR CONTACT(S):

N/A N/A N/A

DEPARTMENT STAFF:

Executive Cheryl Xanthos City Clerk

TITLE:
Draft 8th Amendment to the Council Rules of Procedure

OVERVIEW STATEMENT:
Per Council direction in December 2025, Councilmembers Stuart, Nuevacamina, and Kritzer worked with the Clerk’s
office to prepare amendments to the rules of procedure on selected topics. The approved topics included issues of
attendance, subcommittee management, and procedures for filling Council vacancies.

During this work, one additional area of improvement was studied in order to create a more welcoming experience for
first time participants of public comment periods. This was inspired by experiences during public comment in late 2025,
in which multiple community groups experiences barriers to full participation.

☐  Additional Background Information/Description of Proposal Attached

REQUESTED ACTION:

☐  Receive Information ☒  Provide Direction ☐  Approve

REQUEST RATIONALE:

· Relevant Plans/Policies:
Council Rules of Procedure

· Required:
N/A

· Council Request:
December 9, 2025 study session - Council Talk Time

· Other Key Facts:
N/A

City of Redmond Printed on 2/13/2026Page 1 of 3
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Date: 2/24/2026 File No. SS 26-022
Meeting of: City Council Study Session Type: Study Session

OUTCOMES:
The intent of these amendments is to integrate improvements to Council management and accountability, including the
subcommittee management which Council provided direction for at its February 2025 retreat.

COMMUNITY/STAKEHOLDER OUTREACH AND INVOLVEMENT:

· Timeline (previous or planned):
N/A

· Outreach Methods and Results:
N/A

· Feedback Summary:
N/A

BUDGET IMPACT:

Total Cost:
N/A

Approved in current biennial budget: ☐  Yes ☐  No ☒  N/A

Budget Offer Number:
N/A

Budget Priority:
N/A

Other budget impacts or additional costs: ☐  Yes ☐  No ☒  N/A
If yes, explain:
N/A

Funding source(s):
N/A

Budget/Funding Constraints:
N/A

☐  Additional budget details attached

COUNCIL REVIEW:

Previous Contact(s)

Date Meeting Requested Action

2/10/2026 Committee of the Whole - Finance, Administration, and

Communications

Provide Direction
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Date: 2/24/2026 File No. SS 26-022
Meeting of: City Council Study Session Type: Study Session

Proposed Upcoming Contact(s)

Date Meeting Requested Action

3/3/2026 Business Meeting Approve

Time Constraints:
N/A

ANTICIPATED RESULT IF NOT APPROVED:
N/A

ATTACHMENTS:
Attachment A: Draft 8th Amendment Rules of Procedure
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PREFACE 

The City of Redmond is a non-charter code City governed by RCW 35A.12 and the 

Redmond Code of Ordinances. The Council of any Code City organized under the 

Mayor-Council plan of government provided in this chapter shall have the powers and 

authority granted to the legislative bodies of cities governed by this title, as more 

particularly described in Chapter 35A.11 RCW. The following Rules of Procedure are 

adopted for the sole benefit of the Members of the City Council in order to assist in the 

orderly conduct of Council business, to ensure their presence at all times during 

business meetings and are enforceable only by the Members of the Council themselves. 

The City Council’s failure to adhere to or otherwise follow these rules shall not result in 

any liability to the City, its officers, employees or agents, and shall not result in the 

invalidation of any Council act. The City Council may, implicitly or by majority vote, 

determine to temporarily waive any of the provisions herein. Council action taken in 

disregard of or nonconformity with these rules shall be construed as an implicit waiver 

thereof.  

 

REVISIONS 

 

November 21, 2017 Amendment No. 1, passed by Resolution No. 1485 

March 27, 2018  Amendment No. 2, passed by AM No. 18-046 

July 21, 2020   Amendment No. 3, passed by AM No. 20-095 

December 8, 2020 Amendment No. 4, passed by AM No. 20-170,  

Effective January 1, 2021 

November 16, 2021 Amendment No. 5, passed by AM No. 21-170,  

Effective January 1, 2022 

September 19, 2023 Amendment No. 6, passed by AM No. 23-129 

May 7, 2024   Amendment No. 7, passed by AM No. 24-064 

(DATE)   Amendment No. 8 
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I. SCOPE 

A. Name.  

The name of the body subject to this Rules of Procedure document is the 

Redmond City Council.  

B. Purpose.  

The members of the City Council shall establish rules for its proceedings. The 

order of procedure and business herein contained shall govern deliberations 

and meetings of the City Council except as the same may be in conflict with 

Chapter 35A.12 RCW. 
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II. PARLIAMENTARY AUTHORITY 

A. Robert’s Rules of Order Newly Revised.  

Robert’s Rules of Order, Revised, shall govern the deliberations of the 

Council, except when in conflict with any of the foregoing rules.  
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III. MEMBERS AND OFFICERS 

A. Members. 

1. Eligibility to Hold Office.  

No person shall be eligible to hold elective office under the Mayor-

Council plan of government unless the person is a registered voter of 

the City at the time of filing his or her declaration of candidacy and has 

been a resident of the City for a period of at least one year next 

preceding his or her election. Residence and voting within the limits of 

any territory which has been included in, annexed to, or consolidated 

with such City is construed to have been residence within the City. A 

Mayor or Council member shall hold within the City government no 

other public office or employment except as permitted under the 

provisions of Chapter 42.23 RCW. (RCW 35A.12.030) 

2. Terms of Members.  

Officers shall be elected at biennial municipal elections to be 

conducted as provided in chapter 35A.29 RCW. The Mayor and the 

Councilmembers shall be elected for four-year terms of office and until 

their successors are elected and qualified and assume office in 

accordance with RCW 29A.60.280. At any first election upon 

reorganization, Councilmembers shall be elected as provided in RCW 

35A.02.050. Thereafter the requisite number of Councilmembers shall 

be elected biennially as the terms of their predecessors expire and 

shall serve for terms of four years. The positions to be filled on the City 

Council shall be designated by consecutive numbers and shall be dealt 

with as separate offices for all election purposes. Election to positions 

on the Council shall be by majority vote from the City at large, unless 

provision is made by charter or ordinance for election by wards. The 

Mayor and Councilmembers shall qualify by taking an oath or 

affirmation of office and as may be provided by law, charter, or 

ordinance. 

3. Attendance of Members.  

All members are required to attend all regular meetings of the Council, 

unless otherwise noticed and excused by majority of the Council.  

a.  In order for a Councilmember to request an excused 

absence from any regular meeting, the Councilmember 

must notify the entire Council via email and copy the City 

Formatted: Space After:  0 pt

143



 

 8 

Clerk. This notice shall be made at least 48 hours before the 

scheduled start time for the meeting or as soon as 

reasonably possible. 

b. At the discretion of the meeting Chair, the Council vote on 

the excused absence may be taken by unanimous consent. 

Upon the objection of any Councilmember, a voice vote 

must be taken. 

4. Vacancies.  

The office of Council member shall become vacant if the person who 

is elected or appointed to that position fails to qualify as provided by 

law, fails to enter upon the duties of that office at the time fixed by law 

without a justifiable reason, or as provided in RCW 35A.12.060 or 

42.12.010. A vacancy in the office of Mayor or in the Council shall be 

filled as provided in chapter 42.12 RCW. An incumbent Council 

member is eligible to be appointed to fill a vacancy in the office of 

Mayor. 

5. Vacancies for Nonattendance.  

A Council position shall become vacant if the Council member fails to 

attend three consecutive regular meetings of the Council without 

being excused by the Council. 

6. Filling a Council Vacancy.  

a. A “vacancy” occurs when any event identified in RCW 42.12.010, as 

amended, which includes resignation, removal, forfeiture, 

permanent incapacity, or death of a Councilmember. 

 

b. From the effective date of the vacancy, the remaining 

Councilmembers, by a simple majority vote, shall fill the vacant 

position within 90 days as required by state law. 

 

c.  Prior to the call for applications, during an open public meeting, the 

Council will determine criteria, short answer application questions, 

and interview questions. 

  

c. Applications to Fill the Vacancy. 

i. When a vacancy needs to be filled, Council Leadership will 

work with City Administration to begin the Council vacancy 

Formatted: Indent: Left:  1.75", Hanging:  0.25"
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application process and establish an interview and 

appointment schedule for the expeditious filling of the 

vacancy. 

 

ii.  Council Leadership will collaborate with the Human 

Resources Director or designee to prepare and approve an 

announcement of the vacancy. The announcement will be 

published on the City’s website, issued as a press release, 

and be sent via the City’s other regular communication 

channels (including email and social media). The 

announcement will include the requirements necessary to 

be appointed, the process for submitting an application, the 

application due date, and any other information determined 

by the City Council that is needed for consideration of the 

applicants. It will also contain a notice that all submitted 

documents are public records and subject to disclosure. 

 

iii.   A qualified applicant must be a registered voter and have a 

one-year continuous period of residency in the City of 

Redmond. Applicants must be able to provide additional 

documentation to verify their required one-year continuous 

period of residency in the City of Redmond. This verification 

must be provided upon request from the Human Resources 

Director or designee and within the timeline provided.  

 

iv.  Candidates will be disqualified if they don’t meet the voter 

or residency requirements or follow the timeline set by the 

City. Any disqualified candidates will be immediately notified 

and will not continue to an interview.   

 

v. The Human Resources Director or designee shall distribute 

to all Councilmembers the applications from the qualified 

applicants received by the deadline. 

 

d.  Initial Screening and Interview. 

i. Councilmembers will score the applications using the criteria 

matrix as a guide. Approximately the top one-third of 
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applicants, based on the scoring matrix, will go forward to 

the initial interview with the City Council. 

 

ii. The Human Resources Director or designee shall notify the 

selected applicants of the location, date, and time of City 

Council interviews. Each applicant will have the same 

amount of interview time. 

 

iii. The applicant’s order of appearance shall be determined by 

a random lot drawing performed by the City Clerk’s Office. 

 

iv.  Upon completion of the initial interviews, Councilmembers 

may convene into Executive Session to evaluate the 

qualifications of the applicants; however, all interviews, 

nominations and votes taken by the Councilmembers shall 

be in open public session.  

 

v.  Following the Executive Session, during the open public 

meeting, the Council will nominate the top 2-3 candidates to 

go forward to the final round of interviews. 

 

e.  Final Interview. 

i.  The length of the final interviews will be determined by the 

Council in an open public meeting prior to the interviews. Each 

applicant will have the same amount of interview time and 

Councilmembers may ask any question(s) they deem necessary 

to finalize their appointment decision.  

 

ii. The applicant’s order of appearance shall be determined by a 

random lot drawing performed by the City Clerk’s Office. 

 

iii. The Human Resources Director or designee shall notify the 

selected applicants of the location, date, and time of final 

interviews. 

 

iv.  Upon completion of the final interviews, Councilmembers may 

convene into Executive Session to evaluate the qualifications of 

the applicants. Voting will take place in an open public meeting. 
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f.  Voting. 

i.  The Council vacancy shall be filled by the applicant who receives 

a majority vote of the remaining members of the City Council. 

The voting process shall follow Roberts Rules of Order: 

  1. All nominations are be accepted prior to voting;   

2. Debate on the qualifications of the nominees;   

3. Voting commences in the order the candidates were 

nominated;     

4. The first candidate to receive a majority vote will be 

appointed to the vacant Councilmember position.   

 

ii.  The Chair shall declare the first candidate receiving a majority 

vote as the new Councilmember, and they shall be sworn into 

office and take their seat at the dais. 

 

iii. If the successful candidate holds any other public office or 

employment in the City of Redmond, that position will become 

vacant immediately following the oath of office being 

administered. 

 

g.  Term of Office. 

i.   The appointed Councilmember shall serve the portion of the 

unexpired term until the next City election, pursuant to State 

law. 

 

h.  Records. 

i.  All records generated through the Council vacancy process, 

including materials submitted to the City by applicants, and 

Councilmember notes taken either electronically or written, are 

public records. These records must be provided upon receipt 

of a public records request.  

 

B. Officers 

1. President. 

Biennially, and also whenever the position comes vacant, the Council 

shall elect from its members a President. 

2. Vice-President 
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Biennially, and also whenever the position comes vacant, the Council 

shall elect from its members a Vice-president. 
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IV. MEETINGS 

 

A. Meetings Public.  

All regular and special meetings of the Council shall be open to the public. 

Meetings are defined per RMC 2.08. The Council may hold executive sessions 

from which the public may be excluded for those purposes set forth in RCW 

42.30.110 (Open Meeting Law), may order the removal of individuals who are 

interrupting the meeting as provided in RCW 42.30.050. 

B. Voting. 

1. Quorum – Absent Members.  

A majority of the members of the Council shall constitute a quorum at 

all meetings of the Council, and a lower number may adjourn from time 

to time. Once a meeting has been constituted and called to order, no 

member present shall absent himself from the same without leave of 

the presiding officer or a majority of the Council. 

2. Passage of Ordinances, Grants or Revocations of Franchise or License, 

and any Resolution for the Payment of Money.  

Shall require the affirmative vote of at least a majority of the whole 

membership of the Council. 

3. Conflict of Interest.  

Each member present must vote on all questions put to the Council, 

except as to matters with respect to which the Council member may 

have a conflict of interest or where voting by the Council member 

would violate the appearance of fairness doctrine. Where a Council 

member has a conflict of interest or where voting by the Council 

member would violate the appearance of fairness doctrine, the 

remaining members of the Council may, by majority vote, compel the 

Council member to recuse himself or herself from participating in the 

proceedings or vote. On the passage of every ordinance or resolution, 

on the appointment of any officer, and upon the award of any bid, the 

vote shall be taken by ayes and nays and entered in full upon the 

record. The vote shall be for or against the pending ordinance or 

resolution, and not on the report submitted thereon.  

4. Tie Votes.  

In case of a tie vote on any question, the question shall be considered 

lost subject to the authority of the Mayor to cast a tie-breaking vote as 
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provided in RCW 35A.12.100. Members abstaining because of a 

conflict of interest shall be recorded as not having voted. 

5. Recording of Votes.  

The Clerk shall keep a correct journal of all proceedings and, at the 

desire of any member, the ayes and nays shall be taken on any question 

and entered in the journal. 

C. Debate Limited.  

The presiding officer of the meeting may from time to time establish 

reasonable, procedurally fair, and equitable limits on debate to ensure an 

expedient meeting and provides each Councilmember at least one 

opportunity to ask questions and/or make a statement in favor or against a 

particular item. Any limits on debate must be clearly stated at the start of the 

meeting. 

D. Questions of Order.  

All questions of order shall be decided by the presiding officer of the Council, 

with the right of appeal to the Council by any member. 

E. Meeting Participation via Teleconference, Video Conference, or Other 

Electronic Means 

1.  Council members may attend regular business meetings, special 

meetings, study sessions, and committee of the whole meetings by 

telephone, by video conference, or by other electronic means.  

a.  Councilmembers may attend regular meetings remotely up to 

two days per quarter unless otherwise approved by a vote of the 

Council.  

b. At the discretion of the meeting Chair, the Council vote on the 

request for remote attendance in excess of the two days per 

quarter, may be taken by unanimous consent. Upon the 

objection of any Councilmember, a voice vote must be taken. 

 

2. When possible, notice Notice of attendance by telephone, video 

conference, or other electronic means must be provided to the City Clerk’s 

Office and the presiding officer Council not less than forty-eight48 hours 

before the scheduled start time for the meeting or as soon as reasonably 

possible.  
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3. At any meeting where a Council member is attending by telephone, 

video conference, or other electronic means, there shall be a device 

that allows the voice of the Council member on the to be heard by 

everyone present in the meeting room and that allows the Council 

member to identify himself or herself before speaking. The 

Councilmember attending remotely should have their camera on a 

majority of the time during any remote attendance, unless not possible. 

When possible, the Council member shall notify the others prior to 

disconnecting from the call, conference, or other communication 

medium. A Council member who is connected remotely shall be 

considered to be actually present at that meeting for the period of time 

so connected, and that presence shall count toward a quorum of the 

Council for all purposes. The quorum is reduced in number as the 

member disconnects from the meeting.  

 

F. Regular Business Meetings.  

1. When Held.  

Regular business meetings of the City Council are held on the first and 

third Tuesdays of every month at. 7:00 p.m. in the Redmond City Hall 

Council Chambers, unless otherwise duly noticed. 

2. Time Certain for Adjournment.  

No business shall be considered after 10:30 p.m. of each meeting 

except by leave of a majority of the Council members present. 

Notwithstanding the foregoing, the City Council may complete 

deliberations and vote on any motion which was pending before the 

body at 10:30 p.m. without the necessity of seeking leave of the 

majority of the Council members to continue. 

3. Agenda – Order of Business.  

The order of business for any regular Council business meeting is 

defined as follows:  

a. Preparation of Agenda.  

An agenda of all regular business meetings shall be prepared 

by the City Clerk and transmitted to the Mayor and Council 

members at least ninety-six hours prior to the time of the 

meeting. The agenda shall consist of the business to come 

before the City Council, and shall not preclude the Council from 

considering matters in addition to those set forth on said 
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agenda. The heads of the various departments of the City 

should report agenda matters and deliver copies of supporting 

materials to the City Clerk in sufficient time for their inclusion on 

the agenda. 

b. Consent Agenda. 

1. Each agenda shall include a consent agenda in the order 

of business. Consent agenda items may include, and 

shall not be limited by this reference, approval of all 

Council minutes, acceptance of all advisory board and 

commission minutes, final approval of leases and 

contracts, final acceptance of grants, deeds or 

easements, setting dates for public hearings, approval of 

change orders, acknowledging receipt of claims for 

damages against the City, passage of resolutions and/or 

ordinances requiring no further public hearing and which 

the Council has given directions to prepare, and such 

other routine items as the Mayor and/or City Clerk may 

deem appropriate to be placed upon such a consent 

agenda. 

 

2. The reference material for all matters listed within the 

consent agenda shall be distributed to each member of 

the City Council for his/her review prior to the meeting. 

Matters on such consent agenda shall be considered to 

be routine and may be enacted by a single motion of the 

Council with no separate discussion unless removed from 

the consent agenda as hereafter provided. 

 

3. If separate discussion of any consent agenda item is 

desired, that item may be removed from the consent 

agenda at the request of any individual Council member. 

At the conclusion of passage of the consent agenda, 

those items removed at the request of any individual 

Council member shall either be discussed and acted 

upon before proceeding to the next item of business on 

the agenda or shall be set to a later position on the 

agenda for that meeting. 
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c. Audience Participation.  

Items from the audience, limited to a maximum of three minutes 

per speaker, will be received during the meeting at the 

appropriate place on the agenda to encourage citizen input and 

participation in Council meetings. Citizens may, at the end of the 

meeting, continue to address the Council. 

 

d. Order of Business.  

The order of business shall follow as nearly as possible the order 

of the agenda as follows: 

I. Special Orders of the Day 

II. Items from the Audience 

III. Consent Agenda 

Including approval of minutes and voucher and warrant 

approval. 

A. Consent Agenda 

B. Items Removed from the Consent Agendas 

IV. Hearings and Reports 

A. Public Hearings 

B. Reports 

1. Staff Reports 

2. Ombudsperson Report 

3. Committee Reports 

When it is determined that the City Council 

needs to vote on a committee report item 

other than to establish a meeting date or 

direct the committee to study any issue, the 

City Council shall place the item needing a 

vote on the Council agenda for a 

subsequent City Council meeting under 

unfinished or new business) 

V. Unfinished Business 

VI. New Business 

VII. Executive Session 

VIII. Adjournment 
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The order of business set forth in this section is a guideline and 

shall not be construed in any way as to limit the order in which 

the Council may elect to proceed with its business.  

4. Motions, Resolutions, Ordinances in Writing.  

The presiding officer and any member of the Council may require a 

motion to be reduced to writing prior to a vote upon the same. All 

resolutions and ordinances shall be in writing before being introduced 

at the meeting for adoption and shall be assigned a number by the City 

Clerk when introduced. It shall be sufficient for the Mayor or Mayor’s 

designee to orally read the title of the resolution or ordinance at the 

meeting to present the same to the Council for its consideration prior 

to its voting on the question of adoption of the ordinance or resolution; 

provided, that a majority of the Council may require the entire 

resolution or ordinance or any part thereof to be read aloud at the 

meeting prior to its consideration. 

5. Motion to Lay on the Table.  

Motions to lay any matter on the table shall be first in order. On all 

questions the last amendment, the most distant day, and the largest 

sum shall be put first. A motion to lay on the table shall preclude all 

amendments or debate of the subject under consideration. If the 

motion shall prevail, the consideration of the subject may be resumed 

only upon motion of a member voting with the majority and with the 

consent of two-thirds of the members present. This motion shall not be 

confused with the Motion to Postpone to a Time Certain, or a Motion 

to Postpone Indefinitely, which do require a majority vote to pass, and 

do not require a separate motion to remove the item from the table to 

resume discussion on the item. 

6. Reconsideration of Non-Quasi-Judicial Items.  

a. Any person, including any member of the Council, may request 

that the Council reconsider a decision on a matter which is not 

quasi-judicial in nature. Any request or motion for 

reconsideration of a City Council action which is not quasi-

judicial must be made in writing to the City Clerk or orally to the 

City Council in an open public meeting. The procedure for 

reconsideration shall be governed by the latest edition of 

Robert’s Rules of Order and shall require that a motion to 

reconsider be made by a Council member who voted in the 
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majority on the original action for which reconsideration is 

sought. The motion may be seconded by any other Council 

member, whether or not that member voted in the majority. A 

motion to reconsider an action shall be out of order and shall 

not be acted upon unless made prior to taking up the new 

business portion of the City Council agenda at the next regular 

City Council meeting following the meeting at which the action 

for which reconsideration is sought was taken. “Action” shall 

mean the vote of the City Council expressing a decision even 

though followed at a later date by passage of an ordinance or 

resolution. If anything that the City Council cannot reverse has 

been done as the result of the Council’s vote, e.g., an ordinance 

voted on has become effective or a contract voted on has been 

signed by all parties, then the vote cannot be reconsidered. 

 

b. In the event that the City Council votes to reconsider an action 

which is not quasi-judicial in nature, the effect of the vote is to 

place the matter back before the Council as if no action had 

been taken. When a motion to reconsider is passed at a meeting 

other than the meeting at which the original action was taken, 

the Council shall not take new action on the reconsidered matter 

at that meeting, and shall set the matter over to the next regular 

City Council meeting following the meeting at which 

reconsideration was voted upon. The agenda for the Council 

meeting at which any reconsidered action will be taken up for 

final action shall reflect that the matter has been brought before 

the Council upon reconsideration of an earlier action. Public 

notice provided concerning the agenda shall reflect the nature 

of the action. No public hearing shall be required on 

reconsideration of any non-quasi-judicial action, and the 

Council may allow public input on the reconsidered matter if it 

so desires. Any matter which the Council has voted to 

reconsider shall be placed under “unfinished business” on the 

agenda. Once the Council takes final action on the reconsidered 

matter, no further reconsideration may take place. 

 

c. The City Council may, by majority vote of the entire 

membership, suspend the requirement for deferring action on 
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any reconsidered matter to the next regular business meeting 

when the Council determines that sooner action is required to 

avoid undue hardship to the City or any interested person.  

 

d. As used in this section, “regular business meeting” shall mean 

any regularly scheduled meeting of the City Council at which 

final action may be taken. Council study sessions, committee of 

the whole, and special meetings of the Council shall not be 

considered regular meetings of the City Council for purposes of 

this section.  

 

e. Procedural matters not governed by this section shall be 

governed by the current edition of Robert’s Rules of Order. 

 

G. Special Meetings.  

Special meetings may be called by the Mayor or by a majority of the Council 

by written notice delivered personally or by mail to each Council member and 

the Mayor at least twenty-four hours prior to the time set for the meeting as 

specified in the notice. The requirements of the “open meeting law,” RCW 

Chapter 42.30 shall apply in all respects to special meetings of the Council.  

No business shall be considered after 10:30 p.m. of each meeting except by 

leave of a majority of the Council members present. Notwithstanding the 

foregoing, the City Council may complete deliberations and vote on any 

motion which was pending before the body at 10:30 p.m. without the 

necessity of seeking leave of the majority of the Council members to continue. 

H. Study Sessions.  

Study Sessions of the City Council are held on the second and fourth 

Tuesdays of every month at 7:00 p.m. in the Redmond City Hall Council 

Chambers, unless otherwise duly noticed. No study session item shall be 

considered after 10:30 p.m. of each meeting except by leave of a majority of 

the Council members present. Notwithstanding the foregoing, the City 

Council may complete deliberations on any item which was under 

deliberation before the body at 10:30 p.m. without the necessity of seeking 

leave of the majority of the Council members to continue. The City Council 

may choose to schedule an additional study session for any fifth Tuesday 

presenting in a month. The City Council shall not take a final vote on any item 

that comes before it at such a session. Participation by members of the 

audience at any designated workshop or study session of the Council shall be 
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permitted only upon the concurrence of a majority of the Council members 

present. 

I. Executive Sessions.  

Before convening in executive session, the Mayor shall publicly announce the 

purpose for excluding the public from the meeting place, and the time when 

the executive session will be concluded. The executive session may be 

extended to a stated later time by announcement of the Mayor. 

1. Privileged Discussion.  

Discussions held in Executive Session are privileged and shall not be 

shared with any person not party to the Executive Session. Per RCW 

42.23.070(4), "No municipal officer may disclose confidential 

information gained by reason of the officers position, nor may the 

officer otherwise use such information for his or her personal gain or 

benefit." 

2. Executive Sessions Held.  

An executive session may be held during any regular business or 

special meeting of the City Council.  

3. Legal Rationale for Entering Session.  

The Council may only enter into Executive Session for specific reasons 

allowed by State Statute. Those rationale are found at  

(RCW 42.30.110). 

J. Quasi-judicial Matters. 

1. It is the policy of the City Council that its members should not attend 

meetings of other City boards and commissions concerning quasi-

judicial matters which are then pending before the City and which will 

ultimately be decided by the Council. 

 

2. Whenever a quasi-judicial matter pending before the City Council 

involves a specific site, each member of the Council may visit the site 

prior to the making of a final decision in order to better understand the 

evidence to be presented. What the members of the Council observe 

at the site is not evidence and Council members are to rely solely on 

the record presented to them during the proceedings before the 

Council in deciding issues regarding the quasi-judicial matter. During 

the site visit, the Council may not ask questions or discuss the site with 

any other person present, including other Council members. If the 
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Council is to consider the matter in an open record public hearing, 

Council members should disclose what information was observed 

during any site visit at the outset of the hearing. 

 

3.  Whenever a quasi-judicial matter pending before the City Council has 

been the subject of a public hearing before the Hearing Examiner or 

Planning Commission, the Council shall allow each side (proponents 

and opponents) to speak for a maximum of ten minutes each. No new 

evidence may be presented by either speaker, and testimony shall be 

limited to argument based upon the Hearing Examiner’s or Planning 

Commission’s record. All quasi-judicial items shall be noted on the 

agenda as being quasi-judicial and a statement shall appear on the 

agenda indicating that each side may speak for a maximum of ten 

minutes each. 

 

4. Whenever the Council holds a public hearing on a quasi-judicial 

matter, each speaker testifying before the Council shall be allowed to 

speak for a maximum of three minutes, provided, that the Council may, 

in its discretion, allow additional time where the complexity of issues 

involved requires more time in order to give the speaker a reasonable 

opportunity to be heard on the matter.  

 

5. Reconsideration of Quasi-judicial Actions.  

a. Any request for reconsideration of a quasi-judicial action of the 

City Council made by a party to the proceeding must be made 

in writing to the City Clerk. A motion to reconsider made by a 

Council member does not need to be in writing. A motion to 

reconsider a quasi-judicial action shall be out of order and shall 

not be acted upon unless made by a Council member who 

voted in the majority prior to taking up the new business portion 

of the City Council agenda at the next regular City Council 

meeting following the meeting at which the action was taken. 

Any Council member may second the motion, whether or not 

that Council member voted in the majority. During the 

reconsideration period, no ex parte communication shall be 

made to any City Council member concerning the quasi-judicial 

action. “Action” shall mean the written decision by the City 

Council. 
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b. The effect of passing a motion for reconsideration is to place the 

original motion on the matter back before the City Council. In 

the event the City Council elects to reconsider a quasi-judicial 

action, no revision to the action shall be made prior to giving 

those parties directly affected by the proposed revision notice 

of the proposed revision and a reasonable opportunity to be 

heard concerning it. 

 

c. No quasi-judicial action of the City Council shall be final for any 

purpose until completion of the period for reconsideration 

established by subsection (1) of this section. 

 

d. As used in this section, “regular business meeting” shall mean 

any regularly scheduled meeting of the City Council at which 

final action may be taken. Council study sessions, committee of 

the whole, and special meetings of the Council shall not be 

considered regular meetings of the City Council for purposes of 

this section.  

 

e. Procedural matters not governed by this section shall be 

governed by the current edition of Roberts Rules of Order.  

 

6. Appearance of Fairness Doctrine.  

The appearance of fairness doctrine is a rule of law requiring 

government decision-makers to conduct non-court hearings and 

proceedings in a way that is fair and unbiased in both appearance and 

fact. It was developed by the courts as a method of insuring that due 

process protections, which normally apply in courtroom settings, 

extend to certain types of administrative decision-making hearings, 

such as rezones of specific property. The doctrine attempts to make 

sure that all parties to an argument receive fair and equitable 

treatment. The doctrine requires that adjudicatory or quasi-judicial 

public hearings meet two requirements: 

a. they must be procedurally fair, and 

 

b. they must appear to be conducted by impartial decision-

makers. 
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K. Public Participation 

1. Anyone may address the City Council, during any regular business 

meeting, under the Items from the Audience section of the agenda. 

Such public comment must pertain to City Business. Anyone wishing 

to provide public comment must identify the matter of City Business 

they wish to comment upon on the sign-in sheet prior to providing 

public comment. City business is considered something germane to 

the ongoing and regular operations of the City and/or topics which 

would routinely involve the government of the City of Redmond. When 

there is confusion with a member of the public who is new to speaking 

at the Council meeting, the Chair, or any Councilmember as a point of 

order, may ask the member of the public what their intent is, help them 

understand the norms, and may allow a one-time exception and allow 

them to speak at the end of the items from the audience list. The 

decision to allow an exemption is at the discretion of the Chair, whose 

decision may be overturned by a majority vote of the Council, per 

Robert’s Rules of Order. 

  

Public commenters may not provide any comments which would be 

considered incitement (comments where such advocacy is directed to 

inciting or producing imminent lawless action and is likely to incite or 

produce such action), fighting words (words likely to provoke the 

average person to retaliation, and thereby cause a breach of the peace), 

true threats (occur when the speaker “means to communicate a serious 

expression of an intent to commit an act of unlawful violence to a 

particular individual or group of individuals), obscenity (material which 

appeals to the prurient interest in sex, depict or describe sexual conduct 

in a patently offensive way, and lacks serious literary, artistic, political, or 

scientific value), or any other type of speech which is not legally 

protected speech under the First Amendment of the Constitution of 

the United States. The explanations provided are examples only and 

the true scope of those prohibited topics is based on then-current 

controlling law. 

If a commenter fails to directly associate their comments with City 

Business or such comments stray from the City Business initially 

identified on the sign-in sheet, or they speak to topics prohibited by 

these rules, the speaker will be provided one opportunity to correct the 
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identified issue with their comments.  If the public comment continues 

to be in violation of these rules, the public comment will be deemed to 

be disruptive and the commenter’s opportunity for public comment 

will be terminated.  

Public comments will be invited, for a maximum of three minutes per 

person, unless otherwise prohibited in this section. All speakers must 

conclude their public comments when the applicable time-period 

ends. Any public comments made after the conclusion of the provided 

time are considered disruptive and may result in removal of the 

speaker from the meeting. 

The City requests that public commenters avoid conduct which is 

unreasonably loud, disruptive, or discourteous.  

The Items from the Audience portion of the meeting is designed to 

allow for public comment made to the Council through the Mayor. 

Public comment should not directly address staff or the audience. 

The City respects and values a diversity of opinions and perspectives 

and asks that all comments be free from hate, harassment, obscenities, 

or other derogatory language about other people or groups based on 

age, race, ethnicity, country of origin, sexual orientation, gender 

identity, ability, religion, income, political persuasion, or cultural 

practices.  

2. Members of the public shall present all testimony from the testimony 

podium and shall not approach the dais unless requested.  

 

3. All paper  materials submitted by the public during testimony may be 

handed to the City Clerk for possible further distribution to the Council. 

The City Clerk and Chair of the meeting will review the materials for 

safety before distribution to Council. No other item types will be 

distributed to City Council. 

 

4.  Unruly, disruptive behavior shall not be permitted by any person 

attending a Council meeting and shall result in removal of said person 

from the premises. Per RCW 42.30.050, in the event that any meeting 

is interrupted by a group or groups of persons so as to render the 

orderly conduct of such meeting unfeasible and order cannot be 
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restored by the removal of individuals who are interrupting the 

meeting, the members of the governing body conducting the meeting 

may order the meeting room cleared and continue in session or may 

adjourn the meeting and reconvene at another location selected by 

majority vote of the members. In such a session, final disposition may 

be taken only on matters appearing on the agenda. Representatives of 

the press or other news media, except those participating in the 

disturbance, shall be allowed to attend any session held pursuant to 

this section. Nothing in this section shall prohibit the governing body 

from establishing a procedure for readmitting an individual or 

individuals not responsible for disturbing the orderly conduct of the 

meeting. 

 

5. General Prohibition on Use of Public Facilities.  

RCW 42.17A.555 prohibits the use of facilities of a public office to 

support or oppose a ballot measure or an election campaign for public 

office. This provision applies to all units of local government and their 

officials and employees. The term “public facilities” is defined to 

include the use of stationery, postage, equipment, use of employees 

during working hours, vehicles, office space, publications of the office, 

or lists of persons served by the local government. This prohibition 

means that elective or appointed personnel of local governments may 

not work to support or oppose a ballot proposition during work time 

or allow public facilities to be used for that purpose. This provision 

includes, and is not limited to, the use of the “Items from the Audience” 

section of regular Council business meetings for members of the 

public to speak in support or opposition of any campaign or ballot 

proposition. 

a. Exceptions:  

i. The City Council may vote on a motion or resolution to 

express support or opposition to a ballot proposition 

provided that: (1) the notice for the meeting must include 

the title and number of the ballot proposition and (2) 

Members of the Council and members of the public must 

be allowed an approximately equal opportunity to express 

an opposing view;  
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ii. A Member of the Council may make a statement at an open 

press conference in support or opposition to a ballot 

proposition or in response to a specific inquiry; 

 

iii. Where the City prepares an objective and neutral 

presentation of facts concerning a ballot measure 

(example: details could be provided to citizens concerning 

the financial impacts of an initiative on the local 

government, such as how revenues would be affected by 

its passage; care must be taken that information is 

presented in a fair and objective manner) 

 

 *Note:  Many local governments allow use of meeting room facilities 

on a nondiscriminatory, equal access basis to the public, usually for 

a rental fee. If this is the case, it would be allowable to hold a public 

forum for citizens with pro and con representatives discussing an 

initiative in a public meeting hall. 

 

 *Note: RCW 42.17A.555 does not restrict the right of an individual, 

whether that person is an elective or appointed public official or a 

public employee, to express his or her personal views supporting 

or opposing a ballot proposition so long as that expression does 

not involve using public facilities. This means that elected officials 

and appointed staff may campaign on their own time, using their 

own supplies and equipment, for or against a ballot proposition by 

preparing brochures, mailings, doorbelling, and other such 

activities.  

 

6. Testimony or public comment on quasi-judicial matters pending 

before the City Council shall be heard only as provided in Rule IV(J) 

above and may not be presented under Items from the Audience.  

 

L.  Enforcement of Rules - Attendees 

1. The Chair of the meeting shall preserve the order and decorum of 

meeting at all times. If an individual fails to comply with these rules, the 

Chair of the meeting, or any council member may, by way of a point of 

order to the chair of the meeting, issue a warning to the individual that 

the individual’s behavior is out of order. If the individual continues to 
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engage in activity that these rules prohibit, the Chair of the meeting 

may: 

a.  Terminate the individual’s comment period; 

 

b. Direct security staff to assist an individual to the individual’s seat; 

or 

 

c.  Direct security staff to remove the individual from the meeting 

room. 

 
2.  Any individual ordered to be removed from a meeting pursuant to this 

rule shall be excluded from returning to that same meeting from which 

the individual was removed. 

3.  If an individual fails to comply with the requirements of these rules over 

the course of two or more meetings occurring within a 30-day time 

period, or over the course of two or more consecutive meetings of the 

same body, the Chair of the meeting, or any council member, by way 

of point of order to the Chair, may propose to exclude the individual 

from participation in future public comment periods before the 

Council, or exclude the individual from attendance at future meetings 

by a majority vote of the council.   

a.  The individual shall be informed of the specific reason for, and 

the specific terms of, the exclusion. 

b.  An initial and any subsequent exclusion of an individual from 

future participation in public comment periods or future 

attendance at meetings may be issued for up to 28 calendar 

days. 

c.  If an individual is subject to an exclusion from future attendance 

at meetings for a period of 28 calendar days, and further 

engages in activity that violates these rules, within 60 days after 

the termination of the exclusion period, an additional exclusion 

from future attendance at meetings may be issued for up to 90 

calendar days. 

d.  If an individual is subject to an exclusion from future attendance 

at meetings for a period of 90 or more calendar days, and 

further engages in activity that violates these rules, within 60 
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days after the termination of the exclusion period, an additional 

exclusion from future attendance at meetings may be issued for 

up to 180 calendar days. 

e. The length of the period of any exclusion may depend upon the 
seriousness of the disruption, the number of disruptions, and 
the individual’s prior record with conduct at meetings. 

 
f.  When excluded from future public comment periods, or from 

future attendance at meetings, he excluded individual may 

submit written comments to the City Clerk for distribution to the 

Council at future public comment periods. 

4.  Any decision to issue a warning or impose a sanction or exclusion for 

disruptive activity may be overruled by a majority vote of those council 

members in attendance either at the meeting where the disruption 

takes place or at the next regularly scheduled City Council business 

meeting. 

5.  Any individual excluded from participation in future public comment 

periods or from attendance at future meetings for a period of more 

than two calendar days may appeal the exclusion by submitting a 

written appeal to the City Council within five business days after 

receiving notice of the exclusion. Upon receipt of a written appeal, the 

City Council shall consider the appeal at its next regularly scheduled 

business meeting. The individual’s exclusion from public comment 

periods or from attendance at meetings shall remain in effect during 

the Council’s consideration of the appeal. 
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V. COMMITTEE OF THE WHOLE 
 

A. Establishment and Scope.  

Committee of the Whole (“Committee”) is hereby established as regular 

meetings of the Council with the purpose of studying matters of Parks and 

Environmental Sustainability; Planning and Public Works; Public Safety and 

Human Services; and Finance, Administration, and Communications, as 

codified in RCW 2.08 and 2.32. 

B. Membership.  

Committee of the Whole shall consist of the Members of the City Council. 

C. Calling of Meetings.  

Committee of the Whole meetings are regularly held per RMC 2.08. Special 

meetings of the Committee of the Whole may be called by the Mayor or three 

Council members, and shall follow the noticing procedures for special 

meetings provided for in RCW 42.30.080. No final action shall be taken in 

special meetings of Committee of the Whole. Committee of the Whole 

meetings shall be presided over by a designated member(s) of the Council, 

as selected by the Council President and confirmed by a majority vote of the 

Council at a regular business meeting, such designation(s) to occur every 

other year in January following a regular election.  

D. Meetings and Quorum.  

The date, time and place of each meeting shall be the first four Tuesdays of 

each month at 4:30 p.m., at Redmond City Hall, unless otherwise noticed. The 

Committee of the Whole may be called as needed to discuss regional affairs 

matters, such meetings shall be advertised as special meetings of the 

committee. Notice of meetings shall be given in compliance with RCW 

Chapter 42.30, the Open Public Meetings Act. At their first meeting in each 

year the Committee of the Whole should adopt annual committee goals 

identifying what the committee intends to accomplish. A majority of the 

committee shall be the quorum necessary for the transaction of business. In 

the event a quorum cannot be sustained for a committee meeting, the 

meeting shall convene on the record and cancel for lack of quorum.  

E. Duties and Responsibilities. 

1. The Committee of the Whole shall consider and review matters 

referred to it. The Mayor and boards and commissions are encouraged 

to suggest items to the Committee of the Whole for review or study. 
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The scope of authority of the committee is defined is RCW 2.32 to 

investigate, collect, and review appropriate information for the 

formulation of possible Council action. Agendas for meetings are set 

by designated presiding officers in coordination with City staff. Final 

action shall not be taken in Committee of the Whole.  

 

2. In carrying out its duties and responsibilities, the committee shall have 

the power and authority to examine all records, registers, minutes and 

papers pertaining to the subject matter under review or consideration, 

including those kept by boards and commissions of the City. The City 

officers, department heads, board and commission chairpersons shall 

cooperate with and assist the committee in carrying out its duties and 

responsibilities and in furnishing necessary information, except where 

prohibited by law or excluded under Section 31, Chapter 1, Laws of 

1973; provided, that in the event any City officer, department head or 

board or commission chairperson deems the release of requested 

information not in the best interests of the City, authority for that 

release shall be vested in the Mayor. 

 

F. Reports.  

At the Council meeting immediately following each committee meeting, in 

the appropriate place on the Council agenda, a report from the Committee 

of the Whole presiding officer, or designated alternate shall be made. A 

minority report may be given by any Committee of the Whole member who 

dissents from the report by the majority. Oral reports shall be sufficient, unless 

a Council majority feels that a written report should be furnished. 

G. Staffing.  

When needed, staff assistance to the committee shall be assigned by the 

Mayor.  

H. Absence of Members.  

Committee member absences are understood to be excused. 

I.H. Summary of Meetings.  

Minutes of Committee of the Whole meetings shall be produced in summary 

format and shall not require formal approval. 
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VI. COUNCIL SUBCOMMITTEES 

A. Establishment and Scope 

The Council may periodically choose to establish a subcommittee to address 

a specific problem or policy topic. A subcommittee may be formed as a 

response to a policy proposal form, during a Council retreat, or as a follow-

up to a study session. The subcommittee’s charter must be established in 

open session with agreement from a majority of the Council. 

 

B. Membership 

1. A subcommittee may have up to three Councilmembers. If more than 

three Councilmembers express interest in a particular subcommittee, 

Council Leadership is authorized to choose the members from among 

those interested.  

 

2. If a subcommittee member is no longer able to participate, they must 

notify Council Leadership as soon as possible. 

 

3. In order to abide by the Open Public Meetings Act, the subcommittee 

must report all of their work to date in open session before a new 

member can be appointed. 

 

C. Calling of Meetings 

The first meeting of any subcommittee shall be called to establish clarity for 

their work, initial staff questions, and appoint a subcommittee chair. The 

subcommittee chair shall preside over the meetings and take the lead role in 

the scheduling of the subcommittee with the legislative coordinator and other 

relevant staff. 

D. Meetings and Quorum 

The subcommittee shall determine their meeting schedule in partnership with 

any relevant staff. The Open Public Meetings Act does not apply to these 

meetings and do not have to be noticed to the public as long as:  

1. the meetings do not include a quorum of the Redmond City Council; 

and  

2. the subcommittee does not act on behalf of the full Council, conduct 

hearings, take testimony or public comment.  
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The subcommittee may spend initial meetings gathering information from 

staff and then begin to work to fulfil their charter.  

 

E. Duties and Responsibilities 

Subcommittees are expected to focus their work on the established charter. 

Amendments to subcommittee charters should be agreed upon by the 

majority of the Council. 

F. Reports 

The subcommittee will provide regular brief updates to Council during 

regularly scheduled Council Talk Time, or other meeting as determined by 

Council Leadership. Periodically, when a subcommittee needs provide a 

more thorough update or receive Council feedback, the subcommittee may 

schedule time on the relevant Committee of the Whole agenda.  
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VI. COUNCIL COMMUNICATIONS 

 

A. Email. 

1. All City Council email correspondence shall be sent through a 

designated City email account. 

 

2. All City Council email shall be copied to the City Clerk for preservation 

in the Council records archive. 

 

3. Email correspondence sent via the designated Council 

Ombudsperson shall be copied to the Mayor and all members of the 

Council in the original reply to sender.  

 

4. No Council member shall send correspondence from a City email 

account that purports to represent the views of the Council, unless the 

Council has, by majority vote, established the same as the Council's 

position. Council Members may use City email accounts to state the 

position of the individual Council Member as long as it is made clear 

that the position is that of the individual Council Member and that the 

Council Member is not speaking on behalf of the entire Council. 

 

5. Members of the City Council will not use email to transact business of 

the Council in violation of the Open Meetings Act. 

 

B. Use of Electronic Devices During Council Meetings 

1. Council Members shall not access, send, or receive electronic 

communications concerning any matter pending before the Council 

during a Council meeting. Exceptions to this Rule are: 

a. Accessing Council meeting-specific agenda and packet 

information; 

 

b. Accessing meeting notes and/or resource or research material 

specific to matters pending before the Council; 

 

c. Reporting to the official record regarding Ombudsperson 

citizen comments received; 
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d. Family or emergency situations that may time to time arise. With 

respect to this exception, a Council Member shall take an at-

ease from the meeting to avoid distraction of other Members 

from discussions, should such interaction exceed more than a 

few moments in length; or 

 

e. Local, state, or federal news alerts, announcements, and matters 

when deemed appropriate. 

 

2. Council Members shall not use electronic 

communication/media/applications to review or access information 

regarding matters not in consideration before the Council during a 

Council meeting.  

 

3. The use of electronic communications/media/applications for 

personal, non-City business, during Council meetings, is expressly 

prohibited. Official meeting breaks are excluded from this provision. 

Violation of these rules by any member may result in an official Motion 

to Censure of said member by the Council, per Roberts Rules of Order.  

 

171



 

 36 

VII. COUNCIL CONTINGENCY FUND 

 

A. Fund Allocations.  

The Council Contingency Fund, if budgeted, is used at the sole discretion of 

the City Council. The fund can be designated for any use deemed necessary 

by a majority of the Council. Reoccurring requests for funding from this 

account shall not be granted to outside groups or organizations, and rather, 

the budget process should be explored for an appropriate place to allocate 

funds for such ongoing requests. 
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VIII. AMENDMENTS TO RULES OF PROCEDURE 

 

A. Amendments.  

Any amendments to these Rules of Procedure shall be made through a 

majority vote of the City Council. 
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Appendix A 

Council Values – 2020-2021 

The Redmond City Council for the 2020-2021 biennium adopts the following five values 

sourced from the suggestions of all seven Councilmembers. 

• Perspective 

• Dialogue 

• Respect 

• Preparation 

• Inclusiveness 
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Appendix B 

Glossary of Terms 

This Appendix to the Council Rules of Procedure defines some commonly used terms 

to enable clear communications between of the City Council and Mayor. Rules of 

engagement and business procedures are defined by the adopted Rules of Procedure.  

Action. The transaction of the official business of the City Council including but not 

limited to receipt of public testimony, deliberations, discussions, considerations, 

reviews, evaluations, and final actions; RCW 42.30.020(3). 

 

Agenda item. An action that requires specific consideration, discussion, and a decision 

of the body made at a regular business meeting of the City Council. This decision 

constitutes a “formal” action of the City Council. 

 

Call for, calling for. To schedule. 

 

Conflict of Interest. A City Council member may not vote in the authorization, approval, 

or ratification of a contract in which they are beneficially interested, above that of any 

other member of the general public. Conflicts must be disclosed to the governing body 

and noted in the official minutes or similar records. see RCW 42.23.030.  Also see 

Prohibited Acts. 

 

Consent Agenda. Consists of routine items for which a staff recommendation has been 

prepared, and which do not require further Council discussion. 

Emergency. An urgent situation or issue that poses an immediate, serious and/or 

dangerous risk to health, life, property, or environment requiring urgent interventions, 

mitigation, and recovery. 

Executive Sessions. Executive sessions are meetings that are closed to the public for 

special purposes identified in RCW 42.30.110. 

Ex‐officio. By virtue of office, role, or position. 

Final action. A decision or vote by a majority of the members of the City Council, positive 

or negative, on a motion, proposal, resolution, order, or ordinance that directs the 

Mayor and Administration, enabling successful execution of the decision, according to 

a majority vote of the Council; RCW 42.30.020(3).  
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Items From The Audience. An agenda item that provides an opportunity for community 

memberscitizens to address the Council on items of City business. regarding any issue.  

Meetings public. Per RMC 2.08. 

New Business. Subjects which have not previously been considered by the Council and 

which may require discussion and action. 

Ombudsperson. An Official appointed to investigate individuals' complaints about City 

services and administration, especially that of public authorities. 

Ordinances. Legislative acts or local laws. They are the most permanent and binding 

form of Council action and may be changed or repealed only by a subsequent 

ordinance. Ordinances normally become effective five days after they are published in 

the City's official newspaper. 

Procedural action. A decision of the City Council that is administrative in nature and 

necessary to conduct or process Council business in an orderly manner according to 

these Rules that may or may not be followed separately by a final action at the same or 

later meeting. Examples of procedural actions are adoption of agendas, referring 

actions to or from committees, setting a public hearing, suspension of these Rules to 

enable special accommodations during a meeting. 

Prohibited Acts. No City Council member may use their position to secure special 

privileges or exemptions, or directly or indirectly give, receive, or agree to receive any 

compensation, gift, reward, or gratuity for a matter connected to their role unless 

otherwise noted by law; see RCW 42.23.070. 

Public Hearings. Opportunities for the Council to receive public comment on important 

issues and/or issues requiring a public hearing by State statute.  

Quasi-Judicial proceedings. Closed record proceedings or open record public 

hearings. Proceedings are those in which the City Council determines the rights or 

privileges of specific parties (Council Rules of Procedure, Section IV., J). 

Regular business meeting. Any regularly scheduled meeting of the City Council at which 

final action may be taken per RMC 2.08. 

Resolutions. Expressions of Council policy or statements by the Council to direct certain 

types of administrative action. A resolution may be changed by adoption of a 

subsequent resolution. 
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Serial meeting (also serial communications). A series of private meetings or 

communications by which a majority of the members of a legislative body commit to a 

decision or engage in collective deliberation concerning public business in violation of 

an open public meeting. 

Special meeting. Any irregularly scheduled meeting of the City Council at which Final 

Action may be taken per RMC 2.08. 

Staff Reports. Presentations or prepared memos to the Council by the department 

directors on issues of interest to the Council which do not require Council action.  

Unfinished Business. Business or subjects returning to the Council for additional 

discussion or resolution. 

Virtual meeting. A virtual meeting is one where at least one Councilmember is 

participating via teleconference, video conference, or other electronic means enabling 

real-time interaction in the meeting. 

Written. A tangible document, where required by applicable law, or electronic written 

communication, such as email, word processing documents or other written 

communication.  
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Appendix C 

Roles & Responsibilities 

This Appendix to the Council Rules of Procedure outlines the roles and responsibilities 

of the City Council and Mayor. Rules of engagement and procedures for the conduct of 

business are defined by the adopted Rules of Procedure. This addendum is intended 

to clarify who is responsible for managing and implementing the operating procedures 

in normal and emergency conditions. This section is intended as a plain language 

explanation of existing law incorporated by References for routine use and quick 

reference, and is not intended to supersede any legal requirements. 

• It explains the separation of powers between the Council and Administration, 

including in times of emergency as defined in these rules.  

• It also describes different roles the Mayor, individual Councilmembers, Council 

as a body, and presiding officers may play based on the most common situations 

as well as in an emergency. 

 

A. POWERS RESERVED FOR THE COUNCIL 

• Legislation. Passage of any ordinance or resolution. 

• Authorization. Granting or revocation of franchise or licenses. 

• Approval. Confirmation of key administration positions and 

appointments to boards and commissions reporting to the body. 

• Appropriations. Acceptance of funds, resolutions, and ordinances for 

the payment of money. 

• Land use. Real property actions, transfer, sale, surplus of assets of the 

City. 

• One voice. When Council acts as a body, it speaks with the voice of the 

majority through the Council President. 

• Override veto. An action vetoed by the Mayor may be overturned with 

a majority plus one vote of the Council.  

 

B. POWERS OF A COUNCILMEMBER 

• One vote. Councilmembers shall vote in support or in opposition of an 

action, unless recused. 

• One perspective. Each Councilmember has equal privileges for the 

floor during deliberations and meetings. 

• Initiative. A Councilmember may introduce new business for Council 

consideration.  
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C. POWERS RESERVED FOR THE MAYOR 

• Personnel. Management and supervision of staff, including hiring and 

removal of key administration positions. 

• Operations. Supervise the administration of City government and all 

City interests. 

• Safety. Maintain law and order, life safety, and preserve and protect the 

health, wellbeing, and quality of the community and environment. 

• Approval. Approval of official bonds and bonds of contractors. 

• Execution. Execution of contracts and agreements made with the City 

or for its use and benefit within the limits on authority.  

• Oversight. Ensure satisfactory performance of all contracts and 

agreements made with the City or for its use and benefit. 

• Litigation. Cause any legal proceedings to be instituted and 

prosecuted in the name of the City, subject to approval by majority 

vote of all members of the Council.  

• Veto. The Mayor may veto certain actions taken by Council within 10 

days of taking effect. 

• Tie-breaking vote. In the case of a tie vote from Council, the Mayor may 

vote on a matter other than the passage of an ordinance, the grant or 

revocation of a franchise or license, or resolution for the payment of 

money. 

D. DUTIES OF THE MAYOR IN COUNCIL BUSINESS 

• Duty of care. Avoid any behaviors or omissions that could reasonably 

be foreseen to cause harm to others or the interests of the City. 

• Duty of loyalty. Make all decisions in their powers as fiduciaries without 

conflict of interest. 

• Duty of obedience. Abiding by all applicable laws and regulations and 

do not engage in illegal or unauthorized activities. 

• Facilitation. Preside over regular business meetings of the Council 

according to the Council Rules of Procedure. 

• Information. Report to the Council concerning the affairs of the City 

and its financial and other needs on a regular basis. 

• Leadership. Make recommendations for Council consideration and 

action. 

• Budget. Prepare and submit to the Council a proposed budget 

biennially as required by law.  

• Spokesperson. Serve as the official and ceremonial head of the City. 
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• Oversight. Ensure due diligence is completed by staff prior to placing 

an item before the Council. 

• Communication. Provide an open, transparent, and timely line of 

communication between the Council and the Administration. 

• Recommend. Recommend policy for adoption by the Council. 

• Execution. Represent and implement the majority voice of the Council. 

• Responsiveness. Ensure timely follow-up and appropriate responses 

are delivered by Administration staff for items presented to the Council 

during Items from the Audience. 

E. DUTIES OF THE COUNCIL IN THE ADMINISTRATION OF CITY BUSINESS 

• Input. Provide advice and support to the Mayor as relates to routine 

business of the City, when such advice and support is solicited or 

otherwise welcomed. 

• Oversight. Ask questions and participate in conversations regarding 

City business during meetings and establish reasonable controls. 

• Empower. Proactively remove barriers in legislation to enable policy 

initiatives. 

• Support. Volunteer when asked by staff if available and act under the 

direction of staff. 

F. DUTIES OF A COUNCILMEMBER  

• Duty of Care. Avoid any behaviors or omissions that could reasonably 

be foreseen to cause harm to others or the interests of the City. 

• Duty of Loyalty. Make all decisions in their powers as fiduciaries without 

conflict of interest. 

• Duty of Obedience. Abiding by all applicable laws and regulations and 

do not engage in illegal or unauthorized activities. 

• Advocacy. Accurately convey decisions made by present and past 

Councils when communicating externally to the best of your 

knowledge and understanding. 

• Input. Provide comment and advice on issues through the Mayor or 

their delegate and support staff when invited or assigned. 

• Initiative. Proactively seek opportunities to develop or modify City 

legislation for the betterment of the community. 

• Lobby. When an issue is outside of City regulations or control, and 

when acting in the best interest of our community, Councilmembers 

may lobby their State and Federal representatives. 
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• Accountability. Councilmembers should hold each other and the 

Mayor accountable to the highest level of service to the community. 

• Delegate. Assist the Council President and Vice President in the 

execution of their duties or Council business as requested. 

• Ambassador. Represent the community’s voice during Council 

decisions and share information with the community. 

G. DUTIES OF THE COUNCIL PRESIDENT 

• Leadership. Provide leadership to the Council and be an advocate for 

the majority position of the body at all times.  

• Facilitator. Actively explore policy viability when asked by a 

Councilmember and provide opportunities for conversation with the 

body. 

• Stewardship. Observe and uphold all rules adopted by the Council for 

its governance and operations. 

• Programming. Schedule Council meetings and the Annual Retreat, 

determine topics to explore at study sessions within the powers of the 

body, and review the Administration proposals for operations items for 

regular meeting. 

• Appointments. Appoint from the body presiding officers of 

Committees of the Whole (committee chairs) considering 

Councilmembers’ requests, individual strengths, and experience for 

these appointments.  

• Assignments. Assign at least four members to each committee of the 

whole to ensure quorum responsibilities are known. 

• Strategic Direction. Advance and organize the priorities in the strategic 

plan, in partnership with the Mayor and Administration staff. 

• Communication. Represent the Council at biweekly meetings with the 

Mayor and relay key information to the Council. 

• Spokesperson. Represent the Mayor and Council at important 

functions in absence of the Mayor.  

• Scheduling. Establish a biennial calendar of Council Advocate for each 

month of the respective biennium and a Council calendar of events. 

• Coordination. Keep track of items and due dates that are referred to 

committee by the Council or such other items on which the Council 

requests follow-up actions.  
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• Strategic Plan. Lead on the development and execution of the Council 

Strategic Plan and ensure its satisfactory achievement in collaboration 

with the body and City Administration. 

• Mayor Pro-Tem. Resolution No. 789, adopted February 21, 1989, 

designates the Council President to serve as Mayor Pro Tempore in the 

Mayor’s absence.  

H. DUTIES OF THE COUNCIL VICE PRESIDENT 

• Assistance. Assist the Council President in the execution of their duties 

as requested. 

• Alternate Presiding Officer. Serve as Presiding Officer in the absence 

of the Council President. 

• Alternate Mayor Pro-Tem. Serve in the absence of both the Mayor and 

Council President as Mayor Pro-Tem. 

I. DUTIES OF A PRESIDING OFFICER, COMMITTEES 

• Facilitation. Preside over meetings of the Committee of the Whole 

according to the Council Rules of Procedure. 

• Discussion. Determine how business is to be conducted during the 

meeting at the start of each committee meeting. 

• Planning. Work in collaboration with appropriate City staff and Council 

leadership to propose committee work plans and agendas for which 

they preside within their committee scope for approval by the 

committee and adoption by the Council.  

• Reporting. Briefly summarize committee activities during regular 

business meetings. 

• Leadership. Make recommendations for Council consideration and 

action within the scope of their committee. 

J. EMERGENCY POWERS & DUTIES OF THE BODY 

During an emergency, the Council maintains its powers of the body. 

Procedural exceptions apply to ensure timely addressing of the situation. 

Examples are exceptions to public notice requirements for certain legislation 

and funding appropriations that apply outside of normal business operations. 

• Preparedness. Ensure the City is adequately prepared for emergencies 

through setting aside funds ahead of time during the biennial budget 

process. 
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• Confirm. Give advice and consent to the Mayor on new appointments 

to the Emergency Preparedness Council. 

• Cooperation. Work with the Mayor to address the emergency. 

• Collaboration. Approve mutual aid agreements.  

• Declarations. Adopt a Declaration of Emergency by resolution or by 

ordinance, as deemed necessary by the body for the protection of the 

public health, public safety, public property, public peace, and the 

public environment. Emergency declarations by Council shall take 

effect and be in full force immediately upon adoption and shall be time 

bound.  

• Leadership. Provide visible leadership to the community. 

• Ratification.  Promptly approve, after their issuance, rules and 

regulations that are reasonably related to the protection of life and 

property, which is affected by an incident.  Such rules and regulations 

having been made and issued by the Emergency Preparedness 

Director. 

• Emergency Expenditures. Appropriate funds to provide emergency 

preparedness programs and mitigation activities within the City.  

Council may permit emergency expenditures to exceed budgeted 

amounts by adopting ordinances stating the facts justifying the 

emergency passed by a majority plus one of the entire Council.  

• Emergency Reserves. Council may authorize emergency expenditures 

from any funds designated as emergency reserves by adopting 

ordinances stating the facts justifying the emergency passed by a 

majority vote of the entire Council. 

• Notice Waived. Budget amendment ordinances to address certain 

emergencies may optionally have no notice or public hearing. 

• Procedures Waived. If necessary, Mayor or designee will declare an 

emergency and waive competitive bidding and award all necessary 

contracts for purchases and public works construction pursuant to 

RCW 39.04.280. Should competitive bidding be waived under this 

section, the Council or its designee must make a written finding of 

emergency within two weeks after the contract is awarded. 

• Oversight.  Approve and adopt the Comprehensive Emergency 

Management Plan (CEMP). 

K. EMERGENCY POWERS & DUTIES OF THE MAYOR 

During an emergency, the Mayor maintains their powers. Some procedural 

exceptions apply to ensure timely addressing of the situation. Some actions 

that normally come to Council as recommendations before action is taken 
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may be reported to Council and then ratified by Council after executive 

action, including examples of acceptance of funds and waiving of competitive 

bidding requirements to enable a prompt response. 

• Key Contact. Provide leadership to the community, act as 

spokesperson in communicating incident-related information to the 

public and accompany visiting officials from other jurisdictions and 

levels of government. 

• Coordination. Serve as Chair of the Emergency Preparedness Council. 

• Cooperation. Work with the Council to address the emergency and 

increase communication frequency with the Council or provide access 

to means for Council to receive information through the Council 

President. 

• Initiative. Propose policies and strategies to address emergency public 

needs. 

• Proclaim Emergency. Sign a State of Emergency, Declaration of 

Emergency, and Delegation of Authority as deemed necessary for the 

protection of the public health, public safety, public property, public 

peace, and the public environment. The proclamation shall take effect 

and be in full force immediately, shall be time bound with terms for 

extension.  

• Emergency Orders. Proclaim special emergency orders as prepared 

by the Director of Emergency Preparedness, i.e., curfews, street use, 

etc. to protect public safety. 

• Competitive Bidding Waived. If necessary, waive competitive bidding 

and award all necessary contracts for purchases and public works 

construction. Report to Council if this action occurs. 

• Execution. Sign mutual aid agreements with other municipalities, the 

County and other governmental subdivisions, which have been 

approved by the City Council. 

• Fund Acceptance. Accept and use gifts, grants and loans of state and 

federal funds, services, equipment and supplies on behalf of the City. 

These actions must be reported to and ratified by Council. 

• Command. Enlist the service and equipment of citizens. 

L. EMERGENCY POWERS & DUTIES OF OFFICERS 

Additional responsibilities apply in emergency situations. 

• Communication. The Council President, or their Councilmember 

delegate or successor, shall make reasonable attempts to contact all 

Councilmembers to ensure their safety and report to the Mayor. 

184



 

 49 

• Coordination. The Council President, or their Councilmember 

delegate or successor, shall work with the Mayor and the 

Administration during an emergency to assign individual 

Councilmembers to support activities necessary for the routine 

operations of City business. 

• Meetings. The Council President may call for additional meetings of 

the Council to enable emergency action by Council. 

• Assignments. The Presiding officer of a meeting shall authorize and 

assign a designated recordkeeper in absence of the Clerk and shall not 

designate themselves as recordkeeper. 

• Notice. The Presiding officer is responsible for reasonable meeting 

notice requirements where feasible. 

M. EMERGENCY DUTIES OF INDIVIDUAL COUNCILMEMBERS 

Additional responsibilities apply in emergency situations. 

• Notification. Report their location and safety to the Council President, 

Mayor and City Clerk as soon as possible. 

• Leadership. Provide visible leadership to the community. 

• Volunteer. Individual Councilmembers may voluntarily accept direct 

assignments from the Council President, the Mayor and the 

Administration during an emergency. 

N. REFERENCES FOR THIS SECTION 

• Matson v. Clark County Board of Commissioners, 79 Wn. App. 641, 904 

P.2d 317 (1995) 

• Municipal Research Services Center and Association of Washington 

Cities, Mayor & Councilmember Handbook, MRSC Report No. 44. 

(2019 ed.)  Available at http://mrsc.org/getmedia/034f13b6-7ec2-

4594-b60b-efaf61dd7d10/Mayor-And-Councilmember-

Handbook.pdf.aspx?ext=.pdf 

• Ogden, Murphy, Wallace. Letter from City Attorney to Mayor and 

Council Re: Emergency Powers of Mayor and Council dated 31 March 

2020. 

Redmond Municipal Code 

• RMC Chapter 2.08. Council Meetings. 

• RMC Chapter 2.20 Emergency Preparedness. 
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Revised Code of Washington 

• RCW 35A.11 Laws governing noncharter code cities and charter code 

cities—powers 

• RCW 35A.11.020 Powers vested in legislative bodies of noncharter and 

charter code cities. 

• RCW 35A.12.100 Duties and authority of the Mayor – Veto – Tie 

Breaking Vote 

• RCW 35A.12.130 Ordinances – Style – Requisites – Veto.  

• RCW 35A.12.190 Powers of Council. 

• RCW 35A.34 Biennial Budgets 

• RCW 35A.34.140 Emergency expenditures – Nondebatable 

emergencies. 

• RCW 35A.34.150 Emergency expenditures – Other emergencies – 

Hearing. 

• RCW 35A.34.160 Emergency expenditures – Warrants – payment. 

• RCW 35A.34.200 Funds – Limitations on expenditures – Transfers and 

adjustments. 

• RCW 35A.34.210 Liabilities incurred in excess of budget. 

• RCW 38.52.020 Declaration of policy and purpose  

• RCW 38.52.070 Local organizations and joint local organizations 

authorized—Establishment, operation—Emergency powers, 

procedures—Communication plans.  

• RCW 38.52.100 Appropriations-Acceptance of funds, services, etc. 

• RCW 38.52.110 Use of existing services and facilities—Impressment of 

citizenry—First informer broadcasters. 

• RCW 39.04.280 Competitive bidding requirements – Exemptions. 
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City of Redmond

Memorandum

15670 NE 85th Street
Redmond, WA

Date: 2/24/2026 File No. SS 26-023
Meeting of: City Council Type: Study Session

TO: Members of the City Council
FROM: Councilmembers Forsythe, Stuart, and Nuevacamina

TITLE:
Expansion and Implementation of Redmond’s Welcoming Resolution Enhancing our Commitment to Community and the

U.S. Constitution

OVERVIEW STATEMENT:
Per Council direction on January 27, 2026, Councilmember Forsythe and Council Leadership prepared the following draft
resolution to affirm our city’s support for our immigrant communities.

☒  Additional Background Information/Description of Proposal Attached

REQUESTED ACTION:

☐  Receive Information ☒  Provide Direction ☐  Approve

REQUEST RATIONALE:

· Relevant Plans/Policies:
Council Resolutions: 1465, 1534, and 1531

· Required:
N/A

· Council Request:
At the January 27, 2026 study session, Council reviewed Policy Proposal No. 16 and gave direction to proceed
with work to develop a resolution.

· Other Key Facts:
N/A

OUTCOMES:
The updated resolution will communicate how the City of Redmond can and is taking action to keep our community
informed and safe.

COMMUNITY/STAKEHOLDER OUTREACH AND INVOLVEMENT:

· Timeline (previous or planned):
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Date: 2/24/2026 File No. SS 26-023
Meeting of: City Council Type: Study Session

N/A

· Outreach Methods and Results:
N/A

· Feedback Summary:
N/A

BUDGET IMPACT:

Total Cost:
N/A

Approved in current biennial budget: ☐  Yes ☐  No ☒  N/A

Budget Offer Number:
N/A

Budget Priority:
N/A

Other budget impacts or additional costs: ☐  Yes ☐  No ☒  N/A
If yes, explain:
N/A

Funding source(s):
N/A

Budget/Funding Constraints:
N/A

☐  Additional budget details attached

COUNCIL REVIEW:

Previous Contact(s)

Date Meeting Requested Action

1/27/2026 Study Session Provide Direction

Proposed Upcoming Contact(s)

Date Meeting Requested Action

3/3/2026 Business Meeting Approve

Time Constraints:
N/A
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Date: 2/24/2026 File No. SS 26-023
Meeting of: City Council Type: Study Session

ANTICIPATED RESULT IF NOT APPROVED:
N/A

ATTACHMENTS:
Attachment A: Welcoming Resolution 2026 Update
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City of Redmond Resolution for Protecting and Preserving the United States Constitution and 

the Rights of Our Immigrant Community. 

 

RESOLUTION NO… 

 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF REDMOND, WASHINGTON, 

PROTECTING AND PRESERVING THE U.S. CONSTITUTION, AFFIRMING REDMOND AS A 

WELCOMING CITY FOR OUR IMMIGRANT COMMUNITIES, AND PROACTIVE 

PROTECTIONS OF CIVIL RIGHTS, SAFETY, AND WELL-BEING  

 

WHEREAS, the United States Constitution and the Washington State Constitution guarantee 

fundamental rights including due process, equal protection under the law, and freedom from 

unreasonable search, seizure, and detention; and 

 

WHEREAS, these constitutional protections apply to all persons, regardless of immigration 

status, and are essential to community safety, trust in government, and democratic governance; 

and 

 

WHEREAS, Washington State has established strong legal protections for immigrant 

individuals, anti-discrimination policies, the Keep Washington Working Act, and Redmond is 

committed to upholding and expanding these protections; and 

 

WHEREAS, according to the Washington State Budget and Policy Center, Washington’s labor 

force is home to 1.2 million immigrants who contribute nearly $1 billion in state and local taxes 

and are responsible for 21 percent of the state’s Gross Domestic Product, and 

 

WHEREAS, according to the 2023 U.S. Census, over 44 percent of the City of Redmond’s 

population was born outside the United States and nearly 48 percent speak a language other 

than English at home, and 

 

WHEREAS, recent federal immigration enforcement actions across the country have raised 

serious community concerns regarding warrantless detentions, use of force in residential 

neighborhoods, the detention of U.S. citizens, and coercive tactics involving children; and 

 

WHEREAS, such actions create fear, destabilize families, undermine trust in public institutions, 

and deter community members from accessing schools, healthcare, and emergency services; 

and 

 

WHEREAS, the City of Redmond has a proud history of inclusivity, tolerance, and compassion 

for all residents and the diversity of our people and cultures is a critical part of who we are as a 

City, and 
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WHEREAS, nationwide attacks on the rights and lives of immigrant individuals pose an urgent 

and immediate harm to the safety and well-being of Redmond’s resilient community members; 

and 

 

WHEREAS, the City of Redmond strives be a welcoming and culturally inclusive community and 

envisions a community where residents can fully and effectively access city services, influence 

city policy and direction, and feel a sense of belonging and safety as documented in our 

Respect Equity Diversity and Inclusion (REDI) plan; 

 

WHEREAS, this resolution adopts a policy consistent with RCW 43.17.425 which restricts state 

agencies, including state law enforcement, from using agency funds, facilities, property, 

equipment, or personnel to investigate, enforce, cooperate with, or assist in the investigation or 

enforcement of any federal registration or surveillance programs or any other laws, rules, or 

policies that target Washington residents solely on the basis of race, religion, immigration, or 

citizenship status, or national or ethnic origin, excluding specific statutory exceptions including, 

but not limited to, for the collection, use, or disclosure of information that is required to comply 

with state or federal law, or in response to a lawfully issued court order 

 

WHEREAS additionally, RCW 10.93.160 is already applicable to the Redmond Police 

Department as a local law enforcement agency and provides that local law enforcement may 

not: inquire into or collect information about an individual's immigration or citizenship status, or 

place of birth unless there is a connection between such information and an investigation into a 

violation of state or local criminal law; or provide information pursuant to notification requests 

from federal immigration authorities for the purposes of civil immigration enforcement, except as 

required by law, and 

 

WHEREAS, the City of Redmond commits to proactive and visible support for the immigrant 

community through continued policy, advocacy, and investment in programs and services; 

 

WHEREAS, by adopting a policy that implements the prohibitions already applicable to state 

agencies throughout Washington, the City Council will be making clear that the City of 

Redmond, like these state agencies, will not participate in these actions, we build trust with the 

community, affirm fundamental dignity of immigrants and refugees and create a more 

welcoming environment; Now, Therefore, 

 

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF REDMOND, WASHINGTON, 

DOES RESOLVE AS FOLLOWS: 

 

Section 1. That it is the policy of the City of Redmond that no City funds, facilities, property, 

equipment, or personnel will be used to investigate, enforce, cooperate with, or assist in the 

investigation or enforcement of any federal registration or surveillance programs or any other 

laws, rules, or policies that target individuals in Redmond solely on the basis of race, religion, 

immigration, or citizenship status, or national or ethnic origin; provided that, this policy shall not 

prohibit the collection, use, or disclosure of information that is required to comply with state or 
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federal law, in response to a lawfully issued court order, to carry out lawful city functions 

unrelated to immigration enforcement, or necessary to perform duties, functions, or other city 

business, as permitted by policy, ordinance, statute or rule. 

 

Section 2. In order to support those most impacted by federal action, the City Council has 
already distributed rapid response dollars through our trusted and vetted community partners. 
The Council requests regular reporting and monitoring of the impact of these investments in 
order to continue to assess the need for future distributions; and 
 

The City of Redmond will further support our immigrant communities through the following 

actions: 

 
(1) Ensure the City’s website is well maintained with up-to-date resources and 

documents to help support our community members, by creating a central resource 
page with resources including but not limited to: 

a. Links to federal, state, and local webpages, FAQ’s, and forms 
b. Links of trusted partner organizations who may be able to assist in related 

matters 
(2) Ensure that Redmond Police Department (RPD) officers turn on body cameras in 

order to record any interactions with Immigration and Customs Enforcement for an 
additional perspective and documentation consistent with applicable federal, state, 
and local law and local Redmond body worn camera policies. 

(3) Direct RPD to establish and publish general guidance to the public on abandoned 
vehicle response due to Immigration and Customs Enforcement.   

(4) Continue to support culturally relevant community-based organizations who are 
critical partners in this space  

 
Section 3. That the Mayor is directed to take appropriation action to ensure that the foregoing 

policy is implemented in all departments of the City. 

 

WHEREAS this resolution is not intended to obstruct lawful federal authority, but to make clear 

that the City of Redmond is a welcoming community for all,  

 

Now, Therefore, BE IT RESOLVED BY THE COUNCIL OF THE CITY OF REDMOND: 

 

 

 

PASSED this ___________ day of ______________________, 2026. 
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City of Redmond

Memorandum

15670 NE 85th Street
Redmond, WA

Date: 2/24/2026 File No. SS 26-021
Meeting of: City Council Study Session Type: Study Session

Council Talk Time
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