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CITY OF REDMOND 
RESOLUTION NO. 1523 

Introduced: 8/20/19 
Adopted: 8/20/19 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY 
OF REDMOND, WASHINGTON, APPROVING A 
DEVELOPMENT AGREEMENT FOR PROPERTY OWNED BY 
LENNAR MULTIFAMILY COMMUNITIES LOCATED ON 
PARCEL NOS. 122505-9095, 122505-9229, AND 
122505-9152 

WHEREAS, Lennar Multi-Family Communities (LMC) owns an 

approximately 4. 9-acre site at parcel nos. 122 505-90 95, 122 505-

9229, and 122505-9152 in Redmond ("LMC Marymoor"); and 

WHEREAS, Lenncir Multi-Fcl.rnily Communities has requested that 

the City and Lennar Multi-Family Communities enter into a 

development agreement for the property, in order to set forth the 

development standards and other provisions that will govern and 

vest the development, use, of a Master Planned Development 

including up to 450 multi-family units, a minimum of 5 percent of 

the total units be constructed as three-bedroom units, 35,000 

square feet of commercial space, a daycare facility, a public art 

program, community gardens, enhanced pedestrian amenities, local 

commercial space, and associated site improvements; and 

WHEREAS, pursuant to RZC 21.76.070(P), the Redmond City 

Council reviewed and approved the Lennar Multi-Family Co:mmunities 
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Master Planned Development and Site Plan Entitlement application; 

and 

WHEREAS, pursuant to RCW 36.70B.200, the Redmond City Council 

opened and held a public hearing on the proposed agreement on 

Au1ust 20, 2019 and closed the record on August 20, 2019; and after 

considering all testimony presented at the public hearing, 

determined that a development agreernent for the Lennar Multi­

Family Communities Property should be approved. 

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF REDMOND, 

WASHINGTON, HEREBY RESOLVES AS FOLLOWS: 

Section 1. Development Agreement Approved. That certain 

agreement entitled, "Lennar Multi-Family Communities Master Plan 

Development Agreement," attached hereto as Exhibit A and 

incorporated herein by this reference as if set forth in full, is 

hereby approved and shall govern development of the Lennar Multi­

Family Communities Property described in said agreement. The Mayor 

is hereby authorized to execute the Development Agreement on behalf 

of the City. 

Section 2. Recording. As provided in RCW 36.70B.190, a 

signed original of the Agreement shall be recorded with the real 

property records of King County, Washington and shall be binding 

on the parties and their successors and assigns. 
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ADOPTED by the Redmond City Council this 20 th day of August, 

2019. 

CITY OF REDMOND 

ATTEST: 

GkL~ CHERYLXATHOs, INTERIM CITY CLERK 

FILED WITH THE CitY CLERK: 
PASSED BY THE CITY COUNCIL: 
RESOLUTtON NO. 1523 

August 6, 2019 
August 20, 2019 

':( SEAL) 
...... ._.I'" 

,..._ . 

\,,I •• ,.) 

YES: BIRNEY, CARSON, MARGESON, MYERS, PADHYE 
NO: FIELDS 
RECUSED: ANDERSON 
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Exhibit 8 

DEVELOPMENT AGREEMENT 

This DEVELOPMENT AGREEMENT ("Agreement") is entered into this __ day of 
---~--, 2019 ("Effective Date"), by a,nd between the City of Redmond ("City"), a 
Washington rnunicipal corporation, and Lennar Multifamily Communities, LLC (''Owner"), a 
Delaware limited liability company. The City and Owner are referred to collectively as the 
"Parties" and individually as a "Party." 

RECITALS 

A. Owner is planning the redevelopment of l119d~ited at 17611 NE 70th Street in 
Redmond, Washington and legally described on the atta~hed/Exhibit A (the "Property"). The 
redevelopment plan includes multifamily housing units-/nd ,som),ground-floor pedestrian-oriented 
co~mercial us~s ("the Project"~· ~e- :roperty .. )slocated ih"',the"-..City's Southeast Redmond 
Neighborhood m Marymoor Design District (''MDD'~) 2. ~ ""· ,,/_/ ...... '\ ~ 

B. As required by Redmond Zdning"'-Code ("RZC") 21.76.0W.P.2.b, Owner has 
prepared a master plan entitled "LMC '"""Marymci'o~ M~ter Pl@) dated '\", "'" . 201_ 
("Master Plan") to provide for coordinated redevelopmept'6f P1e Property. The'Master Plan has 
been the subject of a public revilf'~ process that i'rtctud~c( public review aricf comment at a 
neighborhood meeting and recommen4atjo~for:,approvaM~yth,e City's Design Review Board and 
Technical Committee. The Redmond\City'·c:ooocil also conducted a public hearing to obtain . . \ \ ~- ~ " "' further pubhc comment on_the Master Pl~ and tfiis .. ~gre~ment:", "· 

/,/' ~ \\ ) '" ") 
C E . / · ~l;-, .. ""' f tli~ ',I /1 /"' ",. " d b th M Pl . nvi~onmenta i~pacts o . e ~~ve 9pment-s:~roli?ose y . e aster an were 

identified and the City\~sued a\P\terrninaii911 ,of Non-Significance for the Master Plan on 

----~-=-----~-' 20~~µVnder/Ci.ty~e No>~~.PA-2019-__ . 
, -~ ", . '- \\ 

5J6rripletfon,of'the Prdject ,i~;~~e--..with)his Agreement will promote the goals and 
( policies of fue,,R"edmo~. Cemprehensiv~Plan, including but not limited to, allowing 
're,sidc;mts and visitors )~atci·a .. ~ess to maj~; employment hubs, emphasizing regional retail 
as "p~,,~~ mixed-~e\ a~velop~~n~s, and providi~g a mix of retail. and co~mercial 
opp~rt~iti~s _that mee\ avange of needs fro?1 daily goods and service~ to mche and 
boutique',rera.~ers, to r«rs~urants and entertamment. The Comprehensive Plan goals 
furthered by,t;!te-troject}!1,c,lude, but are not limited to: N-SE-1, N-SE-2, N-SE-3, N-SE-4, 
N-SE-14, N-SE::-36, N..:SEj37, N-SE-40, N-SE-45, as illustrated in the Master Plan. 
D. RCW 36':7~8.1}0 through 36.70B.210 authorize cities to enter into development 

agreements with property ',efwners to govern the future development of real property. A 
development agreernent between Owner and the City is a collaboration that will provide mutual 
benefit for the Parties and the residents and businesses of the Southeast Redmond Neighborhood. 

E. 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. 

Page 1 of20 
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Exhibit 8 

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

1. Land and FAR. The Property governed by this Agreement, exclusive of public 
right-of-way, consists of approximately 213,501 square feet ofland locateci at 17611 NE 70th Street 
and legally described on Exhibit A to this Agreement. The Property governed by this Agreement 
is depicted on Exhibit B to this Agreement. As provided in RZS,>2\ 13.080 and .150, 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 {rovision of other land for public 

- .. / ' 
amenities ("FAR"). FAR for the Project shall thus be ca:lcula:te,d'for all purposes by using 213,501 
square feet of total gross land area. Future dedications~fl~nd for rigpt-of-way or other public use 

. d ti · · . . . f . h /...f. \ h c· "- )1... bl. . h h or 1mprove~ei1ts art utu~e acqUISitlons O ng 7o. ,.,ay t e 1ty or,9LI1~~ pu IC ag~nCieS t · mug 
condertmation or otherwise shall not reduce the land area used"for, calculatmg FAR, the 
deve_lopment rights provi~ed for in this Ag\-e~rhent, or developmenf'r!~h~ provided through 

applicable land use regulations. , °"~~ . ~ 
2. The Projec1. The •Pro)ct~ the projlosed,redevelopment of~ Property and 

consists of approximately 450 multifariiily resiiential uni\~36,000 square feet of ground floor 
commercial space, and parking for ~ppr~iinatelK 550 vehicles. The Project also includes 
approximately 25,000 square.feet ofpuBl!~ly ac6essJ6le,!lnd Jilivit:e, community space, including 
community gardens, coroections,to the Ea'st bake Safnmariiish Trilil,.)md public art. 

- - (--.-~~ \ \ \ / /·~ ~.. -< ', \ / / "- '; 
3. Conformance with Master Plan.// The Redmond City Council approved the 

Master Plan on - -- · "<--\, ) · _! , __ 2019. App'roval of the development shown in the Master 
Plan and identified-.iQ_ this 'Agreeme9tltspecific~Uy \pnditioned upon dedication of the land and 
constructi~n of-theJmprovemerttsdderttified iii-the Master Plan and/or this Agreement, including 
but no(litniied to, the'pul>lic c~un_ ity sp~e,,~e;ts, and utility facilities identified hereafter. " '-- . . . ".' '-: "- -· "- '--/ 

The Project,shall substantially conform to the Master Plan, including amendments thereto as 
provided for 'in, RZC 21. 76~090(0). Siti'and building modifications to facilitate interim use of 
existing stru~t4z~s., if any, are h,ot\~egulated,hy the Master Plan. In the event of a conflict between 
the Master Plan artd'this Agreethent, this Agreement shall control. 

', ~ I i "'' /) 4. Vested~zh~s/ 

4.1 Development Regulations. Except as provided otherwise in this 
Agreement, development of the Project shall be vested to and governed by City development 
regulations in effect as of the Effective Date of this Agreement. Except as expressly stated 
otherwise herein, any amendments to or additions made during the term of this Agreement to City 
development regulations shall not apply to or affect the conditions of development of the Project. 
As used in this Agreement, "development regulations" shall be deemed to include regulations, 
policies, procedures and guidelines addressing zoning, environmental review (including SEPA 
procedures and substantive SEPA policies), building and site design, utilities, stormwater, impact 
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Exhibit 8 

fees, transportation concurrency and other laws, ordinance, policies, and a,dmi11istrative regulations 
and guidelines of the City governing land development. 

Agreement: 
4.2 Exemptions. The following are exempt from vesting under this 

4.2.1 Plan review fees, inspection fees, and transportation, school, 
and fire impact fees established by schedules, charts, tables, 
or formulae; 

4.2.2 Water, sewer, stormwa~and other utility connection 
/ , 

charges, general facility (barges, Cascade Water Alliance 
charges, Metro chafge~(~d,monthly service charges; 

/~~/ "~'. . 

4.2.3 Amendme~ts·t.~/b1.Jilding, plu~bi~g, mechanical, fire, and 
other conl.stru~tion codes adopted'pursµant to RCW 19 .27 and 

19 .27 A; an~\ '""" "", 
'·, '·, /', '"- "· 

. ',,, ' / ) '·., "' 
4.2.4 ~er City enacttrlents t~at are adopted p~rs~ant to state or 

(federal Iilandates'"(such/ as, but not limitcll to, the City's 
~~El'M.!:lnicipal "st~water Permit) that preempt the 

,,~ ---.. City;s\~th~~t:: :_estl-e~l~ons. 

4.3 .ei,t)'j_Res,rved liigh~ . . ~o~~~diri'g---~y other provisions of this 
Agreement,. pursuant1o JlCW 3'6. 70B.170( 4}the,,(Zity reserves"'-autpority to impose new or different 
offic_ially adopted re

1

guJ~t~~ns of g~.n~ral appli'c~bil~(y to th~ extent r~quired by_a seriou_s threat to 
public health and safety;,as'determmed by the Redmond City Council after wntten notice and ari 

' . '"- "· . / . -:-:-~ . .\ \ 
opportumtyto-be-he~rd has,~_~efi' p,-yig.e~-tQ,<:>wn~r. \ 

,/ -------- ~ \ ' "' ~ \ / 
( / ~"' ~" ',,'-. ( · 4.4 'F~fu~e Am~nd,ments to-~<le. Owner may request to be bound by future 

amendrtu~,n~s, to the Redmond,Zonihg Gode, the Redmond Municipal Code, or other regulations, 
p~licies, or-~i~~lines agai~\~~ic? O~e\ is vested unde~ this Agreemen~. The C.ity's Planning 
Director may·,deny such request, if the '-Director determmes that compliance with the vested 
regulation is n~es~ary to meet tli~ City's intent in approving the Master Plan or to achieve a 
development of li~-~ilaJ}ty and b~hefit to the City. If Owner disagrees with such denial, Owner 
may apply for a,n amenqril~eJ:lftliis Agreement as provided in Subsection 4.5 below 

4.5 Ainendmints to Agreement. This Agreement may be amended 
administratively if no new larrd use not allowed under current regulations is proposed, no reduction 
in the amount of open space, as defined in RZC 21.78, is proposed, no increase in the total amount 
of square footage or number of dwelling units is proposed; no reduction in the infrastructure 
required by this Agreement or the Master Pla11 conditions of approva,l is proposed and the request 
does not involve a request to be bound by future code amendments that has been denied by the 
Planning Director as provided in Subsectjon 4.4 above. Any amendment not meeting the criteria 
of the preceding sentence must be approved by the Redmond City Council using the process for 
consideration of development agreements set forth in the RZC. 

Page 3 of20 
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5. Term. The term of this Agreement shall be ten (10) years, except as provided in 
this Section. The City and Owner may agree to extend the term of this Agreement, provided that 
such extension is approved by the Redmond City Council. The Redmond Zoning Code currently 
limits the term of a master plan approval in the Marymoor Design District to ten ( 10) years, with 
the potential fot a five ( 5) extension. The City and Owner intend for this Agreement to be in effect 
for a term concurrent with the Master Plan and 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. /) 

6. Development Approvals. / < 
6.1 . . Live/Work Units. ''~ive/\\;,or~~u~~e{i~~e ~its (~.g., studio, loft, ot 

one-bedroom) cons1stmg of both a commerc1al/~ffice;.c'omponent and a-residential component tha:t 
is occupied by the same resi?ent. Live/W o\k ~t§ in the Project_ ·at~ bl~ssifie_d as commercial 
space for FAR and other apphcable developmen~.st~nd~ds. Any L1ve/W~rk-,!!mts constructed as 
part of the Project shall.be located along 68th StteetN~ and afo11g the north~outhconnectortrail 
through the center of the Project. "91e. location of th~ 'L.iye~ofk units in the--J>ri)ject is depicted 
on Exhibit C to this Agreement. \. ~', '---"-.. ( 'J 

\ ·~ ' ------------

6.2 Flexibility. D~~;~d~,for dev~~ent of the Property have been 
submitted tm:ough the s~~~-P~~,ent~tleme~t'-Rrocclls_~~,Q!__her ap£fo'\al ~rocesses set forth in the 
RZC, as applicable. Road ~l~tlis,,nght-of.:.wa};'. ded1ca:t19-~s;"p.ubhc1~en1ty spaces, and street and 
utility improvementir§hqlfbe g6v~rh~d by th1:l\'{l!sfer Blan for~,,site plan entitlement application. 
However, depictions"ofb4ilding f9otprints, sh~pe{square footage, and number of stories in the 
Master Plan ar_e il_lustrativ~ o~ly._/$u_ch_~~phics~d~ext in the M~ster Plan shall not c~nstrain_the 
process of ftesrgnmg_?,nd apRrov-mg mc!!_vrdual developments, which shall address apphcable city-

, ' ' . -·. . ' 1/. ·--._ ,, . \ \. 
wide and/special-MDO2_ desi'gJ;l ~idelines,.,____codes, agd standards. Approved uses in the Master 
Plan n{ay ~i transfe~d td·-a--!1-y Bupcting on tfie,sg;a:nd the unit count of residential units may be 
modified, ih~luding iHeriesiH'g_ er dec~a_sing the number of units allowed, so long as the new use 
generates 'th~ sa,me or lesseit{ip~ as tlie,project approved as part of the Master Plan, based on the 
methodologyofthe Transportation Impact,Analysis accompanying the Master Plan. Any transfer 

. ''- '--- \ \ 
of approved uses·in the Master Plan must meet the standards and/or intent of RZC 21.13 "Southeast 
Redmond Regulations'\Subse~ue~t developments within the Master Plan shall be allowed to be 
flexible to achieve th~-int'e.Q!,of th,is Agreement stated in Section 3, to allow the City to obtain its 
pubHc benefits and rights--,_9:f-~ay, and to allow for the administrative flexibility and amendments 
permitted in Section 4.5. The Agreement may be administratively amended pursuant to Section 
4.5 to reflect changes to the Project permitted under this section. 

6.3 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 
authorized in this Agreement or otherwise authorized by applicable City codes or state or federal 
regulations, including but not limited to those codes and regulations set forth in Section 4.2 against 
which LMC is not vested, or under those circumstances set forth in Section 4.3. 
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6.4 Development Site/Land Division. The size, configuration and number of 
legal lots or development parcels within the Property may be modified if approved by the City 
without amendment of the Master Plan through boundary line adjustments, lot consolidations, 
binding site plans, short plats, subdivisions or the creation of condominiums. Any future land 
division or consolidation 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. · 

7. Phasing of De~elopmen_t. /) 

7.1 Description of Phases. Owner wilYdevelop the Property in phases that are 
described in the Master Plan at pages . Owner inufuds,to, begin construction of all phases as 
part of Phase 1, including the below-grade parkingrglitage desctlbed in the Master Plan. Owner 
anticipates completing construction of the building~ described 'in, ihe Master Plan in phases. 
Amendment of the phasing plan may be admihistratively approved 'by)~eement of Owner and 
the City staff as long as all infrastructure, p11bF£-...amenity space, and ~u,blic benefits associated 
with each phase remain coordinated so as to provid~ id~quat~,rfiitigation fofth~impacts associated 
with the development proposed in tlJatJ:>hase, and the Oity/ob~i~s like publi~"~cii7fits associated 
with each phase. \ ·""'- ~ / "-' 

\ \, '-"--, '~ '•·,..._ 

7.2 Street and Rig~t-6f-Way"'Improve~e~fs. Owner will construct the street 
improvements shown in !be_Master Plari\~d requir~cfb)'. the Ma,ster:_ Plan conditions of approval 
in order to mitigate the,tfans~tion imp~ct~'asso~iited~ith the Prpject. The improvements and 
associated right-of-✓ay ra~ geneptlly sho~ riwEajlibit D-!~this Agreement. Changes to the 
Project that result iri'a,dministrati\e'\tmendments (6 this Agr'eefuent under Section 4.5 will not 
require additional streef'ana/.or right M:_way im~rov:ements beyond those described in the Master 
Plan and this-AgreeJl!ent, ~jdng as fti~ change to\t.h~,,Project generates the same or fewer vehicle 
trips as ~6' Projeet-ptiorto th~'·apie(dmertt;,b?sed.Q._n \th~ methodology of the Transportation Impact 
Analy(i_~ aebompa~ying~,~~ste(tl~. Ease11!-e._!!!s and_dedications shall be pr?vided for the ~ity 
of Redm9rld_' s review at the t~me o{ construction drawing approval and finahzed for recordmg 
prior to thtdssuance ofa btiilding perinJt'fQr any multi-family structure. The construction of any 
frontage ~tr~t~~Rrovement, ~d~he declication ?f each completed frontage s~e~t i~provement 
and associated ngtJ.~o.f-way sha\1 be completed prior to the occupancy of any buildmg m the phase 
for which the infprovement i's tequired. Should Owner desire to construct improvements 
designated for future'p~)s~~/ai a,r/ earlier tirne, such work shall be subject to City approval and 
shall be coordinated with, th~/City. The improvements shall be designed and constructed in 
accordance with the Master-Plan and shall comply with City of Redmond standards and code 
requirements. 

7.3 Administrative Deviations for Streets. 
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Exhibit 8 

7.3.2 NE 69th Street Public Easement. Owner will grant the City 
a public access easement for public use and access to NE 69th 

Street, the width and location are shown oil the Master Plan. 

North-South Trail. Owner will grant the City a public 
access easement for public use and access to the North-South 
trail connecting the future NE 68th street and NE 69th

, the 
width and location are s shown on the Master Plan. 

7.4 Utilities. Any required water mains:~~er mains, and storm drainage 

I 

facilities will be installed in public right-'of'"way ot in /easemiots acceptable to the City. Any 
necessary right-of-way and easements shall be dedicatrd or,,..co~~~yed to the City. Construction of 
such improvements shall be in accordance with Cjty, starida_rd.s~~'cl~ding but not lirnjted to, the 
City's standard construction details and the City/of:R:edmond Storm\v~er Manual. Owner will 
construct improvements as shown in the Master· P,1,n and according,to the phasing schedule, if 
any, approved as part of that Plan. No additio\uil 'utility improvements 'wHl'b~ required, except as 
may be necessary to meet state or federal man\t~tes.,againsCw.hich Ow~r, is-,not vested under 
Section 42 and except as may be requted by the City'ugdfr cifcumstances de~&ibed in Section 
4.3. Changes to the Project that rlsult ih,administrative ame"ndment to this A~ment will not 
result in additional utility requirerriei,,~OJ;!__d thos~d~'seribed in the Master Plan and its 
conditions of approval, provided that ther\is no inerease in 'stonnwater runoff as the result of the 
amendment and provided that the utility\demands"ofthe ameridm\nt do not exceed the capacity I 
of the proposed Master'Plan ~tilities or tfie City utility;yste-!!1 ti'se.d) by the Project. Deviations 
from the Master Plari tharpic;vid~ inateriaH~~quiefa~erit utili~ s~rvice and that comply with City 
standards may be prdpp~e~ by the\O~ner and approved administratively by the City staff Without 
amendment of the Master Plan ot thi~ Agr· eemeilt. \\ 

' '--- / . -~ \ 

----- '"' '--./ ~, \ \_ 
//.,, ----,....__...._ ·-. ___ ,. . ·- /-----....__ ·_ '-·""---._, ' \ 

// ,.,,--7.5~ LQC~) lmpr~vem~ilt.!}lstr_ict.)n consideration of Owner's COtl_struction of 
the transp~rtation and·u~il~ impr:!::1:Vements desctl'!,ed in this Agreement and in the Master Plan, 
and ba~~ OQ__ the City's ac~'o~led~)q_~ that existing utility facilities have adequate capacity to 
service the froj~ct, the Prop~rty shaffm5t,be included in any currently planned ot future Local 
Improvemen1'•I?istrict ( or simili)\ asses§m6nts related to expansions of the water and/or sewer 
infrastructure se"r-x_ing the Mary¢o-pr Subarea and, except as provided in Section 7.4, will not be 
required to build "or'cpntrib~fe io any currently planned or future improvements, such as 
Wastewater Pump Stitiptl>l,.__}and.~sociated sewer mains, that are not shown to be constructed by 
the Owner in the Master'Rlan. / ' / .....__,/ 

8. NE 70th Street Improvements. Owner's preliminary design of all infrastructure 
along NE 70th Street has been reviewed for code compliance and conformance with Sound 
Transit's plans for the NE 70th Street ROW. See Exhibit E for letter of concurrence from Sound 
Transit. Owner shall be responsible for constructing all frontage improvements from the new curb 
line back to the final property line along NE 70th Street on Owner's property, subject to final 
agreement with Sound Transit. All other ROW work along 70th, including paving, signalization, 
underground power and water/sewer infrastructure within the travel lanes, will be constructed by I 
Sound Transit. In the event that sound Transit's project is significantly del~yed or c;~nceled, per RZC 
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21.17.F the Owner is responsible for all frontage improvements that would be associated with this project, 
including paving, curbs, sidewalks, storm drainage, street lights,and underground utilities ( except as 
provided for in RZC 21.17.020) along NE 70th Street on Owner's property, conforming to the 
standards. 

9. Transportation Impact Fees and Credits. 

9.1 Generally. Except as otherwise provided in this Agreement, Owner shall 
pay transportation impact fees for the Project in effect at the time building permits are issued for 
each building. /'" 

9.2 Calculation of Transportation Imp;(ct Fees. The City's method and 
procedure for calculating net new project demand for mo~ility units for purposes of transportation 
impact fees shall be modifiecl for development withi9Ahe )vf~~r Plan Property to account for 
structures currently exi_sting on the Property ("Exjsting/Stru'ctures~'). Upon demolition of an 
Existing Structure, credit for reduction of existing'cle¢and for m?,b~lit¥ units attributable to such 
Existing Structure shall automatically accrue to/li'e Jwner of the Existing 'structure. The credit may 
be used in whole or part by such owner to reduce tlie demand for mobility,.ufiits attributable to such 
owner's development ~i~in the Master Plan Pro~~ or ~;ty~e assign)d~o~nother owner_ or 
developer of pr~~erty ~tthm the Mas~~~lan Prope~~-£r~4Jts 91ay only be use{m the calculation 
of net new mob1hty umt demand for@evelopment w1tlitfl the(Master Plan Property,~nd may not be 
used in connection with a,ny developm~rit~lpcate~ outside"0f the Master Plan Property. Consistent 
with the Redmond Municipal Code (RMG) "J:-10:1-2~ at the 'ti~f building permit issuance, the 
Owner may choose to use the City's starl:dird tr'affic ii'nRact f~c.=Mates outlined in the schedules in 
RMC 3.10.100 for the y~of the,building ~~rinit iss~~c~r"Qavi'~)ndependent study conducted 
to develop unique trarisportation}rtipact fee\nit~./ AlVIBd~pendent fee calculation studies shall 
meet the standards o~tliried in RMC'J.10.120\and sfiall be stibtriitted to the City for review and 

"\.' \ 1 \' approval. ,~ "s~ ) \\ --- '\, '-._/ ~ \ '\ 
,/ -----....., ~-- -- .,,,-------;- '--, . 

/ / 9.3 "Cred1ts,agamst Tr-ansportat1on Impact Fees. 
/ / -~~ ~ -"';:~ -~", '✓ 
\,, (, _ 9.4 Per"tlle,CityofRedmond M6"icipal Code Chapter 3.10, Section 3.10.130. 
'' '--' '--'--(A), whenever,~ development,approvaqs',conditioned upon a developer's conveyance of land for 

and/or constru~!fo~ of specifie\l s\stem fm,provements, the developer shall be entitled to a credit 
against the impact'-(ee{hat wouldbe1imposed for the value of the land or property interest conveyed 
and/or the actual cost._d.K~onstru9tiop. The total amount of credit granted shall not exceed the total 
amount of the impact fee the Owner,iis required to pay upon completion of the Project. If the amount 
of credits in a particular ),h~{e~ci:ed the amount of the impact fee required for that phase, Owner 
may apply the remaining c~di(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, permit fees, 
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. 
If not already part of the TFP, City staff shall propose for City Council decision in 2020 the 
inclusion in the TFP of all transportation improvements listed below. In the event Owner pays all 
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or part of the cost of a TFP project in lieu of construction, the credit shall be in the amount of such 
payment. 

9.4.1 176th Avenue NE (between NE 68th Street and NE 70th Street) 

9.4.2 NE 70th Street 

In order to accommodate OWner construction of transportation improvements prior to City Council 
decision on inclusion in the TFP, and pursuant to Redmond Municipl;ll Code Chapter 3.10, Section 
3.10.130(a), the total cost of improvements shall be estimated pdor to any impact fee payment 
made by Owner and credited against such payment Ownyr--~hall be required to provide a 
performance assurance device (such as a performance bond,,.irrevdcable letter of credit, or escrow 
agreement) for the amount of such credit. If, at any time/4uririg construction of the Project, the 
Redmond City Council has approved amendment.Afr' Jh:e. 'ti:__P to include any or all the 
improvements described above as transportation impr~vement~;,City shall release Owner from its 
performance assurance requirement upon comp~ti~npf the transpa~tio,n improvements, pursuant 
to Redmond Municipal Code Chapter 3.10, ~ectton 3.10.130(d): In't~e"event the transportation 
improvements are not added to the TFP by the completion of the Projec~Owner shall pay the 
remaining traffic impact fees equal to the amourit·oft1le crediCreceived. ',,~~, 

/",, ~',,/ ,J 0 
10. Transportation Management. ," . ( 

\ \~-~"-, "-, 

I 

10.1 Transportation',Mitigation.~ On-site's~t and tight of way improvements 
required to mitigat~ the transp6rtation imp)cts associated with the Project I 
Mf oiifin~d in th'e, 'Master)Plli!Q)~o-'·a~clitional on-site or off-site 

/ t_qmsportatidn mitigatioii-\)Yill pi requJred/or construction of the Project. 
',,th~nges td\tlif Project\thai✓fesult in 'a.dministrative amendments to this 

Agree~ent 1wifl not result iQ additional transportation mitigation beyond 
.,,-------~ those. described irt·the M~stet Plan and this Agreement, so long as the 

// ---. 'ch,ang(N_p tJteProjectgen~r~t~the same or lesser trips as the Prior Use, 
( / ',b~~d" on:-,,the" methodo~gy of the Transportation Impact Analysis 

·"-- ',, accompanying "-, ..,, the Master Plan. 

" ""' "· ' \ ~ '"-'.. ~ "\\ "-'\ -

~-J0.2 Transportation Concurrency Certificate for Development Proposed on 
~, "-,"- or before 'December 31, 2025. Pursuant to RZC 21.52.010(8)(7), 

"",, 'd~velop1¥enj proposed in a building permit application submitted to the City 
-qrfQ{ gefor/e December 31, 2025 as part of Phase I or subsequent phases, as 
des~rlbe,91in the Master Plan, shall be deemed to have met the transportation 
conc'urfency requirements set forth in the RZC, so long as the change to the 
Project generates the same or lesser trips as the project approved as part of 
the Master Plan, based on the methodology of the Transportation Impact 
Analysis accompanying the Master Plan. No additional analysis and no 
additional transportation concurrency certificates shall be required to 
construct any development proposed as part of a building permit application 
submitted to the City on or before this date. 
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11. Family Housing Units. A minimum of five percent (5%) of the total number 
residential dwelling units in the Project shall be three-bedroom units. Three-bedroom units shall 
have three bedrooms, each of which shall be private and of at least_ square feet in size. 

12. Local Commercial Use. By the conclusion of the final phase of development 
under the Master Plan, Owner wili make available a minimum of 3,500 sf. of area for local 
commercial tenant(s). Local Commercial is defined as a general sales or service use (as defined 
by RZC 21.78) founded or based in Redmond or the adjacent cities of Kirkland, Bellevue, 
Issaquah, Sammamish, or Woodinville that has less than thtee (3) locations. National franchises 
(e.g. 7-11, Subway, GNC, etc.) shall not be considered a L~e9f1mercial Use. 

13. King County Trail Crossing. Subjec~Ao th/approval authority of the King 
- - ~. '.. / ', 

County Parks Department, Owner shall construct impro~ement.s to add east/west connections 
'th / ,, " th 

extendin~ pede~trian connections fro~ both N~6~ v~d NE"_6f\ _Streets t~ _the East Lake 
Sammamish trail. Improvements may mclude t~1sed/parkmg lot cr_ossmgs, add1t1onal pavement 
markings, enhanced surfaces, additional landscli:ping/ and direction sionak. 

\~ <_ . i:,••~-~ 

14. . . NE 68th Streetscape. Owner sliaI~"'t() the 'j'te~t approv~<l-"ilir~gh the site plan 
entitlement process, endeavor to desi~ the 68th Street p4~1ic spaces to be ab<>V~ and beyond what 
would be required by code in quality\an1~t~c ameriity~p~. ,,j 

15 C • G d Q\ o~·- ·-....,h 11 '-\i " . . f bl. d . . ommumty ar ens.\ ·.wner s a..__ prov1ue,a·,-~m1mum o two pu 1c gar en 
spaces accessible to the community on a fJ-st coriie, first~erve 'basis, The total area devoted to the 
public garden spaces /shallb1a,tfiinimuri\, ~( 500Q>squate,feet>t_6,e public garden spaces will 
inc!ude individual ~~isef/pla~te~ 'b~ds, path~;\~nd 3/shared~o~I shed. The administration and 
mamtenance of the gar ..... deQs w1H b~ handled by~epwner' s property management team. 

~ ~ j ! \ \ 
16. ,,...--:1-o/o_for the'-A~/Ownershall pr6vicle publicly viewable art in the project with a 

total budget, )nclus1ve,of desf gn ~dadm_@istr~tivi:fee, of a minimum of 1 % of the overall 
constnfutiotl cost, defin~d•.~s the"-swn of all"co-!1-)truction costs shown on all building permits 
associited'\,~}th the development. 'Fhe"final public'art design shall be reviewed and approved by 
the Redm'ond'arts commissfo~ \nd m)y iilclude but not be limited to: art integrated into the fa~ade 
of the north Bui~~g, balconi~\itthe w~t.building, and landscapingthroµghout the development. 

17. Pub~Benefit. ) ~e City agrees that the other public benefits provided by the 
Project and stated hereth, provide sufficient public benefit to meet the requirements of RZC 
21.76.070.L.3.e. ~ .._,, / 

._/ 

18. Right-of-Way and/or Easement Dedication. In accordance with RZC 
21.52.030.G, where a planned street nght-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 development, the fee owner of the Property shall be required to dedicate the right-of­
way and/or easement to the City as a condition of approval, unless stated otherwise in this 
Agreement. Prior to acceptance of the right-of-way and/or easement by the City, the fee owner 
will be required to remove or subordinate any existing private easements or rights that encumber 
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the property to be dedicated, and shall be required to remove any encroachments on such easements 
or rights-of-way. 

19. Transfer of Ownership. in the event of transfer of ownership of all or a:ny 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 ~ong aH persons and entities acquiring any interest in the Property 
subsequent to the date hereof. /~ 

/ / 

Miscellaneous Provisions. // ,~// / ,, 
( / " 

20.1 Code Citations. All citations-and feferehces,to the Redmond Zoning Code 

20. 

and Redmond Municipal Code in this Agreemenfs'h~ll refer to th'ase provisions in force as of the 

dateofthisAgreemeot. ( ( ~~ . 
20.2 Recording. This Agreement shall pe'recorded 'with"-the King County 

Department of Records and Elections., The provision~of, this/\greeinent sh~H riln with the land 
and be binding upon and inure to th~ benefit of the Partie_s, ~eit successors in intefest and assigns. 

\\ ""-.. , ~-........, ',,"' "",,, 

20.3 Amendments. M~f "a:m)~ents td,\his"Agreement shall require review 
an_d approval by the Red~9nq_~ty Coun~i~, 't~ty sta~sha.!~ be ~li\i,tle~ to administratively approve 
rtunor amendnlents to .this AgreeQient. A •~Mmor AmewmteQ_t" ts'-gefined as an amendment that 
does not increase t(e dehsity"··o(t~e Proj~•qt \Qr'~ign1ficantly"ipctease its adverse impacts on 
surrounding properties_. ~ · \ \. \ / ~,, 

'~,~ I , ' \ 

/~20A<, s;~ci~c-PirtJ)~aDC~ ~la:~ies specifically agree that damages are not 
an ade9-uate/remedy[or,~rea~~- o\ this A:gr~~m~hti,nd _th.at the Parties are entitled to specific 
perfo~-81\~e of all terms~:f.\h1s A~e~~ent by·aJ:!t,Party m default hereof. 

~' ,, '"' 
',, , ~',20.5 Gov~rnihg t~w. ',"-This Agreeinen.t shall be governed and construed in -, ~ \ ' ".... ', . 

accordance wi~'-the laws of-Jhe, State 'of Washington, notwithstanding any conflicts of law 
provisions. '"' "'--~ · \ \ 

~ "' I I 
20.6 · N~ti~~:

1 
/\11. notices and other communications required or otherwise 

provided for by this Agr'eeµieni,hall be in writing and shall be given to the following persons: 
',/ 

City of Redmond: 
Attention: Director of Planning and 
Community Development 
P.O. Box 97010 
Mail Stop: 4SPL 
Redmond, WA 98073-9710 

And to its Attorney: 
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Lennar Multifamily Communities, LLC 
Attention: 

And to its Attorney: 
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Ogden Murphy Wallace, P.L.L.C. 
Attention: James E. Haney 
901 Fifth Aven1,1e, Suite 3500 
Seattle, WA 98164-2008 
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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 
days after being placed in the United States Mail, properly addressed ~d postage prepaid, or upon 
personal delivery. 

,//) 
20.7 Full Undersbmding - Construytion.( The Parties each acknowledge, 

represent and agree that they have read this Agreemen~Ahl!lt "they fully understand the terms 
ther~of; th~t they have had the opportunity to be ft9ly~~vise~ by.~i{ legal counsel an~ any o~her 
advisors with respect thereto; and that they are executmg this Agreement after sufficient review 

and understanding ?fits contents. ( ( ~~ 
20.8 Attorney's Fees. If eithet,Party institutes litigation''against the other Party 

to enforce any provision of this Agre.eQ1ent or to rclfr:e'ssvariy br~ach thereof, 't:h~)revailing Party 
shall be entitled to recover its costs ~nd reas~nable att6~ey~'fees incurred in such litigation. 

\ \"-, "----. " ,,, \ '' '- ·-- '· .. \ "· '." ·, ', 20.9 Severability. If any sect!9n,,,~entence;1ta:use or phrase of this Agreement 
is determined to be invalid or uncon~t~tiltional----by 'any court, 'or" competent jurisdiction, the 
remaining sections,, sent~ces~, clauses and 'p• lfrases shi:tll remain viable and in full force and effect. 

( /"-~<\ \\\// // --------,,,'~ . - . '' . . 
20.10',fo~nterpaI;ts\ This Agr~ement may be'executed in counterparts, with each 

Pa.rty sending a .pdf of'its signatute tQ the otheri'artY via email transmission. This Agreement, 
when fully_,,,executed_ and ~ignanfre p_ag~'exchang~d\as provided herein shall be effective as the 
original ,d6cument" "'"'- ~ / ''--, "----,____"--- \) 

/ / '"----'" " ,, '---., 

( / . ·------ ,, ""' "' --------0 
' ( " ~ ' " .. "·," ','\. 20.11 Equ,1 :~ppo~u~Ity to P~~icip~te in Dr~fting. _The Parties have 

participated,'.1114, had an, eqlia~ opportun.!ty~o partICipate m the drafting of this Agreement. No 
ambiguity shal! be" construed ~gainst any.~Party based upon a chiim that such Pa.rty drafted the 
ambiguous langu~ge.~ \ \ 

20.~"~ih{~iJ ~is Agreement includes the following Exhibits: 
"--,_ / . / 

Exhibit A: '--../Legal Description of the Property 
Exhibit B: Depiction ofthe Property 
Exhibit C: Location of Live/Work Units 
Exhibit D: Street Improvements and Right-of-Way 
Exhibit E: Sound Transit Concurrency Letter 

20.13 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 representation on all 
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subjects relating to the development of the Property. Neither Party is entering into this Agreement 
in reliance on any oral or written promises, foducements, representations, understandings, 
interpretations or agreements other than those contained in this Agreement and the exhibits hereto. 

20.14 Effect of Expiration or Termination. Upon expiration or sooner 
termination of this Agreement, all rights and obligations of the Parties under this Agreement shall 
terminate and be of no further effect. Any unused credits against tr~nsportation impact fees created 
by this Agreement shall expire upon expiration or termination of this Agreement or six (6) years 
from the date the credit is awarded, whichever is later. Any development for which a permit is 
issued after expiration or termination of this Agreement and ,,after six years from the date any 
impact fee credit is awarded shall be subject to the payme_µ(oLiinpact fees as provided in City 
ordinances applicable to such development, notwithstan9irtg anY credit created by this Agreement 
for any design, engineering, dedication, conveyance, ?r' const~ction of improvements during the 
effective period of this Agreement. All developmentJor✓~hich"a,J3'er:rnit is issued after expiration 
or termination of this Agreement shall be ~etjuired to satisfy,, any applicable concurrency 
requirements notwithstanding the issuance <?f any~oncurrency ceit:i(t'cate during the effective 
period of this Agreement. All development fo! (vhich a permit is issued 'after the expiration or 
sooner terrnination of this Agreement shall be subj~qo SE~Kreyiew if ncl Rrevjously completed 
and _may b~ conditi~~ed . to mi9_gate an_y envi~rtmeri.tal/tmpacts _ of SQ~~) d~velopment, 
notw1thstandmg any m1t1gat1on prov~ded'durmg the te~of~his Agreement and tlie City shall not 
be required to credit any mitigation\ptov:ided,during tfie term of this Agreement against any 
mitigation subseqm:ntly dete~_in~d rt~<iefsary~?"Q!!t_igat~~¢~nvir~nm_ental i~pacts of any 
de~elop~ent for which ~-P:·erm.J!~•s 1ssued\~~fte{ exp1rat_1on;--~ soon~-te~matlon ofth1s Agre~me?t. 
It 1s the mtent of the part1,~§_~aq~e reqm~~ments, oft9•~ ... A:~em®:t shall apply only durmg its 
term and that once tp1s ~greerrt~t h,as expire.p\>r'.1s termmat~d;all rights created by the terms of 
this Agreement will 'h~ve .. _expired': or,

1 
terminatep. (All conditiohs of any permit approvals shall 

continue to apply, howev~~~ lo9g ~~e devek~finent approved by such permits remains on the 
Property. ~~----- "· '·v ~, \ \ 

/ . '"'-. ·, /----...... ", \ 

/ /~-----.... ·""- ·"-, ", ~--~ \) . . . . 

(INfWITNESS·\VHE;REOf, the Part1es•h-ee executed this Agreement as of the date first 
set forth,ao_ ove. .. ·, '·, "', "", 

"''" '\ ,'-... 
'·, ', \ \ " "' 

SERITAG"E>SRC FINANCE, DLC ~) 

~ ~ \) \ 
' ~ I I 

By: " "- "'~ ✓/. ) ----------,----a.,.,,-f""··;,.;;·.· ,,,.._ /--
Its: "- . _ / Dat_e_:----------.....,....~=,/---~-

------------
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CITY OF REDMOND 

By: _________ _ 

John Marchione 
Its: Mayor 
Date: ------------

Attest: 

Michelle M. Hart, City Clerk 
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STATE OF WASHINGTON 

COUNTY OF____ ) 

) 
) ss. 

Exhibit 8 

I certify that I know or have satisfactory evidence that _________ is the person who 
appeared before me, and said person acknowledged that (he/she) signed this instrument, on oath 
stated that (he/she) was authorized to execute the instrument and acknowledged it as the 

of LENNAR MUL TIF AMIL Y COMMUNITIES, LLC, to be the free and -------
voluntary act of such party for the uses and purposes mentioned in the instrument. 

DATED: ---------

Printed: _r-._ S-:/' · · ~. '\_ 
NOTARY PUB:EIC in and for~ashington 
Residing'lit: / "-~ 

\. f ~·~ 
M -""~ . ' y appomtmen~~xp,re_s:/',. . " 

r·---, ~"· -v-/;7 "<0 
\\ ,~,~ ~"-_<<, STATE OF WASHINGTON 

) ss\ "·~ ~ ~ ,, 
COUNTY OF KING / __ ) \\ \. '"~~,, ,<'") 

/ ~. \\ / ~,, ,, 
I certify that I know ,or havesatisfitctory evid~ri'c@,thaV6i1n~archione is the person who appeared 
before me, and said petsbn ackno\lcif ged that'q:e slgned this instriiment, on oath stated that he was 
authorized to execute 'th~lnst~n.ient and ac~owledged it as the Mayor of the CITY OF 
REJ?MO1':P,-te-be.Qu~ fre°'e,~'d.,yol~~-ac~f su~f party for the uses and purposes mentioned in 

the 1.nstru. m. e~t·---~ ·-~. ·,~ ( ~"' ~ 0 
( / ~" ~ '"" ~) DA TEI>: "-.,. " , ',," 

~' "'-, \\ \ "-, '·,,,, 
",,, "~ \ \ ",) 

"" ~ \ ------------
" ' 

1 
\ Printed: 

,~~~,_)) NOTAR_Y_P_U_B_L_I_C_i_n_a-nd_fo_r_W_a_s_h-in_gt_o_n __ _ 

" Residing at: _________ ___,;.....;..._;.,----'-,---'---
""· ,,// - My appointment expires: --.....--'-,a.....,,a...;....;..,..-....a.;...--,-"'-'--'---
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EXIDBIT A 

LEGAL DESCRIPTION OF PROPERTY 
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EXHl8ITB 

DEPICTION OF THE PROPERTY 
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EXIDBIT C 

LOCATION OF LIVE/WORK UNITS 
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EXHIBITD 

STREET IMPROVEMENTS AND RIGHT-OF-WAY 
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EXIDBITE 

SOUND TRANSIT CONCURRENCY LETTER 
I 

I 

I 
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