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August 8, 2025

Attn:  Peter Maus, Project Manager 

Department of Enterprise Services

1500 Je� erson Street SE

Olympia, WA 98501

Project No. 2025-829  Bellevue College On-Call Campus Architects

To the Selection Panel,

Miller Hayashi Architects appreciates the opportunity to present our quali! cations for the Bellevue College On-Call 

Campus Architect roster.   We are very interested in continuing our work with Bellevue College as a responsive consulting 

resource with strong planning skills, technical competence, and design creativity.  Along with Bellevue College, we have 

worked with a wide range of public agencies that will con! rm our responsiveness, creativity, and stewardship of public 

resources.  We can help provide continuity to our clients in these challenging times with market volitility. 

We are committed to forging long-term relationships. Our ! rm has recent experience providing On-Call capital planning 

and design services to public agencies including Skagit Valley College, Bellingham Technical College, the State of 

Washington, the Washington State Public Health Laboratory,  the City of Seattle, King County Library System, and The 

Seattle Public Library.  We provide similar services to regional health care providers including NeighborCare, Healthpoint 

and International Community Health Services (ICHS).  We bring experience working with higher education institutions 

including Seattle University, Grays Harbor College, University of Washington, Bellevue College, and Seattle Central 

College. 

Our projects include tenant improvements, roof renovations, mechanical and electrical upgrades, restroom 

improvements, and new construction ranging from 2,000 to 125,000 sf.  Many of our projects are similar in scope to 

the projects listed in the coming bi-annum, and undertaken with requirements for continuous occupancy and project 

phasing.  We are familiar with the Bellevue College campus, with recent experience on the Restroom renovation and 

Building L Roof  and Mechanical Renovation, and we are excited for the opportunity to continue to grow our relationship 

with the College.

Miller Hayashi is committed to the design of clearly organized, well detailed buildings.  We enjoy the process of building 

consensus with our creative design work.  Principals Bruce Hayashi, Laura Maman, and Ellen Hagen provide direct 

principal involvement through all project phases.  Individual project leadership will be provided by Jesse Chapmand 

and Pearlene Cheah, both have experience with on-call projects and Higher Education.   Our ! rm has the capacity and 

availability to assume responsibility for Bellevue College projects immediately.  We welcome the opportunity to respond 

to further questions you may have. 

Sincerely,

Bruce Hayashi, AIA, Principal, LEED Green Associate

brucehayashi@millerhayashi.com

Miller Hayashi Architects PLLC 

118 N 35th Street, #200 

Seattle, WA 98103

206 634 0177

millerhayashi.com

Bruce Hayashi, AIA, Principal, LEED Gree
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Firm Profile

Miller Hayashi Architects concentrates on the themes of learning, community 

and health in projects throughout the region.  Recent clients include the Bellevue 

College, Skagit Valley College, Whatcom College, Seattle University, Seattle Public 

Library, King County Library System, City of Seattle, YMCA of Greater Seattle, Seattle 

Public Schools, and the University of Washington.  Principals Bruce Hayashi, Laura 

Maman and Ellen Hagen provide leadership, experience and hands-on participation 

across a wide range of public and private project types.  The ! rm’s o"  ces are 

located in Seattle’s Fremont neighborhood.  Projects are documented with Building 

Information Modeling (REVIT) software. 

Miller Hayashi Architects stresses a collaborative, collegial environment, provides 

cross-training of sta#  among project types and emphasizes continuity through all 

phases of a project.   Miller Hayashi fosters a diverse work environment.

 100% Minority and Women Ownership

 50% Women Employees

 20% Minority Employees

We partner with WMBE ! rms on our projects and strive to expand our opportunities 

for collaboration with WMBE ! rms and Small Business Enterprises.

Miller Hayashi does not discriminate in employment on the basis of race, color, 

religion, sex, national origin, political a"  liation, sexual orientation, marital status, 

disability, age or any other non-merit factor. 

An overview of our ! rm can be found at  www.millerhayashi.com.

Miller Hayashi Architects was 

established in 1999 with the vision of 

architecture as an inclusive social art.  

We bring imagination to the design 

process as well as a grounding in 

the practicalities of project budget, 

constructability, and thorough 

documentation.  We practice a hands-

on approach of principal involvement 

in all phases of a project.  We listen 

carefully to owners, building users 

and the community, and respond 

energetically with design proposals.  

Our ! rm is founded on our belief in 

the potential of architecture to enrich 

both function and site in an act of 

imagination.  
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Key Personnel

BRUCE NEIL HAYASHI, AIA, PRINCIPAL

Licensed:  State of Washington,  LEED GA

Education:  Master of Architecture and Certi� cate in Urban Design: University of Washington, 1984

 B.A.: University of California at Santa Barbara, 1980

A�  liations:   A4LE Washington Chapter, AIA, Wing Luke Asian Museum Board, Seattle Planning     

 Commission, Seattle Landmarks Preservation Board, Seattle U Master Plan Advisory Committee

Bruce will be in Principle in charge for all Bellevue College projects. He is committed to working with 

educators, social services providers, and government agencies to de! ne and implement physical 

improvements to their facilities.  Bruce has developed extensive experience facilitating the participation 

of diverse community groups in the decision-making process.  Mr. Hayashi’s projects include educational 

facilities, administrative o"  ces, counseling facilities, health care clinics, and neighborhood planning 

projects.  The nature of these projects often demands creative solutions in the face of stringent budget 

requirements. 

Bellevue College (BC) Bldg C Restroom Reno BC Bldg B Restroom and O"  ce Reno (in progress)

BC Greenhouse and Gardens; Garage RR Reno BC Building L Roof, Skylight, and AHU Replacment

BC Building G Gym Floor BC Early Learning Center

BC Science Classroom Refresh BC Bldg G Roof, Skylight & AHU Replacement

Seattle Central College On-Call Projects Seattle Municipal Tower Chiller Plant Replacement

HealthPoint Medical & Dental Clinics Echo Glen Children’s Center Campus Improvements

ICHS Shoreline Health Center CHCSNO Edmond Community Health Center

Seattle University Public Safety Department Rhodes Center GSA Census Tenant Improvement 

Redmond Public Safety Bldg. Renovation Seattle Central College Roof Replacement

Bellingham Technical College Renovation Skaget Valley College  Early Learning Center

JESSE CHAPMAN, AIA, PROJECT ARCHITECT

Licensed:  State of Idaho

Education:  Masters of Architecture, University of Washington, 2016 

 B.S. in Architecture, Portland State University, 2007

A�  liations:   Member of the UW Architecture Department of Professional Advisory Council  (PAC) 

Through his eight years with Miller Hayashi, Jesse has worked on many project types including new 

construction, remodels, and tenant improvements for a wide variety of public and commercial buildings 

requiring detailed coordination of complex building systems, lighting, and ! nishes. He brings expert 

knowledge of the Building Code, engineering systems, and contract documents Jesse is able to handle 

complex projects that require phasing and detail knowledge of mechanical, plumbing, and electrical 

systems. Currently the Project Architect for Bellevue College On-call projects.

Bellevue College (BC) Bldg C Restroom Reno BC Bldg B Restroom and O"  ce Reno (in progress)

BC Greenhouse and Gardens; Garage RR Reno BC Building L Roof, Skylight, and AHU Replacment

BC Building G Gym Floor BC Early Learning Center

BC Science Classroom Refresh BC Bldg G Roof, Skylight & AHU Replacement

BC Bldg C Mech Unit Replacement BC House 19 Reno

BC Bldg N Kathabar Replacement (in progress)  BC Bldg B-L and C-D Bridges (in progress)

LWIT West Building HVAC Modernization LWIT East Building Bakery Entry Upgrades

LWIT East Building Science Classroom Reno Seattle University Hawk Pool Renovations

Seattle Municipal Tower Envelope Improvm’t Seattle Municipal Tower Chiller Plant  

Seattle U Dept of Pubic Safety and Operations  Renton SD Tally High School Vestibule Security Upgrades

HealthPoint FamilyFirst Community Center Renton SD Risdon Middle School Concrete Floor Repair

Neighborcare: Vashon Island High School Clinic Vashon Island School District Gym Modernization Study 

Vashon Island School District Bus Barn Study Vashon Island School District Maintenance Center  

available  October 2025
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Key Personnel

MELIKA SEYEDAKEFI, PROJECT SUPPORT

Education:  Master of Architecture: University of New Mexico, 2018

 Bachelor of Architecture: Islamic Azad University of S. Branch, 2015

Melika has expertise in complex tenant improvement projects and proven success in higher 

education design environments. Her attention to accessibility standards, safety protocols, and 

institutional guidelines minimizes project risk and ensures successful approvals. Her ability to 

facilitate cross-functional collaboration and optimize work! ows has consistently resulted in superior 

project outcomes and accelerated delivery timelines. 

Bellevue College (BC) Bldg C Restroom Reno BC Bldg B Restroom and O"  ce Reno (in progress)

BC Greenhouse and Gardens; Garage RR Reno BC Building L Roof, Skylight, and AHU Replacment

BC Bldg N Kathabar Replacement (in progress)  BC Bldg B-L and C-D Bridges (in progress)

HealthPoint Tukwila  Carolyn Downs Clinic

Northshore House YMCA

PEARLENE CHEAH, AIA, LEED AP BD+C, WELL AP, LFA, Assoc. DBIA, PROJECT ARCHITECT 

Licensed:  State of Washington

Education:  Bachelor of Architecture:  University of Texas at Austin, 2016

A!  liations:   A4LE Washington Chapter, AIA, LEED AP BD + C, WELL AP, LFA, Fitwell Ambassador

 Total Resource Use and E!  ciency Advisor, Sustainability Excellence Associate (SEA)

Adept at using building information modeling (BIM) software, Pearlene is focused on managing the sub-

consultant team through design milestones, permitting and bidding.  During the construction and close-

out phases Pearlene is committed to partnering with the construction team to foster e# ective communica-

tion and timely resolution of issues that arise in the $ eld.  Pearlene has been an integral team member for 

over seven years. She served most recently as the project manager for the 60,000 square foot West Seattle 

Elementary School Renovation and Addition. 

Bellevue College (BC) Bldg C Restroom Reno BC Bldg B Restroom and O"  ce Reno (in progress)

BC Greenhouse and Gardens; Garage RR Reno BC Building L Roof, Skylight, and AHU Replacment

BC Bldg N Kathabar Replacement (in progress)  BC Bldg B-L and C-D Bridges (in progress)

Tukwila PW M&E  East Campus RHA Sunset Neighborhood Center 

Bellevue Presbyterian  Facility Master Plan  SPS West Seattle Elementary Renovation and Addition

SPS Meany Middle School Recon$ guration SPS Bagley Elementary School Renovation and Addition

SPS BF Day ES Window Replacement SPS South Spokane St Warehouse

SPS Portables Demolition and Relocation Bellevue YMCA Finish Upgrade

Kent Family YMCA  Camp Terry YMCA  

Snoqualmie Valley YMCA
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DESIGN PROCESS   Our design approach is based on our commitment to listen 

carefully and respond thoughtfully to the input of project constituents.  To 

structure the process we will work with your Project Manager to create a Design 

Milestones Schedule for each design process.  This schedule links design phase 

tasks to stakeholder reviews and oversight approvals.  The Milestones schedule will 

identify design team tasks, deliverables, and owner decision points necessary to 

achieve the proposed construction start date.  The design process often includes 

public information workshops as well as presentations to ! scal oversight boards, 

design review boards and fundraising events.  We create strong presentations that 

e" ectively communicate project requirements and design strategies to people 

outside of the project design process.  Throughout the process we will work closely 

with you to hone the message that re# ects your goals. 

Miller Hayashi’s architectural approach explores the creative use of natural light, 

the use of materials with engaging sensory qualities, and the consideration of 

architectural scale as it relates to a person’s sense of comfort.   

COMMUNICATION AND ENGAGING STAKEHOLDERS  Miller Hayashi Architects 

brings proven success designing new buildings and renovations on campuses that 

! t the community and are well received.  Our success lies in direct engagement with 

the stakeholders.  We connect with the community through workshops or open-

houses, and we respond with solutions that respect community values.  Clients tell 

us that our record of engagement helps their projects build support and fosters 

cooperation with permitting agencies.

Miller Hayashi worked with King County Housing Authority and the Puget Sound 

Education Services District to plan the Educare Greenbridge Early Learning Center 

and integrate the program with the surrounding community redevelopment.  

Outreach in the community included # iers in multiple languages, open houses in 

the programming and design phases, participating in community events and active 

communication during construction.

Miller Hayashi recently lead the School Design Advisory Team composed of 

educators, neighbors and future parents for the Meany Middle School Renovation 

through a process of project de! nition, site visits to outstanding prototypes, 

educational speci! cations review, eco-charrette and conceptual design.  Brad Miller 

also led the public design process for Seattle’s Broadview Library, King County’s 

Woodmont Library and Seattle’s Fire Station 37. 

HISTORIC STRUCTURES  Miller Hayashi believes that the built environment 

represents a legacy for future generations.  Both new and historic buildings shape 

our understanding of cultural values.  When Landmarks Review is part of the 

process we recognize the importance of presenting the Owners’ needs for # exibility 

and ! scal certainty within the framework of the review process.  We have worked 

in historically signi! cant structures such as UW Hall Health, the Gar! eld County 

Courthouse and the Georgetown City Hall building. We have guided projects through 

the review process of the Seattle Landmarks Preservation Board (LPB) and the State 

Department of Archaeology and Historic Preservation (DAHP).  

Miller Hayashi stakeholder 

site visits, workshops and 

presentations:  School Design 

Advisory Team for the Meany 

Middle School Recon� guration.

Past Performance
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RENOVATION IN OCCUPIED BUILDINGS  On-Call projects in the institutional 

context often present speci! c challenges relative to multiple " oor levels, adjacent 

building tenants, and continuous operation.  Many of our projects require phasing 

of the work to maintain the Owner’s ongoing operations and swing shift or night 

shifts to minimize impact to operations.     We have several clients who operate 

facilities 24/7.  This imposes constraints on construction and the identi! cation of 

facilities for temporary relocations.  Construction sites with limited staging area or 

di#  cult vehicle access impact the project schedule and budget.  We plan projects 

and write clear speci! cations to de! ne a mutually acceptable approach for the 

Owner and General Contractor working in continuously occupied facilities and 

constrained sites. These considerations typically include: Building & Personnel 

Security, Privacy, Sound Control, Odor, VOC & Dust Control, Temporary Utilities & 

Scheduling of Shutdowns, Night Work Hours, Contractor Access and Staging.

BUILDING EXPANSION  Our approach to building expansion projects is to analyze 

the building with an eye to leveraging new investment to maximize the overall 

bene! t to the owner.  In our public library expansions at Broadview Library and 

Woodmont Library we removed structural barriers to create a seamless " ow of 

services and collections and create cohesive architectural spaces.  In our health 

care expansions we designed the improvements to solve existing problems of 

inappropriate zoning and ine#  cient circulation.   

PERMITTING  Miller Hayashi has a track record of successfully permitting a wide 

range of project types and has addressed a variety of zoning and land use issues 

for our clients.  We have substantial building renovation and addition experience 

throughout the state and have worked with the City of Bellevue to identify and 

resolve issues related to ! re protection, structural reinforcement, access, egress, and 

building envelope upgrades and to interpret the Washington State Energy Code 

and IBC as they apply to unique conditions. We’ve de! ned and resolved complicated 

campus and site development issues including:

Design Review Boards / Design Commission Reviews

Landmark Preservation Board Review

Historic District Review

SEPA declarations

Rezones & Subplats

Administrative Conditional Use & Change of Use

Tra#  c Impacts

Development Standards Variance

Environmentally Critical Areas and Shorelines

To accomplish this we work closely with land use planners, tra#  c consultants, 

environmental consultants, wetlands biologists, civil engineers and landscape 

architects to clearly de! ne and address AHJ requirements and potential community 

concerns. 

Past Performance

Seattle University relocated 

its Dept of Public Safety to the 

landmarked 1920’s Columbia 

Building. Completed in two 

phases while occupied, the 

complex support technology 

needed to remain operational 

continuously for critical 

campus dispatch services.
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At the Grays Harbor College 

Childcare Center beams 

were recycled from a recently 

demolished campus building. 

The beams were re-cut at 

Aberdeen’s Historic Seaport, a 

local non-pro� t institution. 

Past Performance

The Greenbridge Learning 

Center was sited to maximize 

daylight, views and allow for 

a  photo-voltaic array to help 

achieve LEED Gold.

SUSTAINABILITY    Miller Hayashi is deeply committed to sustainable 

design.  Our design approach is rooted in the appreciation of our 

Northwest environment and the desire to foster a thriving urban milieu 

within our region.  The crucial test within our design philosophy is that 

a signi! cant design decision should excel in terms of multiple criteria:  

programmatic, environmental, aesthetic and operational.  While many 

of our projects have been cited for design excellence we are equally 

proud that the owners we work with tell us that our buildings are high 

performers in the everyday world of user appreciation and operational 

e"  ciency. 

Energy Use Intensity (EUI):  Energy Use Intensity (EUI) is an 

important benchmark for measuring energy e"  ciency goals. Our 

approach to systems selection includes Life Cycle Cost Analysis, 

Daylight Modeling, Building Envelope Modeling, Constructability 

Review and review with the Owner’s facility operations sta# .  

Operations:  Our commitment is to the long-term e# ectiveness 

and serviceability of the building.  In recent projects we have 

implemented metering programs to develop a baseline for evaluation 

of the e"  cacy of sustainable strategies.  We have prepared ‘Owner’s 

Manuals’ tailored to building users to ensure that complex systems are 

clearly understood and e# ectively operated by building occupants 

and maintenance sta# . Recent projects have incorporated diverse 

systems and technologies including

Displacement Ventilation

Exhaust Air Heat Recovery

Variable Refrigerant Flow Heat Pumps

Ground Source Heat Pumps

Steam to Hydronic Heat Conversions

Radiant Slab

Photovoltaic Panels and Net Metering

Rainwater Puri!  cation and Re-use

Green Roofs and Rain Gardens

We believe our buildings create environments for learning, through 

the use of materials and poetic spaces to inspire learning about our 

environment and inspire individuals to examine design, construction 

and their built environment.
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ALIGN PROJECT SCOPE, BUDGET, AND SCHEDULE    Miller Hayashi will 

establish clear and realistic budget expectations at the beginning of the project 

and actively manage the design process to meet those expectations.  To do this 

we will work with a Cost Analyst or General Contractor and our engineering 

subconsultants to develop a preliminary cost model that re! ects site conditions, 

program requirements, site development costs, proposed building systems, code 

requirements and sustainability goals. 

We will update the initial cost analysis with increasing detail at each stage of the 

design process to provide feedback to the project team.  We work diligently to 

mitigate bid uncertainty and to provide the Owner with options through the use of 

estimating contingencies and additive bid alternates.  

When project delivery includes General Contractor Preconstruction Services the 

Miller Hayashi design team works with our subconsultant team to verify pricing 

assumptions and allowances, and respond to proposed systems alternatives. 

On our public projects we have participated in Value Analysis studies to create 

shared expectations for project costs and performance, and Constructability 

Reviews to con" rm the validity of the design approach and verify that the 

documentation clearly communicates project requirements. In our negotiated and 

GCCM projects we have worked with the Contractor team that is providing pre-

construction services to gauge the impact of project alternatives on the budget and 

schedule. 

The Miller Hayashi design team will identify the construction schedule impacts 

of site development, project phasing, and building systems alternatives.  We 

will  clearly outline schedule constraints to be incorporated into the construction 

contract.  During construction the Miller Hayashi team will communicate with the 

GC to track schedule sensitive activities and will work actively to expedite critical 

path RFI’s and submittals.

QUALITY ASSURANCE   Miller Hayashi employs several levels of document 

checking to ensure that bid documents are complete and coordinated.  All projects 

employ Building Information Modeling (BIM) software to facilitate cross-referencing 

and subconsultant coordination. Projects incorporate in-house peer review of 

project assemblies and details by a project architect outside the project.  We 

have rigorous o#  ce standards in terms of legibility and organization of contract 

documents to establish consistency and build our reference base from project to 

project.  We maintain sta$  continuity through all phases of design and construction.

Miller Hayashi partners with 

the Owner and construction 

team to anticipate potential 

challenges to the project 

schedule.

ICHS Shoreline: 

Cross-Laminated Timber Construction

Past Performance

Greenbridge Learning Center Kitchen
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Relevant Experience

LAKE WASHINGTON INSTITUTE OF 
TECHNOLOGY 

Kirkland, WA   $250,000 - $1.5M  2019-21

As the on-call architect, Miller Hayashi 

has supported a range of large and small 

renovation projects throughout the campus 

while working closely with the college and 

the State to meet challenging timelines and 

funding from multiple sources. For a building 

wide HVAC modernization project, the design 

and engineering team worked closely with 

the college to re! ne a grant proposal for 

additional air quality and energy e" eminacy 

improvements beyond the project baseline. 

Other projects included a remodel of the 

HR o#  ce suite with a focus on privacy and 

work% ow, improvements to support science 

and vocational programs, and an alteration to 

increase the access and visibility of the bakery 

run by culinary arts students.

BELLEVUE COLLEGE BUILDING G 
RENOVATION

Bellevue, WA    20,000 SF Renovation   $5M    

2019

The Bellevue College Building G Renovation 

recon! gures existing space to provide new 

consolidated locker rooms, team rooms, 

classrooms, and ! tness center to meet the 

evolving needs of the college's athletics 

programs, PE programs, and to serve the 

growing student community. Recon! gured 

spaces take advantage of natural light 

from existing skylights. New openings are 

cut into the existing structure to create a 

new, more e#  cient circulation pattern. The 

project provides new plumbing, electrical, 

lighting, ! re sprinkler, and ! re alarm systems, 

much of which is con! gured within the joist 

bays of the 1960's era precast concrete T 

structure minimizing visual impact in areas 

of exposed structure. Contract documents 

clearly outlined the College's requirements for 

occupancy of other portions of the building 

during construction.


