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Agenda 
 

 

6:30 p.m.
  

1. Call to Order   
Chair Tebelius 
 

 

 2. Roll Call 
 

 

 3. Approval of Agenda  
    
 4. Public Comment* 

Limited to 5 minutes per person or 3 minutes if a public hearing has been held on your topic 

 

 

6:45 p.m. 5. Study Session – Comprehensive Plan Update   
Light Industrial Lands Review 
Review assessment of light industrial lands 
Paul Inghram, Comprehensive Planning Manager; Lisa Grueter, BERK 

  

Pg.  
1  
 

    
7:30 p.m. 6. Eastgate/I-90 area plan 

Review proposed land uses for the Eastgate commercial corridor 
Erika Conkling, Senior Planner 

 

    
8:30 p.m. 7. Community Vision 

Review draft Community Vision statement 
Paul Inghram, Comprehensive Planning Manager; Erika Conkling, Senior Planner 

 

    
9:30 p.m. 8. Other Business  

  

 9. Communications from City Council, Community Council, Boards and Commissions 
 

 
 

 10. Committee Reports 
 

 

 11. Staff Reports 
Paul Inghram, Comprehensive Planning Manager 

 

 

 12.  Draft Minutes Review 

 January 8, 2014  

 January 22, 2014 
 

 

 13. Next Planning Commission Meeting – March 12    
    
10:00 p.m. 14. Adjourn  
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Planning Commission members 

Diane Tebelius, Chair 
Aaron Laing, Vice Chair 
Hal Ferris  
John Carlson 
 

Jay Hamlin 
Michelle Hilhorst 
John deVadoss 

Staff contact: 

Paul Inghram  452-4070  
Michelle Luce 452-6931 
 
* Unless there is a Public Hearing scheduled, “Public Comment” is the only opportunity for public participation. 
 
Wheelchair accessible.  American Sign Language (ASL) interpretation available upon request.  Please call at least 48 hours 
in advance.  Assistance for the hearing impaired: dial 711 (TR). 

 



City of 

Bellevue                               MEMORANDUM 
 
 

 

DATE: February 14, 2014 

  
TO: Chair Tebelius and Members of the Planning Commission 

  
FROM: Paul Inghram, ACIP, Comprehensive Planning Manager 

452-4070 pinghram@bellevuewa.gov 

 

SUBJECT: Comprehensive Plan Update – Light Industrial Uses Review 

 

The February 26, 2014, study session will focus on reviewing light industrial land uses in 

Bellevue as part of the overall Comprehensive Plan update. 

 

While no formal action is requested at this time, staff would appreciate hearing the 

Commission’s initial thoughts on the overall approach to light industrial lands and for the 

individual light industrial land areas in the city.  Ultimately, this study session will help shape 

recommended policy amendments for the Land Use Element and potential changes to the 

Comprehensive Plan map. 

 

BACKGROUND 

 

Bellevue has a history of light industrial and manufacturing uses. However, over the last decade 

the demand for light industrial space in Bellevue has diminished relative to other competing 

commercial uses.  The city saw significant shifts of light industrial lands with both the OLB-OS 

zoning effort in Eastgate and the BelRed planning effort.  Meanwhile, the context of 

manufacturing uses in Bellevue has changed.  The BNSF rail road has ceased operations; 

Safeway relocated its distribution and cold storage facility to Auburn; and other, larger industrial 

areas have sprung up in other parts of the region. 

 

The current Comprehensive Plan has two policies that are relevant to light industrial lands: 

 

POLICY LU‐5. Ensure enough properly‐zoned land to provide for Bellevue’s share of 

the regionally adopted demand forecasts for residential, commercial, and industrial uses 

for the next 20 years. 

 

POLICY LU‐34. Explore the appropriate long‐term direction for the location of light 

industrial businesses such as light manufacturing and warehousing. 

 

Discussion: These uses are best situated in an area of limited traffic that facilitates the 

movement of goods. Because there are competing demands for this land from other 

business sectors, long-term impacts should be analyzed when considering the 

modification of land use regulations to permit additional uses in these areas. Retail sales 

in these areas should generally be limited to: 

mailto:pinghram@bellevuewa.gov


1. Uses that provide services to people employed in the area, and 

2. Subject to a size limitation, uses that sell large items and bulk commodities requiring 

on‐site warehousing (e.g., building materials, commercial equipment and supplies). 

 

The city hired BERK Consultants to review light industrial lands in Bellevue and to relate the 

review to the city’s ongoing economic development strategy and the Eastgate plan. 

 

The attached BERK paper (Attachment 1) provides an overview of the locational needs of light 

industrial uses and how light industrial economic activity compares with other industries in 

Bellevue. The paper also discusses the regional, local and local community services value of 

light industrial property.  Whereas some light industrial properties may have limited value in 

supporting regional manufacturing uses, they may be important contributors to the local 

economy and/or in providing local services.  Additionally, the paper looks at whether some of 

the local needs could be met in other, similar zones. 

 
The study session presentation will review this background analysis as well as the options 

available each of the individual light industrial areas in the city. 

 

NEXT STEPS 

 

This review will help staff move forward with the Eastgate planning work, the Land Use 

Element and the Economic Development Element.  The overall Comprehensive Plan update will 

continue at future study sessions, including review of updated drafts of those components. 

 

 

ATTACHMENTS 
 

1. BERK Report – Light Industrial Zone Analysis 
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DATE: February 19, 2014 

TO: Paul Inghram, AICP, Comprehensive Planning Manager, City of Bellevue 

FROM: Lisa Grueter, AICP, Manager; Natasha Fedo, Manager; Gary Simonson, Associate, and Tashiya Gunesekera, 

Project Associate, BERK Consulting 

RE: Light Industry Zone Analysis 

 

INTRODUCTION 
The City of Bellevue (City) is considering the long term future of lands planned and zoned for light industrial 
uses. The current Comprehensive Plan indicates the City should have sufficient land zoned for residential, 
commercial, and industrial uses to meet the City’s share of regional demand (LU-5) and that the City should 
consider the long term vision for industrial lands (LU-34).  Descriptive text calls for allowing these uses 
where there is limited traffic and limiting competing retail uses in these locations.  

POLICY LU-5. Ensure enough properly-zoned land to provide for Bellevue’s share of the regionally-
adopted demand forecasts for residential, commercial, and industrial uses for the next 20 years. 

POLICY LU-34. Explore the appropriate long-term direction for the location of light industrial 
businesses such as light manufacturing and warehousing. 

Discussion: These uses are best situated in an area of limited traffic that facilitates the movement 
of goods. Because there are competing demands for this land from other business sectors, long-
term impacts should be analyzed when considering the modification of land use regulations to 
permit additional uses in these areas. Retail sales in these areas should generally be limited to: 

1. Uses that provide services to people employed in the area, and 

2. Subject to a size limitation, uses that sell large items and bulk commodities requiring on-site 
warehousing (e.g., building materials, commercial equipment and supplies). 

With the transition of Bel-Red from an industrial to a planned mixed use area, the City’s remaining Light 
Industrial (LI) zones are small. The City is considering the future of LI uses in its Comprehensive Plan Update 
and may amend its policies and zoning. To assist the City’s review this memo contains: 

 Historic information about LI uses and zones in Bellevue, 

 Typical location requirements of LI businesses and whether these criteria are found in the remaining LI 

zones, 

 Trends in industrial uses generally and in Bellevue and Eastside King County, 

 Parcel level information on types of businesses in LI zones,  

 Fit of LI uses within the City’s long-term economic strategies, and 

 Potential zoning options addressing LI uses. 

mluce
Typewritten Text
Attachment 1
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HISTORIC LAND USE AND ZONING CONTEXT  
The following historic land use and zoning information provides context for the LI zone evaluation. Prior to 
Bellevue’s incorporation, early plans contemplated manufacturing areas adjacent to rail yards on the 
eastside of Downtown Bellevue.  In the early 1900’s a large industrial center was envisioned and named 
Factoria in an attempt to attract manufacturers. While Factoria never developed into an industrial area, 
other industrial, manufacturing and warehousing uses did develop in Richards Valley, and along Mercer 
Slough, the 520 corridor, and east of I-405 in the Bel-Red area.   

Bellevue’s LI areas have been home to a number of manufacturing and industrial uses, such as: 

 Coca-Cola - Northwest bottling plant serving a multi-state region. 

 Safeway dairy and bakery operations (zoned for redevelopment) 

 King County Metro Eastbase and service operations (zoned for redevelopment) 

 Cadman premix concrete plant (zoned for redevelopment) 

 PSE maintenance yard 

 HD Fowler Company – pipe distributor in Richards Valley 

 King County waste transfer facility in Richards Valley 

Several of the City’s LI locations were near the BNSF rail corridor and some accessed the rail line directly or 
via rail spurs.  Over time, LI uses in Bellevue have seen a number of changes: 

 Abandonment of BNSF RR, split by I405 expansion at Wilburton, designated Eastside Rail Corridor with 

plan for Eastside regional trail   

 Change to trucks as preferred shipping method for most businesses 

 Relocation of LI uses out of Bellevue such as the Safeway distribution and cold storage operations to 

areas that better suit industrial needs (large, flat sites with access to freight) 

With changing market conditions and City policies, several areas were recently rezoned from LI to other 
uses, including: 

 OLB-OS: This amendment addressed the transition of Boeing Computer Services at the Bellevue Airfield 

site, and a desire to acquire needed park space in Southeast Bellevue. The OLB-OS (Office and Limited 

Business - Open Space District) designation replaced LI and recognized the existing Boeing Computer 

Services properties suburban office and business character, as well as promoted new office densities 

and open space including at a former Bellevue School District site.   

 Bel-Red: Prior to 2009, the City’s largest area of industrially zoned land was in the Bel-Red area. 

Following the 2002 economic downtown that saw a loss of employment in the city, Bellevue engaged in 

planning for the Bel-Red area with a desire to create an opportunity for an economic niche between 

the office tower core of downtown and the low-density suburban offices elsewhere in the city. Safeway 

had closed its major distribution facility, relocating it to Kent, and Sound Transit was beginning to plan 

for an extension of light rail to the Eastside creating the opportunity to plan for transit service. The 

combination of diminishing LI employment and plans for light rail resulted in the City adopting changes 

to zoning in 2009 to support new office, commercial and residential development in proximity to 

planned light rail stations. This removed the LI zoning from Bel-Red, although the adopted code allows 

for existing uses to continue indefinitely. Some areas of General Commercial (GC) zoning, where local 

services are often found, were retained on the periphery of the area.  
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The City also reviewed the future of the Richards Valley and Eastgate LI areas in 2012. The City’s vision for 
Richards Valley, the largest LI area at 120 acres, is continued LI zoning with allowances for research and 
development and flex-tech1. In the Eastgate area, the City intends that LI lands change to uses more 
compatible with the Factoria and Bellevue College area, i.e. a mix of office, retail and service uses. 

 Eastgate/Richards Valley LI: The City’s most recent review of industrial lands was the 2012 Eastgate 

Land Use and Transportation effort that includes the Richards Valley industrial area. A wide range of 

businesses, including offices and a few commercial uses in addition to traditional LI uses such as 

manufacturing and outdoor storage, occupy this area.  The Eastgate Land Use and Transportation 

project vision, which was approved by Council in 2012, supports continued LI zoning for most of the 

Richards Valley industrial area.  It also suggests allowing an expansion of uses to allow research and 

development and flex-tech as part of the LI mix.  However, for several parcels fronting Eastgate Way 

(currently the location of the Humane Society and a vacant site owned by King County) different land 

use is envisioned.  Instead of LI, this area would support a mix of office, retail and service uses south of 

SE 32nd Street with strong connections to similar uses in Factoria and to transit oriented development 

just south of Bellevue College.  While this change will not supplant any current industrial use, it would 

remove about 20 acres from LI designation. Land use and zoning changes to implement this vision are 

expected to occur in 2014-2015.  

Exhibit 1 illustrates the transition in zoning over the last eleven years, and the remaining LI zoned areas. 
The Attachment shows each area in close up with zoning and environmental conditions. 

                                                            

 
1 Low-rise, campus-style offices consisting of two-story concrete buildings that can readily be designed for either office or industrial 
use or a combination (Los Angeles Times, April 23, 2002) A local owner of flex tech space Sabey has examples at these locations: 
Flextech properties are: Everett Technical Park properties, Riverfront Park (Tukwila), Original Rainier Brewery, and Intergate.Seattle 
– East & West campuses (East Marginal Way): http://sabey.com/. They indicate “Office space is often co-located with warehouse or 
manufacturing space to serve both requirements in close proximity to each other.” 

http://sabey.com/
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Exhibit 1. Light Industrial (LI) Zoning  
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WHAT IS LIGHT INDUSTRIAL? WHAT ARE ITS LOCATIONAL REQUIREMENTS? 
LI uses can be described as those that are conducted in enclosed buildings where assembly of pre-prepared 
materials, or fabrication of food, apparel, electronic, or other materials is conducted. Warehousing and 
distribution activities are also commonly found in LI zones. Example definitions follow: 

 A LI business where all processing, fabricating, assembly, or disassembly of items takes places wholly 

within an enclosed building. Typical items for processing, fabricating, assembly, or disassembly include 

but are not limited to apparel, home accessories,  food, drapes, clothing accessories, bedspreads, 

decorations, artificial plants, jewelry, instruments, computers, and electronic devices. (available: 

http://itsallaboutbusiness.com/Manufacturing.htm) 

 LI space types are used for the assembly, disassembly, fabricating, finishing, manufacturing, packaging, 

and repairing or processing of materials. LI space types can include but are not limited to spaces for 

printing, commercial laundry, photographic film processing, vehicle repair garages, building 

maintenance shops, metal work, millwork, and cabinetry work. (Whole Building Design Guide, National 

Institute of Building Sciences: http://www.wbdg.org/design/light_industrial.php)  

 Warehousing and Distribution includes storage of goods for shipment (warehousing) and a facility 

where wholesale and retail orders are filled and dispersed (distribution). Supply Chain Digest, 

http://www.scdigest.com/assets/Experts/Holste_09-12-16.php.  

Many LI areas are also locations for utility facilities, machine and repair shops, and other activities. 

The City defines the intent of its LI zone for industrial, warehousing, and distribution purposes: 

 Light Industrial (LI) Districts provide for the location of a broad array of activities, including 

manufacturing, wholesale trade and distribution activities. Offices are discouraged unless they support 

the primary functions of the LI District. Sales of goods and services subordinate to permitted activities 

and sales of bulky or large scale items are appropriate, except for auto sales and rentals which are 

appropriate only in certain locations. 

Such LI activities typically take place on properties with access to freeways and highways, adequate power 
and gas facilities, and within buildings containing high bays, as described in Exhibit 2. According to a local 
broker, Bellevue’s LI areas typically contain industrial activities as opposed to distribution; Bellevue as part 
of Eastside King County is seen more for high technology and retail than for industrial uses, consistent with 
the trends the City has seen in the last decades. In terms of appropriate locations for new or relocating 
businesses, important attributes are highway transportation, and buildings designed to accommodate 
trucks with high bays, adequate power, and accessory office and related uses. 

Exhibit 2. Summary Locational Requirements - Broker Information 

Feature Light Industrial (LI) Location Needs 

Type of Businesses in Eastside and 
Bellevue 

Eastside King County is viewed as more high tech, and less industry oriented. 
Traditionally, in Bellevue there is more light industry. A lot of the industrial land in 
Bellevue has been transformed into retail.  

Distribution can be found in LI areas. However, Bellevue is not geared towards 
distribution. Distribution is found more in Woodinville and Everett, with heavy distribution 
areas in the Kent Valley. 

Transportation & Parking LI uses typically require a location with good access to interstate and state highways. 
Rail is not especially important for LI uses on the East Side. Ample parking is also a 
requirement for many LI uses. 

http://itsallaboutbusiness.com/Manufacturing.htm
http://www.wbdg.org/design/light_industrial.php
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Feature Light Industrial (LI) Location Needs 

Space and Bays Sites that accommodate trucks are often a LI requirement. Typically a LI business would 
need drive in doors, load in, dock high doors (bottom off the door starts off the ground at 
four feet). If there is only assembly, dock highs are not needed. The drive-in roads need 
to be at the same level as the parking lot. 

The space does not have to be a warehouse if it is for light assembly. Need clearances 
of 4-5 feet. A business would need higher clearance if storing items for distribution.  

Power and Gas Power and gas is necessary for manufacturing but may be less important for other uses 
such as warehousing and distribution. The number of amps and gas requirements 
would vary based on the use. 

Other Support Uses Office space is necessary, and the percentage of office space will depend. A truck 
pullout for loading and unloading is also needed. 

Source: Wilma Warshak, Washington Real Estate Advisors, pers com, January 28, 2014 

A typical layout of LI and warehouse space is shown in Exhibit 3. 

Exhibit 3. Light Industry and Warehouse 

 
Source: Whole Building Design Guide, National Institute of Building Sciences: http://www.wbdg.org/design/light_industrial.php 



MEMORANDUM 

 “Helping Communities and Organizations Create Their Best Futures”  7 

BUSINESS TRENDS & INDUSTRY 

Business Openings and Closings 

Exhibit 4 and Exhibit 5 below show business openings in Bellevue between 1980 and 2013 grouped by 
decade, as well as a projection for the 2010s (based on available data from 2010 to 2013). Business closings 
between 2009 and 2013 are also included. The table is categorized by 2-digit NAICS codes, highlighting 
which industries have seen the most openings in recent decades. The “% Change” column indicates the 
projected percent increase for an industry between the 2000s and 2010s.  

The relationship of Bellevue’s total openings between 2010-2013 and the business closings of 2009-2013 
(nearly 2:1) is similar to the state’s results for 2012, nearly 87,000 openings and nearly 44,000 closings. 

The number of manufacturing, transportation and warehousing, and construction businesses formed in 
Bellevue is small relative to other businesses such as Professional, Scientific, and Technical Services that has 
produced thousands of business openings (6,789). In contrast, there were 389 manufacturing, 430 
transportation and warehousing, and 1,321 construction business openings between 1980-2009 (total of 
2,140 business openings in these sectors). In the more recent past, 2009/10 to 2013, there were 722  
openings and 272 closings in these sectors. In the 2010s there are protected to be 2,164 business openings 
in the same manufacturing, transportation and warehousing, and construction sectors.  

Exhibit 4 
Past and Projected Business Openings/Closings in Bellevue, 1980 – 2019 

 

Source: Washington State Department of Revenue, 2013; BERK, 2013 
Note: 2014-2019 business openings projected based on rate of business openings between 2010 and 2013.  
We are researching with the Department of Revenue whether this table includes relocation of existing business from elsewhere 
and regional offices of companies based in other places.  

# of Business Closings

Code Description
1980s 1990s 2000s

2010-

2013

2010s 

(projected)
Total 

% Change

(2000s to 2010s) 2009-13

54 Professional, Scientific, and Technical Services 286 1,486 2,678 2,339 6,497 10,947 143% 920

44-45 Retail Trade 159 772 1,040 992 2,756 4,727 165% 352

62 Health Care and Social Assistance 123 463 1,048 803 2,231 3,865 113% 320

81 Other Services (except Public Administration) 91 400 858 733 2,036 3,385 137% 261

56 Admin. & Support & Waste Mgmt. & Remediation Srvcs. 101 556 854 540 1,500 3,011 76% 213

53 Real Estate and Rental and Leasing 62 306 896 548 1,522 2,786 70% 212

52 Finance and Insurance 139 314 661 517 1,436 2,550 117% 233

23 Construction 64 223 549 485 1,347 2,183 145% 179

42 Wholesale Trade 87 327 390 307 853 1,657 119% 113

61 Educational Services 33 134 307 337 936 1,410 205% 79

72 Accomodation and Food Services 17 91 298 269 747 1,153 151% 73

51 Information 24 170 322 229 636 1,152 98% 106

71 Arts, Entertainment, and Recreation 26 121 241 219 608 996 152% 80

48-49 Transportation and Warehousing 20 80 168 162 450 718 168% 48

31-33 Manufacturing 27 117 170 75 367 681 116% 45

0 No Code Available/Other NAICS 67 1,361 154 132 208 1,790 35% 28

Total 1,326 6,921 10,634 8,687 24,131 43,012 127% 3,262

NAICS # of Business Openings
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Exhibit 5. Graph: Past and Projected Business Openings/Closings in Bellevue, 1980 – 2019 

 
Source: Washington State Department of Revenue, 2013; BERK, 2013 

Notes: 2014-2019 business openings projected based on rate of business openings between 2010 and 2013. 

Building Permits 

In Eastside King County, industrial permitting in the last decade has been more active in other locations 
such as Woodinville, Kirkland (Totem Lake), and parts of Redmond. Industrial permitting in Bellevue was 
more active in past decades in the Bel-Red area. See Exhibit 6 and Exhibit 7. Industrial building permit 
trends contrast with retail and office building permit trends as shown in Exhibit 8, Exhibit 9, Exhibit 10, and 
Exhibit 11 where Bellevue is a target location for office and retail space in the region. (It should be noted 
that permitted industrial space is largely focused in industrially-zoned areas, but where zoning allows for 
some types of industrial uses in mixed commercial zones, there is overlap.) 

As Bel-Red redevelops as a mixed use center, some of the smaller industrial businesses may search for 
other existing buildings to occupy. It is possible that some of the other existing LI zones in Bellevue, or in 
other communities, could accommodate such relocations. 
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Exhibit 6. Northeast King County Industrial/Warehouse Development (Square Feet and Year Built) 2012 

 

Exhibit 7. Bellevue Area Industrial/Warehouse Development (Square Feet and Year Built) 2012 

 
Source: King County Assessor, 2012; BERK, 2013 
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Exhibit 8. Northeast King County Office Development (Square Feet and Year Built) 2012 

 

Exhibit 9. Bellevue Area Office Development (Square Feet and Year Built) 2012 

 
Source: King County Assessor, 2012; BERK, 2013 
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Exhibit 10. Northeast King County Retail Development (Square Feet and Year Built) 2012  

 

Exhibit 11. Bellevue Area Retail Development (Square Feet and Year Built) 2012 

 
Source: King County Assessor, 2012; BERK, 2013 
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Small Scale Industrial and Building Reuse Trends 

Other cities have been investigating reuse of existing industrial buildings and the potential for small scale 
manufacturing including recently the City of Kenmore, now considering the future of its Regional Business 
zone along SR 522 (BERK 2013). Based on that research, there is an opportunity for reuse of existing 
buildings by small scale and artisan manufacturing described as follows: 

 Advanced manufacturing produces plastic and metal components and other products, including 3D 

printing. These types of businesses rely on high skilled employees, and the production process is linked 

closely with designers and engineers in producing prototypes and products for technical devices, often 

in small amounts, as opposed to mass production, which is usually done abroad. 

Computer-aided-design companies like Autodesk are actively working to make what they call the 
Imagine, Design, Create-process much easier for mere mortals to perform. These will empower 
millions more people to join the ranks of the creator economy, where mass production is replaced 
by personalized production, and people are empowered to specify new products, design, test, and 
build them. (Washington Post, January 11, 2012, http://wadhwa.com/2012/01/11/washington-
post-why-its-chinas-turn-to-worry-about-manufacturing/)  

 Urban and/or artisanal manufacturing focuses on value added products that serve niche markets 

and/or are high in craftsmanship and/or design. Businesses matching this description include furniture, 

food processing (including wineries, distilleries, and breweries), print and media, and fashion apparel. 

With the rise of contract manufacturing and increasing access to networked resources across the 
internet, the cost of developing, manufacturing, marketing, and delivering goods has dropped 
substantially, making it possible to create and distribute an increasing amounts of goods to smaller 
and smaller markets. (The New Artisans, August 14, 2011, 
http://www.tnl.net/blog/2011/08/14/the-new-artisans/)2  

Both types of users, particularly small growing businesses and start-ups, do not need large spaces and are 
looking for inexpensive rent when they start out. These types of businesses look for existing buildings that 
fit these criteria that they can occupy. Advanced manufacturing businesses and artisanal manufacturing 
have a number of locational needs that can help assess the potential for these types of businesses at a high 
level. In addition to smaller spaces and less expensive rents, there are a couple of other important 
locational factors: 

 Connection and proximity to the local supply chain for that industry. 

 Availability of a skilled labor force, whether those skills are in robotics and computer programing, 

cabinetry, or apparel design. 

LI ZONED PROPERTY CHARACTERISTICS 
There are five LI zoned areas, named as follows for the purposes of this analysis: Richards Valley, South of 
Bellevue College, NW of SR-520 and I-405, I-405 and SE 8th Street, and NW of I-90 and I-405. Each is more 
specifically described in the Appendix.  

Land use characteristics are shown in Exhibit 12. Richards Valley and NW of I-90 and I-405 areas are 
predominantly used for Industrial purposes as is the 1-405/SE 8th Street area, but have a significant portion 
of commercial office and retail uses. South of Bellevue College is predominantly in office use. NW of SR-520 
and I-405 is predominantly in office and commercial use. 

                                                            

 
2 See also Intuit Small Business Future Report, February 2008, http://http-
download.intuit.com/http.intuit/CMO/intuit/futureofsmallbusiness/SR-1037C_intuit_future_sm_bus.pdf.  

http://http-download.intuit.com/http.intuit/CMO/intuit/futureofsmallbusiness/SR-1037C_intuit_future_sm_bus.pdf
http://http-download.intuit.com/http.intuit/CMO/intuit/futureofsmallbusiness/SR-1037C_intuit_future_sm_bus.pdf
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Exhibit 12. Building Space Use by LI Zone Area 

 

Source: King County Assessor, City of Bellevue, BERK Consulting 2013 

Most parcels in the Richards Valley area are considered “warehouse” and “vacant” industrial. See Exhibit 
13. 

Exhibit 13. Building Types and Parcels 

 

Source: King County Assessor, City of Bellevue, BERK Consulting 2013 

Some LI zoned parcels are more intensively used, while others have lower floor area ratios (FARs) 
consistent with a suburban character. See Exhibit 14. Many LI zoned properties have building to land value 
ratios considered as “redevelopable” (i.e. <0.5); alternatively the building values may be such that they 
would be attractive to new “start up” businesses. See Exhibit 15. 

Industrial Net SF Office Net SF Retail Net SF School SF Other SF Total SF

Richards Valley 553,441 349,287 38,456 40,697 37,530 1,019,411

South of Bellevue College 9,200 37,285 0 0 0 46,485

NW of SR-520 and I-405 58,588 112,506 105,600 0 2,802 279,496

I-405 and SE 8th Street 124,600 37,708 2,400 0 0 164,708

NW of I-90 and I-405 32,464 23,966 4,310 0 468 61,208

Industrial Net SF Office Net SF Retail Net SF School SF Other SF Total SF

Richards Valley 54.3% 34.3% 3.8% 4.0% 3.7% 1,019,411

South of Bellevue College 19.8% 80.2% 0.0% 0.0% 0.0% 46,485

NW of SR-520 and I-405 21.0% 40.3% 37.8% 0.0% 1.0% 279,496

I-405 and SE 8th Street 75.6% 22.9% 1.5% 0.0% 0.0% 164,708

NW of I-90 and I-405 53.0% 39.2% 7.0% 0.0% 0.8% 61,208

Total 49.5% 35.7% 9.6% 2.6% 2.6% 1,571,308

Richards 

Valley

South of 

Bellevue 

College

NW of SR-520 

and I-405

I-405 and SE 

8th Street

NW of I-90 

and I-405 Total

Warehouse 10 0 6 1 1 18

Vacant(Industrial) 6 0 2 1 3 12

Office Building 3 3 1 0 3 10

Vacant(Commercial) 8 0 0 0 0 8

Industrial Park 5 0 0 0 3 8

Industrial(Gen Purpose) 5 0 0 1 0 6

Service Building 4 0 1 0 0 5

Right of Way/Utility, Road 2 0 1 1 1 5

Utility, Public 3 0 0 0 0 3

Mini Warehouse 2 0 0 0 0 2

Parking(Assoc) 0 1 0 0 0 1

Retail Store 1 0 0 0 0 1

Sport Facility 1 0 0 0 0 1

Industrial(Heavy) 1 0 0 0 0 1

Vet/Animal Control Srvc 1 0 0 0 0 1

Vacant(Multi-family) 1 0 0 0 0 1

School(Private) 1 0 0 0 0 1

Total 54 4 11 4 11 84
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Exhibit 14. Floor Area Ratio by LI Zone Area 

 

Note:  FAR is based on King County Assessor data reflecting amount of gross floor area to parcel area; Bellevue’s regulatory 
definition may differ. 
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Exhibit 15. Building to Land Value Ratios – LI Zoned Properties 
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Comparing the allowed uses in the LI zone with other citywide zones, per Exhibit 16, the General 
Commercial Zone allows a number of manufacturing related uses, similar to the LI zone. Bel-Red specific 
zones allow for new manufacturing uses to be limited in size (and the code allows existing manufacturing 
uses to stay and expand in some capacity pending redevelopment). Factoria specific zones appear to allow 
manufacturing uses in an accessory manner. 

Exhibit 16. Manufacturing – Selected Nonresidential Districts 
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LAND USE CLASSIFICATION LI GC CB F1 BR-GC BR-CR 

2 and 3 Manufacturing (1,4) (1A, 2A, 5A) 
    

  

21 Food and Beverage Products Mfg. (3A) P 5 S 5 S S P 4A P 4A 

22 Textile Products Mfg. P 
   

P 4A P4A 

23 Apparel, Fabric, Accessories and Leather Goods Mfg. P S S S P 4A P 4A 

24 Lumber and Wood Products Mfg. S S S S   

25 Furniture and Fixtures Mfg. P S S S P 4A P 4A 

26 Paper Products Mfg. S 2 
   

P 4A P 4A 

27 Printing, Publishing and Allied Industries P P S S P  

28 Chemicals and Related Products Mfg. S 3 
   

  

31 Rubber Products Mfg. C 
   

  

314 Misc. Plastic Products Mfg. P P S S P 4A P 4A 

321, 322, 
324, 325, 
327 

Light Stone, Clay, and Glass Products Mfg.; Glass, 
Pottery and China Ceramic Products, Stone Cutting 
and Engraving 

P P S S P 4A P 4A 

 Concrete Batch Plant       

329 Handcrafted Products Mfg. P P P P P 4A P 4A 

3427 Computers, Office Machines and Equipment Mfg. P P 
  

P 4A  

3433, 3434, 
3435, 3436, 
3437 

Electrical Equipment Mfg.; Appliances, Lighting, 
Radio, TV Communications, Equipment and 
Component Parts 

P S S S P 4A  

3491, 3492, 
3493, 3495, 
3497 

Fabricated Metal Products Mfg.; Containers, Hand 
Tools, Heating Equipment, Screw Products, Coating 
and Plating 

P S S S P 4A  

35 
Measuring, Analyzing and Controlling Instruments, 
Photographic, Medical and Optical Goods; Watches 
and Clocks Mfg.; Computer Software 

P S S S P 4A P 4A 

3997 Signs and Advertising Display Mfg. P S S S P  
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STD LAND 
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LAND USE CLASSIFICATION LI GC CB F1 BR-GC BR-CR 

3999 
Misc. Light Fabrication Assembly and Mfg. Not 
Elsewhere Classified 

P S S S P  

Source: Bellevue Land Use Code, 2014 

(1) Manufacturing uses exclude concrete batch plants and 
primary metal industries such as foundries, smelters, blast 
furnaces and rolling mills. 

(1A) Bel-Red:  Permitted manufacturing uses shall not include 
primary metal industries such as foundries, smelters, blast 
furnaces, rolling mills, and concrete batch plants. The Director 
may in consultation with the Fire Marshal modify the requirements of this note for a limited scale manufacturing use if the Director 
determines that the modification will not create an unreasonable threat to human health and the environment. A “limited scale 
manufacturing use” is one that is size-restricted to 20,000 square feet or less. 

(2) Paper products manufacturing excludes paper and pulp manufacturing in LI Districts. 

(2A) Bel-Red:  The manufacture of flammable, dangerous, or explosive materials is excluded. 

(3) Manufacture of flammable, dangerous or explosive materials is excluded in LI Districts. 

(3A) Bel-Red:  Microbrewery manufacturing is permitted as a component of an eating and drinking establishment; provided, that 
the manufacturing use occupies not more than 50 percent of the total square footage of the combined establishment.  

(4) An office is permitted if accessory and subordinate to a manufacturing use. 

(4A) Bel-Red:  The manufacturing use located in this land use district shall not exceed 20,000 square feet. 

(5) Food and beverage public tasting rooms are permitted only as a subordinate use to the manufacturing use.  

(5A) Bel-Red:  New outdoor storage associated with this permitted manufacturing use shall comply with applicable performance 

criteria for that use and the Landscape Development Requirements as set forth in LUC 20.25D.110. 

Permitted uses in the Evergreen Highlands Design District (EH-A, EH-B, EH-C and EH-D) are listed in LUC 20.25F.010. 
Permitted uses in the Office and Limited Business-Open Space District (OLB-OS) are listed in LUC 20.25L.020. 
Permitted uses in the Medical Institution District are listed in LUC 20.25J.020. 
Permitted uses in the Bel-Red District (BR) are listed in LUC 20.25D.070. 
* Not effective within the jurisdiction of the East Bellevue Community Council. 
 

The LI and GC zones are also similar in terms of permitted uses related to Transportation and Utilities, 
Services, Wholesale and Retail categories. A range of commercial and service uses are allowed in the LI 
zone (finance, business services, wholesale trade, retail with some conditions), which has manifested in the 
mix of building spaces shown in Exhibit 12. 

ECONOMIC DEVELOPMENT STRATEGIES 
Bellevue is a large city with several distinct employment centers. The City of Bellevue has identified five 
Major Employment/Growth Centers (MECs) for more in-depth study and comparisons: Downtown, SR-
520/Bel-Red, 116th/Bellefield, Factoria/Eastgate, and Crossroads. These MECs are shown in Exhibit 17. 

http://www.codepublishing.com/wa/bellevue/LUC/BellevueLUC2025D.html#20.25D.110
http://www.codepublishing.com/wa/bellevue/LUC/BellevueLUC2025F.html#20.25F.010
http://www.codepublishing.com/wa/bellevue/LUC/BellevueLUC2025L.html#20.25L.020
http://www.codepublishing.com/wa/bellevue/LUC/BellevueLUC2025J.html#20.25J.020
http://www.codepublishing.com/wa/bellevue/LUC/BellevueLUC2025D.html#20.25D.070
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Exhibit 17 
Bellevue’s Major Employment/Growth Centers 

 

Source: City of Bellevue PCD Services, 2013 

The information related to the Economic Development Strategy will need to be updated as the Strategy is 
finalized. 

The following table illustrates the overall proposed vision and target clusters for each area.  

Exhibit 18. Major Employment Centers, Visions, and Target Clusters 

 Potential Vision Elements  Appropriate Target Clusters  

Downtown Vibrant and iconic  

Active, high energy 

A regional and after work hours 
destination  

Varied retail and on-the ground 
experience  

Safe, clean, pedestrian friendly 

 IT 

 Business Services, Finance, and 
Engineering 

 Retail  

 Tourism  
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 Potential Vision Elements  Appropriate Target Clusters  

Factoria/Eastgate More affordable alternative to Downtown  

Strong linkages to Bellevue College  

 IT 

 Technology Start-Ups 

 Aerospace 

 Retail  

SR-520/Bel-Red Bellevue’s Pearl District  

Pedestrian scale built environment 

Smaller scale businesses; more 
independent  

 IT 

 Technology Start-ups 

 Healthcare  

Wilburton/116th Distinct district anchored by major uses 

Distinct from Downtown and Bel-Red, 
complementing and connecting these 
nearby areas 

Potentially a 

 Retail and entertainment district 

 University district, anchored by a 
research university  

 Hospital District 

Crossroads and Other 
Neighborhood Business 
Nodes 

Dynamic and diverse environments  Neighborhood-serving retail and 
services 

 Ethnic retail and restaurants 

Source: Draft Economic Development Plan (in preparation), BERK Consulting 2014 

Current LI zoned parcels are within Bel-Red, Wilburton/116th, and Factoria/Eastgate MECs. The Draft 
Bellevue Economic Development Strategy (to be finalized in spring of 2014) indicates the following broad 
strategies in these areas: 

 Promote the Factoria/Eastgate area as an affordable alternative to Downtown with strong linkages to 

Bellevue College 

 Cultivate the Bel-Red Corridor as a distinctive, well-defined place and economic engine 

o Implement transit oriented development 

o Develop parks to serve this new area 

o As district begins to develop, foster a sense of place and community by developing physical 

infrastructure, streetscape improvements, and city programming 

 Seek unique anchor uses to develop the Wilburton and 116th Ave Northeast area into a distinct district 

complementing and connecting Downtown and the Bel-Red Corridor 

o Refine land use goals 

The strategies capitalize on Bellevue’s strength in sectors other than manufacturing/distribution. 

While manufacturing is not one of the sectors of strength, the value of the LI zones can be viewed through 
three “lens”, Regional, Local, and Supporting Services. 
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A. Regional value. In terms of the Puget Sound region as a whole, manufacturing is a strong sector with 

aerospace in particular an anchor.3 Based on the analysis of current LI uses and interviews with 

commercial real estate brokers, it appears likely that Bellevue’s current LI land is not of a significant 

regional value. Other Puget Sound communities have developed distinct clusters of manufacturing 

industrial centers (see PSRC’s VISION 2040)4 – enticing prospective businesses with lower land values, 

more affordable rents, and close proximity to the airport and major transportation arteries. These 

communities include Auburn, Everett, Kent, Seattle-Duwamish, Sumner, Tukwila, Tacoma, and others. 

Based on discussions with a local broker, the reason LI uses are not locating in Bellevue – even if such 

businesses would prefer to be in Bellevue – is economics and opportunity cost. Bellevue is “close in” 

and land values continue to escalate. Therefore, lower value uses turn over to those that are higher 

and best use. (Personal communication, Tom Bohman, CBRE, February 13, 2014) Another broker 

concurs and indicates that in the Puget Sound industrial uses are becoming more distribution oriented 

requiring larger parcels (and inexpensive land and rents) which pushes such growth to the Kent Valley 

and Pierce County. (Zane Shiras, Washington Real Estate Advisors, pers com, February 19, 2014) 

B. Local value. Our extensive market analysis in support of Bellevue’s Economic Development Strategy 

revealed that Bellevue’s greatest strength is in the knowledge-based industries (Information 

Technology and Business Services) as well as in the Retail and Tourism sectors. Typically, these industry 

sectors do not contain LI elements; however, in our rapidly developing world it is difficult to predict and 

quantify what future supports may be needed for next generations of these or other industries. Thus, 

an important local value may be in maintaining some land capacity to accommodate GC and LI as a 

strategy for future business expansion or attraction. However, this “maintain and preserve” strategy 

also represents an opportunity cost as the market may exert other pressures on this land (for example 

commercial uses seeking lower cost land than in other vibrant commercial centers in the City).  

Based on a local broker’s input, having some locations for LI businesses is appropriate; Richards Valley 

is the best option for this. (Personal communication, Tom Bohman, CBRE, February 13, 2014) Another 

broker notes that LI uses would likely continue to wane in Bellevue but there will always be someone 

who wants to have a small business near their house; the mix of LI uses may become more eclectic (e.g. 

flex tech, indoor recreation, etc.), and longer term there may be transition to highest and best use. 

(Zane Shiras, Washington Real Estate Advisors, pers com, February 19, 2014) 

Overall, preserving some LI uses could help maintaining diversity. The Bellevue Draft Economic 

Development Strategy suggests a portfolio approach and not “putting all the eggs in one basket.” At 

the same time, LI uses are not a focus of the Draft Economic Development Strategy. 

                                                            

 
3 In a 2012 article, Forbes reported: the Seattle-Tacoma-Bellevue, Wash. Metropolitan Division was “No. 2 in the nation in 
manufacturing growth, expanding employment by 7.9% to 164,000 manufacturing jobs. The aerospace sector, led by Boeing, 
accounted for roughly half this expansion. Seattle is one of the few big MSAs in which there are more manufacturing jobs today 
than in 2006, before the recession hit. Manufacturing employment is up 0.4% over the past five years.” 
http://www.forbes.com/sites/joelkotkin/2012/05/24/seattle-is-leading-an-american-manufacturing-revival/   

Seattle Business Magazine found the same trend in 2012:” Manufacturing didn’t cause the Great Recession, but it certainly felt the 
effects. Now it’s leading the charge out of the downturn, both in Washington and nationally. Manufacturing employment in this 
state is up by more than 20,000 jobs from a year ago. And no, it’s not just Boeing. From aerospace to medical devices to food 
processing to trucks and boats, companies are making things and hiring people to make them.” 
http://seattlebusinessmag.com/article/making-it-work  
4 Designated Manufacturing/Industrial Centers include: Ballard/Interbay, Duwamish, Frederickson, Kent, North Tukwila, Port of 
Tacoma, Paine Field/Boeing Everett 

http://www.forbes.com/sites/joelkotkin/2012/05/24/seattle-is-leading-an-american-manufacturing-revival/
http://seattlebusinessmag.com/article/making-it-work
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C. Local supporting services. Some stakeholders and members of the City’s Economic Development 

Committee expressed concerns over rapidly shrinking space for local supporting services, such as auto 

shops, tool rentals, etc. While the perception is that these consumer services are located within LI 

areas, they are more typically located within GC zoning.  

Some verbatim comments, collected during the Economic Development Strategy development, 

qualitatively address allowing LI uses in some fashion as having some supporting value: 

 While there is certainly a need for Class A space, there is also a need for mixed use space, including 

light industrial, outside city downtown core. There is less and less of that. There is some in Bel-Red 

now, but it’s older and may not be appropriate for IT. Create an area that has mixed use, also include 

residential. It’s the last large space that could be open for this kind of development. 

 Bel-Red corridor – was all industrial, but changing it to residential/commercial/and others and got rid of 

industrial uses. When will that area be redeveloped? Now there is the consequence of light industrial 

being displaced – let the industrial zoning remain in current industrial buildings because that’s what the 

building was built for. Let them stay until the character of the area changes – when the market is ready 

that owner will sell. It will transform over time – Spring District will take a year.5 

 The City did a great job with the Bel-Red corridor plan. Phase one is the litmus test: will they sell? It will 

take a long time to achieve the vision for this area. In the meantime the City should add more flexibility 

for industrial uses, until there is enough economic value to change uses.5 It’s too early to offer 

incentives to try to bridge the gap. Let phase one happen, let Sound Transit come in, with more road 

infrastructure. Then assess what’s happening and recalibrate.  

ZONING OPTIONS 
With a limited regional need but a potential local value, several zoning options are evaluated qualitatively 
in this memo: 

1. Retain LI zoning 

2. Expand LI zoning 

3. Retain some LI zoning such as where there is a critical mass, and change isolated parcels (matrix) 

4. Modify LI zoning to add flexibility in uses and let market determine the mix of commercial and 

industrial uses 

5. Rezone LI properties to a similar but broader zone such as GC or a zone that is compatible with 

adjacent properties 

                                                            

 
5 It should be noted that the City has allowed flexible provisions for existing LI uses in the Bel-Red area in terms of allowed uses and 
some opportunities for expansion until market forces help transition the area to the Bel-Red vision (See 20.25D.060 Existing 
Conditions). 
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Exhibit 19. Zoning Options Evaluation 

Zoning Option Description Potential Advantages and Disadvantages 

1. Retain LI 
zoning 

This option would protect the 
limited amount of LI zoning 
remaining to provide a dedicated 
area for a range of allowed uses, 
such as manufacturing, 
warehouses, and storage. 

 Advantages: Retains LI zoning to provide local value as a strategy for 
future business expansion or attraction, and for local supporting 
services. 

 Disadvantages: Many of the LI zoned areas already have a relatively 
low percentage of industrial uses and may be suited for other uses 
that are more aligned with the core areas of the Draft Economic 
Development Strategy – Information Technology, Business Services, 
Retail, and Tourism/Visitors. 

2. Expand LI 
zoning 

This option would create an 
opportunity for larger LI uses and 
rezone property to allow for such 
uses.   

 Advantages: Recognizes that manufacturing has been regionally 
reviving. Could support local needs as well as regional. 

 Disadvantages: Bellevue would remain at a competitive disadvantage 
to other LI areas in the region with rail and sea port access.  There 
may be challenges to find suitable land that is better served with LI 
use than their present commercial or other uses.  Lands surrounding 
LI zones are planned for residential uses in some cases and rezones 
could be out of character and present compatibility challenges. LI 
may not be the most productive use of property that is well served by 
transit and close to major employers. Expanded LI zoning would not 
support the major sectors that are a focus of the Draft Economic 
Development Strategy. 

3. Retain some LI 
zoning 

Retain LI zone land that represents 
a nucleus of such uses to meet 
local demand for uses that are not 
accommodated in other zones. 

 Advantages: City can better tailor development standards and 
allowed uses to an area that has a strong LI presence, such as 
Richards Valley. Recognizes that many LI areas have a predominant 
presence of other office or commercial uses and should be rezoned 
to match character and uses of surrounding zones. 

 Disadvantages: Over time LI uses in rezoned areas may further erode 
to other non LI uses and there may be less opportunity for local 
manufacturing support businesses or entrepreneurial activities. 

4. Modify LI 
zoning to add 
flexibility 

Amend the list of allowed uses to 
create more flexibility and let 
market determine mix of 
commercial and industrial uses. 

 Advantages: Recognizes the mixed character of business uses in LI 
zones. City can explore if the code adequately allows flextech, 
research and development, and advanced manufacturing, etc. (the 
code does appear to make provisions for these uses but conditions 
may need to be reviewed). Provides flexibility to respond to market 
forces. Could allow for other uses that are more supportive of the 
City’s core sectors in the Draft Economic Development Strategy. 

 Disadvantages: The LI zone already allows a wide range of 
manufacturing, transportation, service, and commercial uses. Some 
LI uses would struggle competing against other uses that are more 
valuable uses of land unless LI zoning were made more restrictive.  

5. Rezone LI 
properties  

Rezone and consolidate LI 
properties to a similar but broader 
zone such as GC or another zone 
that is compatible with adjacent 
properties. 

 Advantages: The GC zone is already limited in the City but has nearly 
the same allowed uses as LI and as such has potential for local value 
to City businesses. Consolidating LI and GC zones would allow the 
City to moderately simplify its zoning and development standards. 
Could allow for other uses that are more supportive of the City’s core 
sectors in the Draft Economic Development Strategy. 

 Disadvantages: Over time LI uses in rezoned areas may further erode 
to other non LI uses and there may be less opportunity for local 
manufacturing support businesses or entrepreneurial activities. 
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Based on the analysis of zoning options in Exhibit 19 and a closer look at each LI zone location, alternatives 
for retaining the LI zone or rezoning to another zone are addressed in Exhibit 20.  

In general, the areas with a more extensive concentration of LI businesses include the area NW of I-90 and 
I-405 and Richards Valley; retaining LI zoning is recommended.  

In the area of 1-405 and SE 8th, given the extensive critical areas and the need to consider redevelopment 
of marginal storage properties, Subarea Planning appears warranted.  

The area South of Bellevue College is predominantly in office uses and could be changed per the Eastgate 
plan. The area Northwest of SR-520 and I-405 would benefit from a finer grained examination of land use 
compatibility and vision in a Subarea Planning process; however, changing the zone to surrounding Office 
zones is also an option. 

Exhibit 20. Potential Alternative Zones by LI Study Area 

LI Zone Location / Character Potential Alternative Zone 

Northwest of SR-520 and I-405 

 Predominant office use, though partially 
addressed in recent rezone 

 Zones to north and east are Multifamily 
and Office (O), and south and west are 
Office (OLB) 

 Steep slopes present in some areas 

 Northeast of NE 33rd Place: Recently rezoned for Office (O); remove from LI zone maps 
and database 

 Southwest of NE 33rd Place, Options: 

o Retain LI zone until appropriate zone is determined through a Subarea Plan 

o Consider applying adjacent zoning of Office or Office, Limited Business 

 City Shop Site: Shop is long-term use. Options: 

o Retain LI zone 

o Consider GC zone since shops are considered similarly in use matrix 

o Address holistically in Subarea Plan with other areas 

I-405 and SE 8th 

 Current uses are LI focused (LI business 
and storage) 

 Property to the north and west zoned 
Office  

 Extensive wetlands to the west and south 
(Mercer Slough Park) 

 Larger scale Office use and zone (OLB) 
west of wetlands 

 West of 118th Avenue SE, Options:  

o Retain LI zone until Subarea Plan: Apply alternative zone suited for built (adjacent 
Office zone to north and west) and natural environment (wetlands) 

o Apply GC zone to current LI zoned properties to addresses a greater range of 
Commercial and LI uses (office, storage, LI, etc.) 

o Apply Office zone similar to adjacent zone to the west, with intent that LI area 
redevelops 

 WSDOT Right of Way: Match zoning pattern of other properties 

NW of I-90 and I-405 

 Existing LI businesses with some office 

 Multifamily zone to north 

 Some steep slopes adjacent to rights of 
way 

 Congestion, difficult access and limited 
visibility may limit commercial use 
opportunities based on broker input6 

Options:  

 Retain LI zoning to recognize predominantly small scale industrial area supporting local 
industrial businesses 

 Apply Office or GC zone to address wider range of uses more centrally promoted in 
Draft Economic Development Strategy  

                                                            

 
6 Personal communication, Tom Bohman, CBRE, February 13, 2014. 
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LI Zone Location / Character Potential Alternative Zone 

Richards Valley 

 Largest area of LI building space 
remaining in City 

 Surrounding uses and zones are Office 
(OLB), Multifamily, and Single Family 
though typically separated by streets 

 Streams traverse area, with wetlands on 
west side; complicates land assembly 

 Lots abutting SE Eastgate Way, Options:  

o Retain LI zoning 

o Consider use compatible with Eastgate Plan and adjacent zones such as Office, 
Limited Business 

 Remaining LI zone north of SE 32nd Street, Options: 

o Retain LI zoning 

o Retain LI zoning with greater incentives for LI uses, flextech or discouragement of 
non-LI uses 

o Apply GC zone for similar but greater range of uses and allow market to determine 
mix 

South of Bellevue College 

 Predominant office space uses 

 Adjacent to Office zone (OLB) and use 

 Slopes on north separate from Single 
Family 

 Concomitant agreement limits industrial 
uses (Ord 3135) 

 Previously recommended for rezone in 
Eastgate study 

 Remove LI zoning and change to uses anticipated in Eastgate Land Use Plan (a mix of 
office, retail and service uses south of SE 32nd Street with strong connections to similar 
uses in Factoria and to transit oriented development just south of Bellevue College) 

SUMMARY 
Bellevue is a major regional employment center, and its economy is driven primarily by four major industry 
sectors, including Information Technology, Business Services, Retail, and Tourism/Visitors. The City’s 
Economic Development Strategy includes strategies that capitalize on strengths in these sectors. 

Bellevue’s LI zoned land make up a small share of the City’s employment centers. The LI zones are small and 
scattered along major routes, and Richards Valley remains the largest of the remaining LI zones. The LI 
zones have a variety of land uses, and may be redevelopable in part.  

Existing buildings in LI zones or other heavy commercial areas could potentially be future locations for 
advanced or artisanal manufacturers, or provide local supporting services important to the City’s core 
businesses. 

A range of zoning options from retaining LI to modifying the LI zone or rezoning LI properties can be 
deliberated. The City could consider a composite of choices at the various LI locations, retaining areas that 
have concentrations of LI uses to serve local business needs, and rezoning others that are more isolated or 
already exhibit a greater portion of office and commercial uses. 
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Attachment: Cut Sheets – Light Industrial (LI) Zones 

Northwest of SR-520 and I-405 

 

 

Recently 
rezoned 
Office 
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I-405 and SE 8th Street 
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Northwest of I-90 and I-405 
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Richards Valley 
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South of Bellevue College 
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DATE: February 18, 2014 

 

TO: Chair Tebelius and Members of the Planning Commission 

 

FROM:  Erika Conkling, AICP, Senior Planner,  

  Planning and Community Development,  

  econkling@bellevuewa.gov, 452-2898 

 

SUBJECT: Planning Commission Study Session on the Eastgate/I-90 Corridor Land Use 

Implementation: Light Industrial land use in Richards Valley, Design and Site 

Planning Policies, and review of Floor Area Rations (FAR).  

 
This study session is the fourth in a series on the implementation of the Eastgate Land Use and 

Transportation Project.  In November 2013, speakers representing Bellevue College and the Lincoln 

Executive Center presented their vision of the future for Eastgate and staff presented the vision of the 

Eastgate Citizen Advisory Committee (CAC).  Over two meetings in January, Planning Commission 

examined the specific recommendations of the CAC by subarea, identifying policy areas that will require 

further discussion.  During this session, we will follow up on several of these policy areas: light industrial 

land use, design and site planning policies, and a review of FAR (Floor Area Ratios).  Although the 

Planning Commission will not be asked to make any decisions during this work session, questions and 

discussion are requested. 

LIGHT INDUSTRIAL LAND USE 

With the Richards Valley as the last major concentration of light industrial land use in the city, it is 

important to take a look at the citywide strategies for economic development and industrial lands before 

making land use decisions.  As part of the 2014 Comprehensive Plan update, BERK prepared a report that 

analyzes light industrial land use citywide.  This topic will be specifically addressed in its own memo to 

the Planning Commission, and will be reviewed by the Commission earlier in the same study session, so 

there is no need to repeat that information here.  However, recommendations from the BERK report that 

specifically affect Eastgate have been integrated into the analysis below. 

In their 2012 report to Council, the CAC acknowledged the importance of the Richards Valley as the last 

large reservoir of light industrial uses in the city.  Not only does this area contribute to the economic mix 

of the city, but it may be a potential location for uses displaced by redevelopment in Bel-Red.  It also 

provides an opportunity to introduce uses like research and development or flex-tech
1
 into the mix of uses 

for this area, which could help support other uses in the Eastgate corridor. 

                                                           
1
 The February 2014 memo from BERK contains the following description of flex-tech uses:  Low‐rise, campus‐

style offices consisting of two‐story concrete buildings that can readily be designed for either office or industrial use 
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Although Bellevue does not provide industrial lands that meet a regional need there is still a local need for 

land to support light industrial uses.
 2
   Not only does the existing light industrial area in Richards Valley 

support existing businesses such as construction suppliers, warehousing, light manufacturing, towing, 

auto body repair, and storage, but it could also serve new industrial uses in the future.  As described by 

BERK, these newer, creative, and customized industrial uses rely on proximity to their customers and to 

each other.  Preserving land for such uses is consistent with the Eastgate vision that recognizes the 

opportunity to create a dynamic district in which corridor companies create workforce linkages with each 

other, with industrial suppliers in Richards Valley and with educational programs at Bellevue College.   

Maintaining the Richards Valley Industrial Area as a location for industrial development, adding research 

and development uses, and allowing flex-tech office space, as recommended by the CAC, would be one 

way of responding to current and future needs.  The BERK memo presents different options for 

maintaining light industrial lands, including leaving LI zoning as-is, modifying the LI zone to add 

flexibility, or amending the General Commercial (GC) zone to better serve industrial uses.  For Richards 

Valley, leaving the LI zoning as-is would probably result in a continuation of the type of uses that exist 

there now.  Adding potential for research and development and flex-tech could add flexibility to allow the 

area to adapt to future changes in industrial character.  This may allow the area to grow and change 

responsively to market changes.  New zoning, whether a modification of the existing GC zone or the 

                                                                                                                                                                                           
or a combination (Los Angeles Times, April 23, 2002).  A local owner of flex tech space, Sabey, has examples at 

these locations: Everett Technical Park properties, Riverfront Park (Tukwila), Original Rainier Brewery, and 

Intergate.Seattle East & West campuses (East Marginal Way): http://sabey.com/. They indicate “Office space is 

often co‐located with warehouse or manufacturing space to serve both requirements in close proximity to each 

other.” 
2
 BERK memo to Paul Inghram, “Light Industry Zone Analysis,” February 2014. 

RICHARDS VALLEY LIGHT INDUSTRIAL AREA- CAC RECOMMENDATIONS 
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creation of a new hybrid zone, has potential for this area as well.  However, such a strategy only should 

be pursued as part of a citywide change to industrial lands.  If land use modifications are only being 

considered for Richards Valley, some minor changes to the LI zone should be adequate. 

 

 

 

It is important to note that the CAC makes two sets of recommendations for the area currently zoned light 

industrial in Richards Valley.  While the bulk of the Richards Valley light industrial area is included in 

the CAC recommendation to maintain light industrial use, there is a different recommendation for the 

King County site and vicinity.  This area is about 20 acres and fronts on Eastgate Way.  For these parcels, 

the CAC recommended a new land use designation which would support office uses and allow retail and 

services.   

The BERK memo acknowledges that the only real options for these parcels are to remain LI, as currently 

designated, or to change to an office-oriented land use designation.   With frontage on Eastgate Way the 

parcels are topographically separated from the rest of the Richards Valley light industrial area.  Neither 

property has been in light industrial use for some time, and with such a highly visible location along I-90 

the full range of light industrial uses may not be desirable in this location.  The King County site is vacant 

and the site adjacent to the west is home to the Seattle King County Humane Society.  Due to location and 

topography, this area is more functionally related to the adjacent Sunset Corporate Campus to the east and 

the existing office development facing the I-90 corridor.  An office type of designation, with opportunities 

for services and retail, as recommended by the CAC, would probably afford the best opportunities for 

redevelopment and the best compatibility with the vision of the corridor.  

A future study session will look in more depth at potential land use options for the King County site. 

 

KING COUNTY SITE AND VICINITY- CAC RECOMMENDATIONS 

King County Site 
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There are also four small parcels in the middle of the Lincoln Executive Center in the Eastgate subarea 

that are currently zoned Light Industrial.  This area at the heart of the transit oriented development area 

envisioned by CAC.  These parcels currently have office buildings on them.  When the property was 

rezoned from Office Limited Business to Light Industrial in 1982, the concomitant agreement that 

accompanied the rezone put into place a series of use restrictions that limited many classes of light 

industrial uses.  So although the property is currently designated Light Industrial, for all intents and 

purposes it functions as office development.  Removing this area from Light Industrial designation, as 

recommended by the CAC, will have no impact on the availability of industrial lands citywide. 

 

DESIGN AND SITE PLANNING POLICIES 

High quality design and good site planning are important parts of the Eastgate vision for several reasons.  

With an objective to enliven and activate Eastgate, interesting and attractive design helps to create 

community character.  Elements of community character from the Eastgate vision build from the City in a 

Park theme to include native landscaping and sustainable design solutions consistent with the aesthetic of 

the Mountains to Sound Greenway, which runs through the area.  Also, with the projected increase in land 

use intensity, proper design and site planning are especially important to ensure the creation of a vibrant, 

safe, healthy, and attractive area.  When properly designed, a more intensive use of site will also improve 

pedestrian and bicycle access and safety, provide abundant green space, create a sense of identity through 

art and landscaping, protect and enhance environmental features, and provide a graceful transition to less 

intensive land uses. 

LIGHT INDUSTRIAL ZONING IN THE LINCOLN EXECUTIVE CENTER 
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Below is a table listing key recommendations for design and site planning from the Eastgate vision.  It 

demonstrates how the direction of the CAC could be integrated into the policies of the Factoria, Richards 

Valley and Eastgate subareas.  Attached to this document are excerpts from each of these subarea plans 

that display existing design and site planning policies with notes on potential amendments and additions. 

 

Design Direction from CAC Report Policy Implementation 

General 

New development should reinforce the Mountains-

To-Sound Greenway theme by incorporating 

sustainable design solutions. 

Factoria: amend policy S-FA-28 to add Mountains 

to Sound Greenway policy.  

Richards Valley: add a new policy to address the 

Mountains to Sound Greenway.  

Eastgate: add a new Natural Determinants policy 

that addresses the Mountains to Sound Greenway.  

Amend S-EG-26 to include reference to the 

Mountains to Sound Greenway theme of sustainable 

solutions and green framing. 

Buildings that face 1-90 should be iconic and 

enhance the City in a Park theme. 

Factoria: apply existing Gateways policies.   

Richards Valley:  Apply existing Community 

Design policies.  

Eastgate: Amend policy S-EG-25 to be oriented 

around a City in a Park theme. 

Pursue opportunities to enhance the visual quality 

of the corridor including landscaping the Eastgate 

interchange to provide a visual gateway, 

completion of the greenway, preserving and 

creating green spaces, and quality building design. 

Factoria: amend policy S-FA-28 to add design 

direction from the Eastgate Vision and apply 

existing Gateways and Factoria Boulevard policies.  

Richards Valley: apply existing Community Design 

policies and policies S-RV-3 and 4.  Create new 

Commercial/Industrial policies to reflect site 

planning and building design that enhances 

environmental protection and preserves green space.  

Eastgate: Apply Community Design policies 

generally, with amendments to incorporate 

Mountains to Sound Greenway and City in a Park 

themes.  Add policies about the use of design 

review and design guidelines, pedestrian friendly 

site planning, and gateway creation. 

For properties in the study area that are currently 

subject to Concomitant Zoning Agreements, those 

agreements should be reviewed for current 

relevance and applicability.  As appropriate, the 

terms of those Agreements should remain in effect, 

be incorporated into Land Use Code regulations or 

Design Guidelines, or be deleted. 

See the Concomitant Agreements table below. 
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Factoria Subarea 

Factoria and Vicinity:  Design guidelines might 

focus on buildings’ large scale design characteristics 

(as seen from the freeways) as well as pedestrian 

scaled elements in order to create a pleasing 

composition as viewed from afar. 

Amend policy S-FA-28 to add design direction 

from the Eastgate vision. 

Richards Valley Subarea 

Richards Valley:  Promote sensitive building and site 

design for development in close proximity to 

residential uses. 

Amend policy S-RV-26 to include Eastgate Way 

and Kamber road.  Keep policies S-RV-2, S-RV-

3, S-RV-28, and S-RV-29.  Add new policies to 

the Commercial/Industrial section to stress 

sensitivity to nearby single-family uses. 

King County Site:  Design guidelines and site design 

standards should be established to ensure that the 

buildings exhibit high quality design and 

construction. Establish building and site design 

standards to ensure that this project adds to the area’s 

visual quality. 

Amend policy S-RV-26 to include visual quality.  

Keep policies S-RV-24, S-RV-27, S-RV-28, and 

S-RV-31.  Add new policy to the 

Commercial/Industrial section to support design 

review. 

Eastgate Subarea 

TOD Center:  Establish guidelines to promote 

pedestrian access, amenity and scale, enhance natural 

and human-made landscaping, increase use 

compatibility and insure quality development. 

Buildings facing the TOD main street and transit 

center should be urban in scale and character with 

pedestrian-oriented facades. 

Add new Community Design policies that address 

site planning and design for pedestrians, quality 

landscaping and development, and urban 

character. 

Strong physical, pedestrian connection between 

Bellevue College and the TOD should include 

features such as stairways, escalators, elevators, and 

a small overlook plaza on the south slopes of the 

college (but still maintain the wooded slopes on the 

south side). 

Add new Parks and Recreation policy to promote 

open space and trail connections.  Apply existing 

policy S-EG-30. 

142
nd

 Street Bridge should be improved with 

sculptural way finding elements and architectural 

features that mark the entry to Eastgate. 

Amend policy S-EG-18 to include a discussion of 

creating gateway features. 

Sunset Village:  If redevelopment of this area occurs, 

encourage the development of an internal street 

system to improve pedestrian and vehicle traffic to 

and through the area, and to create a pedestrian-scale 

employment and retail neighborhood with high 

quality urban design. 

Amend policy S-EG-14 to specifically address 

streetscapes and internal circulation systems.   

Amend S-EG-28 to include planning for multi-

modal transportation for better connectivity. 

I-90 Office Park: Enhance the streetscapes that link 

the I-90 office park with the retail, services, and 

transit on 156
th
 Ave SE. 

Amend policy S-EG-14 to specifically address 

streetscapes and internal circulations systems.  

Amend policy S-EG-25 to include city in a park 

character and green design.  Add a new policy to 

Community Design to apply design guidelines. 
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Eastgate Plaza Area:  Throughout this area, ensure 

that the type, scale, and design of development does 

not adversely affect nearby neighborhoods.  

Redevelopment should create a pedestrian-oriented 

setting that connects to adjacent businesses and 

neighborhoods and provides improved internal 

movement of vehicles and pedestrians. 

Amend policy S-EG-14 to specifically address 

streetscapes and internal circulation systems. 

Amend S-EG-19 to address transitions and 

buffering between commercial uses and single-

family neighborhoods.  Amend S-EG-28 to 

include planning for multi-modal transportation 

for better connectivity. 

 

Concomitant Agreements with Design and Site Planning Implications 

Ord # 

(year) 

Conc 

# 

Affects Policy Recommendations  Policy Implementation 

2818 

(1980) 

& 

5418 

(2002) 

6015 

& 

33217 

I-90 office 

park & 

Advanta, 

Boeing 

Consider policies for the Eastgate 

subarea plan that would support 

buffering, environmental protections, 

design review, non-motorized 

circulation, and transition area 

requirements. 

Apply policies in the Natural 

Determinants section, 

including new policies about 

the Mountains to Sound 

Greenway and natural 

drainage and stormwater 

control.  Apply Community 

Design policies, including 

new policies that address site 

planning and design for 

pedestrians, quality 

landscaping and development, 

and urban character.  Apply 

policies S-EG-29 and S-EG-

30. Amend policies S-EG-14 

and S-EG-15 to specifically 

address non-motorized 

improvements and safety for 

pedestrians and bicycles.  

Amend policy S-EG-19 to 

include buffering and creating 

transition areas near single-

family land uses.   

3135 

(1982) 

7847 LI portions of 

Lincoln 

Executive 

Center 

Consider requiring a Master 

Development Plan for all 

development in the TOD area in the 

Eastgate subarea plan. 

Create a new policy 

supporting master planning in 

the transit oriented 

development area in the 

Community Design section. 
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Ord # 

(year) 

Conc 

# 

Affects Policy Recommendations  Policy Implementation 

3276 

(1983) 

8532 Homestead 

Suites on 

132
nd

 Ave SE 

Consider policy in Eastgate subarea 

plan that would support retaining 

existing trees and vegetation. 

Apply policies in the Natural 

Determinants section, 

including new policies about 

the Mountains to Sound 

Greenway and natural 

drainage and stormwater 

control.  Apply existing 

policy S-EG-22.  Amend 

policy S-EG-19 to include 

buffering and creating 

transition areas near single-

family land uses.  Amend 

policies S-EG-25 and S-EG-

26 to include the Mountains 

to Sound greenway and City 

in a Park themes. 

3664 

(1986) 

11428 PSE pole yard 

on SE 26
th
 

Street 

Consider policy in Richards Valley 

subarea plan that would support 

retaining existing vegetation. 

Add a new policy in the 

Commercial/Industrial 

section that would support 

ecological preservation and 

enhancement with 

redevelopment. 

3666 

(1986) 

& 

4827 

(1995) 

6015 

& 

11390 

Key Bank on 

156
th
 Ave SE 

Consider limiting motorized access 

to 156
th
 Ave SE in the Eastgate 

subarea plan. 

 

 

Add a discussion section to 

policy S-EG-9 to address this 

area. 

 

UNDERSTANDING FAR 

In previous study sessions, the Planning Commission expressed interest in more information 

about FAR (floor area ratios).  FAR is a calculation of building area divided by site area and is 

used to measure the intensity of development.  While the concept can be fairly simple, there are 

some technicalities about what is counted in both the site area and building area parts of the 

calculation.  In the Bellevue Land Use code, FAR is defined as: 

Floor Area Ratio (FAR). A measure of development intensity equal to the gross floor area, 

excluding parking and mechanical floors or areas, divided by net on-site land area (square feet). 

Net on-site land area includes the area of an easement but does not include public right-of-way 

except in the Downtown as provided for in LUC 20.25A.020.D. Refer to LUC 20.25H.045 for 

additional limitations on development intensity applicable to sites with critical areas or critical 

area buffers. 

The Eastgate Vision includes increases in FAR for several different parts of the study area.  

Currently the highest allowed FAR in the study area is a .75 FAR in the Factoria subarea.  Most 

http://www.codepublishing.com/wa/bellevue/LUC/BellevueLUC2025H.html#20.25H.045
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of the current development in the Eastgate subarea is currently subject to a .50 FAR.  

Recommended FAR throughout the study is proposed to be raised to the range of .75 to 1.0 FAR 

for most of the office areas, but up to 1.5 for the King County site and vicinity and up to 2.0 in 

the transit oriented development area.  This would allow a doubling or quadrupling of 

development intensity throughout the area.  An economic analysis will be performed to look at 

the financial and market feasibility of these FAR increases.  How these increases affect corridor 

character is another issue that will be explored in more detail. 

In this work session we will explore some of the different ways FAR can be expressed in 

building and site development using an interactive presentation format.  A future session will 

look in more depth at both the economics of FAR and different types of community character 

created through potential FAR in the Eastgate area. 

 

NEXT STEPS 

Another Eastgate study session will be scheduled in April to discuss policy alternatives for 

Comprehensive Plan Land Use designations, the development of a public benefit incentive 

system, and housing policy.  Draft policy amendments are tentatively scheduled for later this 

spring, in coordination with the Comprehensive Plan update process. 

 

ATTACHMENTS 

1. Design Related Policies- Factoria Subarea 

2. Design Related Policies- Richards Valley Subarea 

3. Design Related Policies- Eastgate Subarea. 
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Design Related Policies- Factoria Subarea 

Planning District Guidelines, District 2 

POLICY S-FA-28. Establish design standards for the Factoria commercial area. District 2 is 

surrounded by other neighborhoods and serves as a commercial, employment and high-density 

residential activity center south of I-90. 

 

The FATS3 Update recommends transportation and urban design strategies to create a well-

integrated, transit supportive, pedestrian oriented, mixed-use neighborhood in Factoria’s commercial 

core. 

 

•  Well-integrated: Factoria has a wide variety of land uses – employment, retail, single family 

and multi-family housing, schools – but in many cases these are separated by long distances, 

busy roads, and steep topography. Geographic separation discourages walking and transit 

use, as does an uncomfortable pedestrian environment. The FATS Update recommends 

guidelines for private redevelopment and identifies public pedestrian projects that together 

will help to form a more cohesive Factoria neighborhood. 

•  Transit-supportive: Factoria has a high level of transit service and use. Transit use may 

increase if riders find it easy and comfortable to walk between transit stops and the buildings. 

As properties redevelop, the FATS Update recommends locating those buildings closer to the 

street and providing direct pedestrian connections between the sidewalk and the primary 

building entrance. 

•  Pedestrian-oriented: The ability to walk-around comfortably within Factoria is essential to 

help create a neighborhood feel. Private site redevelopment that incorporates FATS-

recommended design guidelines, combined with public sidewalk and street-crossing projects 

will help make it easier to get around without a car. 

•  Mixed-use: Mixed-use structures are those that contain a number of different uses, stacked 

vertically. Adopted zoning allows for a mixing of uses across much of Factoria’s commercial 

area. For instance, housing may be constructed atop retail uses. The FATS Update 

encourages greater utilization of this mixed-use potential. 

 

To help achieve the vibrant neighborhood envisioned for Factoria, the FATS Update recommends 

implementing policies that acknowledge the critical link between land use and transportation. The 

community envisions a network of walkways and design elements connecting the retail uses to 

residential neighborhoods and other community activity centers. 

 

Amend S-FA-28 to include the Eastgate plan and to add reference to the Mountains to Sound 

Greenway theme, building urban character, designing for both large scale as seen from the 

freeway and a pedestrian scale, and protecting and enhancing existing tree buffers. 

 

                                                           
3
 FATS: Factoria Area Transportation Study. 
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Gateways Policies 

Visitors arriving at Factoria use three major routes: south on Factoria Boulevard at I-90, north on Factoria 

Boulevard at Coal Creek Parkway, or north on 124th Ave SE. at Coal Creek Parkway. Gateway designs 

for these entry points into Factoria should be provided to mark the transition into this special 

neighborhood and reinforce the Factoria identity. Street tree plantings; pedestrian scale lights, public art, 

district identification signs and banner poles; landmark features and wayfinding devices; and building 

placement should be considered at each of these “gateways”. A gateway can be dramatic and obvious, 

sometimes including non-commercial signs, art, structures, and unique lighting. It can also be subtle, 

using signs, a change in plant material or paving surface. 

 

POLICY S-FA-48. Establish gateway design standards and guidelines to create a welcoming experience 

for pedestrians and motorists at the Factoria entry points on Factoria Boulevard. Apply these standards 

when private property redevelops and when public projects are implemented. 

 

POLICY S-FA-49. In partnership with adjacent property owners, take incremental steps to create mixed-

use gateways and urban focal points at the following intersections along Factoria Boulevard: 

 

•  SE 37th Place / Loehmann's Plaza entrance; 

•  SE 38th Street; 

•  SE 40th Lane / Factoria Mall entrance; and 

•  SE 41st Place 

 

Incorporate infrastructure improvements and implement design guidelines that will enhance pedestrian 

crossings (respecting the significant traffic volumes and multiple turning movements at these 

intersections), improve transit amenities, and develop an active building frontage along Factoria 

Boulevard with direct pedestrian routes to retail storefronts from the public sidewalk and weather 

protection for pedestrians. 

 

Community Design- Factoria Boulevard Policies 

In 2002, the City Council adopted zoning and design guidelines specifically applicable to 

redevelopment of the Factoria Mall site. This is the F-1 zoning district, where the Factoria Town 

Square Design Guidelines are applicable. The FATS Update recognizes that many components of 

these guidelines are also applicable to the commercial corridor along Factoria Boulevard. 

 

The F-1 design guidelines are intended to achieve for the Factoria Mall site what the FATS Update 

recommends for the Factoria Boulevard commercial corridor – that is, a mix of transportation and 

land use projects that create a more walkable urban environment. 

 

Implementing F-1 urban design guidelines on the Factoria Mall site and the FATS Update specific 

guidelines elsewhere on the Factoria Boulevard commercial corridor, would transform the corridor 

from an auto-oriented strip to a commercial corridor that has a greater orientation toward pedestrians. 
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To supplement the Urban Design Element of the Comprehensive Plan, and the guidelines of the 

Community Retail Design District, specific urban design guidance for redevelopment of Community 

Business-zoned properties along Factoria Boulevard should include the following key elements: 

 

•  Building placement 

•  Parking location 

•  Pedestrian environment 

 

Amend this section to reference the Eastgate Plan. 

 

POLICY S-FA-50. Develop and implement design guidelines, to supplement the Community Retail 

Design District guidelines applicable to new development and redevelopment on commercial sites along 

Factoria Boulevard. 

 

Building Placement 

To create a walkable environment in an urban, commercial setting, the relationships between the 

buildings and the public sidewalks deserve considerable attention. In such an environment, buildings are 

located close to or adjacent to the right-of-way, and they are designed to invite pedestrians to the front 

door. 

 

Factoria Boulevard’s walkability is currently challenged by a land use pattern that generally favors 

automobiles over pedestrians. In Factoria, many buildings are situated at the rear of the lot. Seldom can 

one walk directly from the sidewalk to the building entry without encountering moving vehicles, a maze 

of parked cars, high curbs, and overgrown vegetation. Since everyone is a pedestrian at some point in 

their journey to a store’s front door, it is both good public policy and good business, to make the front 

door accessible to all. 

 

In the Community Business zoning area, Land Use Code regulations require no minimum front-yard 

setback, and the F-1 zoning calls for a minimum 15-foot setback from the right-of-way along Factoria 

Boulevard. To facilitate pedestrian activity, the city could establish a maximum building setback along 

Factoria Boulevard for the Community Business zoning designation. Site design should include an 

accessible walkway to a weather-protected main entrance, and parking that is located on the side or rear 

of the building, or perhaps underneath it. 

 

POLICY S-FA-51. Consider establishing a maximum building setback from the right-of-way for 

structures along the Factoria Boulevard commercial corridor. 

 

POLICY S-FA-52. Allow buildings to abut the Factoria Boulevard public right-ofway, so long as there is 

adequate space for the arterial sidewalks. 

 

POLICY S-FA-53. Provide building-mounted weather protection for pedestrians. 

 

POLICY S-FA-54. Provide prominent, easily identifiable pedestrian entries to individual storefront 

businesses. 
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POLICY S-FA-55. Incorporate high quality and pedestrian-scaled materials on building facades along 

public sidewalks and interior walkways. 

 

Parking Location 

The FATS Update recommends site planning that locates parking either behind the building or on the side 

of the building. If parking is located behind the building, then a driveway with directional signage would 

be incorporated into the site plan. If parking is located on the side of building, and thus adjacent to the 

sidewalk, then a visual screen/physical barrier between the parking lot and the sidewalk is appropriate. 

 

As walking and transit use grow, and an increasing number of customers arrive to businesses on foot, it 

may be possible to reduce the amount of parking required. 

 

The FATS Update recommends studying reducing the minimum parking requirement if the site is 

adjacent to transit service and if the development includes amenities that foster transit use and pedestrian 

activity. 

 

POLICY S-FA-56. Locate and design buildings and parking such that there is a direct pedestrian 

connection between the public sidewalk and the primary building entrance. 

 

POLICY S-FA-57. Explore providing incentives to developers on the Factoria Boulevard commercial 

corridor to build underground parking that would enhance the pedestrian orientation of a site. 

 

POLICY S-FA-58. Use shared parking and provide accessible pedestrian linkages across adjacent sites. 

 

POLICY S-FA-59. Design surface parking lots so that they are not located between the building entrance 

and the public sidewalk along Factoria Boulevard, unless there is a direct accessible pedestrian 

connection through the parking lot. 

 

Pedestrian Environment 

Sidewalk design should include a “buffer zone” along the curb that consists of items such as street trees, 

planting strips, kiosks, street furniture, pedestrian scale lights or signage. This buffer zone separates 

moving cars from pedestrians. Along the sidewalks, pedestrian scale/style lighting should augment the 

high intensity lights that illuminate the street for traffic. 

 

Curbside parking should be provided where possible. While this is not a solution for Factoria Boulevard, 

pedestrians on other adjacent streets would benefit from this parking configuration. 

 

Sidewalk width should be proportionate to anticipated pedestrian flows, which means that sidewalk 

should be wider than the standard at transit service points. 

 

A pedestrian-oriented business district can be created when open spaces are incorporated into the site 

design. Public plazas invite relaxation, informal gatherings, and provide visual contrast to the buildings. 

Wide sidewalks provide for outdoor seating areas adjacent to restaurants and cafes and increase 
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opportunities for business activity when the weather is nice. Whether as an expansion of the sidewalk or a 

plaza that extends away from the street, partial enclosure by buildings, landscaping, and/or street furniture 

will create comfortable public places. These spaces may be large and elaborate, or small and discrete. The 

design of a plaza should include good pedestrian circulation and active ground floor uses in the adjacent 

buildings. Buildings should provide weather protection using storefront awnings. 

 

POLICY S-FA-60. Establish design guidelines to create plazas and other quasipublic spaces when 

private properties along Factoria Boulevard redevelop to allow space for outside activities including café 

seating. 

 

POLICY S-FA-61. Provide pedestrian – scale lighting along Factoria Boulevard sidewalks and along on-

site walkways. 

 

POLICY S-FA-62. Provide sidewalks along Factoria Boulevard that in places may be wider than the 

City’s standard 12-foot wide arterial sidewalk to comfortably accommodate pedestrians adjacent to this 

busy arterial, especially near transit stops. 

 

POLICY S-FA-63. Enhance pedestrian amenities along 124th Avenue S.E., 128
th
 Avenue S.E., S.E. 38th 

Street, and S.E. 41st Street. 

 

POLICY S-FA-64. Encourage the coordination of amenities and development of bike racks and 

pedestrian shelters in key locations. 

 

POLICY S-FA-65. Encourage the use of landscaping that will serve as physical and visual buffers 

between pedestrians and parking areas. 

 

The details of pedestrian infrastructure can often make or break a neighborhood’s walkability. The FATS 

Update provides general guidance for creating a pedestrian system that works for everyone. To minimize 

street crossing distances for pedestrians, curb bulbs could be installed where pedestrian flows warrant and 

traffic patterns allow. Crosswalks at controlled intersections could be constructed with special pavement 

to highlight the area as a pedestrian zone. 

 

At certain intersections where high volumes of pedestrians and vehicles converge, the installation of 

countdown signals can provide some measure of certainty for pedestrians wary of a signal that they think 

may change too fast. 

 

In some locations, crosswalk enhancements and pedestrian activity may not be compatible with a 

roadway’s primary mission to move vehicles. In this situation, a grade-separated pedestrian crossing may 

be warranted. A decision to build a pedestrian bridge or tunnel should consider factors such as 

topography; accidents; volumes of pedestrians and vehicles; safety for pedestrians; origins and 

destinations; opportunities to create an urban focal point or gateway; and/or opportunities for partnerships 

between the city, adjacent property owners, and transit agencies. 
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The design of a pedestrian bridge should be both distinctive and graceful, providing convenient pedestrian 

access while enhancing the streetscape. Design components of a pedestrian bridge should include visible 

and easily accessible connections with the sidewalks, and architectural characteristics that are perceived 

as part of the public right-of-way and are distinct from adjacent buildings. Weather protection is desirable 

but should not isolate pedestrians from the right-of-way below. 

 

A comprehensive graphic system of information and wayfinding can help residents and visitors alike get 

around in Factoria without a car. Wayfinding signage can be implemented by the city on public land, and 

by private developers with large sites (Factoria Mall, Loehmann’s Plaza). A Factoria walking map could 

show the major access points to neighborhoods, regional trails, and transit service, as well as the shortest 

way on foot to a bus stop or to a favorite restaurant. 

 

POLICY S-FA-66. Enhance pedestrian crossings of Factoria Boulevard and other Factoria area arterials, 

considering such methods as: installing special paving types or markings; providing longer pedestrian 

signal phases; extending curbs; installing countdown signals; or providing pedestrian refuge islands. 

 

POLICY S-FA-67. A pedestrian bridge may be appropriate over Factoria Boulevard at SE 38th Street, 

provided there is a clear demonstration of public benefit and design criteria are fully met. 

 

POLICY S-FA-68. Develop and implement a wayfinding system to guide pedestrians to attractions in the 

Factoria area. 

 

POLICY S-FA-69. Provide pedestrian-oriented storefront signage. 

 

POLICY S-FA-70. Consolidate commercial signs to a single structure and limit their size. Apply 

Bellevue’s Sign Code and amortization program for nonconforming signs. 

 



Attachment 2 

Attachment 2- 1 
 

Design Related Policies- Richards Valley Subarea 

Commercial/Industrial Policies  

Create a new section in this subarea for Commercial/Industrial policies, which will include moving some 

existing policies from the General Land Use section.  Only policies related to design or site planning are 

shown here.  

 

POLICY S-RV-3.  Encourage commercial areas to develop with sensitivity to their surroundings. 

 

Discussion: Richards Valley is recognized as an employment center and additional commercial 

development is encouraged in properly designated areas. Commercial development is appropriate if 

it doesn’t degrade the environment and if traffic mitigation addresses traffic congestion and safety 

problems.   

 

Add new policies that address site planning and design specifically related to commercial and industrial 

properties.  One policy would encourage redevelopment as an opportunity for ecological improvement 

with strategies such as reducing impervious surfaces, retaining woodlands and vegetation, daylighting 

streams, natural drainage, improving riparian functions and creating buffers.  Other policies should 

encourage design review and integrating sustainable design and Mountains to Sound Greenway themes. 

 

Community Design Policies 

POLICY S-RV-2. Encourage land uses and site development that minimize the appearance of intense 

development. 

 

Move this policy from General Land Use. 

 

POLICY S-RV-23. Disturb as little of the natural character as possible when improving streets and 

arterials. 

 

Discussion: The Lake Hills Connector is an example of using natural vegetation along the street 

frontage and in the median. 

 

POLICY S-RV-24. Encourage the retention and enhancement of special features designated by the 

Urban Design Element such as unique open spaces, landmarks, and viewpoints. 

 

Discussion: In Richards Valley the stream and wetlands qualify as unique open space, the 

railroad trestle as a landmark and the view from Woodridge School grounds as a designated 

viewpoint. 

 

POLICY S-RV-25. Encourage the retention of vegetation during the clearing, grading, and construction 

processes to screen development from nearby residential neighborhoods. 
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POLICY S-RV-26. Require design review for areas along Richards Road, Eastgate Way, and Kamber 

Road in order to ensure that site and building design of commercial and multifamily uses in the valley are 

in character with the nearby single-family neighborhoods and add to the visual quality of the area. 

 

Discussion: Commercial and multifamily development should be screened to provide a visual 

separation from the road. If development cannot be screened, building height, bulk, color, and 

roofline design should be compatible with the development allowed in the nearby single-family 

community. Use design review to accomplish this. 

 

In addition, use the Richards Creek Sensitive Area as an amenity when designing sites. 

 

Amend this policy to include design review as a way of adding visual quality to the area along Eastgate 

Way and Kamber Road. 

 

POLICY S-RV-27. Development along Richards Road should preserve and maintain the green and 

wooded character of the Richards Road corridor. 

 

POLICY S-RV-28. New development, including single-family development, should install landscaping 

which provides a dense visual vegetative screen along Richards Road. The planting should be an amenity 

to those who travel, live, and work along Richards Road. 

 

POLICY S-RV-29. Encourage the site and building design of commercial and multifamily use on 

Woodridge Hill to be in character with the nearby single-family neighborhood. 

 

Discussion: Building height, bulk, color, and roofline design should be compatible with the 

development allowed in the nearby single-family community. Use design review to accomplish 

this. 

 

POLICY S-RV-30. Develop areas designated for light industrial uses with sensitivity to the natural 

constraints of the sites. 

 

POLICY S-RV-31. Encourage screening of rooftop machinery from view at ground level. 
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Design Related Policies- Eastgate Subarea 

Natural Determinants Policies  

(Only those related to design and site planning.) 

 

POLICY S-EG-3. Protect the Vasa Creek riparian corridor from development to improve water quality, 

fisheries, and provide open space. 

 

Discussion: The Vasa Creek riparian corridor has major segments that remain in a natural state. 

This creek is one of the few natural areas left in the Subarea and should be protected. A trail 

along the creek may be possible if environmental impacts can be avoided. 

 

POLICY S-EG-4. Protect and improve the stormwater quality entering public drainage systems, streams, 

and Phantom Lake. 

 

Discussion: Construction activities should control erosion and sedimentation. This could include 

seasonal limitation on grading activities, natural vegetative filtration, and use of the best 

available technology. Storm water quality from developments should be improved prior to 

discharge into the public drainage system. 

 

Add policies to this section to encourage natural drainage practices and to integrate Mountains to 

Sound Greenway themes of environmental quality, native plantings, and regional identity. 

 

 

Transportation Policies  

(Renamed from Circulation Policies, and only those related to design and site planning are 

shown here.) 

 

POLICY S-EG-9. Discourage multifamily and commercial traffic from passing through single-family 

neighborhoods. 

 

This policy is proposed to be moved from the Residential section to the Transportation section with a 

discussion section added to address the importance of keeping commercial and office traffic out of 

residential areas. 

 

POLICY S-EG-14. Improve safety for pedestrians and other nonmotorized users by providing and 

maintaining an integrated on-street and off-street system.  

 

Discussion: The City should create a nonmotorized action list that proposes projects to eliminate 

missing links in the nonmotorized transportation system. It is important to use this list when 

reviewing tasks such as capital projects, the Street Overlay Program, and maintenance projects. 

The list could identify both interim and long term capital improvements. 
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Amend policy 14 to focus on creating good internal circulation systems that are well linked into the street 

system to improve motorized and non-motorized circulation. 

 

POLICY S-EG-15. Consider interim solution for nonmotorized improvements until major improvements 

can be made.  

Use the City of Bellevue’s Overlay Program, Minor Capital Project Fund, Neighborhood 

Enhancement Program fund, or other sources to provide interim solutions when practical. These 

interim projects should not preclude major improvements. 

 

Amend policy 15 to address improved connectivity for pedestrians and bicycles. 

 

Community Design Policies 

POLICY S-EG-18. Encourage a gateway within the I-90 interchange to accentuate Eastgate as an 

entry into Bellevue. 

 

Discussion: The I-90 interchange at Eastgate is a major link between the northern and southern 

halves of the Subarea and is an access point for the freeway. A gateway should link both halves 

and include improved landscaping with seasonal color, pedestrian connections, lighting, district 

identification signs, and public artwork. 

 

Amend policy 18 to include a better discussion of gateway features as identified in the Eastgate 

vision, including the I-90 interchange and the 142nd Street Bridge. 

 

POLICY S-EG-19. Maximize the use of existing vegetation and topography to separate and buffer 

different land uses. 

 

Discussion: The Subarea has natural, vegetated topographic breaks between the commercial/ 

office developments and the residential neighborhoods. These natural buffers should be retained 

to keep these uses separate but compatible. 

 

Amend policy 19 to specifically address transitions to single-family residential land uses. 

 

POLICY S-EG-20. Preserve the view amenities of adjacent single-family neighborhoods as 

development and redevelopment occurs. 

 

POLICY S-EG-21. Discourage new development from blocking existing views. 

 

POLICY S-EG-22. Encourage the preservation of sufficient natural vegetation to assure amenable 

views. 

 

POLICY S-EG-23. Diminish the affect effect of rooftop equipment on views from residential areas. 
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POLICY S-EG-24. Design rooftop equipment to be low-profiled and screened to match the 

building’s exterior color, building materials, and styles. 

 

POLICY S-EG-25. Use landscaping to complement building and site design. 

 

Discussion: Eastgate has a variety of land uses with large areas of office development. Site 

design should use street lighting and landscaping to accentuate walks and roads, soften paved 

areas, and screen development from adjacent residential uses. Large color spots of flowers 

should be used to accentuate areas visible from streets. When possible, plantings of trees and 

shrubs should be large enough to complement the scale of the building. 

 

Amend policy 25 to include City in a Park character. 

 

POLICY S-EG-26. Maintain the Subarea’s predominantly treed skyline. 

 

 Eastgate has a low-profile skyline with many trees. Buildings, especially in the I-90 corridor, 

should respect and complement this skyline. 

 

Amend policy 26 to be oriented around the green elements, landscaping, and tree preservation 

associated with the Mountains to Sound greenway theme. 

 

POLICY S-EG-27. Encourage the State Department of Transportation to provide landscaping that 

clarifies access patterns and improves the appearance of their properties. 

 

Encourage cohesive site and building design in the redevelopment of the Eastgate retail, office, and 

service property. 

 

Discussion: Some of the Subarea’s retail, office, and service uses have immediate redevelopment 

potential. Therefore, redevelopment should enhance the surrounding arterials with pedestrian 

amenities such as well-defined pedestrian walkways that connect surrounding properties with 

street and building entrances. In addition, coordinate on-site auto circulation to reduce curb cuts 

and improve pedestrian safety. Landscaping should be in scale with the development.  

 

Amend policy 27 to support the integration of land use and transportation planning through mixed 

uses and multi-modal transportation alternatives. 

 

Add a new policy to the Community Design section that promotes design guidelines to ensure 

pedestrian friendly design, promote environmental sustainability, and create a distinctive sense of 

place.  Include a policy on public art. Also add policies supporting master planning and design review 

for the transit oriented development area. 

 

Parks and Open Space Policies  
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Add a new section for Parks and Open Space policies.  Policies related to design and site 

planning in this new section should reference the Mountains to Sound Greenway trail and the 

integration of open space and trail connections into new development. 

 

Planning District 1 Policies   

(Only those related to design and site planning.) 

 

POLICY S-EG-29. Retain significant vegetation and supplement vegetation on the steep slope along 

the southeast edge of Kamber Road between 137th Avenue S.E. and S.E. 24th Street. 

 

POLICY S-EG-30. Retain sufficient vegetation on the eastern side of the Sunset property to visually 

buffer Bellevue Community College. 
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DATE: February 14, 2014 

  
TO: Chair Tebelius and Members of the Planning Commission 

  
FROM: Paul Inghram, ACIP, Comprehensive Planning Manager 

452-4070 pinghram@bellevuewa.gov 

Erika Conkling, AICP, Senior Planner 

425-452-2898, EConkling@bellevuewa.gov 

 

SUBJECT: Comprehensive Plan Update 

 

The February 26, 2014, study session will continue review of the Bellevue Comprehensive Plan 

as part of the city’s major Comprehensive Plan update.  This study session will review the 

assessment of the current Community Vision, what we’ve heard from the community, and a draft 

updated Community Vision statement. 

 

No formal action is requested at this study session.  Feedback from the Commission is welcome.   

 

BACKGROUND & ANALYSIS 

 

The Comprehensive Plan captures the community’s vision for the future of Bellevue, sets policy 

that directs City actions and decisions, and guides capital investments.  Bellevue is periodically 

required to update its Comprehensive Plan to ensure continued compliance with the state Growth 

Management Act and, just as important, to ensure it reflects the dynamic changes and trends that 

have and will continue to affect the growth of the community.  The City’s Comprehensive Plan 

last underwent a major review in 2004.  Thus, with adoption scheduled for 2014 it will be a 10-

year update of Bellevue’s Comprehensive Plan. 

 

The Planning Commission began the update of the Comprehensive Plan with a study session on 

the Community Vision on June 13, 2012.  Following the City Council’s formal initiation of the 

update in October 2012 the Planning Commission has held a number of meetings reviewing the 

current plan and beginning to look at issues in detail.  On June 10, 2013, the City Council 

approved project principles and a work program that provides direction on the issues and scope 

of the update, which are available on the Comprehensive Plan update website.   

 

Community Vision 

 

The Community Vision is a foundational part of the Comprehensive Plan. It establishes the 

vision for where the community wants to be in twenty years. As “goal posts” for the future, it 

guides the various goals and policies of the plan, ensuring that they work together toward a 

common and integrated objective.  Updating the Vision is a critical step in the overall plan 

update process and establishes a key reference point for the other elements of the plan.  As they 
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are updated we will be able to ask, are the revisions consistent with working toward the 

community’s desired vision?  Just as the Vision is important during the update process, the 

Vision continues its significance for the life of the plan providing overarching guidance to the 

city organization and helping departments align toward a long-term goal for the community. 

 

Since January 2013, the city has conducted a number of community engagement activities, 

including recent focus group discussions of vision statements.  Simultaneously, staff has 

reviewed the Community Vision in detail, particularly assessing the elements of the Vision that 

are now out of date.  At this study session, staff will review public feedback and our technical 

review of the Vision.  We will also provide examples from other communities and ask for 

feedback on a draft update of the Community Vision. 

 

Assessing the Current Community Vision 

 

A vision is meant to guide the plan for the entire 20-year period or even beyond and is intended 

to be more challenging than strategic or short-term goals.  Ideally, a vision should be 

aspirational, setting a high, yet achievable, bar.  It should represent a dynamic tension that 

challenges the community and the organization to reach toward a better future and beyond 

today’s achievements.  A vision should also be based on the values of the community and it 

should speak to entire community.  It is a statement of achieving what the community cares most 

about, and in turn, guides the actions and priorities of the plan. 

 

Unlike vision statements for corporations, which are typically narrowly focused, a community 

vision must be sufficiently broad to encompass the community’s most important attributes.  

However, a vision statement benefits from being short, pithy, to the point and memorable.  The 

easier a vision statement is to read and comprehend, the more likely it will be remembered and 

used in the organization.  A shorter vision statement, by its nature, helps an organization have 

greater focus and therefore better aligns competing strategies.  Alternatively, a longer vision 

statement will be more inclusive and better capture the varied elements of the organization and 

community.  When the City Council reviewed the Vision at their meeting May 13, 2013, they 

recognized this conundrum by identifying the potential for the Vision to be more comprehensive, 

while at the same time acknowledging the desire for the Vision to be more concise. 

 

It is also key for a vision to be specific to its community.  The Bellevue Community Vision 

should reflect Bellevue’s aim, not that of some other community.  The challenge is that people in 

all communities share many of the same values and objectives.  We all have a mutual vision for 

safe communities, good schools, employment opportunities and freedom.  However, to be 

meaningful a vision should be unique.  Restating fundamental human needs should be done only 

in a way that is specific to the community.  It is appropriate for the vision to speak broadly about 

the entire community, and not be focused only on the aspects of the city organization.  The City, 

as a municipal organization, orients itself to help the community achieve its vision.  Meanwhile, 

there may be many aspects of the community’s vision that are accomplished through the 

businesses, agencies, and citizens in the community with limited involvement of the city 

organization. 

 

 



 

Current Bellevue Vision 

 

The intent of the Comprehensive Plan update is not to start over from scratch or to reinvent the 

plan for the community.  It is to adjust the plan where necessary to respond to changes to the 

community and the world while retaining continuity that pulls from the city’s past.  Similarly, 

the community’s vision for 2035 is anticipated to be very similar to the vision for 2025 that the 

community has held previously and yet it may need to be adjusted to recognize changes and the 

community’s evolving direction. 

 

The current Community Vision has fourteen vision points, each with a short narrative statement.  

It paints a picture of a vibrant urban city that serves as the hub of the Eastside, a “city in a park” 

with a strong downtown juxtaposed with lush green spaces.  It envisions a diverse transportation 

system that includes a form of high capacity transit, housing that meets the community’s needs, 

and a community that cares and nurtures all of its people.  It envisions a safe community and a 

city organization that is responsive and a leader addressing regional issues. 

 

In addressing the many facets of the community and the city organization, some argue that the 

current Vision is too long.  Many remember “City in a Park,” or a few of the other vision points, 

but it is difficult to remember the Vision as whole.  Some of the Vision points appear to overlap. 

Several talk about Bellevue’s role as a hub or a center of the Eastside.  Several talk about the 

city’s regional role.  There is a point regarding the downtown and city’s economic strength, 

which share similar elements.  Many of the current Vision statements are appropriately graphic, 

expressing a clear, easy to envision future.  Others might hint of jargon and some parts may be 

overly precise for a citywide vision. 

 

The Vision paints a vivid picture of Bellevue’s future that continues to be widely shared.  

However, with changes to the community since 2004, it may be missing potential key qualities.  

The City Council in its May review suggested that the Vision should be more oriented on people.  

The current Vision is focused mostly on the character of the place and could be enhanced to talk 

more about the community itself. 

 

The Vision highlights Downtown Bellevue, but its suggestion of Downtown being “alive 18 

hours a day” may be dated.  Other commercial and mixed centers are not well represented in the 

Vision.  The Vision support a strong transportation system, yet is not articulate about the need 

for local, neighborhood connectivity and was written before plans were set for light rail.  The 

Vision includes culture and diversity, although it may not be reflective of the significant increase 

in diversity that the city has experienced since 2004.  The Vision is also largely silent about 

schools, while it is widely known how valued Bellevue’s schools are to the community. 

 

Public Review 

 

During a joint commissions forum and early public outreach where we asked people about the 

future of Bellevue affordable housing, environmentally friendly stormwater management, 

increased mobility options, protecting and enhancing green space, ethnic diversity, and economic 

growth were most discussed. 



 

Overall, people expressed that Bellevue is a great place to live and strongly identified with their 

neighborhoods. There was a tension between the desire to protect what is here now and wanting 

to enhance, improve, and change things for the better.  People envisioned a future in which they 

had better transportation options, more housing options to choose from, and were better 

connected to shops, services, and community gathering places in their neighborhoods.   

 

The city continued to listen to the community through the Bellevue’s Best Ideas campaign and 

more recently with several focus group sessions that asked people to prioritize those vision 

statements that were most important to them and that would take the most effort to achieve. 

 

Based on the proceeding work, staff crafted 54 vision statements grouped in six review 

categories. The six categories were: natural and sustainable; designed for people; strong 

economic centers; arts, culture, and diversity; healthy and secure community; and aspirational 

government.  

 

There was a high degree of consistency in the responses, which speaks well to the shared values 

in the community.  Environmental stewardship and keeping Bellevue as a “City in a Park” were 

very important to participants.  Participants embraced continued development of Downtown as 

the economic and cultural center of the Eastside, but also saw the potential to develop flourishing 

districts in BelRed and Eastgate/Factoria.  People enjoy the quality of life Bellevue has to offer 

with safe and strong neighborhoods, good schools, and great public facilities.  They also 

supported a vision that continued to improve quality of life and make it available to all in the 

community through affordable housing, improved mobility and more transportation choices, 

especially, creating neighborhood gathering places, embracing diversity, and ensuring 

inclusivity.  We heard that diversity is not the same as culture.  That diversity should be 

integrated into all parts of the Vision and the Comprehensive Plan.  And there was support for 

vision statements that are representative. Those that, if achieved, would be indicators of broad 

success across specific objectives.  A summary Vision outreach report is attached, Attachment 1. 

 

Future Trends and Challenges 

 

For the Vision to remain relevant it must be stated in the context of today’s city and the 

challenges that the city faces moving into the future.  Bellevue has evolved rapidly over the last 

100 years and continues to advance.  First incorporated in 1953, Bellevue is now a city of more 

than 130,000 residents and about 140,000 jobs.   

 

After several decades of explanation, annexation has all but ceased.  The City is now nearly 

completed framed by lakes Washington and Sammamish to the east and west and by state parks 

Bridle Trails and Cougar Mountain to the north and south.  Other edges of the city border 

Kirkland, Redmond, Issaquah, Newcastle and Renton. Without the opportunity to annex, future 

growth will be focused inward, largely directed to the city’s Downtown and other urban centers.  

Nearly all future residential development in Bellevue will be in the form of multifamily and 

mixed use development.  Likewise, much of the future commercial and retail development will 

become increasingly multi-story. 

 



Downtown showed explosive growth in the last decade and became significantly more 

residential.  Downtown Bellevue was the city’s fastest growing neighborhood with its population 

increasing 176 percent from 2000 to 2010.  Nearly half of the city’s future growth by 2035 is 

anticipated to occur Downtown, increasing its prominence in the region.  Arts organizations are 

increasingly making Downtown Bellevue their home.  In addition to the Bellevue Arts Museum, 

work is progressing on developing a performing arts center.  And BelRed is home to a number of 

arts-related organizations, such as PNB’s ballet school. 

 

Our population is also diversifying, with about 1/3 of residents foreign born, and growing older.  

Bellevue’s average age is greater than that of King County.  Those numbers are likely to 

increase.  As the demographics change, demands for services, recreation opportunities and 

housing types may follow. 

 

Light rail is now funded and under final design, expected to be operational in 2023.  And while, 

light rail will provide the community with an additional transportation option, traffic congestion 

is likely to remain a concern and the community has increasing interest in local, neighborhood 

oriented mobility. 

 

Even as the city continues to grow and become more urban, the community has a keen interest in 

maintaining and enhancing its park-like image and restoring the environment.  Expanding the 

city’s tree canopy, improving water quality in streams and lakes, and addressing global concerns 

about the climate will be challenges. 

 

Bellevue is an affluent community, yet there are those in poverty and housing remains 

unaffordable to many that work here.  Supporting families in need and addressing housing 

affordability were adopted as two key elements of the Vision in 2004, yet both remain as vexing 

challenges. 

 

Assessment Summary 

 

Intent with update: 
 Not to start over from scratch 

 Up to date to reflect current times, future challenges and current 

interests of the community 

 Continuity that pulls on the city’s past 

 Improve how the vision works/reflects the nature of the community 

 Make the vision more accessible, usable (shorter) 

 

What’s missing from current vision? 
 Emphasis on people 

 External environmental aspects/GHG/environmental footprint 

 Recognition of other MU districts  

 Neighborhood/local connectivity (as opposed to regional 

transportation) 



 Downtown is alive more than 18 hours 

 Diversity of community 

 Inclusivity of city 

 Emphasis on schools 

 

Key challenges or elements of the future:  
 Most growth will be focused Downtown 

 Other growth will be in other centers, not in SF neighborhoods 

 Increased diversity 

 Increased global connections 

 Light rail 

 Housing prices remain out of reach for many 

 Need to preserve and improve environment and parks even while the 
city becomes more urban 

 

We also routinely hear people in Bellevue talk about: 
 Abundant green and open spaces 

 Safe neighborhoods 

 Outstanding schools 

 

 

New Draft Community Vision 

 

Using what was recorded from the conversations with the public, Council and commissions 

about what is important about Bellevue as it grows and changes, and using staff’s assessment of 

the current Vision, a revised Community Vision statement was prepared that reduces the number 

of individual elements from fourteen to seven, attempts to be more focused on those aspects of 

greatest importance, and highlights elements specific to Bellevue:   

 

In 2035, Bellevue is: 

 Livable 

 Natural and Sustainable 

 Mobile and Connected 

 A Place of Opportunity 

 The Eastside’s Center of Commerce & Culture 

 Responsive to People in Need 

 A City that Works 

 

The new draft is included as Attachment 2.  In reviewing and critiquing the current Community 

Vision, one may consider the four sets of summary assessment points outlined above: 

 

 Is the draft Vision consistent with the intent? 

 Does it include elements that were missing from the current Vision?  



 Is it future oriented and responsive to the challenges Bellevue will face over the next 

twenty years? 

 Does it capture the core values of the community? 

 
At the study session, staff will review the process leading to the draft and walk through the 

elements of the draft Vision.  At this stage it would be most helpful to provide an overall 

assessment of the draft and whether it captures a future vision consistent with the community’s 

ideals and values.  To respect the time of the Commission, the intent is not to try to address 

discrete wording changes.  However, detailed, wording suggestions are welcome and could be 

provided to staff to follow up on outside of the study session. 

 

Next Steps 

 

The City Council will also review the draft Vision update and continued public input will be 

solicited throughout the update process.  Ultimately, the draft Vision will be included in the draft 

Comprehensive Plan update, which will be considered through a public hearing, formal 

recommendation by the Planning Commission and taken up for City Council action. 

 

Additional study sessions will continue this winter and spring to review draft updates of the 

Comprehensive Plan. 

 

A letter recently received from Bellevue College is attached. It is not directly related to the draft 

Vision; it concerns the overall Comprehensive Plan update and specifically the planning effort 

for the Eastgate area. 

 

ATTACHMENTS 
 

1. Bellevue 2035 Vision Statements Workshops Report 

2. Draft Vision for Bellevue 2035 

3. Bellevue 2025 Community Vision 
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BACKGROUND
On October 22, 2012 the Bellevue City Council 
initiated the 2014 Comprehensive Plan Update. 
This update is a major, ten-year review of the 
community’s plan for the next twenty years. It is 
the time to think and plan for future generations 
in Bellevue.

Forming our Future: 

Looking ahead to Bellevue 
in 2035
Bellevue has transformed from a small 
farming community to the fifth largest city in 
Washington State.  Through the Comprehensive 
Plan, the city plans for people, places to live 
and recreate, ways to get around, jobs and a 
strong local economy, schools and colleges, 
and a healthy environment. The Comprehensive 
Plan is Bellevue’s vision for the future.  It sets 

policy that directs city actions and decisions, 
and guides capital investments.  The plan 
anticipates future population and job growth 
and plans for how to meet those demands.

Ten years ago, Bellevue established a vision 
that included fourteen characteristics of 
Bellevue in 2025, a vision that in 2013 has 
only been partly realized.  By 2035 Bellevue is 
expected to have an additional 16,500 housing 
units and 60,400 more employees that will 
work here every day.  Thinking ahead to 2035, 
it is important to identify the community’s vision 
of the future.  

How will we preserve what 
is most important to us?  

What are our greatest 
ambitions?

Population and Employment 1970‐2030

 Population & 
employment 
historic trends 
and forecasts

Population and 
employment 
estimates

Population and 
employment 
forecasts
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In January 2013, two major events launched 
the Comprehensive Plan update project: the 
Joint Boards and Commissions Forum and 
a Public Forum hosted by the East Bellevue 
Community Council.  At these events, 
participants were asked their thoughts on 
what issues should be the focus of the update, 
to help guide and shape the plan, and to 
ensure that the plan continues to embrace the 
community’s vision.  They also examined how 
the city has changed over the last ten years 
and were invited to envision Bellevue 10, 20, 
and 50 years in the future.  At each event small 
groups conducted a visioning exercise built 
around four topics: community, environment, 
business, and family.

From May through July 2013, the visioning 
process continued with Bellevue’s Best Ideas 
social media campaign.  Bellevue’s Best Ideas 
was an interactive website where participants 
could submit their ideas for Bellevue’s future, 
comment on the ideas others submitted, 
and vote for the ideas they liked the best.  
Participants were drawn to the Best Ideas 
campaign through a variety of outreach 
efforts including a series of engagement 
sessions in busy public places like Bellevue 
library, Crossroads Mall, Bellevue Square, and 
Downtown Park.

Vision Exercise

With so much community input gathered 
in the first half of 2013, the next step was 
to consolidate this information into a set of 
vision statements that could be evaluated 
through another series of public engagements.  
Drawing from Bellevue 2025 and from newly 
generated ideas that came from the January 
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2013 forums and the Best Ideas campaign, 54 
vision statements were crafted around six major 
themes:

Natural and Sustainable
Designed for People
Strong Economic Centers
Arts, Culture, and Diversity
Healthy and Secure Community
Aspirational Government

Participants worked in groups and were 
asked to review the statements and come to 
consensus on two questions for each of the six 
themes:

•Which two statements are most important to 
Bellevue in 2035?

•Which two statements are important AND will 
take the most effort to accomplish?

Groups were encouraged to edit the statements, 
create their own statements, and identify ideas 
that had been left out.  Individuals could also 
submit their own responses and comments.

A series of workshops were held to collect 
input on potential vision statements.  Outreach 
consisted of a mix of targeting stakeholder 
groups and engaging neighborhood and 
community associations.  About 150 people 
participated in one of six workshops:

October 16- Bellevue Essentials Class
November 6- Bellevue Youth Council
November 12- Eastgate Elementary
November 21- City Large Management Team
December 3- Interlake High School
December 4- Bellevue Leadership Team
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COMMON THEMES
Despite the broad range of participants, there 
was a great deal of agreement about what was 
most important to Bellevue in 2035.

Natural and Sustainable
Statements supporting environmental 
stewardship in various forms including energy 
efficiency, green building, conservation and 
protection of open space, and the restoration of 
local ecosystems, received the most responses.  
Bellevue as a “city in a park” has been an 
ongoing theme in the Comprehensive Plan 
and it remains important to Bellevue’s future 
as well.  Alternative modes of transportation, 
including transit, walking, and bicycling 
wereimportant for sustainability.  Several 
statements from other themes looked at how 
transportation alternatives shape Bellevue 
in many ways, from the role in health, to 
connecting neighborhoods, to supporting 
economic development, and in creating a 
vibrant downtown.  Good mobility and a variety 
of transportation choices were consistently a 
part of the vision of Bellevue 2035.

The foundational systems 
of the environment must 
be restored to address 
climate change.  It’s our 
responsibility.“ 

-Workshop Participant

“
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Designed for People
Four statements were nearly universally agreed 
upon as important in the designed for people 
theme, and all broadly emphasize physical and 
social connections, providing diverse housing 
types, and creating complete neighborhoods 
served by parks, shops and services, and 
community gathering spaces.  These results 
echo much of the input heard earlier in the 
visioning process.

However, statements that addressed more 
specific ideas such as commitment to design 
and historic preservation, creation of public 
and private gathering spaces, or aging in 
place were important to fewer participants. 
Due to the nature of the visioning work, the 
broader and more inclusive statements may 
have held more appeal.  It is also interesting 
to note that members of the Youth Council felt 

There was some inconsistency in a couple 
areas within this theme.  Participants ranked 
Bellevue being known as a “green” community 
as very important, and several commented that 
Bellevue should not just be known as a green 
community, but should be a green community.  
However, having a green image to help attract 
businesses was not regarded as important by 
most.   Similarly, the statement that the city 
should collaborate on reducing greenhouse 
emissions and controlling the impacts of 
climate change did not resonate with most 
participants.  Yet it was important to many 
people to reduce greenhouse emissions below 
1990 levels, as well as to collaborate regionally 
on pressing issues including the environment 
(from the aspirational government theme).   
Clearly, these ideas are part of Bellevue’s 
broader vision of environmental stewardship, 
but some nuance may not have been captured 
by the particular statements used in this 
exercise.
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strongly that commitment to urban design, 
preserving historic places, and providing the 
necessary means to allow aging in place were 
very important to Bellevue in 2035.  Similar 
statements about Bellevue’s unique identity 
(from the strong economic centers theme) that 
position the city as a place of architectural 
distinction and nurturing a culture of creativity 
and innovation, were also more important to 
youth than to other groups.

Youth Council members will be entering middle 
age in 2035, but their experiences of Bellevue 
today are likely to be different than that of 
adults.  So while there was a lot of consensus 
between groups, it is interesting to explore why 
youth addressed issues of community identity 
and sense of place.  

In discussions, youth identified Bellevue as a 
great place to raise children.  They also said 
that although they would probably move away 
as young adults, they would like to return when 
they had their own family.  Places they were 
interested in living as young adults were all 
places that have strong identities, whether from 

rural Montana to New York City.  Thus it makes 
sense that youth would place importance 
on the vision of Bellevue’s future as a lively 
and exciting place with a strong sense of 
identity created through innovation, historic 
preservation, and architectural distinction.  
These priorities are also generationally 
consistent, as the Youth Council represents 
the tail end of the Millennial generation (or 
Generation Y), which has already shown a 
distinct preference for lively, livable, urban 
environments.

Similarly, the strong support by youth for aging 
in place is also interesting.  Youth are in a 
unique position to understand some of the 
challenges to aging in place.  Like many elderly 
they may be tied in place by limited access 
to automobiles for transportation or limited 
incomes, and can be dependent on the social 
and physical connections available in their 
neighborhood to overcome these barriers.  

Other statements that highlighted components 
of an aging in place strategy, such as improving 
transportation options, creating diverse types of 
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Nurturing community character through support 
for small and local businesses emerged 
through earlier visioning work and was strongly 
supported in these visioning workshops.
The statement that Bellevue is Washington’s 
center of technology and innovation did not 
resonate well with most participants who saw 
this as Bellevue trying to eclipse Seattle.  Yet 
in other ways, the vision truly looks toward the 
future by pushing some major planning efforts 
toward their desired conclusion.  Participants 
imagined a 24-hour downtown and thriving 
mixed use districts in BelRed and Eastgate that 
create both a vibrant community amenity and 
a draw for the Eastside.  Statements reflecting 
this concept were strongly supported in both 
the strong economic centers theme and the 
arts, culture, and diversity theme.

housing and affordable housing, and creating 
better neighborhood linkages to parks, services, 
and stores were rated as very important by 
most of the groups participating in the visioning 
exercise, but only the youth chose aging in 
place as a top priority.  As youth consider the 
idea of raising their families in Bellevue in 2035 
and creating a future for themselves, it seems 
rational that aging in place would be important 
to them.

Strong Economic Centers
Like in the designed for people theme, the 
statements most supported about strong 
economic centers were those that broadly 
addressed issues related to economic 
development and creating and maintaining 
thriving centers.  An array of mobility choices, 
a high quality educational system, a high 
quality of life, and flourishing, active centers 
all were very important parts of Bellevue’s 
2035 vision.  Other statements that addressed 
specific issues like the workforce, Old Bellevue, 
or a pedestrian-friendly downtown were less 
supported, but still somewhat important.  

Thriving, small businesses 
promote economic 
diversity and local 
character”

-Workshop Partiicipant

“
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Arts, Culture, and Diversity
In terms of arts and culture, people felt it was 
important for Bellevue to continue to strive 
to become a recognized place for arts and 
culture.  Many people envisioned Bellevue not 
necessarily as a national leader, however, but 
as both a regional and international leader in 
art and culture. While at first glance this may 
seem conflicting, Bellevue’s growing diversity 
and strong international business connections 
contribute to a growing regional identity as a 
center of culture. The idea of Bellevue rivaling 
Seattle was disliked by most, with comments 
at nearly every workshop emphasizing the 
importance of Bellevue complimenting Seattle 
and being attractive regionally as a great place 
to live, not necessarily a tourist destination. 

Overall, people had trouble with diversity 
being bundled in a theme with arts and 
culture.  Statements that address increasing 
inclusivity, recognizing diversity, and engaging 
all segments of the community, from both 
this theme and the aspirational government 
theme, are very important to the Bellevue 2035 
vision.  Several discussions included comments 
that diversity should not be resigned to being 
exclusively an expression of art and culture, but 
woven throughout all of the themes.  Some also 
commented that Bellevue’s vision of diversity 
should embrace more than just ethnic and 

“Leverage arts and culture 
for human development 
and community 
development.”

-Workshop Participamt
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cultural diversity, but include economic and 
class diversity as well.  As the vision is written, 
diversity should be addressed within several 
themes.

Healthy and Secure 
Community

Nearly all the statements in this section were 
ranked as important by workshop participants.  
The Eastgate group even created its own 
statement to summarize this theme: Bellevue 
is committed to social equity and is a national 
model of a city that is dedicated to advancing 
the good of all, with an additional concern for 
the least fortunate and the most vulnerable.  
Ensuring affordable housing, preventing crime, 
staying healthy, being prepared for disasters, 
and putting a system of human services in 
place are included among the basic building 
blocks of society.   In discussions, participants 
talked about the role of the city, individuals, and 
other community providers in creating a healthy 
and secure community.  While nearly everyone 
holds a vision of a future that is healthy and 
safe, there is some disagreement about whose 
role it is to make this happen.  Perhaps this is 
why the statement that the city plays an active 
role in promoting health was least important in 
this theme overall.

We need affordable housing 
so all people can afford 
to live and work here.  
Teachers, grocery clerks, 
and students should be 
able to afford to live here.”

-Workshop Participant

“
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It is worth mentioning that the outreach 
to Bellevue staff produced results that 
were largely consistent with the rest of the 
community.  Staff are part of the community 
as residents and employees, as well as in 
providing service to the public through their 
jobs.  In the aspirational government theme 
there were two statements chosen as very 
important by staff but not selected by other 
groups: that public infrastructure reinforces 
neighborhood character and quality of life 
and that government services are provided 
in welcoming locations and through the 
internet.  The importance of these four 

Aspirational Government

Open, accessible, and inclusive government, 
and a government that collaborates with others 
to solve tough issues and fund solutions to 
community problems, were qualities that most 
people envisioned for Bellevue in 2035.  People 
also wanted to continue to maintain the high 
quality of facilities and infrastructure that they 
already enjoy.  Most saw government service as 
a key part of the vision for Bellevue’s future, but 
many did not like aspirational government as 
the name of this theme.  

Statements that recognized and responded to 
the increasing diversity of the community were 
highly important to participants in this process.   
Although listed under the theme of Arts, 
Culture, and Diversity, it was very important 
that Bellevue be a model of inclusivity and that 
people of all backgrounds feel comfortable 
participating in the life of the city.  While 
there are many different ways to pursue that 
vision, there is a strong leadership role for city 
government.

Diverse communities 
succeed when there is the 
opportunity for people to 
connect and get to know 
each other.”

-Workshop Participant

“
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statements amongst staff leadership is not 
surprising because they align very closely with 
the organizational One City core values of 
exceptional public service, stewardship, and 
innovation.  During the visioning workshop, 
staff discussed the importance of aligning 
the city’s organizational mission with the 
vision created by the community to create the 
most effective results.  While it would not be 
appropriate for the organizational mission to 
drive the community vision, creating a strong 
linkage between the two would be a benefit to 
the community.  Potentially, both staff and the 
public could better understand how government 
works to fulfill the wishes of the community. 

One statement that did not resonate 
with people had to do with funneling new 
growth where it can be served by existing 
infrastructure.  This is similar to statements 
from other themes that summarize key 
concepts of growth management, such as 
completing annexations in the designed for 
people theme, or concentrating development 
in cities to regionally protect farms and forests 
from the natural and sustainable theme.  While 
important concepts to managing growth at 
a regional or statewide level, and they may 
necessarily be a part of the Comprehensive 
Plan, these ideas are not the driving force 
behind Bellevue’s image of itself in 2035.

Government IS the 
people...  people aren’t 
consumers of government 
but participants.”

-Workshop Participant

“
Staff
Paul Inghram, Comprehensive Planning 
Manager

Erika Conkling, Senior Planner
Michael Kattermann, Senior Planner
Mike McCormick-Huentelman, Neighborhood 
Oureach Coordinator

Julie Ellenhorn, Community Relations Coordiator
Gwen Rousseau, Associate Planner
Janet Lewine, Associate Planner
David Pyle, Senior Land Use/
EnvironmentalPlanner

Max Jacobs, Real Property Manager
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COMPILED RESULTS
Very Important (most groups agreed)
Bellevue is known as a “green” community that values environmental stewardship, energy effi-
ciency, building green, and reducing greenhouse gas emissions.
An abundant network of green spaces support healthy people, conserve land and water resourc-
es, protect fish and wildlife, and evoke the feeling of a City in a Park.
Transit, pedestrian walkways, and bicycle paths provide healthy and sustainable options for con-
necting people with the places they want to go.
Neighborhoods are connected to schools, shopping, employment, and community gathering 
spaces by sidewalks, pedestrian and bicycle trails, or transit.
Diverse housing types reflect the variety of needs in the community, including families with chil-
dren, couples, singles and seniors, and Bellevue’s changing demographics.
Neighborhoods have evolved to include a network of transportation options, proximity to commu-
nity amenities, and strong social networks.
Residents have convenient, walkable access to neighborhood stores, services, parks, and commu-
nity attractions.
An array of mobility choices support the city including connections to light rail, frequent neighbor-
hood transit service, carpools, and an integrated pedestrian and bicycle system.
Flourishing mixed-use districts in Downtown, Crossroads, BelRed, and Eastgate/Factoria attract 
people to the heart of the Eastside.
Nationally recognized high schools and access to high quality higher education lends to the area’s 
economic competitiveness.
Downtown, Crossroads, BelRed, and Eastgate/Factoria have unique, dynamic cultural districts 
that enhance the vitality of these neighborhoods.
People from all backgrounds are engaged in civic dialog and feel comfortable accessing govern-
ment services.
Bellevue is a model of inclusivity, public engagement, and providing equal access to social and 
economic opportunity.
People in all stages of life, especially those with low incomes or special needs, live in housing they 
can afford.
Bellevue is a community that cares with a system of human services responding to the needs of 
youth, seniors, people with low incomes, and people with special needs.
The city places a priority on protecting the community and preventing crime.
All residents enjoy clean air, healthy living conditions, and access to health care.
People who work in Bellevue can afford to live here.
Cities and government agencies collaborate to address the region’s pressing issues, such as 
transportation, water supply, and environmental protection.
The city government is open to and engages all members of the community, recognizing its in-
creased diversity and cultural background
Streets, sidewalks, utilities and other public facilities are in excellent condition.
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Important (more than one group agreed)
Open spaces are linked by trails and greenways that provide wildlife corridors, neighborhood con-
nections, and magnificent views of mountains and lakes.
Environmental systems have been restored, more salmon are found in local creeks and streams, 
and the urban forest is recovering and the tree canopy is increasing.
A smaller environmental footprint based on compact development and transportation alternatives 
is an economic advantage to businesses and residents.
Greenhouse gas emissions have been reduced to below 1990 levels through increased efficiency, 
conservation, clean fuels, and new technologies.
Businesses and workers are attracted to Bellevue’s high quality of life, sense of community, and 
culture of innovation.
As the hub of the Eastside’s economy, Downtown is alive 18 hours a day with a vibrant mix of ho-
tels, office, retail, restaurants, arts and cultural attractions, and housing.
Thriving small and local businesses promote economic diversity and reflect Bellevue’s unique 
character.
Its ethnic diversity, vibrant arts, and nationally recognized cultural institutions make Bellevue a 
“must visit” destination.
Overlake hospital provides “state of the art” medical care.
The community has planned for, and is well prepared to respond to and recover from, major emer-
gencies and natural disasters.
Bellevue achieves its community objectives through collaboration, partnerships, and innovative 
methods for funding.

Natural and Sustainable
Designed for People
Strong Economic Centers
Arts, Culture, and Diversity
Healthy and Secure Community
Aspirational Government
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Somewhat Important (important to one group)
Commitment to urban design and preserving key historic places distinguishes Bellevue as a 
people-oriented place and nurtures a sense of community.
Neighborhoods have distinct identities and support a variety of lifestyles that range from single-
family housing to a vibrant mix of uses in an urban setting.
Public and private gathering spaces are welcoming places that build social connections between 
neighbors and create stronger communities.
Access to transportation, housing options, services, and community assets supports older adults’ 
ability to “age in place.”
Bellevue communities have a strong social network that is welcoming and resilient.
The city has a dynamic and resilient economy, due in part to a highly educated work force.
Old Bellevue thrives as a unique area with a strong sense of Bellevue’s past.
Downtown is pedestrian-friendly and humming with activity in a variety of public places, including 
Bellevue Way’s “grand shopping street,” and the NE 6th Street pedestrian corridor.
Bellevue is Washington’s center of technology, innovation, and entrepreneurship because of its 
highly educated and culturally diverse workforce.
Buildings of architectural distinction signal Bellevue’s identity, enliven the urban environment, and 
create a lasting heritage of excellent design.
Businesses and workers are attracted to the creativity and innovation found here.
The city’s public infrastructure is designed to help reinforce the character and quality of the city’s 
neighborhoods.
The community enjoys easy access to government services in welcoming physical locations and 
through the Internet.
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Least Important
Waterfront parks provide public swimming and boating access to Lake Washington and Lake Sam-
mamish.
Regionally, farms, forests, and open space are protected and are within the reach of Bellevue 
residents.
Bellevue’s image as a “green” community is an economic advantage that attracts businesses.
Bellevue is collaborating regionally to reduce greenhouse gas emissions and plan for the potential 
impacts of climate change.
Annexations have been completed within the urban growth boundary.
Firms employ people in such fields as technology, health care, finance, law, professional services, 
international trade, retail, and tourism.
Bellevue rivals Seattle as one of the top destinations in the Northwest.
The city plays an active role in promoting the development of healthy individuals and families.
New growth and development is focused in areas that are more efficient to serve with public infra-
structure.

Natural and Sustainable
Designed for People
Strong Economic Centers
Arts, Culture, and Diversity
Healthy and Secure Community
Aspirational Government
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DRAFT Community Vision Statement 2-6-2014 

Bellevue 2035  

In 2035, Bellevue is a great place for families, whether they are families with kids living 

in the tall high rises in a vibrant downtown or older adults choosing to “age in place” on 

the same quiet street they’ve lived for the last twenty years.  The community is a 

diverse blend of many people and cultures, with people choosing to live and work here 

because of the welcoming people, the Pacific Northwest’s abundant beauty and 

opportunity, the safe neighborhoods and the strength of the schools and community.  

People in Bellevue have a creative spirit and know that by working together they will 

continue to enjoy the community that they have created and grow to meet tomorrow’s 

challenges. 

 

In 2035 Bellevue is… 
 

Livable 
A community of diverse neighborhoods makes Bellevue a great place to raise a family, 

to live and work and to grow old.  Communities gather in “people places,” like local 

hangouts and shops, the neighborhood schools, and parks and plazas.  While some 

neighborhoods retain their unique character even as the community evolves, other new 

neighborhoods take shape Downtown and around transit stations.  Businesses, buildings 

and housing types reflect the identity of individual neighborhoods and the diversity of 

the community.     

 Downtown is a collection of vibrant, thriving, walkable neighborhoods with 

distinct identities and is one of the region’s prominent urban centers. 

 Walkable neighborhood centers like BelRed, Wilburton, Crossroads, Eastgate 

and Factoria, flourish as hubs of housing, transit and commerce. 

 Older, predominantly residential neighborhoods are well maintained and retain 

their more relaxed, quiet, green character. 

 There are housing options for families with children, couples, singles, seniors 

and those with special needs.   

 Public places and streets are the community’s ‘front porch’ where people meet 

and celebrate and where design expresses individual neighborhood identities.   

 In all neighborhoods, people are safe and have access to shops, services, open 

space, recreation and healthcare.   

 

Natural and Sustainable 
Bellevue’s abundant natural green spaces, land and water resources, fish and wildlife 

habitat and urban landscaping evoke the feeling of a “City in a Park.”  Trails, greenways 

and urban paths provide access to parks, open space and lakes, and carry Bellevue’s 

park-like atmosphere throughout the city.  The community embraces its stewardship of 

the environment by protecting and restoring environmental systems, building with less 
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environmental impact and finding ways to reduce greenhouse gas emissions.  The air 

and water are cleaner, salmon runs are increasing in local creeks, the urban forest is 

recovering and the tree canopy is expanding.  

 Even as parts of the city become more urban, the city retains its green character 

and people have access to natural open space. 

 Environmental systems are being restored, improving habitat and water quality. 

 Surrounded by Lake Washington and Lake Sammamish, Bridle Trails State Park, 

Coal Creek Park and Cougar Mountain Wildland Park, there is nearby access to 

the water, major parks and great open space.   

 The Eastside Rail Corridor trail and Mountains to Sound Greenway are green 

spines that provide amazing urban hiking and bicycling opportunities and add to 

the park-like character of the city.  

 With immediate access to parks, recreation, urban hikes and great walking 

streets, people in Bellevue enjoy healthier lives. 

 

Mobile and Connected 
Situated at the region’s crossroads of transportation and technology, Bellevue is 

connected regionally and globally.  Access to wireless networks and to ultra-high speed 

internet service connects Bellevue residents and businesses with each other and the 

world.   A diverse transportation system helps people and goods get to where they need 

to go.    People are less reliant on automobiles for getting around, having convenient, 

workable alternatives, including frequent transit service, enhanced use of car and van 

pools and an integrated pedestrian and bicycle system.  Connections to light rail serve 

the parts of the city experiencing the greatest growth.   

 Land use and transportation are planned together to provide enhanced mobility 

and walkable urban environments less dominated by the auto. 

 Neighborhoods have evolved to include a network of mobility options including 

light rail and bus rapid transit, complete streets that support cars, buses, 

pedestrians and bicycles, and trails. 

 Local, regional and global access helps commercial areas thrive.  

 Air quality is healthful and environmental and neighborhood impacts related to 

transportation are reduced. 

 Free wireless networks are available in many public areas, providing increased 

access to information and technology, while internet infrastructure supports the 

growth of the tech sector and other businesses. 

 

A Place of Opportunity 
Bellevue’s economic strength exists because of the innovation and creativity of the 

educated and culturally diverse people who work and live here.  They drive international 

corporations that lead the world in technological change and are the creative spark of 
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local businesses and startups.  The economic opportunities in Bellevue have resulted in 

prosperity for many.  While not all in the community started with the same means, all 

have access to education, training and jobs that allow them to advance economically. 

 Opportunities to prosper are accessible to everyone through education and 

training, while local colleges and universities stimulate economic innovation. 

 Families are attracted to Bellevue schools that have a national reputation as one 

of the best public school systems in the country. 

 A variety of commercial areas, from small neighborhood centers to Downtown 

Bellevue, support businesses of all scales, making Bellevue a great place to 

launch and grow a business. 

 People who work here can afford to live here. 

 Local and global businesses recognize Bellevue as a smart place to invest. 

 

The Eastside’s Center of Commerce & Culture  
Downtown Bellevue is alive with a vibrant mix of restaurants, stores, entertainment, 

hotels, office and housing.  Locals love the offerings of performances and cultural events 

close to home, which also attract people from throughout the region.  Vibrant public 

places make Downtown, Crossroads, BelRed and Eastgate/Factoria dynamic cultural 

districts.  Meanwhile, art and culture are part of the everyday fabric of people’s lives in 

the form of education, involvement, performances and public art.  

 Downtown Bellevue attracts people to see world-renowned art and performers 

at the annual Arts Fair, the Bellevue Arts Museum, the Downtown Performing 

Arts Center and other venues. 

 Businesses and the “creative class” are attracted to Bellevue’s culturally rich and 

ethnic diverse community. 

 The BelRed arts district is known as a place for artist shops, studios and schools. 

 The youth have amazing access to arts through the Bellevue Youth Theater, 

Bellevue Youth Symphony Orchestra and Bellevue Schools programs. 

Responsive to People in Need 
Bellevue is a community with a strong social fabric that helps it respond to the needs of 

all in the community, including youth, older adults, people with low incomes and people 

with special needs.  Community groups, businesses, the faith community, the city 

organization and individuals work together to address the needs of the community. 

 The city is a catalyst for public and private engagement to respond to the 

changing needs of its people. 

 The community is prepared for and ready to respond to unforeseen 

emergencies. 
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A City that Works 
The community is proud to live in a well-managed city.  Appropriate foresight and 

investment has allowed the city to maintain its aging infrastructure.  New investments 

have improved streets, sidewalks, utilities and other facilities as needed.   The majority 

of the city’s growth is focused into areas that can be efficiently served.  All of this has 

been done in a way that is sensitive to and helps reinforce the character and quality of 

the city’s neighborhoods. 

 People of all backgrounds feel connected and are engaged in their 

neighborhood, the city and the larger community. 

 City actions and public infrastructure serve the city efficiently while also adding 

to the character and quality of the community. 

 Jurisdictions throughout the region work together effectively on pressing issues 

such as growth management, economic development, transportation, housing 

affordability, water supply, environmental protection and climate change. 
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MEETING THE CHALLENGES FOR 
TOMORROW

Bellevue 2025

Imagine the Year 2025
The following is a mental picture of Bellevue’s ideal future, assuming the goals and 
policies of this Comprehensive Plan are successfully realized.

A “City in a Park”
Bellevue’s open space network reinforces its reputation as a City in a Park, providing 
abundant access to the natural environment, continued development of community 
parks, and newer neighborhood and mini-parks. An extensive waterfront park 
opens Meydenbauer Bay to Downtown and other parts of West Bellevue and, on 
the other side of the city, a major park provides swimming and boat access to Lake 
Sammamish. The city’s open spaces are linked with trails and greenways that provide 
wildlife corridors, pedestrian routes, neighborhood connections, and access to 
magnificent views of the lakes and mountains.

A dedicated steward of environmental quality, where key 
natural features are preserved and restored
Bellevue takes the lead in promoting a quality, sustainable urban environment. 
Growth is occurring without harm to environmentally sensitive land and water 
resources. Many wetlands, riparian corridors and shorelines are protected in their 
natural state; others are being restored so they provide higher quality fish and wildlife 
habitat. As a result, more salmon are found in local creeks and streams, fish are 
spawning in several locations. The urban forest is recovering, and in many parts of 
Bellevue the tree canopy is increasing. These gains have been achieved through a 
combination of city programs, incentives, education, and regulations.

A model of superior 
urban design and 
“people places”
Commitment to urban design has 
helped make Bellevue a city of 
distinction, with “people places” 
that nurture a sense of community 
and neighborhoods that retain their 
unique character despite growth Sidewalk cafes and retail shops bring local residents 

and business people to Old Bellevue.

mluce
Typewritten Text
Attachment 3
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and change. Key historic features are preserved, linking us to our past. Bellevue 
has completed the annexation of land within its urban growth boundary, and all 
development now occurs under the city’s design and environmental protection 
guidelines.

A community of diverse and vibrant neighborhoods
High quality neighborhoods make Bellevue a “great place to live.” Individual homes 
are well maintained, as are the public facilities that serve the residents. Remodeling 
and upgrading have made 
older neighborhoods 
attractive to young families, 
while respectful 
development has enabled 
these neighborhoods to 
retain their character. At the 
other end of the spectrum, 
new, higher density 
neighborhoods thrive in the 
Downtown and in mixed-use 
areas like Factoria. 
Neighborhood shopping centers have redeveloped to meet the needs of nearby 
residents, and all Bellevue neighborhoods are now linked to schools, parks, and 
commercial areas by a complete pedestrian system of sidewalks and trails.

A city that meets the housing needs of all citizens
The diversity of housing types and densities reflects the variety of needs in the 
community and Bellevue’s changing demographics. The city has options for families 
with children, couples, singles, and seniors. Some of these options are innovative, 
such as transit-oriented development, cottages and other small-lot single family 
housing, and accessory dwelling units. Bellevue’s support of regional efforts to create 
affordable housing has paid off, and people who work in Bellevue can afford to live 
here. Affordable housing options are available for retail and personal service workers, 
a significant part of Bellevue’s workforce, and for residents with low incomes or 
special needs.

A regional economic center with a strong and diverse 
economy
Bellevue’s economy is dynamic and resilient, due in part to its highly educated 
workforce. Firms employ people in such fields as technology, health care, finance, 

The Crossroads Park serves a diverse community.
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law, professional services and international trade. Attracted to the quality of life in 
this community, energetic and talented workers create a culture of innovation and 
new companies offer solid family-wage jobs. Retail employment continues to be 
another strong focus, and tourism is an expanding industry as entertainment and 
cultural amenities flourish.

A city with a great Downtown—viable, livable, and 
memorable
Downtown Bellevue is the hub of the Eastside’s economy, with a vibrant mix of 
office and retail employment, arts and cultural attractions, hotels, and housing, linked 
to the Puget Sound region by regional 
freeways and the High Capacity Transit 
system. More than 60,000 people work 
here, and almost 14,000 live in high 
quality apartments and condominiums. 
Vital residential neighborhoods surround 
the core and, in the southwest corner, Old 
Bellevue thrives as a unique area with a 
strong sense of Bellevue’s past. The entire 
Downtown is pedestrian-friendly, and is 
humming with activity in a variety of 
public places, including the NE 6th Street 
Pedestrian Corridor and Bellevue Way’s 
“grand shopping street.” Restaurants, 
theaters, museums, nightclubs, a major 
performing arts center and other 
attractions bring Downtown alive 18 hours a day.

The Eastside’s transportation hub, offering an array of 
mobility choices
The city’s transportation system is based on moving people and goods rather than 
moving cars. Auto dependency has been reduced by convenient and workable 
alternatives, including connections to the High Capacity Transit system, frequent 
neighborhood transit service, enhanced use of carpools, and an integrated pedestrian 
and bicycle system. Emphasis is on balance, not on the use of one mode to the 
exclusion of others. Both land use and transportation work together to provide 
mobility and to shape a high quality urban environment, less dominated by the auto 
and more sensitive to air quality, energy conservation, and protection of livable 
neighborhoods.

Mixed-use developments offer additional 
housing choices for residents.
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The center of arts and culture for the Eastside
Supported by strong 
leadership in both the public 
and private sectors, Bellevue 
has a national reputation for 
the visibility and strength 
of its arts and cultural 
offerings and the capacity 
of its cultural institutions. 
Unique and dynamic cultural 
districts have emerged in 
Downtown, Crossroads, and 
Eastgate/Factoria, which 
enhance the vitality of these 
mixed use neighborhoods. 
Based on these attractions, and its ability to celebrate its ethnic and cultural 
diversity through the arts, Bellevue is known as a “must visit” place in the region. 
This enhances the city’s attractiveness to workers and residents of all ages seeking 
creativity and innovation.

A community that cares for people and families in need
Bellevue is a community that cares for and nurtures all of its people. The city plays 
an active role in shaping and supporting a system of human services which not 
only assists people in times of need, but also promotes the development of healthy 
individuals and families. The city is a recognized leader in engaging both public and 
private partners throughout the region to respond to the changing needs of its people, 
including youth and seniors and individuals with special needs. Overlake Hospital 
provides “state of the art” medical care.

A safe and secure community
Bellevue residents continue to feel secure and safe, as the city places the highest 
priority on protecting the community and preventing crime. Preparedness remains a 
major focus to assure that the city can respond effectively in an emergency.

The Bellevue Arts & Crafts fair draws more than 300,000 
visitors to Bellevue each July.
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A city served by outstanding community facilities and 
services
Public infrastructure is in excellent shape. The city has built new streets, sidewalks, 
utilities and other facilities as needed, and has restored much of its older 
infrastructure. All of this has 
been done in a way that is 
sensitive to and helps 
reinforce the character and 
quality of the city’s 
neighborhoods. Bellevue has 
financed these maintenance, 
restoration and construction 
projects by carefully 
prioritizing needs, making 
the most efficient use of 
limited funding, and in some 
cases finding innovative new funding sources and partnerships. The Bellevue School 
District has a national reputation as one of the best public school systems in the 
country. Bellevue Community College educates workers in the latest job skills and 
enriches Eastside residents with its continuing education offerings.

A leader in meeting regional challenges
Jurisdictions across the Eastside and the Central Puget Sound region have realized 
they must work together more effectively if the region is to make headway on 
such pressing issues as transportation, water supply, and environmental protection. 
Bellevue is recognized and valued as a leader in finding common ground and 
effective solutions to these interjurisdictional issues. The region continues to work 
together on growth management, resulting in closer-in, transit-friendly development 
that is less expensive to serve with public infrastructure. Farms, forests and open 
space are protected, and a highly valued part of this region’s character.

The Eastgate Park & Ride garage provides parking for transit 
users along I-90.
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Citizens in Bellevue get involved.

An active and engaged community
Bellevue enjoys high 
levels of civic engagement 
as community groups, 
businesses and individuals 
work with city staff to 
identify and achieve 
community goals. The city 
makes citizen involvement 
a high priority, and Bellevue 
residents feel an increasing 
interconnectedness and 
sense of community. People 
get involved, volunteer, and vote. The development of more community gathering 
places facilitates public discourse and interaction. There is an increasing capacity 
in Bellevue neighborhoods to participate in matters of interest, to help shape the 
community, and to engage in problem-solving.



 

Planning Commission Schedule February 26, 2014 

 
The Bellevue Planning Commission meets Wednesdays as needed, typically two or 
three times per month.  Meetings begin at 6:30 p.m. and are held in the Council 
Conference Room (Room 1E-113) at City Hall, unless otherwise noted. Public 
comment is welcome at each meeting. 
 
The schedule and meeting agendas are subject to change.  Please confirm meeting 
agendas with city staff at 425-452-6868.  Agenda and meeting materials are posted 
the Monday prior to the meeting date on the city’s website at:  
 

http://www.bellevuewa.gov/planning-commission-agendas-2014.htm 
 

 
Date Tentative Agenda Topics 

  
Mar  12 Speakers Session – Community Health 

Introduce upcoming code amendments 
2014 Annual Comprehensive Plan Amendments 
Economic Development Strategy 

  
Mar 26 Joint commissions meeting – diversity forum 
  
April 9 Eastgate Plan 

Comprehensive Plan Update 
  
April 23 Comprehensive Plan Update 

Eastgate Plan  
Potential review of code amendments 

  
May 14 Comprehensive Plan Update 

Eastgate Plan 
  
May 28 Comprehensive Plan Update 
  
June 11 Comprehensive Plan Update 
  
June 25 Potential review of code amendments  

 
  
July 9 Potential review of code amendments 
  
July 23 Comprehensive Plan Update 
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CITY OF BELLEVUE 
BELLEVUE PLANNING COMMISSION 

MEETING MINUTES 
 
January 8, 2014 Bellevue City Hall 
6:30 p.m. City Council Conference Room 1E-113 
 
COMMISSIONERS PRESENT: Chair Tebelius, Commissioners Carlson, Hamlin, Hilhorst, 

Laing, deVadoss 
 
COMMISSIONERS ABSENT: Commissioner Ferris 
 
STAFF PRESENT:  Paul Inghram, Scott MacDonald, Department of Planning 

and Community Development; Patrick Foran, Camron 
Parker, Department of Parks and Community Services  

 
GUEST SPEAKERS:  Ron Sher, Metrovation/Crossroads; Heidi Dean, Newport 

Hills Community Club 
 
RECORDING SECRETARY: Gerry Lindsay 
 
1. CALL TO ORDER 
 
The meeting was called to order at 6:44 p.m. by Chair Tebelius who presided.   
 
2. ROLL CALL 
 
Upon the call of the roll, all Commissioners were present with the exception of Commissioner 
Laing, who arrived at 7:36 p.m., and Commissioner Ferris, who was excused.   
 
Chair Tebelius introduced new Commissioner John deVadoss.   
 
Councilmember Robertson praised the Commission for scheduling meetings in different 
neighborhoods in the city in an attempt to find out what should be included in the next 
Comprehensive Plan.   
 
3. SPEAKERS EVENT - NEIGHBORHOOD CENTERS AND COMMUNITY 

GATHERING PLACES 
 
Chair Tebelius introduced Ron Sher of Metrovation/Crossroads.  He said in undertaking any 
project, the bottom line is that retailers and tenants will not be there unless they can make 
money.  As the Commission evaluates what is needed to make the community work, it should 
keep in mind the fact that retailers and tenants must be visible, must have some parking, must 
have enough critical mass in terms of other businesses, and their customers must be able to get to 
them easily.  People like to shop in local community areas in part because they will meet those 
they know.   
 
Mr. Sher explained that the concept of third places was described by Ray Oldenburg in his book 
The Great Good Place.  He implies that in the lives of people there are three places: the place 
people live and interact with their families, the place where people work and interact with 
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workmates, and the places where people can sit and encounter others.  Third places include 
spaces like parks, cafés and plazas.  The best third places are predicated on civility.    
 
The question is how to get neighborhoods to be third places.  Density helps because where there 
is density people can walk or bike to their destinations.  Once people get into their cars it is 
easier to visit more distant locations and the neighborhood locations often lose out.  Third places 
need several things going on; it is difficult enough to make third places happen, and their 
locations should be chosen with an eye on having enough things happening to serve as a draw, 
including successful retail and services.  Cities can help third places thrive by making a 
commitment to defer some costs to the tenants or by providing excellent programming aimed at 
drawing crowds.  People have to be trained to come to third places.  Property values around great 
third places tend to rise as the gathering places thrive. 
 
Commissioner Carlson asked about parking and Mr. Sher said parking is needed but not too 
much of it.  A parking supply large enough to accommodate everyone all of the time argues 
against a sense of neighborhood, but there should be enough teaser parking to give people the 
feeling that they usually can park there.  Parking for employees should be provided, but it should 
be hidden.  Over time, successful centers can get away with less parking.  Whether or not to 
charge for parking depends on a number of factors, including retail rents and property values.  
Certainly areas that are struggling, and probably all suburban centers, should provide free 
parking.   
 
Commissioner Hamlin noted that there was talk at one time of developing residential as part of 
the Crossroads shopping center.  Mr. Sher said talks are under way with a senior housing 
developer about senior housing at Crossroads.  That will give people a way to age in place in a 
welcoming community, and will at the same time support the Crossroads businesses.  The same 
principle could be applied to a number of areas.   
 
Answering a question from a member of the audience, Mr. Sher said tearing down the old movie 
theater, developing a new theater and an anchor grocery store provided evidence to the 
community that Crossroads was moving forward.  That was followed with the public market, 
several restaurants and entertainment, along with a commitment to programming and advertising.  
No attempt was ever made to compete with Bellevue Square, rather the strengths and diversity of 
the Crossroads area was made the focus and celebrated.  The high-density multifamily 
apartments in the Crossroads area has certainly contributed to the success of the center.   
 
Commissioner Carlson commented that it is easy to relax at the Crossroads shopping center 
because it feels safe and he asked how the issue of security is handled.  Mr. Sher said one of the 
most important steps is taken on the leasing side.  Diversity and energy are important, and there 
should be things for the kids to do, but not so much that all of the kids will be drawn to hang out 
there.  In the early days when tenants were desperately needed a lot of kids did hang out there, 
even so a video arcade tenant was turned down because it would have invited the wrong mix.  
Crossroads shoppers represent all the ages and much of that is due to managing the tenant mix.   
 
Answering a question asked by Commissioner Hilhorst, Mr. Sher said in time the shopping 
center may want to go multistory, but that will not occur for many years as Bellevue continues to 
evolve.   
 
Chair Tebelius thanked Mr. Sher for his participation.  She then introduced Newport Hills 
Community Club president Heidi Dean. 
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Ms. Dean said connectedness is what makes neighborhoods healthy.   Connectedness evokes a 
sense of belonging and being welcomed, as well as a sense of being a part of and invested in 
something.  The benefits of connected neighborhoods include emotional health and a sense of 
wellbeing, improved safety, a strengthened neighborhood identity, and improved property 
values.  Connectedness also reduces the need to travel far from home for social opportunities.  
The opposite of connectedness results in political and emotional isolation as well as reduced 
property values.   
 
There are three components to creating neighborhood connectedness: physical, social and 
communication/technological.  Physical connectedness involves walkability and being able to 
easily get from one place to another using sidewalks and pathways.  Social connectedness 
involves gathering places and spaces, or third places.  Newport Hills is fortunate to have a 
shopping center that can fill a portion of the need, but social connectedness can also come about 
through park programming and at churches and schools.  Communication/technological 
connectedness comes about through information sharing in the form of bulletin boards, kiosks, 
newsletters, informational signage, and online resources.   
 
The characteristics of a health community gathering place are well-lit and open spaces, spaces 
that are pleasant and comfortable to be in both indoors and outdoors, the potential for quiet 
interactions, versatility in terms of usage, spaces that facilitate communications between people, 
and accessibility for all.  Technology has made it possible for people to reach out and touch 
people around the world, but many long for a return to being in touch with the people next door.  
Places in which to make that happen are needed; such places include open spaces, cafés, town 
squares and meeting rooms.   
 
Ms. Dean said the Newport Hills Shopping Center is both a blessing and a curse for the local 
community.  It is a blessing when it is full and there is lots of business going on, but it is a curse 
when it is empty and unused.  Gathering places can be identified, however, through an inventory 
of neighborhood assets, including schools, churches, parks, retail and commercial facilities, 
clubs, libraries, and even vacant lots where the owner gives permission for their use.  In any 
event, concerted efforts on the part of communities are needed to make them successful.   
 
Commissioner Hamlin asked if consideration has been given to siting something at the Newport 
Hills Shopping Center that would draw from more than just the local community.  Ms. Dean said 
what is needed is a balance of businesses with a local and more widespread appeal.  She said 
there had been talks about partnering with the Spiritwood folks and with Bellevue College 
representatives about redeveloping the shopping center with housing above retail for students, 
but it was determined to be too far from the college.  Some zoning changes may be necessary to 
bring about a successful conclusion.   
 
Chair Tebelius asked Mr. Bill Pace what was behind his decision to expand his fruit stand 
business to Newport Hills.  He responded by saying that the East Link light rail line will 
eventually shut down his operation in South Bellevue.  He said his interest in Newport Hills 
stemmed in part from the urging of Ms. Dean, in part from the fact that the neighborhood is fully 
supportive, and in part from the belief that his business could help revitalize the neighborhood 
shopping center.   
 
4. APPROVAL OF AGENDA 
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A motion to approve the agenda was made by Commissioner Hilhorst.  The motion was 
seconded by Commissioner Hamlin and it carried unanimously.  
 
5. PUBLIC COMMENT 
 
Mr. Martin Selig, 3123 163rd Place NE, spoke to the idea of getting neighborhoods to work 
together.  He said his neighborhood of Ashbrook, which has 19 homes, has a wetland which at 
one time was overgrown with blackberries.  Several in the community took it upon themselves to 
chop down the blackberries and replant with native plants.  Ultimately the action brought the 
community members together.   The Commission should similarly provide opportunities for 
citizens to improve their neighborhoods, particularly with regard to parks and vacant properties.   
 
Chair Tebelius noted that the city of Mercer Island called for citizens to volunteer to help chop 
down invasive plant species.  The program has made a big difference.   
 
Ms. Tandana Tolug,15923 NE 27th Place, said in Redmond said an organization called Green 
Redmond partners with the city to assist in sprucing up parks and trails.  The same model could 
be implemented in Bellevue.   
 
Commissioner Hilhorst said Newcastle has a similar program, and indeed Bellevue has a 
partnership program.  In Newport Hills the citizens worked with the parks department to plant 
trees at the pipeline trailhead.   
 
Councilmember Robertson said the Arbor Day program is active in Bellevue as well as other 
volunteer programs.  The city does make some matching dollars available.   
 
Commissioner Laing noted that the city also has a fairly robust network of neighborhood 
associations, and the city’s recently hired neighborhood outreach manager, Michael McCormick 
Huentelman, who is putting a lot of energy into his role.  There is information available on the 
city's website.   
 
*BREAK* 
 
7. STUDY SESSION: Parks and Community Centers 
 
Parks and Community Services Director Patrick Foran said the mission of his department is to 
help build a healthy community.  A lot of elements must come together in order to create third 
places, and the people are more important than the place.  In addition to parks and recreation 
responsibilities, the department focuses on human services and adult misdemeanant probation.  
On the volunteer front, the department spearheads three major volunteer opportunities: 
Stewardship Saturdays, the Master Gardeners Program at Lake Hills, and the Master Naturalist 
Program.  There are other volunteer programs as well to which citizens donate some 18,000 
volunteer hours annually.  It is good to see work done, but the real strategy is to see people come 
together around a common task.  The city is also focused on creating commercial third places.   
 
Mr. Foran said for planning purposes it is critical to understand why people come to third places.  
Some spaces are successful and others are not and it all comes down to what people want to do 
and how they envision the space.   
 
Bellevue has been a gathering places for generations.  In the early 1900s the Leschi ferry from 
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Seattle let its passengers off at Meydenbauer Bay.  The passengers would then make their way to 
the Wildwood Park bandstand where they would gather.  Currently people choose to use parks 
for a variety of purposes: some want to sit alone, others want to join in groups for fun and 
recreation.  Downtown Park is a good example where people can come to the park alone and sit 
alone but still watch people and enjoy all the activities.  People come to Bellevue parks to 
connect with others having similar interests and abilities.  They want places in which they can 
feel comfortable and welcomed, and community centers certainly fill that desire for persons of 
all ages and ability levels.  Parks and community center programs create environments in which 
people who do not necessarily know one another participate collectively.  Third places are also 
relied on as places to remember things of importance or significance.   
 
Mr. Foran said the Lake Hills and Newport Hills communities were developed specifically to 
accomplish community.  They both include a neighborhood shopping area, recreation facilities, a 
park and a school.   The neighborhood schools in Bellevue serve as third places, but additionally 
throughout the city there are community organizations that are actively providing third places.  
Cyber space is quickly gaining ground as a de facto fourth place.  The city has on the books an 
intent to link all of the parks in the system via trails and paths, and stream restoration is a large 
part of that element.  Done right, the trails and streams can become third places in and of 
themselves.  The Burlington Northern/Sante Fe right-of-way is a large-scale opportunity that will 
over time have a bit impact in leveraging other developments that may want to create a third 
place by serving as a facilitator.  The pedestrian corridor is also a connection feature that serves 
as a third place; ultimately it will connect to Meydenbauer Bay.   
 
The city has for several years been working with the Newport Hills community and the owner of 
the Newport Hills Shopping Center to bring about a success.  A meeting of the minds is needed 
relative to mutual and competing interests.  The Commission will have a role to play in 
encouraging that to happen.   
 
The Comprehensive Plan should include an acknowledgment of how important the school 
district policy is relative to allowing children to attend the schools in their neighborhoods.  That 
policy plays a very important role in keeping Bellevue's neighborhoods strong.   
 
Commissioner Laing said he would like to see a multimodal pedestrian/bicycle grade-separated 
path following the light rail alignment through the city.  He suggested the coming of light rail 
gives the city a legacy opportunity to provide for safe pedestrian/bicycle connectivity along an 
easy grade.  The city should adopt a sidewalk/trail standard for Sound Transit to follow as they 
tear up and rebuild facilities along the light rail alignment.  Mr. Foran agreed. 
 
7. STUDY SESSION: Comprehensive Plan Update 
 
 A. Neighborhood Centers and Community Gathering Places 
 
Comprehensive Planning Manager Paul Inghram briefly reviewed the comments made by the 
speakers relative to what works well and the achievements accomplished.  He asked the 
Commissioners to think about the policies needed to set things in motion with regard to 
neighborhoods centers and community gathering places.   
 
Chair Tebelius observed that the restaurant located next to the Lake Hills library for many years 
served as a community gathering place.  She noted that it has since burned down and she asked if 
in such cases the city gets actively involved in encouraging a similar use to locate there.  Mr. 
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Inghram said there have over the years been local institutions that for one reason or another are 
no longer around, and the city is keenly aware of how much they are missed by the local 
populations.  He allowed, however, that the city does not have a policy calling for active 
involvement in seeing similar commercial uses brought in.   
 
Mr. Inghram said streets are not often thought of as public places, but they can often be 
transformed into public places to accommodate certain events.  Museums and churches also 
serve as third places.  He shared with the Commissioners a map of known gathering places and 
noted concentrations in Factoria, the east part of Bel-Red, Crossroads, and in the downtown, as 
well as the city's parks, community centers, visitor centers, schools and churches.  He urged the 
Commission to consider the health of the existing commercial neighborhood centers; to consider 
how to leverage some of the non-commercial spaces; and to consider what if anything should be 
done in those areas where there are gaps.   
 
Chair Tebelius observed that commercial gathering places must be profitable or they will not 
remain.  Mr. Inghram agreed and pointed out that in 2007 the city worked closely with the 
Crossroads community and Mr. Sher to create more of an interface between the shopping center 
and the park.  Traditionally, parks in Bellevue have been intentionally designed to be isolated, 
but more recently that view has been tempered with an eye on energizing adjacent properties.  
Various pieces are in place in Newport Hills awaiting reimagining that will connect them in 
ways that will leverage each.   
 
Answering a question asked by Chair Tebelius, Mr. Inghram said the element of closeness has 
two components.  First is the dimensional standard that measures how far one is physically from 
a third place asset, and there are some areas in the city that are not within a comfortable walking 
distance from a gathering place.  Second is the fact that with the development patterns associated 
with residential neighborhoods, even being dimensionally close does not mean it is easy to get 
there.  The experience of getting from one place to another certainly is a critical factor to the 
success of neighborhood centers and gathering places.  At the same time, no one has suggested 
that every neighborhood should have the exact same opportunities and the same number of 
amenities within an easy distance.   
 
Commissioner Laing pointed out that community gathering places most often include 
establishments that sell food.  If the challenge is a lack of desirable places that provide food, the 
bigger question would be whether or not there is something from a land use policy standpoint 
that must be done to allow for food establishments, even if only on a small or limited-scale basis.  
Most of the larger places include some food services and people do tend to congregate there.  
Chair Tebelius suggested the issue may in fact be one of economics rather than zoning.   
 
Mr. Inghram said a key question is how to keep zoning from getting in the way while continuing 
the long-standing policy of protecting the individual identity and character of each 
neighborhood.   
 
Commissioner Hilhorst pointed out that progress relative to the Newport Hills Shopping Center 
stalled because the site was lumped in with the Neighborhood Business zone, which applies to 
multiple areas around the city.  The community tried to take an area of 20,000 square feet and 
allow it to be parted out so that multiple businesses could locate in there, but the zoning did not 
allow that.  Changing the code to accommodate Newport Hills would have in fact been injurious 
to North Towne by allowing for the construction of a very large space.  The Comprehensive Plan 
should look at ways to move away from a one-size-fits-all approach to a flexible approach that 



 
 

Bellevue Planning Commission 

January 8, 2014 Page 7 
 

can be made to fit the individual locations.   
 
Commissioner Laing commented that the approach in place in Bellevue is that zoning and 
Comprehensive Plan designations must nearly mirror each other.  Comprehensive Plan changes 
are cumbersome but are allowed to occur annually, whereas zoning changes that are site-specific 
can be accomplished relatively quickly through a quasi-judicial process.  The process in fact 
makes it very difficult to be responsive and flexible.  The Commission may want to recommend 
to the Council adopting a different model like many jurisdictions in the state have done which 
allow for a variety of uses under general Comprehensive Plan designations.   
 
Commissioner Hamlin commented that the policies in the Comprehensive Plan are in fact rather 
broad in defining the Comprehensive Plan designations.  Without going too far, it might make 
sense to allow for some variation within the zones as they relate to specific areas that would 
result in a Newport Hills Neighborhood Business and an Old Bellevue Neighborhood Business.   
 
Chair Tebelius asked if it would take Council approval to move in that direction.  Mr. Inghram 
said he did not believe that would be necessary.  He suggested the Commission should first work 
on policy language that would provide some aim and leaving the task of remapping the entire 
city to become a work program item to be addressed over time.   
 
 B. Urban Design 
 
Assistant Planner Scott MacDonald explained that the Urban Design element of the 
Comprehensive Plan is about people and design.  It is about people in the sense of how residents, 
visitors and workers experience the city, and it is about design in the sense that it guides the built 
environment in the city.  The goal of the element is to create a city that is dynamic and engaging, 
aesthetically appealing, and functionally understandable.  The element guides private and public 
development and investments.  The element is currently divided into four main sections: 1) 
design quality; 2) public places and connections; 3) community design; and 4) landmarks and 
historic resources.   
 
In 2004 the city made some modest updates to the urban design policies.   The planned 
development of Bel-Red, the building boom in the downtown, increased diversity of the 
population, and the updated growth projections that have come about since 2004 all necessitate a 
need to once again review the policies.  Mr. MacDonald said staff have identified policy 
approach, arts and culture, pedestrian space, neighborhood centers and community gathering 
centers, and environmental design as key topics in need of special attention during the update 
process.   
 
Urban design applies citywide and evokes the vision of Bellevue.  However, within the 
individual neighborhoods there should be room for a more diverse palette for defining character.   
 
Commissioner deVadoss stressed the need to look for patterns in reviewing the policies in terms 
of similar geographic areas, populations and attributes to learn what has been done by other 
cities.   
 
Mr. MacDonald allowed that the current policy language focuses on only two types of 
neighborhoods: downtown and residential.  The update should seek to vary the policy options to 
apply to the different neighborhoods, particularly given the city's diversity.   
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Mr. Inghram said the urban design policies get implemented in a number of different ways.  
They are used during the design review process for major commercial projects.  They influence 
specific programs, including the public art program, and they influence how public projects are 
designed.   
 
Commissioner Laing said his biggest concern would be to move toward a very prescriptive 
language in the Comprehensive Plan where aspirational goals and policies absolutely regulate 
development.  The more prescriptive the policy language in the Comprehensive Plan, the more 
inflexible it becomes.  If anything, the Comprehensive Plan language should be streamlined and 
any overly prescriptive policies should be removed in favor of a higher level of generalization.   
 
Chair Tebelius commented that the Comprehensive Plan is supposed to be broadly written.  The 
tighter and more specific the policy language, the less broad and the less flexible the 
Comprehensive Plan is.  Mr. Inghram agreed policies should not be overly prescriptive.   
 
Commissioner deVadoss cautioned against using diversity as an attribute in the context of the 
urban design policies in the spirit of not being overly prescriptive.  Chair Tebelius concurred, 
noting that using diversity as a criteria could divide more than unite.   
 
Mr. MacDonald noted that the Urban Design Element is the primary home of the arts and culture 
policies.  Bellevue residents enjoy the arts and the schools have a high level of arts education.  
Arts practitioners, artists and arts organizations all say that cultural facilities are lacking in 
Bellevue, and there has been no mechanism for addressing that issue.  The top voted idea in 
Bellevue's Best Ideas was the creation of a large performing arts center in Bellevue.   
 
Mr. MacDonald proposed elevating the section of arts policies to make a clear home for policies 
regarding arts and culture, and noted the need to expand the policy direction to cover art 
programs, facilities and the performing arts in addition to public art.  He also noted that the 
public has repeatedly stressed the need to focus on pedestrian spaces relative to walkability, 
pedestrian amenities, and connections.  The pedestrian experience hits on a number of different 
issues, including public health, aging in place, and even neighborhood identity.  The current 
urban design policies promote similar rather than compatible design; the former is strict whereas 
the latter allows for variation while still maintaining function.  The Commissioners concurred.  
 
Mr. MacDonald said residents have also been clear about their desire to see neighborhoods 
connected to local services.  Specifically they want walkable connections.   
 
Chair Tebelius observed that over the years walkability has meant different things.  Some time 
ago it simply referred to neighborhoods having sidewalks.  The sidewalks that have been 
provided, however, are not necessary conducive to walking in that they are hard, they get dirty 
and often they are slick with moss.  Mr. Inghram explained that walkability goes beyond mere 
functionality and includes the notion of experience.  The city's pedestrian/bicycle plan talks a lot 
about connectivity across the city.  The problem is many cannot even get to things that are 
already in their neighborhoods.  While there is a desire for citywide connections, the urban 
design policies need to call for local connections that are both safe and enjoyable.   
 
There was agreement that some of the current policies are duplicative and should be either 
eliminated or consolidated.   
 
Commissioner Hamlin stated that access across the freeways in the downtown is very poor for 
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pedestrians.  He suggested the policies should speak to improving the crossings for the benefit of 
pedestrians.   
 
Noting in the staff memo the suggestion to identify specific street corridors as priority locations 
for streetscape improvements, Commissioner Hamlin said that approach would be too specific 
and prescriptive.  Mr. Inghram said there is a map in the current Comprehensive Plan that 
specifies such streets.  He suggested the better approach might be to review the streets 
individually to determine if they in fact should be called out as needing streetscape 
improvements.  He clarified, however, that the policy does not dictate what the streetscapes 
should be or which projects will be done in which year; it simply puts in place a program for 
effecting street beautification.   
 
A motion to extend the meeting by 15 minutes was made by Commissioner Hilhorst.  The 
motion was seconded by Commissioner Laing and it carried unanimously.  
 
Mr. MacDonald commented that the current Comprehensive Plan is almost silent with regard to 
environmental design.  What is needed is policy language that allows for solar, wind and any 
kind of new technology.  Low-impact development elements such as green roofs, green walls 
and rain gardens can both limit stresses on stormwater facilities and serve as interesting for 
pedestrians to view.   
 
Commissioner Hamlin suggested policy language encompassing sustainability would be broader 
and would cover more than just building elements.  Mr. Inghram noted that the section is 
intended to address the urban design aspects of environmental building elements.   
 
Commissioner Hilhorst commented that while some wind power generators are relatively small, 
some are large structures.  The policy language should be aimed at making sure things fit in and 
will not negatively impact views.   
 
8. STUDY SESSION: Eastgate Area Plan 
 
Senior Planner Erika Conkling said the Eastgate/I-90 CAC in its final report recommended a 
number of changes to the policies for the subarea.  The changes were well received by the 
community and the Council. 
 
Ms. Conkling noted that the Eastgate/I-90 study area included portions of three subareas: 
Richards Valley, Factoria, and Eastgate.  Focusing on the changes proposed for the Richards 
Valley subarea, Ms. Conkling said the policy recommendations for the light industrial area 
included maintaining the light industrial uses while allowing for some flexibility to permit 
technology or research and development uses.  The policy recommendations include enhancing 
and protecting the environmental elements of the subarea.   
 
To the south of the industrial area is what in the report was called the King County site.  The area 
was singled out by the CAC as appropriate for new development, primarily office but with some 
retail and commercial businesses. 
 
Commissioner Hamlin said the CAC concluded that office fits the King County site because of 
its low elevation.  He stressed, however, that the CAC did not have any strong feelings about 
how the site should be used.   
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Chair Tebelius informed the Commissioners that a large capital campaign is under way to raise 
funds to redevelopment the King County Human Society use on the King County site in 
Eastgate.  The new state-of-the-art facility will serve as a training center for Washington State 
University veterinarian students.  There is the possibility that in time the facility will need to 
expand to adjacent properties.   
 
Ms. Conkling highlighted the need to make sure a variety of uses will be permitted for the King 
County site so that as development proposals come in they can be quickly acted on.   
 
Commissioner Laing said it will be necessary to carefully consider the allowed FAR so that the 
allowed heights can be realized.  Commissioner Hamlin clarified that the CAC focused on uses 
rather than FARs.  Ms. Conkling said a process of testing FARs will be done to determine what 
will work in terms of visual aesthetics and economics.   
 
A motion to extend the meeting for 15 minutes was made by Commissioner Hamlin.  The motion 
was seconded by Commissioner Laing and it carried unanimously.  
 
Ms. Conkling the policy changes relative to the Richards Valley subarea will include mention of 
the Eastgate vision; new language supporting ecological improvements; language regarding 
pedestrian/bicycle safety; modification of some existing design policies to encourage the city in a 
park ambiance; and the question of light industrial property.   
 
With regard to the Factoria subarea, Ms. Conkling said most of the recommendations that came 
out of the CAC reinforced the 2005 Factoria planning effort.  Some small changes are needed, 
however, to incorporate the Eastgate/I-90 CAC's final report.  The existing FAR will be 
maintained, but language regarding the creation of an activity node around the planned transit 
hub in Loehmann's Plaza would be appropriate.  Some height and FAR increases may be 
appropriate for the area to the east of the T-Mobile headquarters building.  The Mountains To 
Sound Greenway will need to be mentioned, and the land use policies may need some tweaking 
to include hotels as an allowed use.   
 
Ms. Conkling said the Eastgate subarea has five subdistricts.  The proposed transit-oriented 
development is centered around the existing Eastgate park and ride close to Bellevue College.  
The area is anticipated to have the greatest increases in uses and development potential.  The 
area will need to be enhanced with some design features marking it as a gateway.   
 
There was agreement to continue review of the Eastgate subarea plan at a future meeting. 
 
9. OTHER BUSINESS - None 
 
10. COMMUNICATIONS FROM CITY COUNCIL, COMMUNITY COUNCILS, 
BOARDS AND COMMISSIONS - None 
 
11. COMMITTEE REPORTS - None 
 
12. STAFF REPORTS - None 
 
13. MINUTES 
 
 A. November 13, 2013 
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 B. December 11, 2013 
 
It was agreed to delay approval of the minutes to the next meeting.   
 
14. NEXT PLANNING COMMISSION MEETING 
 
 A. January 22, 2014 
 
15. ADJOURN 
 
A motion to adjourn was made by Commissioner Hamlin.  The motion was seconded by 
Commissioner Laing and it carried unanimously.  
 
Chair Tebelius adjourned the meeting at 10:55 p.m.   
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CITY OF BELLEVUE 
BELLEVUE PLANNING COMMISSION 

MEETING MINUTES 
 
January 22, 2014 Bellevue City Hall 
6:30 p.m. City Council Conference Room 1E-113 
 
COMMISSIONERS PRESENT: Chair Tebelius, Commissioners Carlson, Ferris, Hamlin, 

Hilhorst, Laing, deVadoss 
 
COMMISSIONERS ABSENT: None 
 
STAFF PRESENT:  Paul Inghram, Erika Conkling, Janet Lewine, Department 

of Planning and Community Development; Emily Leslie, 
Department of Parks and Community Services; Michael 
Yantis, Human Services Commission; Eileen Rasnack, 
Network on Aging  

 
GUEST SPEAKERS:  None 
 
RECORDING SECRETARY: Gerry Lindsay 
 
1. CALL TO ORDER 
 
The meeting was called to order at 6:35 p.m. by Chair Tebelius who presided.   
 
2. ROLL CALL 
 
Upon the call of the roll, all Commissioners were present with the exception of Commissioner 
Hilhorst who arrived at 6:45 p.m.   
 
Chair Tebelius took a moment to introduce Councilmember John Stokes, new Council liaison to 
the Commission.  Councilmember Stokes said he looked forward to working closely with the 
Commission.   
 
3. APPROVAL OF AGENDA 
 
A motion to approve the agenda was made by Commissioner Carlson.  The motion was seconded 
by Commissioner Ferris and it carried unanimously.  
 
4. PUBLIC COMMENT  
 
Mr. Alex Clark, 11211 NE 68th Street, Apt 3, Kirkland, said he serves the student body at 
Bellevue College as the environmental and social responsibility representative.  He said he has 
been focused on getting the City Council engaged on issues affecting the students, including the 
recent emergency housing ordinance.  He noted that the students want to be considered and 
engaged in all planning efforts that will affect Bellevue College.   
 
5. STUDY SESSION: Eastgate Area Plan 
 
Senior Planner Erika Conkling noted that previously the Commission identified three issues for 
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further review: light industrial properties citywide; the future of the King County site; and the 
FAR and height recommendations relative to economic feasibility and character compatibility.   
 
Ms. Conkling said there are five subdistricts within the Eastgate subarea portion of the 
Eastgate/I-90 study.  The key focus is on the area called out as appropriate for a transit-oriented 
development near the park and ride and adjacent to Bellevue College.  The recommendation is to 
create a critical mass with a mix of uses to create a center with a main street having services and 
ties to Bellevue College.  The recommended FAR ranges between 1.5 and 2.0 in buildings ten to 
twelve stories tall.   
 
Commissioner Carlson asked who the major employers are in the area, not counting car 
dealerships and the college.  Ms. Conkling said there are office developments, including the 
Lincoln Executive Center, a Key Bank, King County Public Health, Music Works Northwest.  
For the most part, the corridor is populated with small businesses.  T-Mobile is located across I-
90 in the Factoria subarea.   
 
Commissioner Ferris noted the CAC included a recommendation encouraging development to 
charge for parking but suggested that is a function of the market not the city.  He said the role of 
the city in that regard is to adopt policies that discourage surface parking.   
 
Commissioner Ferris also commented that FAR ranging from 1.5 to 2.0 is low.  One lesson 
learned in the Bel-Red corridor is that even with additional height allowed FAR can constrain to 
the point of making development unviable; the Bel-Red CAC also recommended FAR ranging 
from 1.5 to 2.0 and testimony was given before the Commission that argued the range was too 
low to achieve the vision.  The same argument can be made for the Eastgate area.  
Comprehensive Planning Manager Paul Inghram pointed out that the T-Mobile building has an 
FAR of about 1.25.  Commissioner Ferris said the numbers need to be carefully reviewed to 
make sure there is no disconnect.   
 
Commissioner Hamlin pointed out that the CAC spent most of its time talking about the vision 
for Eastgate; it spent very little time focused on FAR.  Ms. Conkling said a comprehensive 
analysis on the development potential is planned.   
 
Commissioner Laing said FAR and height are zoning tools that implement Comprehensive Plan 
policies.  He cautioned against being overly prescriptive in drafting policy language to allow for 
maximum flexibility and said he would not want to see any reference to FAR in a 
Comprehensive Plan policy.   
 
Councilmember Stokes agreed with Commissioner Hamlin that the CAC talked about height as 
part of the overall vision for the area.  He said FAR was talked about generally but not 
specifically.   
 
Chair Tebelius commented that currently development in Eastgate does not include highrise 
buildings so there is more of a feeling of openness.  If ten-story buildings are allowed to spread 
throughout the corridor, the look and feel of the corridor will change dramatically.  She also 
stressed how close the corridor is to residential areas that will ultimately be impacted by 
increased traffic.  Commissioner Hamlin noted that the area near the park and ride was targeted 
by the CAC as being the most intense, which is separated from residential areas, with lower 
buildings in the other parts of the study area.   
 
Commissioner Laing noted that the Downtown Livability Initiative CAC has talked about 
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charging for parking as a means of discouraging people from driving.  Stakeholders have come 
forward, however, to say that the practice can actually price out the people who may have the 
least access to transit and must commute by automobile.  The issue of charging for parking needs 
to be very carefully thought through.   
 
Answering a question asked by Commissioner Ferris, Mr. Inghram explained that Bellevue does 
not count parking areas toward the FAR calculation.  Affordable housing and ground floor retail 
are also exempted in some zones.  Commissioner Ferris suggested that where above-grade 
parking is developed it should be screened or otherwise hidden by design.   
 
Commissioner Ferris added that the topography in and around the transit-oriented development 
area means taller buildings there will limit the impact to surrounding single family areas.  Ms. 
Conkling said the CAC put forward some good recommendations for policies about buffering 
and creating separation between new development and existing single family neighborhoods.   
 
Ms. Conkling said the idea regarding the multimodal main street is to create a pedestrian-friendly 
area connecting up the hill to Bellevue College, possibly via a terraced walkway with park-like 
areas.  Enhancing the connection will make it more enjoyable and will help to create an off-
campus atmosphere for the main street mixed use area.  The CAC envisioned bringing the main 
street notion online through the use of an incentive system tied to increased development 
potential.   
 
With regard to Bellevue College, Ms. Conkling reiterated the desire of the CAC to promote 
strong connections between the campus and the transit-oriented development area.  She also 
stressed the need for the city's policies to support the master planning the college is currently 
undertaking.  There is also much to be said in favor of creating connections between the campus 
and the businesses in the Eastgate core and in Richards Valley.  The college does not have much 
of a street presence at its main entrance on 148th Avenue SE.  One way to anchor the entrance 
would be to include some institutional uses mixed in with retail uses; the retail service uses could 
serve the college and the adjacent neighborhoods.   
 
Commissioner Laing commented that there is really nothing from a land use standpoint the city 
can do to facilitate the growth and development of Bellevue College.  No current or proposed 
policies or regulations are standing in the way.  It speaks well of the city relative to how the 
institution is valued that it is called out in the Comprehensive Plan even though the college does 
not have to comply with them and despite the fact that no prescriptive zoning regulations or 
design guidelines will be adopted and imposed on the college.  Mr. Inghram agreed the city has 
no prescriptive land use tools to apply to the college, but there are other tools in the kit, not the 
least of which is having a good relationship with both the college and the state.   
 
Councilmember Stokes said the city is working to develop a more collaborative relationship with 
the college, particularly around the issues of housing and street access, issues over which the city 
certainly has influence.  Commissioner Laing suggested the part that is missing is what Bellevue 
College has said about what it would like to see included in the Comprehensive Plan.   
 
Commissioner Ferris said in his private life he works with colleges on the development of 
campus housing.  He said in working with Pacific Lutheran College they elected to site their 
book store toward the entrance of the campus and included services that are attractive both to 
students and the local community.  Visibility from the street is what makes it all work.  Bellevue 
College would benefit from taking a similar approach on 148th Avenue SE.  He added that the 
development of housing for use by college students will serve to reduce the overall number of 
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daily trips to and from the campus and thus reduce the amount of parking needed.   
 
Commissioner Hamlin reminded the Commission that the CAC had a representative from the 
college and they talked about a full range of issues, including parking, housing and the need for 
more of a presence on 148th Avenue SE.   
 
Commissioner deVadoss suggested the city needs to have a good understanding of where the 
college intends to be in 10, 15 or 20 years out, and with that information in hand the city should 
seek to facilitate the plans.  Housing likely will occur as a side effect.   
 
Chair Tebelius asked if it would be appropriate for the Commission to make overtures to the 
college seeking their input in developing plans that will affect them.  Councilmember Stokes said 
that would be a good idea.  Bellevue College is a jewel in the rough that the city has not done a 
good job of leveraging.  Having the Commission express a desire to work with the college in 
planning for the future would make sense.   
 
Commissioner Hilhorst commented that the college is seeking to build some housing to the north 
of the campus but is facing the fact that the area is not served by sanitary sewer.  In any 
partnership conversations that issue should be addressed.   
 
With regard to Sunset Village, Ms. Conkling observed that the site is currently dominated by 
Michaels Toyota.  The CAC recommended continuing to support and encourage the existing 
businesses there, though they called for putting zoning in place that favor a pedestrian-oriented 
mixed use environment.  In addition to calling for a more intense mix of office and commercial 
uses and a slight increase in height and FAR, the CAC encouraged tying into the Mountains To 
Sound Greenway and sustainable site planning.   
 
Ms. Conkling said there are some major employers in the I-90 Office Park area, including 
Microsoft, Boeing and Avanta.  The CAC recommended modest increases in FAR and height, 
encouraged ground-floor retail in any new development, and called for non-motorized 
improvements such as walkways connecting to some of the parks and recreation resources in the 
area.  The CAC also recommended ensuring the continued protection of the Phantom Lake 
watershed.   
 
Commissioner Ferris said he would favor proactive policy language aimed at improving 
stormwater facilities and reducing the impacts to Phantom Lake.  Commissioner Hamlin 
commented that Phantom Lake residents attended the CAC meetings and spoke in favor of 
protecting Phantom Lake.  He said the CAC was sympathetic to what the Phantom Lake 
homeowners want to see happen.   
 
Commissioner Laing pointed out that most of the I-90 Office Park properties are developed to 
their maximum potential under the current regulations and are unlikely to redevelop in the near 
future.  He said that is disheartening relative to Phantom Lake in that if there is no 
redevelopment it is unlikely there will be any improvements put in place for treating stormwater.  
There will be no meaningful change without taking a basin-wide approach to the water quality 
and quantity issues facing Phantom Lake.  If the city does not get involved, nothing will happen.   
 
Commissioner Hamlin expressed the need to be cautious in light of the fact that there is no 
absolute proof that development in the I-90 Office Park caused the Phantom Lake issues.  Mr. 
Inghram noted that the office park was developed under a different set of regulations and if there 
were to be new development it would face a different standard.  What is needed is an approach 
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that both encourages some level of redevelopment and recognizes that the area is not appropriate 
for a lot of growth given its proximity to single family and its distance from transit accessibility.   
 
Ms. Conkling said the Eastgate Plaza is located on the south side of I-90 and is home to a 
shopping center with a grocery store and neighborhood retail uses that serve the surrounding 
neighborhood.  Other uses in the area include a large church and an RV park.  The CAC 
recognized the need to maintain the neighborhood shopping base and called for increasing the 
mix of uses to include residential, office, retail, eating and drinking establishments, general 
commercial and lodging.  The CAC recommended allowing modest increases in both FAR and 
height but stressed the need to ensuring new development will not adversely affect the nearby 
residential areas.   
 
Commissioner Ferris commented that while there may be some redevelopment of the site over 
time, it will continue to be auto-focused and is not a place to encourage pedestrian-oriented 
development.  Mr. Inghram agreed but pointed out that the CAC called for integrating the 
Mountains To Sound Greenway improvements and landscaping to improve the city in a park 
notion.   
 
Ms. Conkling reviewed with the Commissioners the proposed basic subarea plan changes.  They 
ranged from corrections to outdated facts and figures to policies needed to preserve auto sales 
and retail uses.  There are currently on the books policies that limit multifamily housing that does 
not have direct arterial access, and that specify zones where housing is inapplicable; those 
policies will need to be changed to coincide with the recommendations of the CAC.   
 
Commissioner Laing said if the desired outcome is to avoid having an inconsistency in the 
Comprehensive Plan about the location of multifamily housing within the subarea, policy S-EG-
7 is not out of line.  The most prominent land use in the subarea continues to be single family 
residential and to eliminate the policy would be to suggest that the single family character of the 
subarea is not to be maintained.   
 
Commissioner Ferris said the simpler approach would be to simply state the goal of preserving 
the single family.  Controlling multifamily by saying it must be accessed from an arterial is 
confusing.  
 
Ms. Conkling pointed out that if the transit-oriented development center is created, the associated 
multifamily housing would not be accessed directly from an arterial, thus a change to policy S-
EG-8 language is needed to allow that circumstance.  She agreed that preservation of the single 
family housing would be preserved by not allowing multifamily anywhere except along the 
corridor.  Mr. Inghram allowed that the intent of the proposed policy change should be made 
clear.   
 
Chair Tebelius asked about the proposal to eliminate policies S-EG-29 through S-EG-36 and 
policy S-EG-39.  Ms. Conkling said those policies refer specifically to zones that may be 
eliminated as part of the process.   
 
Answering a question asked by Chair Tebelius regarding the proposals for additional review 
involving policy S-EG-11, Ms. Conkling said the issue of student housing in the Spiritwood 
neighborhood has pointed to a larger issue with the cost and supply of student housing in the 
area.  The CAC's report and recommendations did not anticipate that issue but did provide a 
solution by saying generally the city should increase the amount of housing in the corridor.  The 
approach to affordable housing in the Eastgate subarea as a whole is to preserve the single family 
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neighborhoods.  Consideration needs to be given relative to approaching the issue of affordable 
housing in light of some of the citywide discussions that are ongoing.  If affordable housing 
ultimately ends up as part of the public benefit amenity system in the corridor, there will need to 
be a policy addressing it.   
 
Commissioner Ferris suggested that affordable housing is an issue facing the city and the region 
as a whole, not just the Eastgate subarea.   
 
**BREAK** 
 
6. STUDY SESSION: Comprehensive Plan Update - Housing Element 
 
Associate Planner Janet Lewine briefly reviewed the discussions to date relative to updating the 
Housing Element.  She also shared with the Commission the schedule going forward.   
 
Human Services Commission Chair Michael Yantis said the Human Services Commission 
supports the development of new shelter housing with supportive services by removing Land 
Use Code barriers in commercial and mixed use districts.  Currently, shelter with supportive 
services is not permitted in commercial and mixed use districts, and that makes siting new shelter 
facilities very difficult.   
 
Chair Tebelius asked where the use is currently permitted and Human Services Manager Emily 
Leslie answered that the use is allowed in the downtown and in the R-20 and R-30 zoning 
districts.  The winter shelter for men is temporarily located in the Bel-Red corridor in a building 
owned by Sound Transit; a year-round shelter would not in fact be permitted in that location.  
Chair Yantis added that shelters need buildings of a certain size, but very few buildings with 
sufficient size are in zones that allow shelters.   
 
Commissioner Laing asked what areas are deemed inappropriate for locating a homeless shelter.  
Ms. Lewine answered that single family districts are not viewed as appropriate because shelters 
are a multifamily use.  Commissioner Laing suggested the focus should be on specifically 
identifying the areas where shelters should not be allowed and permitting them in all other 
districts.   
 
Commissioner Carlson asked how many shelter beds are available in the city and what 
proportion of them are supplied by the state and what proportion are private.  Ms. Leslie said the 
winter shelters being supported by the city are operated by Congregations for the Homeless, a 
non-profit organization.  The men's shelter has a capacity of about 70 and is seeing that many 
men per night.  That organization's year-round shelter rotates among various congregations and 
offers about 35 beds per night.  The year-round women's shelter operated by the non-profit 
Sophia Way has 21 beds, and their winter shelter averages about 20 women and children nightly.  
There are no shelters for homeless families in Bellevue; there are some in Kenmore and 
Redmond.   
 
Commissioner Ferris commented that there is a fine line between emergency shelter and 
transitional housing.  There are a number of facilities around the Eastside that offer short-term 
transitional housing units.   
 
Chair Tebelius suggested the Commission needs to have shelter housing defined, an 
understanding of what services currently exist, and a good idea of what the need is before 
opening all commercial and mixed use districts to the use.   
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Chair Yantis said the Human Services Commission also has an interest in seeing the affordable 
housing policies updated and implementation of a wide range of mandatory regulations and 
incentives aimed at a achieving a full range of affordability.  The statistics show that the city 
comes up short of its established goals for affordable housing.  Continuing down the same path is 
not the correct option.  Redmond has mandatory requirements and how development there has 
been affected should be investigated.   
 
Chair Yantis said the Human Services Commission supports increased public funding for the 
Housing Trust Fund and encourages affordable housing in proximity to transit and services.  The 
Commission also supports addressing the important issues facing the city's existing single family 
neighborhoods, including an aging population that wants to remain in the community; extended 
families, particularly in certain ethnic groups, that desire larger homes to accommodate multiple 
generations; older residents who want neighborhood choices that include single-story ramblers 
and small yards; and balancing neighborhood reinvestment with maintaining traditional 
neighborhood character.   
 
The Human Services Commission favors increasing housing choices in Bellevue for young 
workers and diverse communities, including efficiency units or apodments, and accessory 
dwelling units.  Ms. Leslie said the city's ethnic diversity has changed dramatically since the 
Comprehensive Plan was last updated, and input from those communities is needed relative to 
their housing needs.   
 
Commissioner Hilhorst urged caution in considering the notion of larger homes accommodating 
multiple generations, saying it could be a very slippery slope.   
 
Eileen Rasnack, Chair of the Bellevue Network on Aging, said the group has had a strong 
interest in housing since its beginning.  The Network recognizes that there are a lot of older 
citizens who have lived in Bellevue all their lives and who want to continue living in the city but 
who because of changing health conditions or other factors find their homes no longer suitable.  
What they need are choices when it comes to housing type and variety, and services readily 
available to them in proximity to their established neighborhoods and activities.   
 
Chair Tebelius commented that it is not unusual for people to downsize their homes as they grow 
older and no longer have a need for houses large enough to raise a family.  Downsizing involves 
moving to a smaller home and does not necessarily equate to moving to an assisted living 
facility.  She suggested that trend has been going on for quite some time.  Ms. Rasnack agreed 
but pointed out that affordability is often an issue, especially in relation to assisted living 
facilities.  In most cases it becomes necessary to move quite a distance from their home 
neighborhoods to find affordable options.  Rather than making the change, many would prefer to 
simply stay in their homes.  Adult family homes and assisted living options need to be 
incorporated into various communities.   
 
Commissioner Ferris suggested the Commission needs to know more about where senior housing 
options are currently allowed and whether or not opening the door wider will result in more 
affordable options for seniors.   
 
Commissioner Hilhorst said one of the options discussed in regard to the Newport Hills 
Shopping Center was including housing.  The neighborhood has voiced its support for including 
senior living.  Mr. Inghram pointed out that the city's role is to facilitate the creation of a mix of 
housing types, the lion's share of which will be constructed by the private market.  There are 
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places like Newport Hills and Hilltop where the community has voiced support for having 
options that will allow their seniors to remain in their neighborhoods.   
 
Commissioner Ferris suggested pulling together a panel of developers who specialize in senior 
housing to talk to the Commission about what is needed to make projects work.  Mr. Inghram 
agreed that would be a good idea. 
 
Ms. Rasnack said the Network on Aging believes variety is the key and has spent time discussing 
the fact that incentives will be needed in order to achieve affordable housing for low-income and 
very low-income residents.  In addition, builders need to be encouraged to focus on universal 
design in constructing new homes to address the issue in the years to come.   
 
Commissioner Carlson said there is an adult family home operating in his neighborhood that fits 
in very comfortably.   
 
Commissioner Laing said he suspected that there is nothing in the Comprehensive Plan that acts 
as an impediment to the creation of alternate types of housing for seniors, and that there are 
policies that at least generally support it.  If there are goals and policies that in fact are 
impediments, the Commission should be made aware of exactly which ones need to be 
addressed.   
 
Chair Tebelius asked Ms. Rasnack what the Network on Aging meant by the statement "Include 

more proactive policies around engaging under-served population groups.  Given our rapidly 

evolving aging and diverse community, simple 'we will not discriminate' policies are no longer 

sufficient. Goals for social justice, equity, anti-racism and cultural competence are needed to 

direct how the City will approach this issue moving forward." Ms. Rasnack replied that the 

statement came from a joint meeting of the Human Services Commission and the Network on 

Aging.  Bellevue's diversity is changing and it will be important going forward to take notice of 

that fact and to be inclusive.   

 

Commissioner Ferris said policy language does not always result in the desired outcome.  The 

problem is the details of how a particular policy will be implemented will not be discussed until 

the policies are in place.  Separating policy development from implementation strategies does not 

result in a positive outcome.  Mr. Inghram explained that it simply is not possible to rewrite the 

Comprehensive Plan and all of the implementation tools simultaneously.  The Comprehensive 

Plan addresses every aspect of the city from finances to traffic control.  When the 

Comprehensive Plan was updated ten years ago, policy language was included with regard to 

examining the employment centers of the city to ensure their vibrancy.  In the intervening years 

the work plan has included visiting those sites one at a time and initiating different planning 

studies.  At the time the policy language was written, there was no way of knowing what the 

outcome would be.  The Comprehensive Plan establishes the vision for the future of the 

community and identifies the problems and barriers that need to be overcome in order to achieve 

the vision.   

 

Commissioner Carlson highlighted the need for policy language that is simple, clear, and readily 

understood by everyone.   
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Commissioner deVadoss agreed with the need to have clarity on what the real problems are.  He 

also stressed the need to think about possible unintended consequences.   

 

Commissioner Laing commented that Commissioner Ferris gave a presentation on affordable 

housing to the Downtown Livability Initiative CAC in which he outlined the existing policies.  In 

his presentation, he noted the goals are not being reached because of a lack of implementation 

that occurs at the zoning level.  He allowed that while the aspiration and the vision is in place, 

there is a disconnect in how it is implemented.   

 

A Regional Coalition for Housing (ARCH) director Arthur Sullivan pointed out that the 

Comprehensive Plan is not a land use-only document; it is the document that guides all city 

actions.   The Council cannot decide to fund affordable housing without a policy to that end in 

the Comprehensive Plan.  Senior housing can be benefitted by programs that aim to get single 

family rehab money focused on helping seniors stay in their homes.  For diversity, it may mean 

having programs that are designed for lower income residents that work for people who are 

English-language challenged.  The policies in the Comprehensive Plan set the stage for future 

actions.  As soon as the Comprehensive Plan update is completed the Commission will be 

involved in strategy planning aimed at coming up with explicit details.   

 

Commissioner Laing commented that all of the city's boards and commissions are supposed to 

coordinate their Comprehensive Plan planning efforts with the Planning Commission, and the 

Planning Commission is to make a final recommendation to the City Council.  While the 

Planning Commission is predominantly focused on land use issues, all elements of the 

Comprehensive Plan are in the Commission's bailiwick, including aspirational policies.   

 

Ms. Lewine suggested that current policy relative to shelters and homelessness is indirect.  In the 

years since the Comprehensive Plan was last updated there has been a great deal of forward 

movement relative to addressing homelessness.   The current Comprehensive Plan does not even 

mention the Ten Year Plan to End Homelessness, an aspirational goal that has had a huge impact 

on the region and which guides the city's funding for homelessness programming.  Over the past 

three years the focus has been on getting people housing ready, one element of which has been 

employment training.  During the economic downturn Bellevue got involved in foreclosure 

mediation to keep people from becoming homeless in the first place.  Energy has been focused 

on veterans as well to help prevent homelessness.   

 

Commissioner Carlson said he would like to see a homeless strategy aimed at getting people 

back to a sense of stabile independence.  That should be the ultimate goal of the city's homeless 

policy.   

 

Commissioner Hilhorst said panhandling is often associated with the homeless.  She asked if it 

would be appropriate to include in the Comprehensive Plan language aimed at limiting the 

amount of panhandling that occurs on Bellevue's streets.  Mr. Sullivan said policy language can 

be specific about supporting programs aimed at helping people stabilize their lives and move on, 

but it cannot be specific about panhandling given the constitutional rights and issues involved.   
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With regard to mixed use housing, Ms. Lewine observed there is current Comprehensive Plan 

policy language that supports it.  However, the unique mixed use neighborhoods Bellevue is 

creating in the downtown and Bel-Red are not addressed in the current Comprehensive Plan.  

Policy language is needed to reflect an approach that has become much more prevalent.   

 

Mr. Inghram said there is also a need to monitor the housing being produced to facilitate moving 

from known needs to implementation.  One useful datapoint would be the level of affordability 

being provided by the market.   

 

Mr. Sullivan pointed out that many jurisdictions in east King County are relying on their mixed 

use zones to meet their housing growth targets.  Many of the mixed use zones are not historically 

residential areas and that could have implications for the entire subregion relative to the 

jobs/housing balance, which is why monitoring is critical.   

 

Commissioner Ferris commented that Lake Heights historically has had both commercial and 

residential, but the commercial is no longer working well so it is transitioning to mixed use.  He 

suggested there may be other neighborhoods that could benefit from having a designated 

commercial area transition to mixed use, but that would need policy support in the 

Comprehensive Plan.   

 

Ms. Lewine said there are existing policies that address affordable housing that are behind the 

city's support of ARCH and partnerships with non-profits to preserve existing and create new 

affordable housing units.  The Comprehensive Plan language, however, reflects the old 

Countywide Planning Policies targets rather than the more recently adopted policies that speak 

more to strategies for meeting the identified need.   

 

Commissioner Ferris said he would like to see language calling on the city to implement 

programs and regulations enabled by the state to encourage the production and preservation of 

affordable housing.   

 

Mr. Inghram commented that there is an existing policy that supports accessory dwelling units.  

Over the past few years there has been feedback received from certain neighborhoods that has 

highlighted the need to refine the policy to better address the concerns regarding neighborhood 

compatibility.  Flexibility is needed to be able to apply the rules differently in different parts of 

the city.   

 

Chair Tebelius said she opposed the notion of allowing some neighborhoods to say they will 

accept accessory dwelling units and other neighborhoods to say they will not.   

 

Mr. Sullivan clarified that in Bellevue accessory dwelling units are only allowed as attached 

units, whereas in almost every other city in east King County they can be detached.  There are 

limits regarding size, and city approval is needed before the accessory unit can be rented out.   
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Commissioner Ferris added that in Bellevue the property owner is required to occupy one of the 

units.   

 

Ms. Lewine said much has been heard from the Network on Aging and from the public about the 

city's aging population that wants more housing choices that will allow them to stay in the 

community.  Implementation of universal design principles allows housing and residents to age 

together.  While the Countywide Planning Policies support universal design, there is no language 

in Bellevue's Comprehensive Plan addressing the issue.   

 

Commissioner Ferris said the concept is sound but has  challenges.  When applied as a housing 

design requirement, all new units constructed must have doors and hallways of a certain width, 

and must include other elements which taken together can impact room layouts.  That layer has 

never been applied across the board to single family homes.  Mr. Inghram allowed that it may be 

necessary to differentiate between public and private development.   

 

Commissioner Laing said he could support policy language aimed at exploring the use of 

incentives to see universal design concepts implemented, but to outright require it would be 

problematic.  He pointed out that the additional layer can add significantly to the cost of 

construction.   

 

Mr. Sullivan said the ARCH website has an entire section on the topic of aging in place that was 

done in cooperation with the Network on Aging and other senior agencies.   For many, being 

able to remain in their homes and avoid assisted living is the most affordable choice.   

 

Mr. Inghram said the population of Bellevue is growing older and there has been a strong interest 

voiced by seniors in favor of being allowed to remain in their homes and their neighborhoods.  

There is not, however, any proposal to require universal design or anything else to single family 

homes.  There are programs in place that help people maintain and adapt their homes for those 

not able to do the work themselves.  Policy language is needed to continue such programs, and is 

also needed to allow for services in proximity to where seniors live.   

 

A motion to extend the meeting to 10:15 p.m. was made by Commissioner Laing.  The motion 

was seconded by Commissioner Carlson and it carried unanimously.  

 

Mr. Sullivan said the question is whether or not the Comprehensive Plan should include policies 

aimed at finding non-regulatory ways to support Bellevue's aging population remain in their 

homes.  There was agreement to make that clear in moving forward. 

 

Ms. Lewine said student housing is not a topic addressed by the current Comprehensive Plan.  

There have recently been concerns raised by citizens about how the need has been addressed in 

some neighborhoods, and while a single population has been targeted, the real underlying issue is 

a lack of affordable housing options.   

 



Bellevue Planning Commission 

January 22, 2014 Page 12 
 

Commissioner Ferris cautioned about being too specific with regard to housing for students at 

Bellevue College.  If another institution of higher education were to locate in Bellevue, policy 

language that is tied only to Bellevue College would quickly become dated.  What is needed is 

policy language aimed at encouraging the development of housing that is attractive to students.   

 

Mr. Sullivan said the apodments in Redmond are home to a number of people who work at 

Digipen, but they are good examples of housing that would interest students.   

 

Mr. Inghram said the market is responding to the need in the form of people renting single rooms 

in single family homes for a low rent.   

 

7. OTHER BUSINESS - None 

 

8. COMMUNICATIONS FROM CITY COUNCIL, COMMUNITY COUNCIL, BOARDS 

AND COMMISSIONS - None 

 

9. COMMITTEE REPORTS - None 

 

10. STAFF REPORTS - None 

 

11. DRAFT MINUTES REVIEW 

 

 A. November 13, 2013 

 

Chair Tebelius encouraged the Commissioners to submit any revisions to the minutes in writing.   

 

A motion to approve the minutes was made by Commissioner Hamlin.  The motion was 

seconded by Commissioner Laing and it carried unanimously.  

 

 B. December 11, 2013 

 

A motion to approve the minutes was made by Commissioner Hamlin.  The motion was 

seconded by Commissioner Hilhorst and it carried unanimously.  

 

12. NEXT PLANNING COMMISSION MEETING 

 

 A. February 12, 2014 

 

13. ADJOURN 

 

Chair Tebelius adjourned the meeting at 10:22 p.m.   




