
City of 

            STAFF REPORT  Bellevue      

 
 

  

DATE:  December 11, 2023   

 

TO:  Mayor Robinson and Members of the City Council  

 

FROM:   Matthew McFarland, Assistant City Attorney  

City Attorney’s Office 

    

   Rebecca Horner, Director  

   Liz Stead, Land Use Director 

   Development Services Department 

SUBJECT:  Proposed Land Use Code Amendment (LUCA) to align the BelRed Catalyst 

Project provisions in Section 20.25D.035 of the Land Use Code (LUC) with a proposed 

Development Agreement (DA) amendment for consistency between the LUC and DA, as 

required by the Local Project Review Act (RCW 36.70B.170(1)).  

I. BACKGROUND   

Legislative Background 

The City adopted current development regulations for the BelRed Subarea, Part 20.25D 

LUC, in 2009 through Ordinance 5874. LUC 20.25D.035 contains specific regulations that 

define and govern any “Catalyst Project” within BelRed.  

Under LUC 20.25D.035.A.5, a DA with the City pursuant to chapter 36.70B RCW is required 

for any Catalyst Project. The Catalyst Project development regulations in LUC 20.25D.035 

also authorize the following: 

• A reduced fee-in-lieu bonus rate for Tier 1 amenities of not less than $3.75 per 

square foot of bonus area; and  

• An extended term for the Spring District DA and attendant vesting period of up to a 

maximum of fifteen (15) years for any Catalyst Project in BelRed.  

Under RCW 36.70B.170(1), any DA executed by the City and a property owner in BelRed 

must be consistent with the applicable development regulations adopted by the City 

Council, including but not limited to the regulations in LUC 20.25D.035.  

Spring District Development Agreement 
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In connection with a Catalyst Project development proposal (i.e., the Spring District) from 

the firm WR-SRI 120th LLC (Wright Runstad), the City originally entered into the DA with 

Wright Runstad on July 10, 2009. The provisions of the DA benefited Wright Runstad by 

providing long-term certainty for the developer with respect to City regulatory approvals 

and required incentive fee-in-lieu payments over the 15-year vesting period for the Spring 

District under LUC 20.25D.035. Specifically, the DA authorized reduced fee-in-lieu payments 

for Tier 1 amenities at a rate of $3.75 per square foot for the first 750,000 square feet and 

$4 per square foot thereafter, resulting in an approximately 75% reduction in fee-in-lieu 

payments. The City, in turn, benefited from the DA due to the requirements for Wright 

Runstad to provide developer-funded infrastructure in excess of $300,000 per acre of land 

in the Spring District.  

To date, 19 parcels in the Spring District have been developed, with 8 remaining as future 

development sites.  Additionally, the following terms of the DA have been satisfied: all 

Catalyst Project criteria; all open space minimum development requirements; and all 

minimum residential development requirements. A copy of the 2009 DA is included as 

Attachment A.  

Proposed Amendments to the DA and LUC  

The vested status under the City’s regulatory approvals for the Spring District, under the 

LUC and the terms of the DA, will expire on May 3, 2027. In order to complete the 

anticipated development of the remaining parcels and satisfy the commitments in the DA, 

Wright Runstad approached the City and requested an additional ten (10) years of vesting 

for the undeveloped parcels in the Spring District. 

Through negotiations between City staff and Wright Runstad, as well as Council feedback 

during two (2) study sessions, the following amendments are proposed to the terms of the 

DA:  

• Extended the allowed term of the Spring District DA and attendant vesting period 

for an additional 10 years, totaling 25 years since the authorization of the original 

DA;  

• Reduced Tier 1 fee-in-lieu payments:  

o $4 per square foot through May 3, 2027; then  

o 55 percent of published rate through May 3, 2031; then, finally 

o 60 percent of the published rate thereafter. 

• Allowance for City to use all Tier 1 fee-in-lieu funds for affordable housing 

development; and 
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• Clarification on applicability of certain standards and processes authorized by the 

DA and LUC.  

Per RCW 36.70B.170, provisions of DAs shall be consistent with applicable development 

regulations approved by the City Council. Thus, because the current LUC 20.25D.035 fee-in-

lieu rates and other Catalyst Project requirements differ from the proposed amended DA, 

amendments to LUC 20.25D.035 are now required for consistency between the potential 

DA amendments and the LUC.    

II. PROPOSED LUCA 

The proposed LUCA will align the provisions of the Catalyst Project provisions under LUC 

20.25D.035 with the proposed DA amendments. Specifically, the LUCA will:  

• Specify the reduced Tier 1 fee-in-lieu rates described in the amended DA, as well as 

the periodic increases to the Tier 1 fee-in-lieu rates that would occur in 2027 and 

2031;  

• Increase the allowable term and vested status for the Spring District Catalyst Project 

from 15 to 25 years; and 

• Authorize the City to use fee-in-lieu funds generated from the Catalyst Project 

commercial construction to be used solely to support affordable housing 

development.  

A strike-draft of the proposed LUCA is included with this report as Attachment C.  

III. REVIEW PROCESS 

The City Council was introduced to this LUCA on August 8. After receiving Council feedback, 

the City and Wright Runstad renegotiated the terms of the DA amendment based on 

Council direction. Thereafter, Council considered the revised LUCA, and the revised DA 

amendment on November 20, and following discussion, Council directed staff to prepare 

the DA amendment for final action and schedule the public hearing for the LUCA. Following 

the public hearing and prior to any final action on the DA amendment, Council may take 

action to adopt the LUCA.  

IV. STATE ENVIRONMENTAL POLICY ACT (SEPA) 

The application for SEPA review was noticed together with the Notice of Application for this 

LUCA on September 28. The environmental review indicates no probability of significant 

adverse environmental impacts occurring as a result of the proposal to amend the LUC. 
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Thus, the City’s SEPA Responsible Official issued a Determination of Non-significance (DNS) 

pursuant to the threshold determination requirements in WAC 197-11-310. 

V. PUBLIC ENGAGEMENT 

Required Public Notice 

The notice required for City Council Legislative Actions (Process IV) is governed by LUC 

20.35.415 through 20.35.450. Notice of the LUCA application and SEPA DNS was issued in 

the Weekly Permit Bulletin on September 28. Notice of the LUCA public hearing will be 

published in the Weekly Permit Bulletin and the Seattle Times at least 14 days prior to the 

date of the public hearing. 

Department of Commerce Notice 

Pursuant to the Washington State Growth Management Act, proposed amendments to the 

LUC must be sent to the Washington State Department of Commerce to review and 

comment on the proposed amendments to the LUC. The required notice to the 

Department of Commerce and the initial draft LUCA were transmitted on November 21, 

2023, and a copy of both documents is available for review in the code amendment file. No 

comments have been received by Commerce as of the date of this report. 

Public Comments 

As of the date of this staff report, no public comments have been received.   

VI. DECISION CRITERIA 

LUC 20.30J.135 establishes the decision criteria for an application to amend the text of the 

Land Use Code. Those criteria, and the relationship of these proposed LUC amendments to 

the applicable criteria, are discussed below: 

A. The amendment is consistent with the Comprehensive Plan; and 

Finding: The proposed LUCA is consistent with the Comprehensive Plan because it 

allows for additional development of public infrastructure through the Spring 

District Catalyst Project, and it provides the City with a mechanism for further 

funding affordable housing development in connection with the build-out of the 

Spring District. Additionally, the LUCA is consistent with the following BelRed 

Subarea Plan policies:  

• POLICY S-BR-79. Establish a financial strategy that provides for the costs of 

public infrastructure and amenities needed to support BelRed development 

and identified as specific projects in this Plan to be born[e] by various parties 
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based on their relative shares of impacts and benefits. Cause developing 

properties to contribute the principal share of needed public improvements, 

to the extent they are the primary beneficiary of such improvements. 

Implement existing and new financial tools as needed to carry out this 

strategy.  

Discussion: Redevelopment of the Bel-Red Subarea requires a broad array 

of investments in public infrastructure and amenities. Various classes of 

properties, including developing properties, existing properties, and the 

general City should share these costs based upon the relative share of 

benefits they receive. 

• POLICY S-BR-81. Allow for private development to voluntarily advance the 

building of public infrastructure improvements, in order to enable land use 

to proceed in sync with the availability of needed infrastructure; consistent 

with the phasing approach set forth in Policy S-BR-4. Such investment may be 

repaid in part by latecomers agreement or similar device. 

B. The amendment enhances the public health, safety or welfare; and 

 Finding: This LUCA will enhance public health, safety, and welfare by ensuring the 

continued development of the Spring District through 2037, which includes various 

public amenities like continued construction of developer-funded transportation 

infrastructure. Further, the provisions of the DA and LUCA will increase the Tier 1 

fee-in-lieu payments for the Spring District from the amount currently allowed 

under LUC 20.25D.035 and will allow the City to use fee-in-lieu funds from the 

Spring District project to support the development of affordable housing.  

C. The amendment is not contrary to the best interests of the citizens and property 

owners of the City of Bellevue. 

 Finding:  The proposed LUCA is not contrary to the best interests of the citizens and 

property owners of the City of Bellevue because it provides predictability for the 

Spring District development through 2037. Although the Tier 1 fee-in-lieu rates for 

the Spring District Catalyst Project will continue to be reduced for the otherwise 

applicable published rate, the LUCA will increase the rates from those currently 

allowed under LUC 20.25D.035 and from those established in 2009 through the 

parties execution of the original DA.  This increase will result in additional funds for 

the City to use to support parks, streams, and the development for affordable 

housing. Further, Wright Runstad will continue to be required to develop Catalyst 
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Project infrastructure as part of the overall Spring District development through the 

duration of the DA.  

VII. RECOMMENDATION 

Staff has concluded that the proposed LUCA, as drafted in Attachment C, is consistent with 

the decision criteria required for adoption of amendments to the text of the LUC, pursuant 

to Part 20.30J LUC. If the City Council intends to adopt the proposed DA amendment, then 

Staff recommends that the City Council adopt the proposed LUCA in order to ensure 

consistency between the LUC and the DA, as amended.   

ATTACHMENT: 

A. 2009 Spring District DA  

B. Proposed Amendments to Spring District DA  

C. Proposed LUCA Strike-Draft  
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City of Bellevue  

City Attorney’s Office 

PO Box 90012 
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FIRST AMENDMENT TO DEVELOPMENT AGREEMENT 

Grantor(s): WR-SRI 120th LLC, a Delaware limited liability company 

Grantee(s): City of Bellevue, a Washington municipal corporation 

Legal Description (abbreviated):  Blocks 15, 1, 2, 3-B, 4-A, 4-B, 5-B and 6-B, 7th 

Amended City of Bellevue Binding Site Plan, No. 

21-104423 LF, Vol. 320 of Condominiums, Pgs. 

70-75, Record No. 20210429001060, King County, 

Washington  

 

Full Legal Description: See EXHIBIT A 

Assessor’s Tax Parcel Identification No(s): 793330-0170, 067100-0020, 067100-

0030, 067100-0040, 067100-0080, 

067100-0100, 067100-0120; 

7933300200 

Reference No. of Related Documents: 20090911000269 
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FIRST AMENDMENT TO DEVELOPMENT AGREEMENT 

 THIS FIRST AMENDMENT TO DEVELOPMENT AGREEMENT (“First 

Amendment”) is entered into as of the effective date, by and between the CITY OF BELLEVUE, a 

Washington municipal corporation (the “City”) and WR-SRI 120TH LLC, a Delaware limited 

liability company (the “Owner”). The City and the Owner may be referred to herein individually as 

a “Party” and together as the “Parties.” 

RECITALS 

A. The City and the Owner began discussing the possibility of a catalyst development 

project in the City’s Bel-Red neighborhood in 2007.  

B. The Owner proposed a significant development that was ultimately named “The 

Spring District” (“TSD”) and that qualified as a “Catalyst Project” under the City’s Land Use Code 

(“LUC”) section 20.25D.035.  

C. The Owner and the City executed a Development Agreement on July 10, 2009, 

supporting TSD by providing long-term certainty in regulatory approvals and incentive fees-in-lieu 

over a 15-year time horizon. A true and correct copy of the Development Agreement is attached 

hereto as Exhibit B. 

D. A condition of the Development Agreement was application for a Master 

Development Plan (“MDP”) that outlined the development program and project phases. The City 

approved a MDP for TSD on May 3, 2012 under permit number 11-125943-LP. Since then, the City 

and the Owner have amended the MDP eight (8) times to support continued development of TSD in 

response to evolving market conditions. To date, nineteen (19) parcels in TSD have been developed, 

and eight (8) parcels remain as future development sites.  

E. The vested status of the MDP under the LUC and the Development Agreement will 

expire on May 3, 2027. In order to complete the anticipated development and commitments in the 

Development Agreement, Owner has requested an additional 10 years of vesting for the 

undeveloped parcels in TSD.  

F. The Owner originally estimated that TSD represented over a $1 billion dollar 

investment in the City. To date, development has exceeded that expectation. Ultimately, TSD is 

expected to be a more than $2.6 billion total investment.  

G. The Catalyst Project criteria also required the Owner to provide developer funded 

infrastructure in excess of $300,000 per acre of land in the TSD. LUC 20.25D.035.A.1.e. The City 

and the Owner agreed to a reduced incentive fee-in-lieu rate based on this significant public 

infrastructure investment.  

H. With respect to the fee-in-lieu rate, the Development Agreement granted the Owner a 

reduced incentive fee-in-lieu rate of $3.75 per square foot for the first 750,000 square feet and a rate 

of $4.00 per square foot thereafter. This represented an approximately 75% reduction in the Tier 1 

incentive fee-in-lieu rate compared to the rate in the LUC on the effective date of the Development 
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Agreement. Because of inflation increases in the LUC incentive fee-in-lieu rate that did not apply to 

the alternative rate, the reduced rate is now an approximately 83% adjustment from the current rate.  

I. Development constructed in TSD has exceeded 750,000 Tier 1 square feet, and to 

date, has contributed more than $10.7 million in fee-in-lieu payments. The Owner’s actual funded 

and completed public infrastructure investment is more than $1.3 million per acre as of January 

2023, which is more than four times the required developer-funded infrastructure investment for a 

Catalyst Project under LUC 20.25D.035.A.1.e.  

J. Owner will benefit from the execution of this First Amendment, will continue to 

receive the benefit of a reduced fee-in-lieu rate, and will gain an additional 10 years of vesting for 

the undeveloped parcels in TSD. The City agrees that an additional 10-year vesting term, when 

combined with the terms included in this First Amendment and the Owner’s past and continuing 

commitment to invest in public infrastructure, is in the spirit of the original Development Agreement 

and will provide a benefit to the City.  

K. Subsequent to approval of the Development Agreement, certain parcels in TSD have 

been sold. This First Amendment is recorded against the undeveloped parcels in TSD and is signed 

by the entity that owns or controls the undeveloped parcels as required by state law. Nothing in this 

First Amendment is intended to affect the benefits conferred by the Development Agreement on the 

totality of properties in TSD, nor is this First Amendment intended to affect development standards 

that are calculated based on the full TSD as set forth in the Development Agreement.  

L. As set forth in the Staff Report supporting this First Amendment, the following terms 

of the Development Agreement have been satisfied: all Catalyst Project criteria, all open space 

minimums, and all residential minimums.  

M. RCW 36.70B.170 authorizes the City and Owner to enter into this First Amendment 

and requires this First Amendment to be consistent with applicable development regulations adopted 

by the City.  

N. This First Amendment is subject to review under SEPA with the opportunity for 

public comment, and RCW 36.70B.200 requires that the City hold a public hearing prior to 

approving the First Amendment by ordinance or resolution. 

NOW, THEREFORE, in consideration of the mutual agreements contained herein, as well 

as other valuable consideration, the receipt and sufficiency of which are hereby mutually 

acknowledged, the City and Owner hereby agree as follows: 

AGREEMENT 

1. Vesting Period Extension. Section B.2 of the Development Agreement is hereby 

replaced in its entirety by the following:  

 

“2. Subsequent Land Use Review. If the MDP application is approved, then 

such approval shall be vested for a period of twenty-five (25) years from the date of 

the final decision (as defined in Section 20.35.045 of the LUC) on the MDP (the 
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“Vesting Period”). During the Vesting Period and subject to Section T, the City shall 

not impose any modification of or new or additional Governing Regulations on the 

MDP or any LUC approvals required for TSD unless consistent with this Agreement 

and the MDP. To the extent that neither this Agreement nor the Governing 

Regulations and Revised Governing Regulations specified below address a certain 

subject, element or condition of the Project, then the Project shall be governed by the 

City’s then-existing LUC.”  

2. FAR Amenity Bonus System. Section F.1 of the Development Agreement is hereby 

replaced in its entirety by the following: 

“1.  Adjustment of Tier 1 Fee-in-lieu Rate. From the date of execution of this 

First Amendment until May 3, 2027 and for a Catalyst Project on the Property, the 

Owner may choose to comply with the LUC 20.25D.090 requirements for Tier 1 

amenities by paying a fee-in-lieu at a rate of $4.00 for each square foot of floor area 

of development under the MDP and any associated Administrative Design Review. 

Consistent with LUC 20.25D.090.C.6, now or as hereafter amended or renumbered, 

the reduced fee-in-lieu rate of $4.00 per square foot shall be assessed and collected at 

building permit issuance and shall not be available subsequent to May 3, 2027.  

Between May 4, 2027 and May 3, 2031, Owner may choose to comply with the 

requirements for Tier 1 amenities by paying a fee-in-lieu rate that is equal to 55 

percent of the Tier 1 fee-in-lieu rate required by the LUC on the date that is the 

earlier of:  

(a) Approval of the Administrative Design Review for the applicable MDP 

Phase, or  

(b) Submittal of a complete building permit application for the applicable 

MDP Phase.  

After May 4, 2031 and for the life of the approved MDP (No. 11-125943-LP) for 

TSD, Owner may choose to comply with the requirements for Tier 1 amenities by 

paying a fee-in-lieu rate that is equal to 60 percent of the Tier 1 fee-in-lieu rate 

required by the LUC on the date that is the earlier of:  

(a) Approval of the Administrative Design Review for the applicable MDP 

Phase, or  

(b) Submittal of a complete building permit application for the applicable 

MDP Phase.  

In the event the City no longer maintains a Tier 1 fee-in-lieu rate, then the Owner 

may choose to comply with the requirements for Tier 1 amenities by paying above-

required percent of the last Tier 1 fee-in-lieu rate published by the City as adjusted 

for inflation annually on January 1st of each year from the last publication date based 

on the current published annual change in the Seattle Consumer Price Index for Wage 

Earners and Clerical Workers. For all Tier 1 fee-in-lieu amenity payments made by 

Owner after the effective date of this First Amendment, the City may apply the 



Attachment B 
 

 

 

 

 

payment to support the development of affordable housing. The Development 

Agreement and this First Amendment shall not bar the Owner, at its choice, from 

utilizing the LUC 20.25D.090 standards to provide required amenities. All Tier 1 fee-

in-lieu rates shall be assessed as stated in this Section F.1, but shall be collected at 

building permit issuance. 

 

3. Concurrency. Section G (Concurrency) of the Development Agreement is deleted in 

its entirety, and the Multimodal Concurrency  Code, chapter 14.10 BCC, shall govern 

any development application submitted for City land use approval.   

4. Governing Regulations. The Parties agree that Section C (Governing Regulations) 

of the Development Agreement will remain in effect for the life of the Development 

Agreement. Consistent with RCW 36.70B.180 and during the time period that this 

Development Agreement remains in effect, TSD shall not be subject to an 

amendment to the Governing Regulations except as authorized by Section C of the 

Development Agreement and Section 10 of this First Amendment. 

5. Development Standards Measurement. For purposes of clarity, the Parties agree 

that all future development projects and MDP Phases will continue to use the 

boundaries of the TSD as the basis for calculating compliance with any development 

standards that are measured across the MDP project limit, including, but not limited 

to, FAR averages, impervious surface limits, and lot coverage ratios. 

6. Final and Complete Agreement. The Development Agreement, as modified and 

amended by this First Amendment, constitutes the final and complete expression of 

the Parties. With the exception of the modification and amendment included in this 

First Amendment, the terms of the Development Agreement have not otherwise been 

modified, amended, waived or revoked the Parties. Except as modified and amended 

by this First Amendment, Sections A through X of the Development Agreement are 

attached hereto and expressly incorporated by reference herein.    

7. Definitions. Any capitalized terms in this First Amendment not defined herein shall 

have the meaning ascribed to them in the Development Agreement. 

8. Reservation of City Authority. As required by RCW 36.70B.170(4) and 

notwithstanding any other term of the Development Agreement and this First 

Amendment, the City reserves, to the fullest extent of the law, the right to establish 

and impose new or different additional regulations to the extent required to address a 

serious threat to public health, safety, and welfare. Nothing in this First Amendment 

abrogates the City’s inherent police power or its ability to protect the public health, 

safety and welfare. 

9. Representations and Warranties. Each signatory to this First Amendment 

represents and warrants that he or she has full power and authority to execute and 

deliver this First Amendment on behalf of the Party for which he or she is signing, 

and that he or she will defend and hold harmless the other Parties and signatories 

from any claim that he or she was not fully authorized to execute this First 
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Amendment on behalf of the person or entity for whom he or she signed. Upon 

proper execution and delivery, this First Amendment will have been duly entered into 

by the Parties, will constitute as against each Party a valid, legal and binding 

obligation that shall run with the land, and will be enforceable against each Party in 

accordance with the terms herein.  

10. Further Amendment. No further amendment to the Development Agreement shall 

be effective unless approved by both Parties in writing and recorded with the King 

County Department of Records and Elections. The City Manager or his/her designee 

may approve amendments to the Development Agreement if the amendment is 

administrative in nature, will serve to correct an error or streamline a process 

contained in the Development Agreement, or if the following criteria are met: 

 

• The amendment does not result in any significant adverse impact on City 

property or to the public, following consultation with the Land Use Director, 

Environmental Coordinator, Community Development Director, and Parks 

Director, as applicable based on the scope of the amendment; and 

 

• The amendment is within the general scope, purpose and intent of the 

Development Agreement, this First Amendment, the Revised Governing 

Regulations, or the applicable provisions in Part 20.25D LUC existing at the 

time of amendment; and 

 

• The amendment complies with all applicable provisions of the LUC and 

Bellevue City Code under Section C of the Development Agreement, and the 

proposed amendment is approved by the Land Use Director under LUC 

20.35.015.G; and 

 

• The amendment will not violate any state or local laws, including SEPA and 

the Growth Management Act, Chapter 36.70A RCW. 

All other substantive amendments to this Development Agreement must be approved 

by the City Council after public notice and hearing.   

11.   Full Understanding. The Parties acknowledge, represent and agree that they have 

read this First Amendment; they fully understand the terms thereof; they have had the 

opportunity to be fully advised by their legal counsel and any other advisors with 

respect thereto; and they are executing this First Amendment after sufficient review 

and understanding of its contents and of their own free will and not under duress. 

12. Equal Opportunity to Participate in Drafting. The Parties have participated in and 

have had an equal opportunity to participate in the drafting of this Development 

Agreement.  No ambiguity shall be construed against any Party based upon a claim 

that the Party drafted the ambiguous language.   

13.  Counterparts; Electronic Signatures. This First Amendment may be executed in 

one or more counterpart, each of which shall be deemed an original, and all of which 
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shall constitute one and the same instrument. Electronic signatures on this First 

Amendment shall constitute original signatures of the Parties.  

14. Recording Required. This First Amendment shall be recorded in the real property 

records of King County at Owner’s expense. Owner shall promptly provide a 

conformed copy of the recorded First Amendment to the City. 

 

[SIGNATURES BEGINNING ON NEXT PAGE] 
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The effective date of this First Amendment is the date on which it is fully executed by the 

Parties. The following representatives of the Parties are authorized to, and do hereby, execute on 

behalf of the Party so indicated:  

OWNER: 

Block 15 Owner LLC, 

a Delaware limited liability company 

 

By:   

Name:   

Title:   

WR-SRI 120th North LLC 

 

By: WR-SRI 120th North LLC, 

 a Delaware limited liability company 

 

 By: WR-SRI 120th LLC, 

  a Delaware limited liability company, 

  its Manager 

 

  By: SRI EIGHT 120th LLC, 

   a Delaware limited liability company, 

   its Manager 

 

   By:   

   Name:   

   Title:   

Approved as to form: 

 

    

Attorney for Grantor, WR-SRI 120th LLC  

CITY: 

By: _________________________ 

Name:_______________________ 

Its:__________________________ 

 

Approved as to form: 

Kathryn L. Gerla, Office of the City Attorney 

_________________________ 

By: Matt McFarland, Assistant City Attorney 
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STATE OF WASHINGTON } ss. 

COUNTY OF KING 

This record was acknowledged before me on ____________________ by 

___________________________ as _________________________ of Block 15 Owner LLC, a 

Delaware limited liability company. 

 
[Stamp Below]  

 Signature 

 NOTARY PUBLIC in and for the State of Washington 

 My Commission Expires  

 

STATE OF WASHINGTON } ss. 

COUNTY OF KING 

This record was acknowledged before me on ____________________ by 

___________________________ as _________________________ of SRI EIGHT 120th LLC, a 

Delaware limited liability company, the Manager of WR-SRI 120th LLC, a Delaware limited 

liability company, the Manager of WR-SRI 120th North LLC, a Delaware limited liability company. 

 
[Stamp Below]  

 Signature 

 NOTARY PUBLIC in and for the State of Washington 

 My Commission Expires  
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STATE OF WASHINGTON } ss. 

COUNTY OF KING 

This record was acknowledged before me on ____________________ by 

___________________________ as _________________________ of the City of Bellevue, a 

Washington municipal corporation. 

 
[Stamp Below]  

 Signature 

 NOTARY PUBLIC in and for the State of Washington 

 My Commission Expires  
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EXHIBIT A 

LEGAL DESCRIPTION 

LOTS 1, 2, 3-B, 4-A, 4-B, 5-B, 6-B and 15 OF CITY OF BELLEVUE BINDING SITE PLAN NO. 

12-110450-LF, ACCORDING TO THAT BINDING SITE PLAN RECORDED UNDER 

RECORDING NO. 20121101000274 AND FILED IN VOLUME 276 OF CONDOMINIUMS AT 

PAGES 18 THROUGH 22, AS AMENDED UNDER RECORDING NO. 20140423000863 AND 

FILED IN VOLUME 280 OF CONDOMINIUMS AT PAGES 30 THROUGH 32, AS AMENDED 

UNDER RECORDING NO. 20160217000684 AND FILED IN VOLUME 286 OF 

CONDOMINIUMS AT PAGES 35 THROUGH 37, AS AMENDED UNDER RECORDING NO. 

20160506000760 AND FILED IN VOLUME 287 OF CONDOMINIUMS AT PAGES 51 

THROUGH 57, AS AMENDED UNDER RECORDING NO. 20170926000625 AND FILED IN 

VOLUME 292 OF CONDOMINIUMS AT PAGES 47 THROUGH 52, AS AMENDED UNDER 

RECORDING NO. 20190611001146 AND FILED IN VOLUME 288 OF CONDOMINIUMS AT 

PAGES 87 THROUGH 92, AS AMENDED UNDER RECORDING NO. 20201214001706 AND 

FILED IN VOLUME 294 OF CONDOMINIUMS AT PAGES 19 THROUGH 24, AND AS 

AMENDED UNDER RECORDING NO. 20210429001060 AND FILED IN VOLUME 320 OF 

CONDOMINIUMS AT PAGES 70 THROUGH 75, IN KING COUNTY, WASHINGTON 
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EXHIBIT B 

DEVELOPMENT AGREEMENT  

[Attached] 
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20.25D.035 Catalyst Projects. 

A.  Catalyst Project Definitions.  

The definitions contained in this subsection apply only to the catalyst project provisions of 

this code in this section. 

1.  Catalyst Project. A development proposal that meets all of the following criteria: 

a.  Located in a BelRed land use district node; 

b.  The project limit is greater than four acres in size; 

c.  FAR within the project limit is proposed to exceed 2.0; 

d.  A complete Master Development Plan application is submitted within 18 

months of Federal Transit Authority issuance of a record of decision on the Sound 

Transit East Link Project, or prior to December 31, 2011, whichever is later; and 

e.  The construction value associated with developer-funded infrastructure 

exceeds $300,000 per acre of land included within the project limit. 

2.  Complete Master Development Plan. A Master Development Plan application that 

meets the requirements governing application completeness under the terms of the 

Local Project Review Act (RCW 36.70B.070(2)) as currently adopted or subsequently 

amended or superseded), and describes the entire project limit and associated project 

components that are proposed to receive the benefit of catalyst project incentives 

described in subsection B of this section. Expansions to the project limit associated 

with the complete Master Development Plan that are submitted after the deadline 

contained in subsection A.1.d of this section shall not be eligible for the catalyst project 

incentives. 

3.  Developer Funded Infrastructure. An improvement or dedication that meets all of 

the following criteria: 
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a.  The improvement is required as a condition of approving a catalyst project 

Master Development Plan; 

b.  The improvement is identified as public right-of-way or located within the 

public right-of-way; 

c.  The improvement is limited to public infrastructure such as sidewalks, local streets, 

and related utilities, and Land Use Code Amendment (LUCA) to conform the Catalyst 

Project provisions in LUC 20.25D.035 with proposed amendments to the 2009 Spring 

District Catalyst Project Development Agreement (DA). The LUCA would allow extended 

vesting for development of the Spring District by ten (10) years, increase the fee-in-lieu 

payments for Tier 1 amenities, and allow the City to dedicate the fee-in-lieu payments to 

support the development of affordable housing (or, potentially, support the development 

of affordable or local commercial development). The purpose of the LUCA is to track the 

proposed amendments to the Development Agreement in the appropriate sections of Part 

20.25D LUC, as required under the Local Project Review Act at RCW 36.70B.170(1). 

does not include private infrastructure that serves only catalyst project users such 

as side sewer and water connections; 

d.  The land associated with the improvement is not used to earn floor area 

pursuant to the special dedication and transfer provision of LUC 20.25D.080.D; 

e.  The cost of the improvement is not reimbursed or credited under the terms of 

City Code (e.g., impact fees under the Transportation Improvement Program, 

Chapter 22.16 BCC, or Assessment Reimbursement Contracts, Chapter 14.62 BCC) 

or included in a Local Improvement District (Chapter 15.04 BCC) which includes 

City financial participation; 

f.  The improvement is not used to earn amenity points meeting the standards of 

the Amenity Incentive System, LUC 20.25D.090. 

4.  Construction Value. A measure of value of developer-funded infrastructure 

determined by adding the fair market value of any land dedicated as part of the 

infrastructure and the actual costs of design, engineering, and construction of such 

infrastructure. If construction of the infrastructure is not complete, construction value 

may be based on reasonable estimates of costs, as approved by the director in 

consultation with the directors of the transportation and utilities departments. 

https://bellevue.municipal.codes/BCC/15.04
https://bellevue.municipal.codes/LUC/20.25D.090
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5.  Development Agreement. An agreement adopted under the authority of and 

pursuant to the procedures set forth in Chapter 36.70B RCW. 

B.  Catalyst Project Incentives and Requirements.  

1.  The City may enter into a development agreement that allows modifications to the 

following provisions of the Land Use Code as applied to a catalyst project. Any 

modification approved in a development agreement shall be consistent with the 

limitations and requirements contained in this subsection. 

2.  Available Land Use Code Modifications and Associated Limitations.  

a.  Reduced Fee-In-Lieu Bonus Rate for Catalyst Project (LUC 20.25D.090.C.7). Up 

to and including May 3, 2027, Tthe fee-in-lieu bonus rate for Tier 1 amenities may 

be reduced to not less than $4.003.75 per square foot of bonus area. The reduced 

fee-in-lieu bonus rate of $4.00 per square foot for Tier 1 amenities shall be 

assessed and collected at building permit issuance and shall not be available 

subsequent to May 3, 2027.  

Between May 4, 2027 and May 3, 2031, Owner may choose to comply with the 

requirements for Tier 1 amenities by paying a fee-in-lieu rate that is equal to 55 

percent of the Tier 1 fee-in-lieu rate required by the LUC on the date that is the 

earlier of:  

i. Approval of the Administrative Design Review for the applicable Master 

Development Plan Phase, or  

ii. Submittal of a complete building permit application for the applicable 

Master Development Plan Phase. 

After May 4, 2031 and for the life of the Master Development Plan, Owner may 

choose to comply with the requirements for Tier 1 amenities by paying a fee-in-

lieu rate that is equal to 60 percent of the Tier 1 fee-in-lieu rate required by the 

LUC on the date that is the earlier of:  

iii. Approval of the Administrative Design Review for the applicable Master 

Development Plan Phase, or  

https://bellevue.municipal.codes/LUC/20.25D.090.C.7
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iv. Submittal of a complete building permit application for the applicable 

Master Development Plan Phase. 

In the event the City no longer maintains a Tier 1 fee-in-lieu rate, then the fee-in-

lieu rate for Tier 1 amenities shall be the above-required percent of the last Tier 1 

fee-in-lieu rate published by the City as adjusted for inflation annually on January 

1st of each year from the last publication date based on the current published 

annual change in the Seattle Consumer Price Index for Wage Earners and Clerical 

Workers. All Tier 1 fee-in-lieu rates shall be assessed as stated in this subsection 

B.2.a, but shall be collected at building permit issuance. 

 

b.  Reduced Fee-In-Lieu Limitations and Allowancessubject to the following 

limitations. The reduced fee-in-lieu bonus rate in subsection B.2 is subject to the 

following limitations: 

i.  The reduced fee-in-lieu bonus rate may be used to satisfy only the Tier 1 

FAR Amenity Standards; 

ii.  The reduced fee-in-lieu bonus rate does not create an obligation for the 

City to pay, credit, or reimburse the owner of a catalyst project beyond the 

terms of this section; and 

iii.  The reduced fee-in-lieu bonus rate shall be utilized to satisfy required FAR 

Amenity Standards consistent with the specific requirements of LUC 

20.25D.090.C; and 

iv. For all Tier 1 fee-in-lieu amenity payments under LUC 20.25D.035.B.2.a, 

the City may apply the payment to support the development of affordable 

housing. 

bc.  Extended Vesting. The vested status of a Master Development Plan and the 

associated land use decisions approved pursuant to a Development Agreement 

may be extended for up to a maximum of 125 years, and the provisions of LUC 

20.30V.190 shall not apply. The process provisions of LUC 20.30V.160 governing 

modifications or additional to an approved Master Development Plan may be 

modified to be consistent with the development agreement terms governing 

https://bellevue.municipal.codes/LUC/20.25D.090.C
https://bellevue.municipal.codes/LUC/20.30V.190
https://bellevue.municipal.codes/LUC/20.30V.160
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extended vesting. Extended vesting approved through a development agreement 

may modify the provisions of LUC 20.40.500.A subject to the following limitations: 

i.  The vesting period shall not exceed 125 years from the date of the first 

Master Development Plan decision as determined pursuant to LUC 20.35.045; 

ii.  Subsequent revisions to the Master Development Plan, or associated 

administrative decisions, shall not extend the vesting period described above. 

iii.  The 215-year extended vesting applies only to Process II land use 

decisions (LUC 20.35.015.C); and 

iv.  Upon expiration of the extended vesting period, the provisions of LUC 

20.40.500.B shall apply. 

cd.  Relief from Proportional Compliance Requirements for Existing Development. 

Proportional compliance required pursuant to LUC 20.25D.060.G may be deferred 

or eliminated pursuant to a development agreement. 

de.  Amenity Incentive System Bonus Points for Dedicated Parks. Parks not 

meeting the amenity standards of Chart 20.25D.090.C.4 may be granted an 

amenity incentive bonus at a rate determined pursuant to a development 

agreement. 

3.  Residential Requirement in the OR-1 and OR-2 Land Use Districts. If the City enters 

into a development agreement for a catalyst project located in the OR-1 and OR-2 Land 

Use Districts allowing modifications to any of the provisions of the Land Use Code 

described in this subsection, then a minimum residential use requirement shall be 

established in the development agreement and the location of the residential use shall 

be specified in the Master Development Plan.  

https://bellevue.municipal.codes/LUC/20.40.500.A
https://bellevue.municipal.codes/LUC/20.35.045
https://bellevue.municipal.codes/LUC/20.35.015.C
https://bellevue.municipal.codes/LUC/20.40.500.B
https://bellevue.municipal.codes/LUC/20.25D.060.G

