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Council Principles



Council Principles
Adopted December 7, 2016

Impetus for change in the Wilburton Commercial 
Area has been generated by tremendous growth 
around the study area, and a number of completed 
and proposed infrastructure improvements within the 
study area. Downtown and BelRed continue to grow 
as significant employment and residential centers 
of the city, and Wilburton’s context between the two 
growth centers positions the area as Bellevue’s 
next emerging neighborhood. Several infrastructure 
improvements are anticipated to redefine the 
access and connectivity of the study area. These 
improvements include Sound Transit’s East Link light 
rail extension, the Eastside Rail Corridor, and as a 
companion effort to the Wilburton planning initiative, 
the Grand Connection. These connections will 
greatly increase non-motorized and high capacity 
transit access. The purpose of this planning initiative 
is to set forth a new vision that capitalizes on these 
improvements.  

The project scope will include the following topics:

• Amenity incentive system
• Building height and form
• Design guidelines
• Environmental sustainability
• Interface with the Eastside Rail Corridor
• Interface with the Grand Connection
• Interface with light rail
• Land uses and zoning
• Parking
• Permitted uses
• Station area planning and transit oriented 

development
• Streetscape improvements
• Trail oriented development
• Urban design and character

The following Council Principles are intended to 
provide consistent direction over the course of this 
project:

1. Grand Vision:  Ensure that the vision for the 
Wilburton project area is extraordinary and fully 
capitalizes on the special opportunities created 
by the area’s outstanding location and access.

2. Special Niche: Create alternatives and explore 
innovations that will provide Wilburton an 
economic niche that complements and adds to 
the vitality of Bellevue and the Eastside.

3. Grand Connection: Ensure that the vision 
for the Grand Connection encompasses 
the entire corridor from the Meydenbauer 
Bay waterfront to the Eastside Rail Corridor, 
and that it positions the corridor to serve as 
both a memorable and transformative public 
space as well as a means of non-motorized 
transportation.

4. Neighborhood Identity: Develop placemaking 
and urban design strategies that create a strong 
and unique neighborhood for Wilburton.

5. Emerging Opportunities: Address changes 
and opportunities that have emerged since 
the last major update of the land use plan for 
Wilburton.

6. Integrated Station Area Planning: Integrate 
station area planning for the Wilburton/
Hospital light rail station with the balance of the 
Wilburton Plan, while utilizing this station as an 
opportunity to establish connectivity between 
the two areas bisected by NE 8th Street.

3Council Principles



1. Community Benefit: Create community benefit 
and value for the surrounding neighborhoods of 
Downtown, BelRed, and the greater subarea of 
Wilburton.  Benefit and value should be derived 
from connectivity, access to services, and 
improved amenities that serve all residents and 
businesses. 

2. Affordable Housing Opportunities: Consider 
opportunities for land use changes in the area 
to provide for affordable housing.

3. Impact Mitigation: Ensure sensitivity to 
potential adverse impacts of change on nearby 
residential neighborhoods, and provide for a 
graceful transition between new development 
and established neighborhoods.

4. Economic Vitality: Enhance economic vitality 
and advance the goals of the City’s Economic 
Development action plan.

5. Timing: Explore means by which key elements 
of the vision can be in place by the 2023 
initiation of light rail service.  This include 
pedestrian connectivity across I-405 and NE 8th 
Street, as well as catalyst land use elements.

6. Public Engagement: Utilize effective public 
engagement strategies to involve diverse 
stakeholders in conversation about the project.
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Public Engagement Plan

Extensive public engagement with a broad spectrum 
of stakeholders will be essential to the project.  
Public engagement began in April of 2016 and will 
be ongoing into the first quarter of 2018.  Feedback 
and public comment will be sought from residents of 
impacted areas such as Downtown and Wilburton 
Hill.  Additionally, comment and feedback will be 
sought from property owners and management, 
corporations, workforce, business leaders, and civic 
institutions.

Objectives for Public Engagement

• Seek ideas and perspectives on an on-going 
basis from the study area and surrounding 
communities that address the full range of 
topics of the planning initiative.

• Keep stakeholders informed on the current 
status of the planning initiative, how they can 
impact change, and help them discover and 
adapt to the future Wilburton Commercial Area 
environment.

• Establish on-going long term relationships 
with individual residents, organizations, and 
businesses with interest in the study area.

• Coordinate with organizations that have a 
continued interest in the Wilburton Commercial 
Area such as the Bellevue Chamber of 
Commerce, major businesses and institutions, 
Sound Transit, King County, Bellevue 
Downtown Association, and others.

• Ensure that information is well documented and 
distributed through a variety of means, including 
traditional outreach, interactive experiences, 
and technology based methods

• Incorporate new and innovative means of public 
engagement, including web based products, 
virtual reality, and data driven visualizations 
tools that appeal and reach a broad and diverse 
audience.

Citizen Advisory Committee

An advisory body comprised of the following 
members will assist in guiding this effort.  The full 
Planning Commission will ultimately review and hold 
a hearing on the entire code amendment package 
prior to Council, for adoption.  This approach is 
intended to instill a wide range of perspectives into 
the Wilburton Commercial Area planning process.  
Maintaining the proposed schedule will be essential 
in ensuring that the project timeline is satisfied.  

• 1 member from the Planning Commission
• 1 member from the Transportation Commission
• 1 member from the Parks and Community 

Services Board
• 1 member from the Arts Commission
• 1 member from the Human Services 

Commission
• 1 member from the Bellevue Chamber of 

Commerce
• 1 member from the Bellevue Downtown 

Association
• 1 business representative
• 1 institution representative
• 6 residents

Stakeholder Groups

To accomplish the above objectives, public outreach 
will incorporate a multi-faceted approach to 
reach stakeholders.  Outreach tactics will include 
interactive experiences, traditional media and 
web use, and creative use of new technology.  
The following groups are the primary targets for 
outreach.

Residents: 
The planning initiative provides an opportunity for 
neighborhood outreach with residents within the 
study area, and those in impacted areas such as 
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the Wilburton Hill neighborhood and Downtown 
residents. As a Council priority, it is imperative that 
the study area adds value, character, and respects 
the surrounding neighborhoods.

Workforce:  
The Medical District, within the study area, is a 
vital employment center for Bellevue.  Additionally, 
technology companies play an important role in the 
Bellevue economy.  To better understand the unique 
niche and complementary aspects that the study 
area can serve, interaction with these economic 
sectors, and others will be essential.

Property Owners: 
The property owners within the study area will be 
essential to crafting a pragmatic, yet forward looking 
vision.  Engagement will be provided through small 
groups, individual outreach, and a Property Owners 
Panel.  The Property Owners Panel will be described 
later in this engagement plan.

Organized Business Community, Civic 
Organizations, and Non-Profits: 
These stakeholders will be reached through 
interaction with organized groups such as the 
Bellevue Downtown Association, Bellevue Chamber 
of Commerce, and other institutions and non-profits.  
These organizations will play an essential role in 
addressing the needs of the business community, 
allowing the study area to play a complementary 
role to neighborhoods such as Downtown, and 
addressing challenges such as affordable housing, 
affordable commercial space, and others confronting 
the City and the business community.

Eastside Rail Corridor: 
The Eastside Rail Corridor will serve as an important 
non-motorized spine for the study area.  The 
Eastside Rail Corridor is represented by a myriad 
of stakeholder groups such as King County Parks, 

Eastside Greenway Alliance, and the Cascade 
Bicycle Club.  These organizations will be essential 
in reaching a broader audience and shaping land 
use and urban design patterns along the Eastside 
Rail Corridor.  

Property Owners Panel:  
The scope and scale of the study area is dynamic.  
It includes a complex network of properties in 
both their scale and use with a number of differing 
influencing factors such as the Eastside Rail 
Corridor, new road improvements, the Grand 
Connection, and East Link light rail.  To best 
represent this diverse group of stakeholders the 
Citizen Advisory Committee will be engaged in a 
series of workshops as part of the CAC process.  
The workshops will allow the CAC and the Property 
Owners Panel to share their visions and ideas, while 
providing a perspective of market and land use 
realities.

Outreach Strategies

Some or all of the identified outreach strategies 
listed below, will be implemented to achieve the 
objectives of the engagement plan. 

Briefings:  
The Wilburton planning team will provide a standard 
presentation, that will be regularly updated to 
take to important institutions, companies, and 
organizations such as Group Health, Overlake 
Hospital, REI, King County, Bellevue School District, 
Bellevue Downtown Association, Bellevue Chamber 
of Commerce, property owner groups, and other 
groups as they emerge and are defined.  This will 
allow for regular updates and to reach an even 
broader group of stakeholders in an efficient and 
consistent manner.

Wilburton Commercial Area Citizen Advisory Committee Briefing Book 6



Neighborhood Focused Meetings:  
The Wilburton planning team will work with the 
City’s outreach team to meet with residents and 
surrounding communities and neighborhoods.  
These events and interactions will be used to 
engage residents and for them to provide insight 
and feedback on how the Wilburton Commercial 
Area vision can create an asset and complementary 
community to their neighborhoods.

Focus Groups:  
To help articulate values of the community, a variety 
of targeted focus groups will take place over the 
course of the project.  Examples of stakeholder 
groups includes, residents, employment sectors, 
visitors, property owners, developers, institutions, 
and cultural arts groups.  These focus groups 
will allow staff to understand the nuances of their 
interests and to better incorporate these specific 
topics as part of the planning efforts.

Online Open Houses and Surveys:  
Understanding the limited capacity of physical 
meetings, the Wilburton planning team will utilize 
web based products and tools extensively to 
reach a larger audience.  This will include vision 
and preference surveys, exhibition of work to date 
through online open houses that allow for feedback 
and input, and other innovative means to assist 
in the visualizing concepts to the public through 
electronic media.
City of Bellevue Wilburton Commercial Area Project 
Website and Grand Connection Project Website:  
The City operates two websites focused on the 
project.  These sites will be continually updated with 
project information and opportunities to be engaged 
and informed about events and web based tools.  
The City will also use Facebook, Twitter, NextDoor, 
and other social media outlets to provide forums for 
discussion and communication.

Media: News releases and stories to local media 
regarding the major project milestones will be 
released.  Use of It’s Your City and Neighborhood 
News, provided by the City of Bellevue, will 
accompany external media resources such as the 
Seattle Times, Bellevue Reporter, Puget Sound 
Business Journal, Business 425, and blogs of 
relative topics.

Flyers/Posters:  
Public bulletin boards have been identified and 
postings for events will be done in other public 
venues where available.  

Other:  
Staff will pursue other innovative forms of 
engagement including virtual reality and tactical 
urbanism.  Virtual reality will allow for visualization 
tools to reach a broad audience while illustrating 
the work in new and engaging manners.  Tactical 
urbanism events will allow for small scale, 
inexpensive testing of long terms visions and ideas, 
prior to making implementation plans and strategies.   
As part of the visualization process the selected land 
use and urban design consultant will incorporate a 
design computation tool that allows users to input 
variables that influence height, density, and scale for 
real time visualization and analysis.
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CAC Members and Meeting Schedule

Jeremy Barksdale - Bellevue Planning Commission (Co-Chair)
Lei Wu - Bellevue Transportation Commission (Co-Chair)
Debra Kumar - Bellevue Parks and Community Services Board
Maria Lau Hui - Bellevue Arts Commission
James McEachran - Human Services Commission
Chris Johnson - Bellevue Chamber of Commerce
Matt Jack - Bellevue Downtown Association
Jonathan Duarte - Institution Representative
Alison Washburn - Business Representative
Sarah Chong - Bellevue Resident
Glen Griswold - Resident from nearby neighborhood
Jay Hamlin - Resident from nearby neighborhood
Andrew Pardoe - Bellevue Resident
Daniel Renn - Resident from nearby neighborhood
Don Weintraub - Resident from nearby neighborhood
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Year Month Meeting Topic

2017 January Introductions, Process, Goals, and Project Overview

2017 February Project Context

2017 March Existing Conditions and Opportunities

2017 April Development of Preliminary Land Use and Urban Design Concepts *

2017 May Transportation Conditions and Opportunities

2017 June Public Workshops and Open Houses / Development of Transportation Strategies

2017 July CAC and Property Owners Panel Workshop *

2017 August No Meeting

2017 September Preliminary Land Use and Transportation Scenarios

2017 October Develop Preferred Land Use and Transportation Scenarios

2017 November CAC and Property Owners Panel Workshop *

2017 December Select Preferred Land Use and Transportation Scenario / CAC Property Owners Panel Workshop

2018 January Select, Ratify Preferred Land Use and Transportation Alternative

2018 January Urban Design Guideline Guidance* Property Owners Panel
Figure 2.1 - Anticipated CAC Meeting Schedule



Policy S-WI-31.  Recognize the transportation and 
recreation uses under consideration for the BNSF rail 
corridor when considering public and private improvements 
adjacent to the corridor and preserve the opportunity for 
future multi-modal transportation use and access.

Discussion: The Port of Seattle has proposed acquiring 
the rail corridor from Burlington-Northern Sante Fe (BNSF) 
for future use as a regional pedestrian/bicycle trail and/
or transportation/rail corridor.  As development adjacent to 
the corridor occurs, the design and placement of streets, 
driveways, infrastructure, and buildings should take the 
potential future use of the rail corridor into account so as to 
avoid inherit conflicts. 

Vision Policy

Citizen Advisory 
Committee Report

Comprehensive Plan 
Update
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Process

Concept Code

Land Use Code 
Amendments
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Land Use and Urban Design Consultant Scope of Work

The information outlined below are the tasks and 
deliverables to be expected from the Land Use and 
Urban Design consultant.   

Task 1: Economic Analysis

Phase I – To be completed prior to development of 
Land Use Alternatives

This phase will be consolidated into a single 
technical memo to include:

• A written narrative providing an overview 
and economic analysis of the existing and 
expected market demand for the study area in 
relationship to residential, retail, commercial, 
and hospitality uses in the context of Bellevue 
and the Puget Sound region.  The analysis 
should build upon existing information provided 
by the City and the Urban Land Institute 
National Advisory Panel report.  

• A written narrative and analysis providing an 
overview of the unique or niche market that 
the study area can satisfy in support of its role 
as a ‘Special Opportunity Area’ to the city and 
the region.  The narrative should include the 
economic and development impact of the East 
Link light rail, the Eastside Rail Corridor, and 
the Grand Connection.

Phase II – To be completed with the development of 
Land Use Alternatives

• A written narrative providing an economic 
analysis of the challenges and constraints of 
key parcels (up to four) identified by the city as 
a result of the selected and preferred land use 
alternative and their redevelopment potential.

• A written narrative providing an economic 
analysis of the performance of the study 

area as a result of the selected and preferred 
land use alternative, compared to no change 
occurring in the study area, in the context of 
Bellevue and the Puget Sound region.

• A written narrative outlining feasible 
implementation strategies.

Consultant tasks and deliverables:
1. Consolidated memos at the end of each phase 

that will be incorporated into final plans and 
documentation.

Task 2: Staff Workshop and Strategy Sessions

The consultant will participate in an initial kick-off 
work session with city staff and up to four (4) internal 
workshops and strategy sessions.  Depending on 
the nature of each session, additional members of 
the consultant team will also attend.  Sessions are 
expected to address the following:

• No action/existing trends scenario;
• Land use components, district/sector/

node alternatives, potential transportation 
improvement options (transportation solutions 
developed by others);

• Eastside Rail Corridor built environment 
character;

• Interface with the Grand Connection and the 
study area;

• Identification of the ‘Special Opportunity;’
• Development of preliminary preferred 

alternative;
• Development of a final preferred alternative;
• Preferred alternative implementation strategies.

Consultant tasks and deliverables:
1. Production of relevant preparation materials 

prior to workshops and sessions;
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1. Attend and participate in the above workshops 
and strategy sessions, ranging in duration from 
2 to 4 hours each;

2. At meetings, create illustrations and/or notes 
(not detailed minutes) as appropriate to record 
discussions and outcomes;

3. Consultant attendance will be required as 
directed by the Project Manager.

Products
1. Results from work session.  The consultant will 

assist in compiling or translating graphic output 
into a summary form.

Task 3: CAC Support and Public Engagement

The consultant will participate in approximately 
8 Citizen Advisory Committee (CAC) meetings, 
including workshops and strategy sessions with 
an anticipated length of 2 to 4 hours.  Depending 
on the nature of the session other members of 
the consultant team may be required to attend.  
CAC meetings will coincide with major tasks and 
deliverables related to the project scope modules. 

Consultant tasks and deliverables:

1. Prepare support materials and graphics 
appropriate for each CAC meeting;

2. Attend and participate in approximately 8 CAC 
meetings, ranging in duration from 2 to 4 hours 
each.

3. Coordinate with City staff prior to each CAC 
meeting to determine roles and approach to 
meeting discussions.

4. Follow up each meeting with coordination with 
City staff to clarify next steps.

5. Develop electronic tools to disseminate 
information to the larger pubic such as online 
open houses and online surveys.

6. Develop templates for project outreach 
materials, such as display boards, fact sheets 
and PowerPoint presentations.

Tentative consultant attendance at: 
Up to 8 CAC meetings including:
• 1 Leadership Summit visioning exercise 

regarding land use scenarios and urban design 
concepts

• 3 CAC and Property Owners Panel workshop 
meetings

• 1 public open house/workshop meeting 
including the use of the design computation 
scenario modeler.

• 3 meetings on the development, selection, and 
refinement of the preferred land use alternative

Products
• Graphic materials to support CAC meetings.  

Note that most of these materials are included 
as part of Task 4 and Task 5, but there may be 
other incidental support materials as necessary, 
and defined by City staff.

• Online open houses (up to 3) including 
development of look, feel, functionality, and 
limited content.

• Online surveys (up to 3) and summaries of 
comments and feedback received.

• Templates for informational materials.
• Other online and engagement tools to be 

coordinated between the consultant team and 
the project manager.
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Task 4: Land Use Alternatives

The consultant will prepare 3 alternative land use 
scenarios for the study area that achieve the project 
objectives, the established Council principles, and 
capture market-driven opportunities.  The consultant 
shall produce graphics and narratives in support of 
this work.

Consultant tasks and deliverables:
1. Review project background materials available 

on the project website, particularly related to 
the ULI National Advisory Panel;

2. Attend kick-off meeting and study area tour with 
City staff to review and clarify project purpose, 
status, and goals;

3. Gain a general understanding of land use 
and zoning patterns in the study area, and 
of opportunities for, or barriers to, achieving 
desirable development;

4. Work with City staff and the CAC to explore 
opportunities for different geographic ‘sectors’ 
or nodes within the study area and develop 
land use alternatives;

5. Identify the unique market niche or other 
applicable uses, features, and development 
opportunities that satisfy the study area’s role 
as a ‘special opportunity;’

6. Work with City staff and the CAC to create 
three preliminary study area-wide land use 
alternative scenarios and coordinate with 
transportation and economic consultants to 
refine the analysis;

7. Prepare graphic illustrations and narrative 
summaries supporting the preliminary 
alternatives and summarize project constraints, 
challenges and implications.

Products
• Concept studies that demonstrate challenges 

and opportunities for each alternative.

• Alternatives that consider opportunities for 
sectors, nodes, or districts.

• Illustrations noted in (f).
• Analysis and precedent examples of the unique 

opportunity the study area can serve.

Task 5: Urban Design Concepts

Develop a design vocabulary for concept-level urban 
design solutions in the study area.  The vocabulary 
should consider the many unique opportunities in 
the study area such as the Eastside Rail Corridor, 
the Grand Connection, Wilburton Trestle, and its 
opportunity as a Transit Oriented Development.  
Urban design concepts should address the following:

• Creating a sense of place;
• Means by which nodes or sectors can connect 

with the new transportation assets being 
incorporated into the study area;

• Means by which the street character of the 
study area can be improved for non-motorized 
transportation and connectivity;

• Establishing design guidance for trail-oriented 
development;

• Improvement and development of urban 
amenities that assist in creating an identity and 
distinguishable character for the study area;

• Identify locations and opportunities for open 
space, parks, and other urban amenities, 
particularly how they integrate, build upon, and 
connect with assets such as the Eastside Rail 
Corridor, the Grand Connection, and Wilburton 
Hill Park;

• Creating opportunities to incorporate the 
Eastside Rail Corridor and Grand Connection 
as part of the urban fabric, influencing urban 
design character and establishing permeability 
and access throughout the entire study area.
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Consultant tasks and deliverables:
1. As appropriate, meet with Sound Transit and 

Eastside Rail Corridor officials to identify design 
constraints and opportunities related to planned 
and proposed projects and develop a design 
vocabulary for proposed development, public 
spaces, and other improvements;

2. Prepare graphic support materials to illustrate 
design concepts including schematic plans and 
sections of key elements and areas;

3. Working with City staff, develop a high level 
framework plan for future work as design 
guidelines for the study area leveraging the 
characteristics of the East Link light rail, 
Eastside Rail Corridor, Grand Connection and 
the defined ‘Special Opportunity’ of the study 
area;

4. Develop and illustrate targeted or significant 
areas (to be identified by staff and the 
consultant) to apply urban design concepts.

Products
• Preliminary urban design concepts for staff 

review.
• Illustrations of targeted areas, following the 

selection of a preferred land use alternative.

Task 6: Production of a Preferred Alternative

Based on the evaluation of alternatives and public 
input, a preferred alternative will be developed.  
The preferred development patterns will be refined 
and illustrated.  In addition to land use and urban 
amenities, the preferred alternative will include the 
transportation improvements (developed by others) 
needed to accommodate the vision, and strategies 
to minimize impact to surrounding areas.

Consultant tasks and deliverables:
1. Work with City staff and the CAC to develop 

a preliminary preferred land use and urban 
design scenario for the study area.  As 
appropriate, work with economics consultant to 
identify actions necessary to make the desired 
outcomes realistically feasible.  As appropriate 
work with the transportation consultant to 
address multi-modal circulation issues and 
integrate solutions into the alternative;

2. Prepare graphic illustrations and narrative 
summaries supporting and describing the 
preliminary preferred alternative and its design, 
redevelopment and transportation implications;

3. Incorporate transportation improvements and 
solutions (developed by others) into the final 
graphic and narrative documentation for the 
final preferred alternative;

4. Refine the preliminary preferred alternative into 
a final preferred land use and urban design 
alternative/recommendation.

Products
• Preliminary preferred land use and urban 

design scenario with illustrations.
• Refined land use and urban design 

recommendation. 

Task 7: Final Plans and Documentation

Prepare illustrations, electronic models, reports 
and other medium depictions of the final proposed 
solutions for presentation to the public, the City, and 
its elected officials.

Consultant tasks and deliverables:
1. Discuss report contents and format with staff, 

and if appropriate with the CAC.  Prepare 
for review by City staff, a draft final report 
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containing illustrations and supporting text that:
 a.Describes and conveys the final   
 preferred/recommended land use and   
 urban design alternative and the concepts  
 embodied therein;
 b.Incorporates related transportation   
 improvements and solutions (developed by    
 others);
 c. Describes the planning context,   
 including project background, planning   
 principles, and planning process;
 d. Identifies implementation strategies;
 e. Provides a foundation for design          
 guidelines as well as land use code   
 amendments.
2. Refine the report into final form, responding to       

City staff review comments on the draft final 
report.

3. Submit electronic, print-ready, copy of the final 
report to staff

4. Submit electronic records of all materials 
prepared by the consultant in fulfillment of the 
contract.

Products
• Draft and final reports as outlined above.

Task 8: Coordination and Communication

Consultant and City staff will confer via phone, email, 
and meetings as necessary to ensure effective 
project coordination and communication.

Consultant tasks and deliverables:
1. Phone conversations, email communication, 

meetings with City staff as appropriate.
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Transportation and Environmental Consultant 
Scope of Work

19Transportation and Environmental Consultant Scope of Work

The information outlined below are the tasks and 
deliverables to be expected from the Transportation 
and Environmental consultant.   

Task 1: Project Management and Planning

Establish a detailed guide for the consultant’s 
management of the transportation and 
environmental analysis of the project.

Consultant tasks and deliverables:
1. A project management plan that will establish 

the consultant’s team, communications, 
decision- making, schedule, and budget. 
Progress reports will accompany all invoices 
(agreed upon in advance between the 
consultant and the City) identifying task 
completion status, issues remaining to be 
addressed, budget, and schedule status.

2. A project budget that identifies key staff by 
task and role and their hours and cost by task 
for progress monitoring. With City approval, 
task budgets may be adjusted within the fixed 
overall budget in response to changing project 
needs.

3.  A project schedule that details milestones, 
meetings, and critical path decision points for 
each major task.

4. Attend a kick off meeting and site tour with 
City staff, as well as additional regular project 
meetings as agreed upon by the consultant and 
City.

Products:
• Project management plan
• Technical memo outlining project budget and 

schedule
• Kick-off meeting attendance

Task 2: Review of Existing Transportation and 
Environmental Analyses

Establish an understanding of the existing and 
planned local and regional transportation context 
and prior environmental review within the study 
area. City will provide to Consultant all data in City’s 
possession relating to Consultant’s services on 
the project. Consultant will reasonably rely upon 
the accuracy, timeliness, and completeness of the 
information provided by City. 

Consultant tasks and deliverables:
1. Identify relevant case studies with similar 

context and transportation infrastructure. 
Look for opportunities to incorporate case 
study related information in the comparative 
evaluation of alternatives.

Products:
• Prepare a technical report with relevant case 

studies with comparable variables including 
graphics as appropriate. 

Task 3: Performance Measures

Prepare and achieve agreement on the evaluation 
tools that will be used to compare, contrast, and 
describe the relative performance of the alternatives, 
including no action, regarding transportation and 
environmental performance. Consultant will use 
MMLOS metrics consistent with standards.

Consultant tasks and deliverables:
1. Anticipate preparation of benefit/cost analysis 

for finalist alternatives to be analyzed in the 
EIS, subject to advance review and approval of 
the methodology and assumptions.

2. Analyze the transportation system performance 
for a 2 hour PM peak period consistent with 
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the City’s concurrency methodology except 
for transit performance which will be based 
on the AM peak period ridership. Consultant 
will analyze up to 7 measures using the City’s 
MMLOS performance measures and standards.  
One or more metrics/performance measures 
shall be applied to the following modes of 
transportation; pedestrian (1), bicycle (1), transit 
(2), automobile (3).

3. Analyze the environmental consequences 
related to potential changes in traffic volume, 
congestion and delay on residential streets, 
parking overflow into residential neighborhoods, 
buildings and acreage displaced by land 
use type, business and residential units 
displaced, acreage of partial displacements/
encroachments, likely view obstructions or 
impacts on air, noise, water quality, wetlands, 
plants and animals, hazardous material, public 
services, and utilities.

4. Work with the land use and urban design 
consultant to identify a method to compare 
opportunities among alternatives for providing 
environmental sustainability within the project 
area.

5. Ensure analysis and performance measures 
are consistent with all affected jurisdictions and 
transportation providers potentially impacted by 
the outcome of the study and implementation of 
a preferred alternative.

6. Achieve financial feasibility with project cost 
estimates, ongoing operating and maintenance 
costs, and revenue/funding opportunities.

Products:
• Prepared a draft and final spreadsheet tool 

for cost-benefit analysis and cost estimates. 
City to provide relevant cost assumptions from 
other infrastructure projects. City will provide 
consolidated comments on the tool, and 

Consultant will prepare revisions to the draft to 
create a final tool.

• Produce a draft and final technical report 
outlining the above mentioned performance 
measures. City will provide consolidated 
comments, and Consultant will prepare 
revisions to the draft to create a final technical 
report.

Task 4: Scoping

Obtain public and agency input to define the scope 
of the environmental review. 

Consultant tasks and deliverables:
1. Prepare display materials for scoping 

meeting(s) as requested by the City to convey 
the purpose and need for the project, proposed 
scope of analysis, and possible alternatives to 
be considered.

2. Attend public and agency scoping meetings.
3. Document scoping process results in a final 

report. 

Products:
• Graphic boards, number to be coordinated by 

City and the consultant.
• Draft determination of significance and scoping 

notice to be prepared by the Consultant; City to 
finalize and distribute

• Scoping meeting attendance.
• Draft and final report documenting the scoping 

process and input/comments provided results. 
City will provide consolidated comments, and 
Consultant will prepare revisions to the draft to 
create a final scoping report
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Task 5: Urban Design Support

Provide support to the Land Use and Urban Design 
Consultant for developing street character and urban 
design framework for multi-modal transportation 
options.

Consultant tasks and deliverables:
1. Identify desire lines and gaps in connectivity for 

pedestrians and bicyclists.
2. Provide strategic input on refinements to the 

structure of the street network, including the 
potential of new privately-owned roadways, to 
maintain adequate circulation for all modes.

3. Identify opportunities to establish site to site 
non-motorized connections and permeability to 
the Eastside Rail Corridor.

4. Provide strategic input on design of area 
roadways with a focus on improving the non-
motorized experience while advancing and 
improving City standards. Considerations will 
include on-street parking, number of travel and 
turn lanes, and appropriateness of pedestrian 
and bicycle facilities.

5. Provide input on street character design and 
scale.

6. Provide support to the Land Use and Urban 
Design Consultant (executed under a separate 
contract) to establish an aesthetic and 
character that is supportive of the identified 
urban design character and use of the study 
area.

Products:
• Graphic boards and images, number to be 

coordinated by the City and consultant
• Draft and Final Technical memo with supporting 

graphics outlining strategic locations for 
street character design and improvement 
and opportunities for new and enhanced 
connectivity for pedestrians and bicyclists and 

other modes of connectivity. City will provide 
consolidated comments, and Consultant will 
prepare revisions to the draft to create a final 
technical report.

Task 6: Alternative - Baseline Alternative

Document assumed future conditions in the study 
area if no action is pursued in regards to land use or 
transportation. Establish a baseline BKR model for 
long range horizon of 2035 for comparison of land 
use/transportation alternatives.

Consultant tasks and deliverables:
1. Recommend needed changes, if any, to 

the BKR base model platform, considering 
all existing conditions, future light rail 
implementation, and other relevant 
considerations. Following review and approval, 
code the transportation network assumptions 
to represent the multi-modal transportation 
conditions of the No Action Alternative including 
assumed transportation projects.

2. Code the current land use conditions to be 
assumed as the No Action Alternative.

3. Load the travel demand on the No Action 
Alternative transportation network using 
the four-step procedure of trip generation, 
distribution, mode choice, and assignment.

4. Post-process BKR model volumes using 
UFOS-Net consistent with the City’s established 
practice.

5. Use EMME/2 and UFOS-Net to forecast link 
and intersection volumes, ridership, LOS, 
system VMT, VHT, and other transportation 
system performance measures as defined in 
Task 3.

6. Using the existing calibration year model (MP0) 
provided by the City, document the comparison 
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of the existing conditions with the No Action 
Alternative for a horizon of 2035.

Products: 
• Prepare a draft and final technical report 

documenting the assumed No Action 
Alternative transportation network and services, 
land use assumptions by geographic area, 
and transportation system performance to 
demonstrate change from existing to the No 
Action Alternative for baseline measurement 
purposes. City will provide consolidated 
comments, and Consultant will prepare 
revisions to the draft to create a final technical 
report.

Task 7: Land Use/Transportation Alternatives

Develop distinctly different integrated land use/
transportation scenarios (no more than 3) for the 
study area with the expectation that any of the 
possible land use scenarios developed by the 
independent consultant could become for the 
foundation for the study area plan.

Consultant tasks and deliverables:
1. The different scenarios will be prepared 

representing varying combinations of land use 
development and multi-modal transportation 
facilities and services for the Wilburton 
Commercial Area. The transportation consultant 
will lead the preparation of the transportation 
system elements to be integrated with 
the land use assumptions developed by a 
separate consultant. This task will require 
collaboration with City staff, the Steering 
Committee, the Transportation commission, 
the land use and urban design consultant, 
and other relevant consultants. In creating 
the alternatives, the team will consider: the 

creation of a denser street and pedestrian 
network, accommodating pass-through trips, 
improving regional accessibility; the impacts of 
the Grand Connection and the Eastside Rail 
Corridor, including opportunities to establish 
trail- oriented development, and transit-oriented 
development.  This will include analysis of the 
three alternatives generated for the Grand 
Connection I-405 crossing.

2. Detail the assumed transportation system 
changes from the No Action Alternative and 
for each of the alternatives, including changes 
to the street network, non-motorized elements 
(pedestrian and bicycle infrastructure), and the 
forthcoming light rail line. Code the assumed 
networks and service assumptions in the BKR 
model.

3. Prepare a qualitative analysis of each 
alternative to identify how it contributes to 
a high quality urban neighborhood before 
proceeding with the further detailed analysis.

4. Load the forecast travel demand on the 
planned transportation network for each of 
the alternatives using the four-step procedure 
of trip generation, distribution, mode choice, 
and assignment. Identify deficiencies in terms 
of safety, delay, level of service and other 
possible outcomes that could negatively affect 
the transportation network or potential land use 
alternative.

5. Post process BKR model trip volumes using 
UFOS-Net consistent with the City’s established 
practice and prepare analysis per measures 
identified in Task 3.

Products:
• Prepare a draft and final technical report 

documenting each of the alternatives and an 
analysis of their strengths and weaknesses 
relative to desired outcomes. City will provide 
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consolidated comments, and Consultant will 
prepare revisions to the draft to create a final 
technical report. This report will be adapted as 
well to become the Alternatives chapter of the 
Draft EIS.

Task 8: Alternatives Evaluation

Compare and contrast the Baseline Alternative 
and the other integrated land use/transportation 
alternative scenarios in order to clearly identify 
the differences as a guide to public policy decision 
making.

Consultant tasks and deliverables:
1. Prepare conceptual engineering of 

transportation improvements as the base for 
technical analysis, feasibility analysis, cost 
estimating and documentation.

2. Prepare both a quantitative and qualitative 
analysis of the alternatives, applying the 
performance measures developed in Task 3.

3. Employ the consultant’s web-based application 
MainStreet to provide supporting evidence for 
trip generation.

4. Summarize the analysis results in graphic, 
tabular, and other formats for ease of 
communication and inclusion in the Draft EIS.

5. Lead the preparation of transportation system 
information to be included in visual simulations 
for the combined land use/transportation 
alternatives by the land use and urban design 
consultant team.

6. Prepare planning-level cost estimates for 
transportation elements of the three action 
scenarios, including relative costs for and 
ongoing operations and maintenance.

Products:
• Prepare a draft and final technical report 

documenting the evaluation of each alternative. 
City will provide consolidated comments, and 
Consultant will prepare revisions to the draft 
to create a final technical report. This report 
may be consolidated with the scoping report 
depending on the needs of the project.

Task 9: Prepare Draft EIS

Satisfy the needs of public and agency review, 
decision-making support and SEPA regulations for 
a non-project EIS per WAC 197-11. The consultant 
will analyze and describe the affected environment, 
alternatives under consideration, comparative 
impacts by alternative, potential mitigation 
measures, and significant unavoidable adverse 
impacts for each element as follows and as identified 
in Attachment 5.

Consultant tasks and deliverables:
1. Land Use and Economic Activity – Land uses 

and patterns, employment, and economic 
activities and trends; direct (displacements) and 
indirect (redevelopment) impacts, consistency 
with plans and local tax bases.

2. Neighborhoods and Populations – 
Neighborhoods, populations and their 
characteristics, including assessment 
and documentation of affected adjacent 
neighborhoods and populations.

3. Aesthetics – Visual and aesthetic assessment 
considering both visual resources and viewer 
response to the visual environment.

4. Transportation – Summarized from Task 7.
5. Air Quality – Emission burden and CO micro-

scale analyses as needed to demonstrate 
conformity.

6. Noise – Monitor ambient conditions as needed, 
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assess major land use changes, model exterior 
transportation related impacts relative to the 
FHWA criteria, and identify locations needing 
mitigation.

7. Ecosystems – Vegetation and wildlife habitat, 
threatened and endangered species, aquatic 
resources and wetlands.

8. Water Resources – For major drainage areas 
and surface water bodies: land uses, hydrology, 
flooding, and water quality conditions.

9. Energy – Energy types, sources, and rates of 
consumption.

10. Geology and Soils – Topography and geology, 
soils and groundwater hazards.

11. Environmental Health – Hazardous materials 
and electromagnetic fields.

12. Public Services and Utilities – Fire and 
emergency medical services, law enforcement, 
schools and bus transportation, solid waste 
collection, utility pipes/conduits/cables and 
related infrastructure.

13. General sections: fact sheet, summary, and 
distribution list (based on City SEPA mailing list 
and stakeholder list)

Products:
• Template for the Draft EIS prepared by 

Consultant and authorized by the City for 
authors’ use.

• Preliminary Draft EIS for staff review
• Print Check to confirm changes
• Public Draft EIS – consultant to prepare camera 

ready and web-ready document; City to print 
and distribute

• Preliminary Notice of Availability prepared by 
consultant; City to prepare and distribute public 
notice.

Task 10: Select the Preferred Alternative

Select a preferred land use/transportation scenario 
that is most consistent with community objectives to 
be carried forward into the Final EIS and subsequent 
plan adoption/implementation actions. Assume that 
the Preferred Alternative may be a hybrid of the 
action alternatives.

Consultant tasks and deliverables:
1. Assist with efforts to obtain and assess 

stakeholder input and integrate the feedback 
and information gained in the evaluation, 
screening and selection of alternatives.

2. Work with staff to provide a consultant’s 
recommended preferred alternative and a 
supportive rationale for its selection.

3. Update and summarize analysis results for 
the selected alternative in graphic, tabular 
and other formats for ease of communication. 
Additional transportation modeling of the 
preferred alternative should be assumed. The 
product will be included in the project final 
reports.

4. Prepare operational simulations for the 
Baseline and Preferred Alternative to visually 
demonstrate traffic operating conditions.

Products:
• Final EIS Chapter2 Description of the Preferred 

Alternative. 

Task 11: Prepare Final EIS

Respond to staff and public comments on the 
Draft EIS, prepare additional analyses to include 
the preferred (hybrid) alternative, and complete 
the environmental documentation to finalize the 
environmental process.
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Consultant tasks and deliverables:
Work cooperatively with the City and consultant 
team to determine the Final EIS content:
1. Identify responsibility of consultant and 

City for responding to comments and other 
needs. The City will compile and organize 
comments received for evaluation by the 
City and consultant consistent with identified 
responsibilities.

2. Assist with preparation of Frequently Asked 
Questions and responses.

3. Assist with response to comments from Draft 
EIS. Assume up to 50 separate letters/comment 
forms with up to 200 different substantive 
comments. Assume two rounds of review by 
the City and consultant team, and that the 
City provides a single consolidated mark-up 
document to the consultant.

4. Prepare Preliminary Final EIS
5. Prepare Final EIS

Products:
• Responses to FAQs and Draft EIS comments
• Preliminary Final EIS
• Final EIS consultant to prepare camera ready 

and web-ready document; City to print and 
distribute

• Preliminary Notice of Availability prepared by 
consultant; City to prepare and distribute public 
notice

Task 12: Refinement of Preferred Alternative

Refine the Preferred Alternative to establish the 
basis for subsequent public policy changes and 
investments in transportation infrastructure and 
services.

Consultant tasks and deliverables:
1. Prepare a financial strategy that estimates 

revenue availability for transportation related 
elements based on known resources.

2. Recommend project priorities, phasing, and 
project descriptions as a guide to programming 
and funding the transportation elements of the 
Preferred Alternative.

3. Recommend transportation policy changes 
necessary to achieve the Preferred Alternative 
and/or to contribute to the objectives and 
principles of the planning effort.

Products:
• Prepare a technical report outlining the above 

information. 

Task 13: Draft and Final Study Area Reports

Provide reports to summarize the analysis, findings, 
and results of the project and recommendations 
to achieve the preferred future vision.  Final report 
shall include a compilation of prior technical 
memos, a summary of the preferred transportation 
strategy, recommended policies and implementation 
strategies, and urban design recommendations.

Consultant tasks and deliverables:
1. Prepare a Draft Final Report to integrate, 

document and summarize the reports from 
Tasks 1-11.

2. Prepare a Final Report incorporating revisions 
requested from reviews of the draft. 

Products:
• Draft Final Report for staff review and comment. 

City will provide consolidated comments.
• Final Report
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Task 14: Community and Stakeholder Outreach

Involve affected and interested businesses and 
residents in developing a long range land use vision 
and identify supportive strategies to improve mobility, 
mitigate impacts, and gain public support.

Consultant tasks and deliverables:
1. On request by the City, assist with organizing, 

facilitating, and participating in public forums, 
hearings, open houses, workshops, and other 
public meetings, including selected meetings 
of the Steering Committee, Planning and 
Transportation Commissions, and Bellevue City 
Council. Advise on and assist with development 
of agendas, formats, posting web-based project 
materials, presentation materials and publicity, 
facilitating meetings and summarizing public 
discussions.

2. Prepare graphic materials to summarize work 
products for public display, publication, and 
review and comment.

3. Technical experts of the team must be available 
for ongoing discussions and supplementary 
analyses on key aspects of the project.

Products:
• Assume preparation for and participation in 

1 meeting per month after standard business 
hours for the life of the contract.

• Assume City will lead all public involvement 
efforts and will distribute all communication and 
other public documents.
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The Grand Connection



The Grand Connection

The Grand Connection serves as a companion 
planning element to the Wilburton Commercial 
Area analysis.  Review and selection of the Grand 
Connection will not be part of the Citizen Advisory 
Committee scope, but its influence on the land use, 
urban design, and transportation of the Wilburton 
Commercial Area will be substantial.  The Committee 
will be asked to consider its role in shaping each of 
these variables, as well as how changes in the study 
area could influence the programming and use of the 
connection across I-405.

A Unique Urban Experience

The Grand Connection is a vision of a non-
motorized route that begins at Meydenbauer Bay 
and extends through Downtown, terminating in 
the Wilburton neighborhood. The eastern terminus 
will interface with the Eastside Rail Corridor.  In 

addition to providing a unique pedestrian and 
cycling experience, the Grand Connection 
presents an opportunity to stitch together important 
neighborhoods and uses in Downtown.

Beginning at Meydenbauer Bay, the route extends 
through Old Bellevue and the Downtown Park 
connecting to Bellevue Way and traveling north to 
NE 6th Street. The route moves east along NE 6th 
Street and the Pedestrian Corridor connecting with 
the Transit Center and the Civic Center District. 
This portion of the route would work with existing 
infrastructure and existing pedestrian and bicycle 
plans. 

From the Civic Center District there is no existing 
infrastructure that connects with the Wilburton 
Commercial Area. As part of the Grand Connection 
the vision is to connect the Civic Center District to 
Wilburton, interfacing with the Eastside Rail Corridor, 
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Figure 5.1 - Grand Connection and Wilburton Commercial Area Context



with a significant landmark piece of infrastructure. 
The goal is to create a connection as much as it is 
a place, programmed with elements that encourage 
tourism and social interaction and engagement.

The visioning process is currently in process and is 
anticipated to be completed in the Spring of 2017.  
The scope of the Wilburton Commercial Area and 
its relationship to the Grand Connection is limited to 
its interface with the Eastside Rail Corridor and any 
proposed land use and transportation improvements.

Visioning Process to Date

The visioning consultant was asked to consider the 
work in two phases.  The first examined the portion 
of the route from Meydenbauer Bay to the Transit 
Center, consisting of mainly existing infrastructure 
through Downtown.  This work included defining 
the route, establishing an identity, cohesive design 
strategies, improved connectivity, and improved 
public spaces.  The second phase of the work 
consider the crossing of Interstate 405, its interface 
with future potential land uses, and its interface with 
the Eastside Rail Corridor.  The prevailing identities 
and strategies established in the first phase of work 
would carry over into the second phase, and inform 
the overall design and programming of the segment 
crossing I-405 and connecting to the Eastside Rail 
Corridor.  

To date, the consultant has substantially 
completed the first phase of work, providing a 
menu of options and alternatives to apply to the 
route, and is approximately 30% complete in 
developing the three alternatives to cross I-405.  

Public Engagement

Engagement has been conducted through various 
means to obtain the input and feedback of residents, 

visitors, businesses, and stakeholders.  This 
engagement has been key to developing alternatives 
and represents some of the common themes and 
ideas that respondents feel are most important to the 
route.

Bellevue Arts Museum Design Charrette

In April of 2016 the City and Bellevue Arts Museum 
hosted a Grand Connection Visioning design 
charrette.  The three day event engaged over 
70 architects, artists, engineers, and planners to 
generate ideas and concepts around the project.  
The charrette visions ultimately provided the first 
graphic and visualization tools for the project. 

Along with the charrette, stakeholder and public 
open houses were held to allow participants to 
experience the charrette and provide input on the 
visions created.  Results of the charrette were 
documented in an 160 page book available on the 
project website.   

Website

In an effort to establish a strong identity for the 
project, staff established an independent website 
(www.bellevuegrandconnection.com) to serve as 
a resource.  The website has been key in hosting 
online open houses, polls, and an efficient means 
for those interested in the project to pose questions 
and provide feedback and input.  The website also 
hosts the visions developed through the co hosted 
Bellevue Arts Museum charrette. 

Public Engagement Map

As part of the charrette open house, the consultant 
and city provided a 14’ x 6’ map of the conceptual 
route for participants to leave comments.  The 
comments were categorized as “needs,” “favorites,” 
and “dangers” to highlight things the public wanted 
to see on the route, existing elements that they 
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enjoyed, and locations that posed a threat or 
danger to pedestrians and cyclists.  The map was 
installed for the charrette open house at Bellevue 
Arts Museum, and later installed in the Bellevue City 
Hall concourse.  An online version using Geographic 
Information Software was launched online.  In total 
over 300 comments were received.

Interviews

To capture the opinions and input of those using 
key segments of the route, the public engagement 
consultant conducted short interviews with users.  
The Downtown Park, Compass Plaza, and Bellevue 
Transit Center were identified as key locations 
on the route.  The public engagement consultant 
employed a series of questions that sought to obtain 
input on what the users liked about the space, 
how it could be improved physically and through 
programming, and what would encourage them to 

use the space during alternative times and seasons.  
In total over 100 interviews were conducted.  

The Route

The consultant provided a long term and short term 
alternatives for the route, as well as alternatives 
to manage pedestrian, bicyclist, and alternative 
transportation modes.  The short term route, Figure 
5.2, represents the primary route.  The orange line 
represents pedestrian movement, while the blue 
represents bicyclists and alternative transportation 
options.  A second, long term route option, 
includes Main Street serving as a secondary route, 
connecting the Wilburton Hill Neighborhood Park 
and the Botanical Garden.  
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Figure 5.2 - Grand Connection Short Term Route



Overall Identity

The consultant has provided three alternatives to 
serve as the overall identity of the route.  These 
alternatives are not to be singular, but rather 
representative of ideas and themes that can be 
applied in a contextually sensitive approach.  These 
identities include enhancement and improvement 
of the natural landscape, a playful environment 
intended to activate and animate public spaces 
for users of all ages, and a communal landscape 
that creates public environments intended to bring 
people together and exhibit Bellevue’s history.  
These identities would be exhibited through design, 
programming, and art installations.

Cohesive Design Strategies

To establish a cohesive aesthetic that supports the 
identity of the route, the consultant has identified 
a number of design strategies that would speak a 
similar aesthetic and support that cohesive vision.  
This includes weather protection that would improve 
opportunities to use the route in all seasons and 
weather conditions; paving strategies that would 
create direction and identity while incorporating 
landscape elements; and a landscape and planting 
plan that would improve the natural landscape 
characteristics of the route.  Each strategy would be 
applied in a contextually sensitive way, establishing 
design and aesthetic continuity along the route.

Mobility and Connectivity Improvements

The consultant has identified a series of 
improvements that could be made that would 
increase the range and safety of pedestrians and 
cyclists, while also introducing a new alternative 
mode of transportation.  These improvements 
include raised intersections that would increase 
the visibility and safety of pedestrians, while also 

making drivers more aware and improved signal 
timing along the route for pedestrians and cyclists to 
reduce wait times.  Figures 5.3 and 5.4 demonstrate 
the improved range for a 10 minute walk (average 
speed of three miles per hour) for pedestrians by 
making these modest changes.  For this analysis the 
consultant chose three starting points to determine 
range; Meydenbauer Bay Park, Bellevue Transit 
Center, and the Center of the Wilburton Commercial 
Area.  

To assist in navigating the topographic challenges 
of Bellevue residents, while increasing range and 
connectivity for users of all ages, the consultant 
has proposed an alternative transportation solution.  
Group Rapid Transit vehicles (GRT’s) are small 
autonomous vehicles that travel the same speed 
as bicycles (12 to 18 miles per hour) and carry 
four to eight passengers at a time.  These compact 
vehicles can share the space with bike lanes, and 
greatly increase the 10 minute range of users, 
encompassing all of Downtown, the Wilburton 
Commercial Area, and portions of BelRed.  Figure 
5.6 shows the improved range with the Bellevue 
Transit Center as the selected starting point.   

Public Space Improvements

Several key public spaces were identified for 
improvement that would achieve the goals of 
the project, including improved public forums for 
activities and programming, opportunities for art, 
social engagement, and improved aesthetics, 
and reinforcing the identities and cohesive design 
strategies outlined earlier.

Downtown Park

The visioning process has looked upon the 
Downtown Park as an opportunity to connect this 
exceptional green space to the Downtown and 
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Figure 5.3 - Existing Pedestrian Range - 10 Minute Walk

Figure 5.4 - Potential Pedestrian Range - 10 Minute Walk
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Figure 5.5 - Existing Pedestrian Range - 10 Minute Walk from Bellevue Transit Center

Figure 5.6 - Potential Range Using Group Rapid Transit - 10 Minute Range from Bellevue Transit Center

Figure 5.7 - Potential Group Rapid Transit Sharing Bike Lane Space



enhance its overall experience and access.  Three 
key locations were considered for potential physical 
improvements; the west parking lot on 100th Avenue 
NE, the north entrance mid block between Bellevue 
Way and 100th Avenue NE, and the northeast corner 
at Bellevue Way and NE 4th Street.  

The primary focus for improvement was at the 
northeast corner of the park at Bellevue Way and 
NE 4th Street.  Oriented towards Downtown, and at 
a prominent intersection, the corner of the park is 
lacking an identifiable entrance for such an important 
location.  The consultant has recommended creating 
a gateway of vegetation, with a modest corner 
plaza and water feature that would provide visual 
connectivity between Downtown and the Park, while 
providing it with a prominent entry.

The consultant also looked at creating more fluid 
movement into the park mid-block between Bellevue 
Way and 100th Avenue NE.  This includes removal 
of the existing wall and diverging paths, and creating 
a more open entry that combines ramp and stair into 
a single route.  The plaza would also be reconfigured 
to have more interactive and engaging elements.

Along the west parking lot the proposal seeks 
to mitigate the impact of the automobile on the 
experience of the park.  This includes a berm like 
structure that would conceal the first row of parking 
as a natural element, creating opportunities for 
seating, an amphitheater or other programmed 
elevated space.
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Figure 5.8 - Potential Downtown Park Entrance and Gateway



Wilburton Commercial Area Citizen Advisory Committee Briefing Book 36

Compass Plaza

Compass Plaza is located at the geographic 
center of downtown and represents an opportunity 
to be a key public space in Bellevue.  Its current 
configuration was identified as being too fragmented, 
with multiple paths of travel to accommodate users 
of all abilities and the grade changes that occur.  As 
such, these disjointed spaces are sized poorly for 
adequate programming and a fluid public space.  
The consultant recommended to simplify this 
space by creating a combined stair and ramp for 
a single path of travel for all users.  This results in 
a large public space that can be programmed and 
expanded  as developments around the plaza come 
online in the future.  This large programmable space 
responds to the frequent requests for a farmer’s 
market, festivals, fairs, and performance art that was 
provided during public engagement. 

With a larger raised intersection that is the full length 
of the future plaza, the closing of 106th Avenue 
NE for special events will turn Compass Plaza 
into a grand public space.  Other programming 
and improvement alternatives considered included 
a technology pavilion, a regional showcase of 
vegetation and playscapes for all ages.

Bellevue Transit Center

The Bellevue Transit Center is an important gateway 
into Bellevue.  The current configuration of the 
Transit Center creates opportunities for several 
points of conflict between non-motorized traffic and 
buses.  Both the east and west ends of the Transit 
Area have significant movement in and out.  The 
consultant has analyzed the bus flow and provided 
a recommended alternative that would simplify 
the movement of buses and reconnect pedestrian 
space.    

The proposal would close the south lane of the 
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Figure 5.9 - Potential Redesign of Compass Plaza

Figure 5.10 - Potential Redesign of Compass Plaza - Plan
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Figure 5.11 - Existing Bus Movements

Figure 5.12 - Existing Configuration

Figure 5.13 - Proposed Bus Movements

Figure 5.14 - Proposed Configuration
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Transit Center and connect the existing island 
with the open space directly to the south.  All bus 
movements would enter from the west end of the 
Transit Center and exit on the east end.  This 
reclaimed space could be used to expand the 
existing open space or to create a bike route, or 
alternative transportation route.  

I-405 Crossing

The I-405 crossing has an opportunity to establish 
a safe and comfortable connection between 
Downtown and the Wilburton Commercial Area.  
While establishing a connection this crossing will 
also pursue an opportunity to create an iconic 
and signature public space.  The consultant has 
been tasked with identifying three alternatives 
for crossing the interstate.  To date this visioning 
process is still in progress and the concepts 
developed are in the early stages.    

Alternative One

This alternative assumes that NE 6th Street would 
not be extended into the study area.  The alternative 
creates several options to build upon and narrow 
the existing NE 6th Street and extending onward 
as a pedestrian only path into the Wilburton 
Commercial Area.  The crossing would land at a 
public space, while also providing an opportunity 
for public space on the crossing.  Ultimately the 
crossing would extend to the Eastside Rail Corridor.  
Additionally, the design of the crossing could be a 
signature structure.  This alternative would allow 
for sight lines between Downtown and Wilburton to 
maintain along NE 6th Street. 

  

Figure 5.15 - Alternative One Crossing Diagram

Figure 5.16 - Alternative One Concept Sketch
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Alternative Two

This alternative creates a bridge like structure 
that would navigate around the changes in grade 
and the interstate ramps.  The width of the bridge 
could vary and create larger moments for public 
spaces for green space, viewing platforms, or 
vendors.  Additionally the structure could integrate 
into future development on the east and west sides 
of the interstate.  This alternative would require 
access to private development on the west side 
as well as dependent on the timing of any future 
redevelopment on the property before the crossing 
could be constructed.  This route creates several 
opportunities to integrate into the Eastside Rail 
Corridor, and away from the East Link light rail 
aerial guideway.    

Figure 5.17 - Alternative Two Crossing Diagram

Figure 5.18 - Alternative Two Concept Sketch
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Alternative Three

This alternative proposes covering the interstate 
between NE 6th and NE 4th Streets.  The ‘lid’ 
concept would propose creating barrel vaults 
over the existing interstate ramps resulting in a 
rolling terrain and connection to surrounding future 
development podiums.  The large space, around 
200,000 square feet, could be programmed for a 
park or other natural area, while combining other 
activities and services.  Access could occur from 
both sides of the interstate in addition to NE 4th 
Street, and potentially NE 6th Street ensuring that 
the space is always public.  An opportunity for an 
iconic crossing or bridge could also extend from 
the lid to the Eastside Rail Corridor.  This would 
mitigate the need for additional public space in 
the Wilburton Commercial Area as it would create 
a new park without requiring the acquisition of 
existing land in the study area.      

  

Figure 5.19 - Alternative Three Crossing Diagram

Figure 5.20 - Alternative Three Concept Sketch
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Existing Conditions

1 - Introduction
Why are we evaluating Wilburton now?
Impetus for change in the Wilburton Commercial 
area has been generated by tremendous growth 
and infrastructure improvements. Downtown and 
BelRed continue to grow as significant employment 
and residential centers of the City, and Wilburton’s 
context between the two growth centers positions 
the area as Bellevue’s next emerging neighborhood. 
Road expansions, the forthcoming East Link light 
rail, and Eastside Rail Corridor will converge 
within this area creating opportunities for profound 
transformation and potential for the neighborhood 
and City.  Additionally, the impending Wilburton East 
Link light rail station creates a need for station area 
planning within the Wilburton Commercial Area. 

As part of City Council priority directives, this 
report was prepared to assess Wilburton’s position 
amongst the high growth centers of Downtown 
and BelRed, along with its existing conditions and 
infrastructure. The transportation projects currently 
under development represent opportunities to 
further connect Wilburton with Downtown, Bel-Red, 
and other communities in the immediate area. The 
Wilburton light rail station represents an important 
node in the East Link system while enhancing multi-
modal connectivity for this area.

In Council’s 20-year vision for Bellevue, the 
Wilburton Commercial Area is envisioned as a 
“center for business and entertainment.” They further 
directed staff to establish the vision for the Grand 
Connection from Meydenbauer Bay Park to the 
Wilburton Special Opportunity District in their two-
year priorities. Council recognizes the potential of 
this area and has an interest in establishing a clear 
vision to help guide future development. 

This project will serve to identify opportunities 

to strengthen opportunities in Wilburton to take 
advantage of its connectivity with surrounding 
mixed-use centers and the proposed transportation 
improvements. The expansion of light rail into the 
area creates a tremendous opportunity to better 
integrate land use patterns and transportation 
infrastructure. Additionally, economic development 
strategies will seek to create economic clusters 
within the Wilburton Commercial Area including, 
but not limited to, information technology jobs and 
tourism.

In the past, several concepts for the Wilburton area 
have been put forth including an Arena District 
housing a sports stadium between NE 4th and 
NE 6th streets; an Urban Village with mixed-use 
development and pedestrian friendly streets; and a 
Cultural Center with a place to celebrate Bellevue’s 
diversity. Establishing a new vision for the Wilburton 
Commercial Area that captures its potential and 
sets the framework for future development will serve 
as a guiding principle in the forthcoming planning 
process. 

Planning Process
This report documents and describes existing 
conditions within the study area, and preliminarily 
identifies opportunities for, and challenges to, future 
change, in order to assist in guiding the planning 
process. It provides an understanding of land uses, 
environmental characteristics, economics, utility and 
transportation infrastructure, and other essential 
characteristics of the study area. It will help ensure 
that environmental issues and other considerations 
are an integral part of the development and 
evaluation of alternatives, consistent with the 
“SEPA/GMA Integration” provisions of the State 
Environmental Policy Act.



2 - Study Area
Primary Study Area

The primary study area, shown in Figure 6.6 is bound by several 
major arterials.  Interstate 405 forms the western boundary with 
NE 12th Street defining the northern boundary. Moving south along 
124th Avenue NE the boundary turns west along NE 8th Street 
before moving south just prior to 120th Avenue NE. The boundary 
captures a series of commercial properties east of 120th Avenue 
NE prior to turning west and then south on 120th Avenue NE. The 
eastern boundary on 120th Avenue NE provides a buffer between the 
commercial area and the Wilburton Hill neighborhood.  The boundary 
takes a slight jog west on Main Street and then south on 118th Avenue 
SE, and continuing south to the historic Wilburton Trestle.

Areas of Influence

West - Downtown

The study area is connected to Downtown via NE 4th, NE 8th, NE 10th, 
and NE 12th Streets.  A future extension of NE 6th Street from Downtown 
to the Wilburton Commercial Area for I-405 HOV connectivity is also 
proposed.  This would provide a direct connection to the Convention/
Civic District; the location of City Hall, Meydenbauer Convention Center 
and the Bellevue Transit Center. North of the City Hall site will be the 
Downtown East Link light rail station, with portions of the study area 
lying within the Downtown Station walk shed.  Other uses in this area 
include office, hospitality, multi-family residential, and retail.

South of this area will be the East Main East Link light rail station.  This 
station and the surrounding properties are currently in the City’s station 
area planning process to assess opportunities to enhance development 
potential with the forthcoming light rail station. Predominate uses 
include smaller scale office, retail, hotels, and multi-family residential. 
Smaller scale office uses continue north to south along I-405. 

Figure 6.1 - Arena District Concept (2006)

Figure 6.2 - View of Downtown from the Wilburton Commercial Area

Figure 6.3 - Study Area Context Map
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North - BelRed

North of NE 12th Street is an emerging urban node at the 120th/
Spring District light rail station. As a growing employment and urban 
center of Bellevue, the area shares the commonality of transportation 
improvements having served as a catalyst to redefine its land use 
composition. As a result the area was part of a re-visioning and 
planning process from 2006 to 2009 to capitalize on the proposed light 
rail improvements.  This initiative allowed the City to get out in front of 
light rail and assist in the location of the station as well as planning in 
advance of improved access to mass transit. Part of this re-visioning 
included the now emerging Spring District, located directly north of the 
study area across NE 12th Street. The mast plan for the Spring District 
calls for over 1,000 apartments, office, and retail uses in addition to 
new green space. The Spring District will also be home to the Global 
Innovation Exchange (GIX), a partnership between the University of 
Washington, Tsinghua University, and Microsoft. The GIX represents a 
unique global partnership for Bellevue and this region.  Recently REI 
announced that they would be relocating their corporate headquarters 
into the Spring District. 

East - Wilburton

Immediately east of the study area is limited multi-family residential, 
followed by the predominate use of single family residential, 
comprising much of the Wilburton subarea.  Southeast of the study 
area at Main Street and 124th Avenue NE will be the site of the future 
Wilburton Elementary school, part of the Bellevue School District. The 
school is intended to serve students from Downtown, Wilburton, and 
portions of Bel Red, and is currently in the Design Review process.

Figure 6.4 - Spring District Master Plan

Figure 6.5 - Wilburton Hill Park



Figure 6.6 - Study Area Map



Figure 6.7 - Existing Land Use
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Population Characteristics
Characteristics of the study area population are 
based on estimates from the U.S. Census Bureau’s 
2010-2014 American Community Survey. All of the 
study area’s residential units fall within Census tract 
236.01 except for units part of the Lake Bellevue 
Village Condominium, which falls within Census 
tract 237. However, because Census tracts cover so 
large an area, it is difficult to isolate characteristics of 
people and households living within the study area 
from those living in the surrounding areas. 

For instance in tract 236.01, it is difficult to 
distinguish characteristics of households living within 
the study area from characteristics of households 
living in the rest of Census tract 236.01, in the 
Wilburton neighborhood. For households living 
at Bellevue Village Condominium, it is difficult 
to distinguish their characteristics from those of 
households living north of SR 520 in Census tract 
237. That said, it is helpful to understand population 
characteristics in surrounding areas. Since the 
study area is adjacent to Downtown, it will become 
more strongly connected to Downtown with the 
advent of light rail and the Grand Connection, the 
characteristics of households living  Downtown are 
also of interest.

Housing Characteristics

About 99 percent of Downtown’s housing units are 
in multi-family structures compared to 56 percent 
of tract 236.01(Wilburton) and 41 percent of tract 
237(north of SR 520). Residential structures in 
Downtown also tend to be newer than residential 
structures in tracts 236.01 and 237 with a median 
year built of 2004 compared to 1976 and 1977 for 
tracts 236.01 and 237. Downtown units also tend 
to have lower occupancy rates than units in tracts 
236.01 and 237, falling below 90 percent occupied, 

compared to about 92 percent occupied in tract 
236.01 and about 99 percent in tract 237. 

While the median housing unit value in Downtown is 
lower than both tract’s 236.01 and 237, Downtown 
has higher lower and upper quartile values than tract 
236.01 (Table 4.1). Monthly costs for homeowners 
with a mortgage, without a mortgage and renters 
all tend to be lowest in tract 236.01 compared to 
Downtown and tract 237, which have more similar 
monthly costs (Table 4.2).  It should be noted 
that single family homes in the Bridle Trails and 
Wilburton neighborhoods impact the data of the 
study area.  

Despite lower costs, tract 236.01 has the highest 
percentage of cost burdened households, with 41 
percent of households spending 30 percent or more 
of their incomes on housing. And despite higher 
monthly costs, especially for renters, Downtown has 
the lowest percentage of severely cost burdened 
households, with 14 percent o households spending 
50 percent or more of their incomes on housing 
(Table 4.3).

Household Characteristics

About 81 percent of Downtown households rent their 
units compared to 45 percent in tract 236.01 and 29 
percent in tract 237. The average household size in 
Downtown also tends to be smaller at around 1.64 
compared to 2.16 in tract 236.01 and 2.39 in tract 
237.

Population Demographics

Age

Age cohorts are most evenly distributed in Tract 
237. In comparison, Downtown has a much higher 
percentage of the young workforce population, 
ages 18 to 44 than the other two tracts, and a much 
lower percentage of children under 18. Interestingly, 
Downtown also has the highest percentage of older 
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Downtown Tract 236.01 Tract 237

55.5% 50.6%

71.3%

2.5%
3.6%

1.0%
34.0%

34.3%

19.5%

4.6%
3.4%

4.3%
3.3% 7.8% 3.7%

Downtown Tract 236.01 Tract 237

Hispanic

Two plus

Other

Asian

Black

White

adults, 65 years and over.  With such a high percentage of the young 
workforce Downtown has the lowest median age at 34.0 compared to 
39.3 in tract 236.01 and 38.4 in tract 237.

Race and ethnicity

Tract 236.01 is the most racially and ethnically diverse with just over 
50 percent of the population being non-Hispanic white. Tract 237, 
in contrast, is the least racially and ethnically diverse, with over 71 
percent of its population being non-Hispanic white. Asians comprise 
over a third of the populations in Downtown and tract 236.01 whereas 
less than 20 percent in tract 237. Tract 236.01 also has the highest 
percentages of Hispanic or Latino and Black populations. 

Household Income and Poverty

Tract 236.01 has the most even distribution of household incomes, 
followed by Downtown. In contrast, over a third of households in Tract 
237 have household incomes upwards of $150,000. This may be 
partially due to Tract 237 having a higher average household size and 
therefore a greater percentage of double income households. Tract 
236.01 also has the lowest median household income at $69,675 
compared to $88,650 in Downtown and $94,762 in tract 237. Tract 
236.01 and Downtown also have higher rates of poverty at 12 and 11 
percent respectively compared to five percent in tract 237.

Downtown  Tract 236.01  Tract 237
Lower Quartile Value $313,266 $238,700 $459,700
Median Value $425,155 $477,700 $642,500
Upper Quartile Value $704,039 $671,600 $845,000

Downtown  Tract 236.01  Tract 237
Homeowners with a 
mortgage

$2,479 $1,956 $2,796

Homeowners without 
a mortgage

$968 $622 $933

Renters $1,685 $1,353 $1,609

Downtown  Tract 236.01  Tract 237
Households paying 30% or more 
of their incomes on housing

35% 41% 34%

Households paying 50% or more 
of their incomes on housing

14% 20% 20%

Figure 6.8 - Housing Values

Figure 6.9 - Median Monthly Housing Costs

Figure 6.10 - Housing Affordability

8%

19%
22%

57%

44%

36%

19%

24%
28%

16%
13% 14%

Downtown Tract 236.01 Tract 237

Under 18 18 to 44 45 to 64 65 plus

Figure 6.12- Race and Ethnicity Distribution

15% 15% 11%

12% 20%
14%

15%

18%

13%

22%

20%

13%

22% 17%

34%

Downtown 23601 23700

$150K plus

$100K to $149,999

$50K to $74,999

$25K to $49,999

Under $25K

Figure 6.13 - Household Income Distribution

Figure 6.11 - Age Cohort Distribution



Figure 6.14 - Census Tracts Encompassing and Adjacent to the Study Area



History
Agriculture and Lumber

Approximately a century ago, Wilburton was the 
largest community on the East Side. Its success was 
established as a lumber boom town.

Originally platted in 1889 as 10-acre residential lots 
by Lydia and Timothy Kellogg, the area extended 
from modern day I-405 to 128th Ave east to west, 
and NE 8th to SE 8th north to south. The Kellogg’s 
started a small fruit farm, and named the plat 
“Strawberry Lawn.” 

In 1901, however, hopeful industrialists began to 
move into the area. The logging firm Wilbur and 
England founded a logging operation at the upper 
end of Mercer Slough, and towed over 700,000 ft. 
of cedar, fir, and spruce over the next two years. 
At the time, Mercer Slough was deep enough to be 
navigable and viable. In 1903, the site was taken 
over by the Bellevue Lumber Company, which built 
the first lumber mill on the shores of Mercer Slough. 
By 1904, the bottom half of Strawberry Lawn was re-
platted as smaller residential lots so that mill workers 
could build homes near the old Wilbur and England 
logging operation, thus forming Wilbur town, or 
Wilburton. 

Between 1904 and 1919, the population of Wilburton 
fluctuated between 300 and 500 people, and was 
home to two general stores, multiple mills, and a 
spur of the North Pacific Railroad. A trestle for the 
railroad line was built over Mercer Slough.  Known 
as the “Wilburton Trestle,” it remains standing 
today, serving as an identifiable and significant 
historical landmark, and is bisected by the Lake Hills 
Connector. 

In 1916, Lake Washington was lowered by roughly 
9’  feet with the creation of the Lake Washington 
Ship Canal, Montlake Cut, and Chittenden Locks.  

As a consequence, Mercer Slough turned into an 
unnavigable marsh. Without water access, the 
Hewitt-Lea sawmill became unprofitable, and shut 
down in 1919. Subsequently the original Wilburton 
School shut down, and the town was mainly 
abandoned.

With the closure of the mill, farming returned as the 
predominant use. Between 1919 and the 1950s, 
Wilburton was home to over a dozen Japanese 
tenant farming families. Most ultimately did not return 
after being interned during World War II.  Additionally 
a large dairy farm, a veterinary clinic, the Glendale 
Golf Course, and a few surreptitious whiskey stills 
during prohibition era occupied the area. 

Emergence of Auto Row

In the 1950s, as Bellevue grew rapidly following 
World War II, a handful of car dealerships and inns 
moved east into Wilburton (116th Ave). One of the 
firsts was the Evered Mercury dealership, started 
by Art Evered in 1957 with two cars and a gas 
station. In 2001, the Evered Mercury was the largest 
Lincoln-Mercury dealership in the Pacific Northwest. 
116th Ave is still known as “Auto Row,” today, and 
is, for example, home to one of the largest Lexus 
dealerships in the country. 

In 1992, the Bellevue Botanical Garden was 
constructed on the property of the late Calhoun and 
Harriet Shorts, who acquired the property in 1947 to 
build a family farm. Today, the Botanical Garden is 
a center for gardening and horticulture activity, and 
is the home of the popular Garden d’Lights each 
December. As part of Wilburton Hill Park, the two 
form the most substantial public green space in the 
surrounding area. 
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Figure 6.15 - 116th Avenue and NE 8th Street - 1910

Figure 6.16 - Midlakes Grain and Feed Store - 1914

Figure 6.17 - Facing West at 116th Avenue and NE 8th Street - 1967
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The Natural Environment
Streams

Sturtevant Creek drains most of the planning area. 
Considered a Type F stream, it originates at Lake 
Bellevue and flows south, adjacent to the Eastside 
Rail Corridor for approximately 600 feet before 
diverting into an underground pipe at approximately 
NE 8th Street. Sturtevant Creek daylights again 
north of NE 4th Street near the City owned property, 
Lincoln Center at 515 116th Avenue NE, and flows 
south in channelized form to a culvert under NE 4th 
Street and then through a large wetland complex to 
Main Street where it flows under the Lexus site and 
then under I-405.

After it crosses I-405, Sturtevant Creek flows south 
to its confluence with Kelsey Creek and Mercer 
Slough. I-405 is currently considered a fish passage 
barrier based on Washington Department of Fish 
& Wildlife (WDFW) SalmonScape maps (WDFW, 
2010) and the City’s basin map for Sturtevant 
Creek (Bellevue, 2010a). Even if this fish barrier 
were to be removed, the piped portion of Sturtevant 
Creek under Whole Foods and NE 8th may also be 
considered another fish barrier.

Lake Bellevue

Since the early 1940’s, Lake Bellevue’s watershed 
has experienced significant urban development. The 
lake’s perimeter wetlands and the lake itself have 
been reduced in area and the underlying ancient 
peat soil deposits have been covered by impervious 
surfaces causing a decline in water quality. The 
result is a culturally eutrophic lake that is over-
enriched with nutrients, specifically phosphorus, 
which promotes cyanobacteria growth diminishing 
the lake’s ability to support beneficial uses. The 
lake has long since exhausted its resiliency or 

capacity to assimilate nutrients resulting in excess 
phytoplankton, reduced dissolved oxygen (leading to 
odors) and loss of aquatic habitat. 

Wetlands

The other major hydrological feature, in addition to 
Sturtevant Creek, is a significant five acre wooded 
wetland located at the corner of 116th Avenue NE 
and Main Street. Due to its large size, location in 
the watershed, significant water quality benefits, 
high habitat value, and buffer value to Sturtevant 
Creek which flows through it, this wetland is likely a 
Category II wetland. The site was partially developed 
in the 1990s with an Extended Stay Hotel.

Wildlife Corridor

The study area is bisected north-to-south by the 
Eastside Rail Corridor. King County is undertaking 
a master planning process for this corridor to site a 
regional trail.  Because of its width, continuity, and 
vegetated boundaries, it also represents a significant 
transit corridor for wildlife moving through the area. 
Unfortunately, improvements to I-405 resulted in 
removal of the land bridge across the freeway 
cutting off wildlife transit to and from Mercer Slough.

Tree Canopy and Impervious Area

The study area is almost entirely impervious 
with significant tree canopy existing only within 
designated critical areas such as Sturtevant 
Creek, the Main Street wetland, and on the steep 
slopes east and west of the rail corridor. On some 
sites, parking lot landscaping is visible but it is 
generally sparse throughout. The predominance 
of auto dealerships in this area and the demand 
for unobstructed parking makes for a bleak urban 
landscape throughout.
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Contaminated Sites

Due to the longstanding predominance of auto sale uses in the study 
area, there is potential for significant site contamination with petroleum 
products and volatile organic compounds. Examination of the 
Executive Summary of the Environmental Data Resources, Inc. Report 
for the NE 4th Project reveals multiple properties within the study area 
where contamination may have been identified. 

Steep Slopes

There are minimal steep slopes in the area.  Most of the steep 
slopes are located near the Eastside Rail Corridor, particularly on the 
southwestern edge within the study area.  There are other isolated 
pockets of steep slopes but few of the properties are dramatically 
affected.  

Liquefaction hazards are isolated primarily around the northern 
and western perimeters of Lake Bellevue.  Much of the liquefaction 
hazards are located outside of the study area boundary or in areas 
unlikely to experience change from the planning process.  

Figure 6.19- Eastside Rail Corridor Looking South

Figure 6.20- Auto Dealership Impervious Surface

Figure 6.18 - Wooded Category II Wetland

Wilburton Commercial Area Citizen Advisory Committee Briefing Book 54



Figure 6.21 - Topography



Figure 6.22 - Steep Slopes
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Parks and Open Space
Eastside Rail Corridor

The Eastside Rail Corridor (ERC) extends from 
Renton to Snohomish, passing through Bellevue, 
Kirkland, Woodinville, and portions of unincorporated 
King County. It also includes the Redmond Spur, 
which extends south from Woodinville to Redmond. 
The ERC is owned and managed by King County, 
the cities of Kirkland and Redmond, Sound Transit, 
and Puget Sound Energy. These owners work 
together through the Regional Advisory Council to 
maintain a collaborative, regional planning process 
for the ERC, with the goal of achieving connectivity 
and multiple uses.

Within the Wilburton study area, ownership of the 
ERC is split with Sound Transit owning the section 
approximately north of NE 4th Street and King 
County owning the section south.

King County has developed a Master Plan for a 
major regional trail. This trail will eventually connect 
Renton, Bellevue, Kirkland, Woodinville, and 
Redmond with the rest of the regional trail system, 
while preserving the opportunity to co-locate rail, 
transit and utilities in the future. As part of the master 
planning project, King County has prepared an 
Environmental Impact Statement that includes study 
of ecosystem resources, geologic conditions, historic 
and cultural resources, and potential trail alignment 
alternatives. City staff and relevant departments are 
participating with the County in the master planning 
process.

Of particular interest to the Wilburton-Grand 
Connection study will be the proposed grade 
changes between NE 8th and NE 4th Streets.  The 
potential for grade changes could greatly influence 
how the Grand Connection will interface with the 

ERC, as well as impacts on adjacent properties.

Southeast of the Wilburton study area is the 105-
acre Wilburton Hill Community Park. The park is 
home to the Bellevue Botanical Garden and includes 
a large picnic area, a playground, two baseball 
fields, one multi-use artificial turf athletic field, and 
restrooms. Wilburton Hill Park is one of the largest 
parks in the city and provides a wide variety of 
active and passive recreational opportunities. The 
park’s trail serves as a major link in the Lake to Lake 
Greenway Trail.

Bellevue Botanical Garden

The Bellevue Botanical Garden features cultivated 
display gardens, natural wetlands and a woodland 
trail system, featuring the unique Ravine Experience 
suspension bridge. Bellevue Botanical Garden 
displays plants and gardening practices for healthy, 
beautiful Northwest gardens. The Garden attracts 
300,000 visitors a year, making it one of the city’s 
most popular destinations. The Bellevue Botanical 
Garden opened in 1992 and operates under a 
partnership with the Bellevue Botanical Garden 
Society (BBGS). The Botanical Garden is the home 
of the popular Garden d’Lights each December, and 
serves as a regional festive draw.

Lake to Lake Greenway Trail

The Lake to Lake Greenway Trail skirts the southern 
boundary of the study area. Extending approximately 
10 miles, the Greenway Trail connects nine parks 
across Bellevue. From east to west, the trail 
starts at Weowna Park next to Lake Sammamish 
and continues west, through Wilburton Hill Park, 
proceeding either over I-405 at Main Street, or under 
I-405 at SE 8th Street as it continues to two possible 
termination points at Meydenbauer Bay Park or 
Enatai Beach Park.
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Figure 6.25 - Bellevue Botanical Garden

Figure 6.24 - Wilburton Hill Community Park

Figure 2.5 - Wilburton Hill Community Park

Figure 6.23 Eastside Rail Corridor Planning Areas and Ownership
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Transportation
Roadway Network

NE 8th Street is the major arterial carrying the bulk 
of traffic traveling east and west through the center 
of the study area with average weekday counts 
reaching over 45,000. NE 12th Street carries over 
18,000 vehicles traveling east and west along 
the northern edge of the study area. South of NE 
8th Street, 116th Avenue NE carries over 23,000 
vehicles a day on average moving north and south 
through the study area. Traffic counts have not been 
taken along NE 4th Street or 120th Avenue NE in 
the study area, but recent improvements to those 
arterials will likely lead to increased traffic volumes 
along them.  Their impacts on existing traffic 
volumes will be monitored.

These five major arterials comprise the majority of 
the roadway network within the study area. Minor 
and collector arterials comprise another eight 
percent each and serve as secondary connectors. 
Local streets, both public and private, comprise 
the remaining 25 percent and serve primarily as 
access roads to properties rather than as connectors 
between arterials. 

Signals exist at all intersections of major and major 
arterials and major and minor arterials. In addition, 
two signals exist adjacent to Overlake Hospital 
and Group Health Medical Center on NE 10th 
Street and Overlake Hospital on 116th Avenue NE. 
Approximately half of the signals in the study are 
interconnected enabling synchronization of signals 
and improved mobility.

Public Transportation

Existing Bus Service

King County Metro’s RapidRide B-Line carries 
passengers within the study area to Downtown 

Bellevue and Downtown Redmond via Crossroads 
and Overlake with stops along NE 8th Street 
at 116th/118th, 120th and 124th Avenues NE. 
Operating at 10 minute headways during peak 
hours, 15 minute headways during mid-day and 
evenings and about 30 minute headways in the 
early mornings and late evenings, the B-Line offers 
passengers convenient access to places along 
the corridor. RapidRide service also provides free 
Wi-Fi, real time bus arrival signs, well-lit shelters 
and integrated intelligent transportation systems that 
speed up travel and boarding times and enhance 
customer information.  

Along NE 10th Street and 116th Avenue NE route 
226 carries passengers from the hospitals to 
Downtown Bellevue or along NE 12th and Bel-Red 
Road to Interlake High School, Crossroads, Lake 
Hills, Bellevue College and the Eastgate Park 
& Ride. It operates on approximately 30 minute 
headways until 8:00 pm when it switches to 60 
minute headways until 11:00 pm. 

Also along NE 10th Street and 116th Avenue NE, 
routes 234 and 235 provide service to Downtown 
Bellevue and to Kirkland, Kenmore and Kingsgate at 
15 minute headways most times of the day. 

In the southern part of the study area along 116th 
Avenue NE just south of NE 4th Street, route 271 
provides service to Downtown Bellevue and the 
University District in Seattle or to Bellevue College, 
Eastgate Park & Ride and Issaquah Transit Center 
at 10 and 15 minute headways throughout most 
times of the day. Route 887 also stops along 116th 
Avenue NE and provides weekday service to 
International School and to Downtown Bellevue, 
Bellevue High School, Factoria, Newport High 
School and the neighborhood of Newport Hills at 
limited times during the morning and afternoon. 

No service exists along 116th Avenue NE between 
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NE 4th Street and NE 10th Street nor along 120th Avenue NE 
between NE 1st Street and NE 12th Street. 

In Bellevue’s Transit Master Plan, frequent service is called for along 
NE 6th Street from Downtown Bellevue across I-405 to 120th Street, 
then up to NE 8th Street and east to Crossroads. Frequent service is 
also planned across NE 10th Street and up 116th Avenue over to the 
Spring District in BelRed. 

Future Light Rail

Light rail will cross I-405 on an aerial guide-way immediately south of 
and roughly parallel to the proposed extension of NE 6th Street. The 
guide-way will remain elevated throughout the Wilburton study area 
as it crosses over the future extension of NE 6th Street and continues 
north within the Eastside Rail Corridor. The study area will be served 
by three light rail stations when the system becomes operational in 
2023: East Main, Bellevue Downtown, and Wilburton Stations (see 
map). The proximity of Wilburton Station to the study area and the 
future connection with a regional trail in the Eastside Rail Corridor 
likely makes it the primary station that will serve the focus area.

Wilburton Station will be an elevated structure with pedestrian 
access from the south end along NE 8th Street and from the north 
to the future regional trail. There will also be a designated walkway 
connecting to 116th Avenue NE to the west near the intersection with 
NE 10th Street. The quarter-mile radius (i.e. approximately a 5 minute 
walk) of the station includes most of the focus area and the northern 
half of the study area. Virtually all of the study area is encompassed 
within the one-half mile radius (i.e. approximately 10 minute walk) of 
the station. No parking is planned with the station; however, on the 
east side along 118th Avenue NE there will be a pick-up and drop-off 
area for automobiles and para-transit vehicles.

Bellevue Downtown Station is the next closest to the focus area. 
It is located immediately east of the Bellevue Transit Center which 
provides bus connections to other parts of Bellevue, the Eastside and 
the region. The station emerges from the Downtown tunnel and ends 
in an elevated structure on the west side of 112th Avenue NE. The 
aerial guide-way then continues over 112th Avenue NE and I-405. 
The one-quarter mile radius extends east into the study area to about 
116th Avenue NE and the one-half mile radius extends to the eastern 

Figure 6.26 -  Average Weekday Traffic, 2014

Figure 6.27 -  Roadway Classification Distribution, 2014
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edge of the study area (i.e. 120th Avenue NE). The 
potential service area of this station within the study 
area is completely overlapped by the service area 
of the Wilburton Station. The current lack of direct 
pedestrian connections across I-405 effectively 
precludes the potential for serving the study area. 
However, a planned extension of NE 6th Street to 
120th Avenue NE would create the potential for this 
station to serve a portion of the Wilburton area, as 
well as the proposed Grand Connection, discussed 
later in this document.

The East Main Station has the potential to provide 
limited service to the southern portion of the study 
area via the Main Street crossing of I-405. The 
one-quarter mile and one-half mile radii from the 
East Main Station into the study area are virtually 
encompassed by the one-half mile radius from the 
Wilburton Station. East Main Station is located at-
grade on the west side of 112th Avenue SE across 
from the Red Lion and Hilton Hotels.

Non-Motorized Networks

Bicycle Facilities

Bicycle infrastructure is limited within the study area 
and fractured.  A dedicated lane exists on 120th 
Avenue NE between NE 5th Street and just short of 
NE 8th Street.  Additionally, a dedicated lane exists 
on the most recent to open segment of NE 4th Street 
between 116th Avenue NE and 118th Avenue NE.  
One dedicated lane terminates on the north side 
of NE 12th Street on 116th Avenue NE just at the 
perimeter of the study area.

Other facilities are provided on additional streets 
that include bicycle shoulders, shared shoulders, 
outside lanes, or sharrows.  These streets include 
NE 8th Street from 116th Avenue NE westward into 
Downtown, NE 8th Street at 120th Avenue NE into 
the Wilburton Hill neighborhood, portions of Bel-Red 

Road and NE 12th Street beginning at 116th Avenue 
NE and  going eastward. 

Pedestrian Facilities

There are existing sidewalks within the area, but a 
consequence of the large parcels, large blocks, and 
uses has created a limited pedestrian infrastructure.  
Nearly all streets in the study area have sidewalks 
but there is little consistency in the articulation of 
the streetscape.  Much of the south side of NE 8th 
Street includes a planting strip and street trees, 
while the north side of NE 8th Street is absent of 
vegetation or buffer between the sidewalk and the 
street.  Similar conditions exists on 120th Avenue 
NE, where the west side of the street includes 
planting strips, street trees and newer sidewalks, 
while the east side is lacking vegetation and buffer.  
Further south along 120th Avenue NE a more 
complete street scape exists on both sides of the 
street following the completion of Bellevue School 
District’s bus maintenance facility.  Newly opened 
NE 4th Street continues this complete streetscape 
of planting strips and street trees leading up to the 
I-405 overpass. 

116th Avenue NE includes sidewalks but the 
planting buffer exists between the sidewalk 
and the developments rather than between the 
sidewalk and street.  Crossing over NE 8th Street 
on 116th Avenue NE enhanced landscaping and 
buffers are provided along the hospitals.  The west 
side of 116th Avenue provides a more complete 
streetscape extending up to NE 12th Street, while 
the streetscape on the east side is more fragmented 
and incomplete.  As referenced in the design 
guidelines portion of this section, 116th Avenue 
NE has created new guidelines for pedestrian 
infrastructure and streetscape design in advance of 
future development.   
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For much of the remaining study area the pedestrian infrastructure 
is limited to only sidewalks, without additional streetscape elements.  
Once complete, the Eastside Rail Corridor will enhance pedestrian 
connectivity as well.  As part of the light rail station and improvements 
there is currently a design proposal underway to provide a pedestrian 
bridge across NE 8th Street to provide access to the station and to 
allow movement of pedestrians across NE 8th Street.

 

Figure 6.29 - Light Rail Station Map

Figure 6.30 - Looking westward along NE 8th Street towards Downtown

Figure 6.28 - Bus Service



Figure 6.31 - Road Classification



Figure 6.32 - Bicycle Infrastructure



Figure 6.33 - Pedestrian Infrastructure





Utilities
Water System

Pressure zone

The study area falls within pressure zone BV400 
in the water system’s West Operating area. The 
Bel-Red inlet supplies most of the water flow to this 
area due to its capacity and proximity. However, 
some flow may also come through the Cherry Crest 
inlet. Lesser amounts may come from other sources 
during high demands or if either the Bel-Red or 
Cherry Crest inlets are off-line.

Storage

Clyde Hill 390 and Cherry Crest are the two 
reservoirs that serve the area normally. During high 
demands Meydenbauer and Woodridge reservoirs 
also provide capacity. The area is served by gravity, 
except during summer peak hours when the 
Meydenbauer Pump Station is used to pull water 
from Meydenbauer Reservoir. This area has been 
identified as needing more storage and more inlet 
capacity in the near term. Water connection charges 
could be added for new development in the future to 
help cover costs of new infrastructure. 

Pipe Capacity and Age

Relative to the rest of Bellevue, the Wilburton study 
area has a lot of water capacity, with 12” mains in 
116th Avenue and NE 8th (east of 120th), and 16” 
mains in old Bel-Red Rd and NE 8th (west of 120th). 
Other streets in the area have lots of loops and have 
at least 8” mains generally. 

The recent fire at the Ford Dealership provided 
a good test of capacity in the area. The Fire 
Department drew over 10,000 gallons/min at one 
point during that event and reported no problems. 
This would not be possible in many other locations.

Many water mains in the area are circa 1960-1962 
cast iron pipe, particularly the larger 12” and 16” 
mains. Other areas may have developed later and 
have ductile iron from the 1970s or 1980s. There 
isn’t as much AC pipe as in other places, though 
there is some.

Water System Projects Planned in the Near Future

Three water supply projects are planned as part of 
the City’s Capital Improvement Program. They are:

 • CIP W-16: AC water main replacement in 
116th Avenue from Main Street south to about 
SE 5th, tentatively scheduled for 2020. 

 • CIP W-103: Transmission capacity added 
from the East to the West Operating Area to 
make more water storage available.

 • CIP W-104: Inlet capacity added.

Wastewater System

Sewer Basins

The area includes portions of the Mercer Slough 
(MRS10) and Lake Bellevue (LKB13) basins, plus 
many short sections of sewer main discharge 
directly into King County’s Eastside Interceptor, 
which passes right through the middle of the area 
in the Eastside Rail Corridor. These are grouped 
together and designated as “Metro” basins MET51 
and MET53.

Wastewater Facilities

The portion of the study area that falls within basin 
10 flows to Bellevue’s Bellefield Pump Station (being 
re-built now) and force main on 112th Ave, then to 
King County’s Bellevue Trunk in Bellevue Way, to 
King County’s Sweyolocken Pump Station (east 
side of Bellevue Way at Mercer Slough & I-90) and 
finally to King County’s Eastside Interceptor. All other 
sewage in the study area drains directly to King 
County’s Eastside Interceptor in the Eastside Rail 
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Corridor right-of-way.  

Sewer System Projects Planned in the Near Future

Three major wastewater projects are currently underway that serve 
the portion of the Wilburton Study area in Basin 10. Flow criteria for 
both projects were increased during design, assuming that density 
would increase. Sewer connection charges may apply for benefiting 
customers.

CIP S-52 East CBD Trunk Capacity Improvements: Currently under 
construction and expected to be on-line in mid-2016. Located in 
112th Ave NE, outside the Wilburton study area, but benefits the area 
significantly.

CIP S-53 Bellefield Pump Station Capacity Improvements: Currently 
under construction and expected to be on-line in mid-2016. Located 
on 112th Ave NE outside the Wilburton study area, but benefits the 
area significantly.

CIP S-60 Wilburton Sewer Capacity Upgrade: Has been designed and 
already bid. Construction should start in early 2016 and is expected 
to take a couple of years. This includes pipe in 116th Avenue NE from 
to NE 8th Street to NE 2nd Place, then down along the west side of 
the Extended Stay America and Lexus Dealership, through an existing 
crossing under I-405, down 114th Ave NE, and down SE 8th to 112th, 
where it discharges to East CBD.

Just north of the Wilburton study area in basin LKB13, CIP S-63 is up-
sizing sewers in 120th between the Spring District and NE 8th Street, 
to benefit that local area. It is being constructed in conjunction with 
Transportation work in the area.

Stormwater System

All but seven and a half acres of the study area fall within the 
Sturtevant Creek Storm Drainage Basin, and the study covers over 30 
percent of that drainage basin. The highest elevations (~214 feet) in 
the study area are found in the north near the intersection of NE 12th 
Street and 116th Avenue and in the east between NE 8th Street and 
Bel-Red Road. The lowest elevations (48 feet) are in the southwest 
corner of the study area where the wetland is located.

As shown in figure 10.9, over 73 percent of the study area is covered 

Figure 6.34 - Gate Valve at BelRed Inlet Facility

Figure 6.35 - Clyde Hill 390 Reservoir Tank

Figure 6.36 - Force Mains Awaiting Installation
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by impervious surfaces, 18.8 percent is pervious 
and the remaining eight percent is in open water, 
overwater structures or other surfaces. The majority 
of impervious surface in the study area is parking 
lots and driveways, followed by roofs and buildings, 
roads and small fraction is sidewalks. 

About 27,575 feet or 5.2 miles of storm drainage 
pipe and 2,174 feet of open water stream convey 
stormwater to the wetland in the southwest corner of 
the study area before it drains to the Mercer Slough 
and finally out to Lake Washington. 

Flooding is an issue around Lake Bellevue when 
rainfall exceeds three inches over a 24-hour period. 
In the 1980s and 1990s flooding was also an issue 
along lower Sturtevant Creek, but it has since been 
resolved through the replacement and expansion of 
culverts at and just upstream of SE 6th Street.  

Electricity, Gas & Fiber

Two electric transmission lines run through the 
study area. One 115kV line, owned by Puget Sound 
Energy, runs north to south along 116th Avenue NE, 
and one  230kV line, owned by Seattle City Light, 
runs along the Eastside Rail Corridor. Potential for 
expansion exists along the Eastside Rail Corridor.

Puget Sound Energy operates their Center 
distribution substation at the southwest corner of 
NE 4th Street and 116th Avenue, and their North 
Bellevue distribution substation is located northwest 
of 116th Avenue and NE 12th Street just outside 
of the study area. Both of these substations have 
potential for expansion in the future. 

Puget Sound Energy has natural gas mains in the 
study area running along NE 8th Street from 116th 
Avenue east, along 116th Avenue from NE 8th Street 
north, and along NE 12th Street from 116th Avenue 
west. 

City owned fiber optic cables run north to south 
through the study area along 116th Avenue NE and 
along 120th Avenue NE and NE 1st Street south 
of NE 8th Street. Fiber optic cable also runs east 
to west through the study area along NE 8th Street 
and two inch fiber runs along NE 4th Street between 
116th and 120th Avenues.
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Zoning and Permitted Uses
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Zoning
The following zoning designations can be found 
within the study area:

Professional Office District (PO): Professional 
Office Districts provide areas for low-intensity office 
uses.  Structures shall have exterior designs which 
are compatible with surrounding developments, 
vegetation and topography.  The Professional Office 
District may act as a buffer between residential and 
more intensively developed properties.

Office District (O): Office Districts provide for 
business, financial and professional services 
offices, located on arterial or commercial access 
streets.  In the proximity of other major business 
and commercial districts, this district may serve as a 
buffer between residential areas and more intensive 
commercial districts.  

Office and Limited Business District (O): Office 
and Limited Business Districts provide areas for 
the location of integrated complexes made up of 
offices, hotels or motels, eating establishments 
and retail sales accessory to permitted uses.  Such 
districts are located in the areas that abut and have 
convenient access to freeways and major highways.

General Commercial District (GC): General 
Commercial is a mixed retail and commercial 
designation that provides for the location of a wide 
variety of business activities that provide goods and 
services to other businesses and the general public.

Community Business District (CB): Community 
Business Districts serve community markets and 
provide areas for the location of services and retail 
outlets, other than Downtown.
Multifamily Residential Districts (R-20 and R-30): 
Multifamily Residential Districts provide areas for 

attached residential dwellings of low density (10 
units per acre) and of moderate density (15, 20, 
and 30 dwellings per acre).  The R-20 and R-30 
Districts are intended to be convenient to centers 
of employment and have primary access to arterial 
streets.

Bel-Red
Bel-Red is a major mixed use employment and 
residential area characterized by transit-oriented, 
nodal development pattern, over time replacing 
the area’s original low intensity light industrial and 
commercial past.  The City will encourage land uses 
in the Bel-Red area which promote employment, 
retail and residential opportunities.  More intense 
uses and greater heights are concentrated in 
designated nodal development areas along the NE 
15th/16th corridor; these areas are intended to be 
served by high capacity transit.  New development 
in these designated nodal areas is expected to 
have a transit-supportive and pedestrian-friendly 
form.  The entire Bel-Red area will be distinguished 
by environmental and community amenities that 
serve residents and employees in the area, as 
well as nearby neighborhoods and the entire city.  
New development is expected to make significant 
contributions to these amenities, and to the 
infrastructure needed to support redevelopment.  

Redevelopment of the Bel-Red area will occur 
over decades, and the City encourages a graceful 
transition of land use over time.  Therefore special 
provisions are appropriate for existing uses that may 
not be part of the area’s long-term envisioned future.  

The following zoning designations can be found in 
the northern portion of the Wilburton Commercial 
Area:

Bel-Red-Medical Office (Bel-Red-MO): The 
purpose of the Bel-Red-MO Land Use District is to 
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Figure 6.37 - Zoning Dimensional Chart

provide an area for office uses, with an emphasis on 
medical office.

Bel-Red-Residential (Bel-Red-R): The purpose 
of the Bel-Red-R Land Use District is to provide an 
area for residential uses.  Limited retail and service 
uses are permitted secondary to residential use, 
in order to provide the amenity of shopping and 
services within easy walking distance of residential 
structures.

Bel-Red-General Commercial (Bel-Red-GC): 
The purpose of the Bel-Red-GC Land Use District 
is to provide an area for a wide variety of business 
activities that provide goods and services to other 

businesses and the general public.

Bel-Red-Commercial/Residential (Bel-Red-CR): 
The purpose of the Bel-Red-CR Land Use District 
is to provide an area for a mix of housing, retail, 
office, and services.  Multiple uses are encouraged 
on individual sites, in individual buildings and in the 
district as a whole.
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Figure 6.38 - Zoning Map
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Medical Institution District 
(MI)
The Medical Institution (MI) District provides for the 
location of hospital uses and ancillary uses to the 
primary hospital use located on the same site or on 
sites in close proximity.  The purpose of the district 
is to encourage comprehensive long-term master 
development planning for the properties designated 
MI and to allow flexible dimensional standards to 
facilitate development of major medical institutions 
and provision of the vital public services offered 
by these institutions.  Specific development areas 
have been established in order to implement the 
objectives of the Medical Institution District.

Hospital Center Development Area (DA1): 
The purpose of the Hospital Center Development 
Area is to provide an area for the primary hospital 
and the most intensive ambulatory health care 
center uses to be located within close proximity.  
The tallest heights and largest floor plates in 
the MI district are appropriate in this area.  The 
Hospital Center Development Area is located on 
the topographically lowest portion of the district 
adjacent to the freeway where pedestrian orientation 
is low and heights of the tallest campus structures 
and largest floor plates are most appropriate.  The 
tallest heights are necessary for the primary hospital 
towers to accommodate patient bed demand in the 
region within floor plates that are sized appropriately 
for patient care delivery.  Large floor plates are 
necessary for hospital diagnostic and treatment 
uses and ambulatory health care center uses to 
accommodate adjacencies of multiple operating 
rooms, interventional radiology rooms and urgent 
care.  The Hospital Center Development Area 
provides the dimensional flexibility necessary to 
allow the primary hospital and ambulatory health 

care center uses to be located in close proximity and 
benefit from the collocation of complementary uses.  
Medical office uses may also be appropriate for this 
area, but do not have the same proximity needs as 
the ambulatory health care center uses.  Gateways 
on 116th Avenue NE and NE 8th Street and NE 10th 
Street identify the entry into the district and provide 
wayfinding cues for identification of individual 
institutions located within the district.  

Medical Office Development Area (DA2): 
The purpose of the Medical Office Development 
Area is to provide an area for medical office and 
hospital-related uses that are less dependent 
on immediate access to the primary hospital 
emergency rooms and patient bed.  Taller buildings 
are appropriate in this area.  Building mass 
variations (i.e.; stepbacks, floor plate limitations) 
create transitions to less intense land use districts.  
Appropriate sidewalk widths, pedestrian-sensitive 
design and amenities and gateways ensure 
pedestrian orientation to perimeter sidewalks located 
on 116th Avenue NE and NE 12th Street.  A gateway 
on 116th Avenue NE at NE 12th Street identifies the 
entry into the district. 

Hospital Perimeter Development Area (DA3): 
The purpose of the Hospital Perimeter Development 
Area (DA3) is to provide an area for less intense 
hospital and ambulatory health care center uses 
to be located within close proximity to the primary 
hospital located in the Hospital Center Development 
Area (DA1).  The Hospital Perimeter Development 
Area is located on a topographically sloping 
portion of the district adjacent to the Burlington 
Northern Railroad right-of-way where parking 
can be accommodated under the building and is 
appropriately separated from pedestrian ways.  
More modest heights are contemplated for the less 
intense hospital uses in the Hospital Perimeter 
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Figure 6.39 - Medical Institution Development Areas

Figure 6.40 - Medical Institution Dimensional Chart

Development Area, but floor plates remain sized appropriately 
for patient care delivery.  Large floor plates are necessary for 
hospital diagnostic and treatment uses and ambulatory health 
care uses to accommodate adjacencies of multiple operating 
rooms, interventional radiology rooms and urgent care.  The 
Hospital Perimeter Development Area provides the dimensional 
flexibility necessary to allow the less intense hospital uses 
and ambulatory health care center uses to be located in close 
proximity and benefit from the collocation of complementary uses.  
Medical office uses may also be appropriate for this area, but do 
not have the same proximity needs as the ambulatory health care 
center uses. 
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Permitted Uses
The following pages represent the permitted uses 
in each zoning district (highlighted in yellow). The 
permitted uses are exhibited by citywide land use 
classification (pages 77 - 111) and BelRed uses 
(pages 112 - 129).  
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C.    Factoria Land Use District 3 (F3). Factoria, F3 District provides for highly intensive office use in an integrated complex adjacent to freeway 

corridors in the Factoria area. This is the most intensive office district outside the Downtown. (Ord. 5385, 7-15-02, § 4)

20.10.397 Camp and Conference Center (CCC).

A Camp and Conference Center (CCC) provides areas for a unified mix of group day or residence camps and professional, educational, or 

religious meetings, conferences, seminars, and retreats and their associated facilities and activities. These are used primarily by organizations 

and schools and the families and individuals they enroll.

The purpose of the designation is to maintain the compatibility of this unique mix of uses with surrounding neighborhoods by limiting the overall 

intensity of the site, and protect lower intensity uses from the effects of higher intensity uses. (Ord. 6190, 11-3-14, § 4)

20.10.400 Use chart described – Interpretation.

In Chart 20.10.440, land use classifications and standard Land Use Code reference numbers are listed on the vertical axis. City of Bellevue 

land use districts are shown on the horizontal axis.

A.    If no symbol appears in the box at the intersection of the column and the row, the use is not allowed in that district, except for certain short-

term uses (see Temporary Use Permits, Part 20.30M LUC).

B.    If the symbol “P” appears in the box at the intersection of the column and row, the use is permitted subject to general requirements for the 

use and the use district.

C.    If the symbol “C” appears in the box at the intersection of the column and the row, the use is permitted subject to the Conditional Use 

provisions specified in Part 20.30B or 20.30C LUC and to general requirements for the use and the use district.

D.    If the symbol “A” appears in the box at the intersection of the column and the row, the use is permitted subject to the Administrative 

Conditional Use provisions as specified in Part 20.30E LUC and to general requirements for the use and the use district.

E.    If the symbol “PD” appears in the box at the intersection of the column and the row, the use is permitted subject to the Planned Unit 

Development provisions as specified in Part 20.30D LUC and to general requirements for the use and the use district.

F.    If a number appears in the box at the intersection of the column and the row, the use is permitted through the applicable review process 

and subject to the special limitation indicated in the corresponding Note. (Ord. 3530, 8-12-85, §§ 2 – 5; Ord. 3145, 9-27-82, § 20)

20.10.420 Interpretation of land use charts by Director.

A.    Director’s Authority. In the case of a question as to the inclusion or exclusion of a particular proposed use in a particular use category, the 

Director shall have the authority to make the final determination. The Director shall make the determination according to the characteristics of 

the operation of the proposed use and based upon the Director’s interpretation of the Standard Land Use Coding Manual, the Standard 

Industrial Classification Manual and the North American Industry Classification System.

B.    Conflict. In the case of a conflict between the Land Use District Descriptions (contained in LUC 20.10.180 through 20.10.395) and the use 

chart, the use charts contained in LUC 20.10.440 or Chapter 20.25 LUC shall prevail.

C.    Appeal. An applicant may appeal the final decision of the Director provided pursuant to subsection A of this section by requesting an 

interpretation of the use charts contained in LUC 20.10.440 or Chapter 20.25 LUC relating to the inclusion or exclusion of a proposed use. This 

request for interpretation of the Land Use Code charts will be processed pursuant to Part 20.30K LUC. (Ord. 5876, 5-18-09, § 3; Ord. 3530, 

8-12-85, § 6)

20.10.440 Land use charts.

Chart 20.10.440

Uses in land use districts

STD 

LAND 

USE 

CODE 

REF

Manufacturing – Residential Districts

LAND USE CLASSIFICATION R-1 R-1.8 R-2.5 R-3.5 R-4 R-5 R-7.5* R-10 R-15 R-20 R-30

2 and 

3

Manufacturing (1,4)

21 Food and Beverage Products Mfg.

22 Textile Products Mfg.
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STD 

LAND 

USE 

CODE 

REF

Manufacturing – Residential Districts

LAND USE CLASSIFICATION R-1 R-1.8 R-2.5 R-3.5 R-4 R-5 R-7.5* R-10 R-15 R-20 R-30

23

Apparel, Fabric, Accessories and 

Leather Goods Mfg.

24 Lumber and Wood Products Mfg.

25 Furniture and Fixtures Mfg.

26 Paper Products Mfg.

27

Printing, Publishing and Allied 

Industries

28 Chemicals and Related Products Mfg.

31 Rubber Products Mfg.

314 Misc. Plastic Products Mfg.

321

322

324

325

327

Light Stone, Clay, and Glass Products 

Mfg.; Glass, Pottery and China Ceramic 

Products, Stone Cutting and Engraving

329 Handcrafted Products Mfg.

3427

Computers, Office Machines and 

Equipment Mfg.

3433

3434

3435

3436

3437

Electrical Equipment Mfg.; Appliances, 

Lighting, Radio, TV Communications, 

Equipment and Component Parts

3491

3492

3493

3495

3497

Fabricated Metal Products Mfg.; 

Containers, Hand Tools, Heating 

Equipment, Screw Products, Coating 

and Plating

35

Measuring, Analyzing and Controlling 

Instruments, Photographic, Medical and 

Optical Goods; Watches and Clocks 

Mfg.; Computer Software

3997 Signs and Advertising Display Mfg.

3999

Misc. Light Fabrication Assembly and 

Mfg. Not Elsewhere Classified

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.

Permitted uses in the Camp and Conference Center District (CCC) are listed in LUC 20.25N.040.

*    Not effective within the jurisdiction of the East Bellevue Community Council.
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Chart 20.10.440

Uses in land use districts

Manufacturing – Nonresidential Districts

STD 

LAND 

USE 

CODE 

REF

Professional 

Office

Office

Office/Limited 

Business

Light 

Industry

General 

Commercial

Neighborhood 

Business

Community 

Business

Factoria 

Land 

Use

District 

1

Factoria 

Land 

Use

District 

2

Factoria 

Land 

Use

District 

3

LAND USE 

CLASSIFICATION

PO O OLB LI GC NB CB F1 F2 F3

2 and 

3

Manufacturing 

(1,4)

21

Food and 

Beverage 

Products Mfg.

P 5 S 5 S S S

22

Textile Products 

Mfg.

P

23

Apparel, Fabric, 

Accessories and 

Leather Goods 

Mfg.

P S S S

24

Lumber and Wood 

Products Mfg.

S S S S

25

Furniture and 

Fixtures Mfg.

P S S S

26

Paper Products 

Mfg.

S 2

27

Printing, 

Publishing and 

Allied Industries

P P S S

28

Chemicals and 

Related Products 

Mfg.

S 3

31

Rubber Products 

Mfg.

C

314

Misc. Plastic 

Products Mfg.

P P S S
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Manufacturing – Nonresidential Districts

STD 

LAND 

USE 

CODE 

REF

Professional 

Office

Office

Office/Limited 

Business

Light 

Industry

General 

Commercial

Neighborhood 

Business

Community 

Business

Factoria 

Land 

Use

District 

1

Factoria 

Land 

Use

District 

2

Factoria 

Land 

Use

District 

3

LAND USE 

CLASSIFICATION

PO O OLB LI GC NB CB F1 F2 F3

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

329

Handcrafted 

Products Mfg.

P P P P

3427

Computers, Office 

Machines and 

Equipment Mfg.

P P

3433

3434

3435

3436

3437

Electrical 

Equipment Mfg.; 

Appliances, 

Lighting, Radio, 

TV 

Communications, 

Equipment and 

Component Parts

P S S S

3491

3492

3493

3495

3497

Fabricated Metal 

Products Mfg.; 

Containers, Hand 

Tools, Heating 

Equipment, Screw 

Products, Coating 

and Plating

P S S S

35

Measuring, 

Analyzing and 

Controlling 

Instruments, 

Photographic, 

Medical and 

Optical Goods; 

Watches and 

Clocks Mfg.; 

Computer 

Software

P P P P S S S P P

3997

Signs and 

Advertising 

Display Mfg.

P S S S
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Manufacturing – Nonresidential Districts

STD 

LAND 

USE 

CODE 

REF

Professional 

Office

Office

Office/Limited 

Business

Light 

Industry

General 

Commercial

Neighborhood 

Business

Community 

Business

Factoria 

Land 

Use

District 

1

Factoria 

Land 

Use

District 

2

Factoria 

Land 

Use

District 

3

LAND USE 

CLASSIFICATION

PO O OLB LI GC NB CB F1 F2 F3

3999

Misc. Light 

Fabrication 

Assembly and 

Mfg. Not 

Elsewhere 

Classified

P S S S

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.

Permitted uses in the Camp and Conference Center District (CCC) are listed in LUC 20.25N.040.

*  Not effective within the jurisdiction of the East Bellevue Community Council.

(Ord. 6277, 3-7-16, § 1; Ord. 6190, 11-3-14, § 5; Ord. 5876, 5-18-09, § 4; Ord. 5717, 2-20-07, § 2; Ord. 5480, 10-20-03, § 2; Ord. 5475, 10-20-

03, § 4; Ord. 5403, 8-5-02, § 3; Ord. 5385, 7-15-02, § 5; Ord. 5089, 8-3-98, § 3; Ord. 4979, 3-17-97, § 1; Ord. 4973, 3-3-97, § 301; Ord. 3530, 

8-12-85, § 7)

Notes: Uses in land use districts – Manufacturing

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

mills.

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

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

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

(5) Food and beverage public tasting rooms are permitted only as a subordinate use to the manufacturing use. (Ord. 5717, 2-20-07, § 2; Ord. 

5480, 10-20-03, § 2; Ord. 5475, 10-20-03, § 4; Ord. 5403, 8-5-02, § 3; Ord. 5385, 7-15-02, § 5; Ord. 5089, 8-3-98, § 3; Ord. 4979, 3-17-97, § 1; 

Ord. 4973, 3-3-97, § 301; Ord. 4816, 12-4-95, § 401; Ord. 4028, 7-17-89, § 1; Ord. 2945, 2-2-81, § 5)

Chart 20.10.440

Uses in land use districts

STD 

LAND 

USE 

CODE 

REF

Recreation – Residential Districts

LAND USE CLASSIFICATION R-1 R-1.8 R-2.5 R-3.5 R-4 R-5 R-7.5* R-10 R-15 R-20 R-30

S S
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STD 

LAND 

USE 

CODE 

REF

Recreation – Residential Districts

LAND USE CLASSIFICATION R-1 R-1.8 R-2.5 R-3.5 R-4 R-5 R-7.5* R-10 R-15 R-20 R-30

7 Cultural Entertainment and Recreation

711 Library, Museum C 1 C 1 C 1 C 1 C 1 C 1 C 1 C 1 C 1

7113 Art Gallery C C C C C C C C C

712

Nature Exhibitions: Aquariums, 

Botanical Gardens and Zoos

7212

7214

7222

7231

7232

Public Assembly (Indoor): Sports, 

Arenas, Auditoriums and Exhibition 

Halls but Excluding School Facilities

7212

7214

7218

Motion Picture, Theaters, Night Clubs, 

Dance Halls and Teen Clubs

7213 Drive-In Theaters

Adult Theaters (7)

7223

73

Public Assembly (Outdoor): Fairgrounds 

and Amusement Parks, Miniature Golf, 

Golf Driving Ranges, Go-Cart Tracks, 

BMX Tracks and Skateboard Tracks

73

Commercial Amusements: Video 

Arcades, Electronic Games

7411

7413

7422

7423

7424

7441

7449

Recreation Activities: Golf Courses, 

Tennis Courts, Community Clubs, 

Athletic Fields, Play Fields, Recreation 

Centers, Swimming Beaches and Pools 

(2,11)

C C C C C C C C P P P

744 Marinas, Yacht Clubs C C C C C C C C C C C

7413

7414

7415

7417

7425

Recreation Activities: Skating, Bowling, 

Gymnasiums, Athletic Clubs, Health 

Clubs, Recreation Instruction

7491

7515

Camping Sites and Hunting Clubs C C C C C C C C C C C

76

Private Leisure and Open Space Areas 

Excluding Recreation Activities Above

C C C C C C C C P P P

Public/Private Park C C C C C C C C P P P

Stables and Riding Academies C

Boarding or Commercial Kennels C

City Park* (10) P/C P/C P/C P/C P/C P/C P/C P/C P/C P/C P/C

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.
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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.

Permitted uses in the Camp and Conference Center District (CCC) are listed in LUC 20.25N.040.

*    Not effective within the jurisdiction of the East Bellevue Community Council.

Chart 20.10.440

Uses in land use districts

Recreation – Nonresidential Districts

STD 

LAND 

USE 

CODE 

REF

Professional 

Office

Office

Office/Limited

Business

Light 

Industry

General 

Commercial

Neighborhood

Business

Community 

Business

Factoria 

Land 

Use

District 

1

Factoria 

Land 

Use

District 

2

Factoria 

Land 

Use

District 

3

LAND USE 

CLASSIFICATION

PO O OLB LI GC NB CB F1 F2 F3

7

Cultural 

Entertainment and 

Recreation

711 Library, Museum P P P P P P P

7113 Art Gallery P P P P P P P

712

Nature 

Exhibitions: 

Aquariums, 

Botanical Gardens 

and Zoos

C C C C C C C C C

7212

7214

7222

7231

7232

Public Assembly 

(Indoor): Sports, 

Arenas, 

Auditoriums and 

Exhibition Halls 

but Excluding 

School Facilities

P P P P P

7212

7214

7218

Motion Picture, 

Theaters, Night 

Clubs, Dance 

Halls and Teen 

Clubs

P P P P P

7213 Drive-In Theaters C C C C

Adult Theaters (7) P P P P P
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Recreation – Nonresidential Districts

STD 

LAND 

USE 

CODE 

REF

Professional 

Office

Office

Office/Limited

Business

Light 

Industry

General 

Commercial

Neighborhood

Business

Community 

Business

Factoria 

Land 

Use

District 

1

Factoria 

Land 

Use

District 

2

Factoria 

Land 

Use

District 

3

LAND USE 

CLASSIFICATION

PO O OLB LI GC NB CB F1 F2 F3

7223

73

Public Assembly 

(Outdoor): 

Fairgrounds and 

Amusement 

Parks, Miniature 

Golf, Golf Driving 

Ranges, Go-Cart 

Tracks, BMX 

Tracks and 

Skateboard 

Tracks

C C C

73

Commercial 

Amusements: 

Video Arcades, 

Electronic Games

A A A

7411

7413

7422

7423

7424

7441

7449

Recreation 

Activities: Golf 

Courses, Tennis 

Courts, 

Community Clubs, 

Athletic Fields, 

Play Fields, 

Recreation 

Centers, 

Swimming 

Beaches and 

Pools (2,11)

C C C C C C C C C

744

Marinas, Yacht 

Clubs

7413

7414

7415

7417

7425

Recreation 

Activities: Skating, 

Bowling, 

Gymnasiums, 

Athletic Clubs, 

Health Clubs, 

Recreation 

Instruction

C 3 C P 3 P 3 A 9 P P C C

7491

7515

Camping Sites 

and Hunting Clubs

C C C C C C C C C C

76

Private Leisure 

and Open Space 

Areas Excluding 

Recreation 

Activities Above

P P P P P P P P P P

Public/Private 

Park

P P P P P P P P P P
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Recreation – Nonresidential Districts

STD 

LAND 

USE 

CODE 

REF

Professional 

Office

Office

Office/Limited

Business

Light 

Industry

General 

Commercial

Neighborhood

Business

Community 

Business

Factoria 

Land 

Use

District 

1

Factoria 

Land 

Use

District 

2

Factoria 

Land 

Use

District 

3

LAND USE 

CLASSIFICATION

PO O OLB LI GC NB CB F1 F2 F3

Stables and 

Riding Academies

Boarding or 

Commercial 

Kennels

City Park* (10) P/C P/C P/C P/C P/C P/C P/C P/C P/C P/C

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.

Permitted uses in the Camp and Conference Center District (CCC) are listed in LUC 20.25N.040.

*Not effective within the jurisdiction of the East Bellevue Community Council.

(Ord. 6277, 3-7-16, § 1; Ord. 6197, 11-17-14, § 3; Ord. 6190, 11-3-14, § 5; Ord. 5876, 5-18-09, § 4; Ord. 5717, 2-20-07, § 2; Ord. 5480, 10-20-

03, § 2; Ord. 5475, 10-20-03, § 4; Ord. 5460, 8-4-03, § 2; Ord. 5403, 8-5-02, § 3; Ord. 5385, 7-15-02, § 5; Ord. 5091, 8-3-98, § 1; Ord. 5089, 

8-3-98, § 3; Ord. 5038, 11-17-97, § 1; Ord. 4979, 3-17-97, § 1; Ord. 4973, 3-3-97, § 301; Ord. 4511, 4-5-93, § 1; Ord. 4422, 9-28-92, § 2; Ord. 

3530, 8-12-85, § 7)

Notes: Uses in land use districts – Recreation

(1)    Cultural activities include only branch libraries in R-2.5, R-3.5, R-4, R-5, R-7.5, R-10, R-15, R-20 and R-30 Districts.

(2)    For carnivals, see LUC 20.20.160.

(3)    Recreation activities do not include athletic clubs in O, LI and GC Districts.

(4)    Limited to a maximum of 2,000 gross square feet per establishment.

(5)    Nonresidential uses are permitted in Downtown-R Districts only when developed in a building which contains residential uses.

(6)    Excludes zoos. 

(7)    Adult theaters are subject to the regulations for adult entertainment uses in LUC 20.20.127.

(8)    Athletic and health clubs are permitted without administrative conditional use approval if subordinate to a permitted use. 

(9)    Recreation activities are restricted to health clubs, recreation instruction, and gymnasiums in NB Districts and the total floor area for all 

combined recreation activity uses may not exceed 5,000 square feet per NB site.

*(10)    City parks are generally permitted in all zones. However, the following types of uses or facilities in City parks in single-family or R-10 

zones require conditional use approval: lighted sports and play fields, sports and play fields with amplified sound, community recreation 

centers, motorized boat ramps, and beach parks on Lake Washington, Lake Sammamish, Phantom Lake and Larson Lake. Nonrecreation uses 
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in City parks in all zones outside the Downtown require conditional use approval, except that the permit requirements for wireless 

communication facilities shall be as set forth in LUC 20.20.195. For purposes of this requirement, “nonrecreation use” means a commercial, 

social service or residential use located on park property but not functionally related to City park programs and activities.

(11)    See LUC 20.20.190 for additional regulations. (Ord. 6197, 11-17-14, § 3; Ord. 5717, 2-20-07, § 2; Ord. 5480, 10-20-03, § 2; Ord. 5475, 

10-20-03, § 4; Ord. 5460, 8-4-03, § 2; Ord. 5403, 8-5-02, § 3; Ord. 5385, 7-15-02, § 5; Ord. 5089, 8-3-98, § 3; Ord. 5038, 11-17-97, § 1; Ord. 

4979, 3-17-97, § 1; Ord. 4973, 3-3-97, § 301; Ord. 4816, 12-4-95, § 401; Ord. 4511, 4-5-93, § 2; Ord. 4422, 9-28-92, § 2; Ord. 4028, 7-17-89, § 

1; Ord. 3884, 2-16-88, § 1; Ord. 2945, 2-2-81, § 5)

*    Not effective within the jurisdiction of the East Bellevue Community Council.

Chart 20.10.440

Uses in land use districts

STD 

LAND 

USE 

CODE 

REF

Residential – Residential Districts

LAND USE CLASSIFICATION R-1 R-1.8 R-2.5 R-3.5 R-4 R-5 R-7.5* R-10 R-15 R-20 R-30

1 Residential

Single-Family Dwelling (3) P P P P P P P P P P P

Two to Four Dwelling Units Per Structure 

(6)

PD PD PD PD PD PD PD P P P P

Five or More Dwelling Units Per Structure 

(6)

PD PD PD PD PD PD PD P P P P

12

Group Quarters: Dormitories, Fraternal 

Houses, Excluding Military and 

Correctional Institutions and Excluding 

Secure Community Transition Facilities 

(16)

C P P P

Rooming House (17) P P P P

Senior Citizen Dwellings (4,7*)

PD

5

PD

5

PD

5

PD

5

PD

5

PD

5

PD

5

P P P P

13

15

Hotels and Motels

Congregate Care Senior Housing (4,7*,16) P P P P

6516 Nursing Home (7*,16) C P P P

Assisted Living (4,7*) C P P P

Accessory Dwelling Unit (9) S S S S S S S S S S S

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.

Permitted uses in the Camp and Conference Center District (CCC) are listed in LUC 20.25N.040.

*    Not effective within the jurisdiction of the East Bellevue Community Council.
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Chart 20.10.440

Uses in land use districts

Residential – Nonresidential Districts

STD 

LAND 

USE 

CODE 

REF

Professional 

Office

Office

Office/Limited 

Business

Light 

Industry

General 

Commercial

Neighborhood 

Business

Community 

Business

Factoria 

Land 

Use

District 

1

Factoria 

Land 

Use

District 

2

Factoria 

Land 

Use

District 

3

LAND USE 

CLASSIFICATION

PO O OLB LI GC NB CB F1 F2 F3

1 Residential

Single-Family 

Dwelling (3)

P 15 P 1 S S S P 8 S S S S

Two to Four 

Dwelling Units Per 

Structure (6)

P 1 P P 8 P 6 P P P

Five or More 

Dwelling Units Per 

Structure (6)

P 1 P P 8 P 6 P P P

12

Group Quarters: 

Dormitories, 

Fraternal Houses, 

Excluding Military 

and Correctional 

Institutions and 

Excluding Secure 

Community 

Transition 

Facilities (16)

C C

Rooming House 

(17)

P P P P P

Senior Citizen 

Dwellings (4,7*)

P P P P 8 P P P P

13

15

Hotels and Motels P C C P P

Congregate Care 

Senior Housing 

(4,7*,16)

P P P P P P P P

6516

Nursing Home 

(7*,16)

C P P C P P P P

Assisted Living 

(4,7*)

C P C C P P C C

Accessory 

Dwelling Unit (9)

S S S S S S S S S S
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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.

Permitted uses in the Camp and Conference Center District (CCC) are listed in LUC 20.25N.040.

*    Not effective within the jurisdiction of the East Bellevue Community Council.

(Ord. 6277, 3-7-16, § 1; Ord. 6223, 4-6-15, § 1; Ord. 6197, 11-17-14, § 2; Ord. 6190, 11-3-14, § 5; Ord. 5876, 5-18-09, § 4; Ord. 5717, 2-20-07, 

§ 2; Ord. 5480, 10-20-03, § 2; Ord. 5476, 10-20-03, § 1; Ord. 5475, 10-20-03, § 4; Ord. 5404, 8-5-02, § 1; Ord. 5403, 8-5-02, § 3; Ord. 5385, 

7-15-02, § 5; Ord. 5234, 7-17-00, § 1; 

Ord. 5089, 8-3-98, § 3; Ord. 4999, 7-7-97, § 1; Ord. 4959, 1-6-97, § 1; Ord. 4861, 3-28-96, § 16; Ord. 4816, 12-4-95, § 401; Ord. 4696-A, 11-

21-94, § 2; Ord. 4498, 3-15-93, § 1; Ord. 4422, 9-28-92, § 2; Ord. 3530, 8-12-85, § 7)

Notes: Uses in land use districts – Residential

(1)    No more than 50 percent of the gross floor area of the structure shall be devoted to residential use in O Districts, unless Conditional Use 

Permit approval is obtained and the applicable Comprehensive Plan policies do not discourage multifamily uses.

(2)    (Deleted by Ord. 4999).

(3)    A boardinghouse or bed and breakfast is permitted in a single-family dwelling, provided the requirements of LUC 20.20.140 are met.

(4)    An agreement must be recorded with the King County Department of Records and Elections restricting senior citizen dwellings, 

congregate care senior housing, or assisted living to remain in perpetuity as senior housing.

(5)    Through the planned unit development process, senior citizen dwellings may include common dining and recreation facilities.

(6)    Multifamily development in Planning Districts A and B of the Crossroads Subarea is not allowed. Multifamily development in Planning 

District E of the Crossroads Subarea north of NE 8th Street may be allowed through a Council-approved development agreement that is 

consistent with Chapter 36.70B RCW and includes design guidelines that are consistent with the vision of Comprehensive Plan Policies S-CR-

79 and S-CR-81 regarding the creation of mixed-use developments with pedestrian connections, park connections where appropriate, and 

public open space. Refer to the Crossroads Subarea Planning District Guidelines of the Comprehensive Plan for Planning Districts A, B and E.

(7)    In Planning Districts A and B of the Crossroads Subarea and in Planning District E of the Crossroads Subarea north of NE 8th Street, 

existing legal nonconforming multifamily uses can be converted to senior citizen housing, congregate care senior housing, assisted living or 

nursing homes. Refer to the Crossroads Subarea Planning District Guidelines of the Comprehensive Plan for Planning Districts A, B and E.*

(8)    These residential uses are permitted in NB Districts only if located on the second floor and above the permitted ground floor nonresidential 

uses.

(9)    Accessory dwelling units are permitted only as subordinate to single-family dwellings and are subject to the provisions of LUC 20.20.120.

(10)    (Deleted by Ord. 4999).

(11)    (Deleted by Ord. 4999).

(12)    (Deleted by Ord. 4999).

(13)    (Deleted by Ord. 4999).

(14)    (Deleted by Ord. 4999).

(15)    One single-family dwelling unit, occupying no more than 25 percent of the floor area of the structure, is permitted in the PO District.

(16)    See LUC 20.20.190 for additional regulations.
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(17)    See LUC 20.20.700 for general development requirements for rooming house. (Ord. 6229, 6-1-15, § 1; Ord. 6223, 4-6-15, § 1; Ord. 

6197, 11-17-14, § 2; Ord. 5791, 12-3-07, § 4; Ord. 5717, 2-20-07, § 2; Ord. 5480, 10-20-03, § 2; Ord. 5476, 10-20-03, § 1; Ord. 5475, 10-20-

03, § 4; Ord. 5404, 8-5-02, § 1; Ord. 5403, 8-5-02, § 3; Ord. 5385, 7-15-02, § 5; Ord. 5234, 7-17-00, § 1; Ord. 5089, 8-3-98, § 3; Ord. 4999, 

7-7-97, § 1; Ord. 4959, 1-6-97, § 1; Ord. 4861, 3-28-96, §16; Ord. 4816, 12-4-95, § 401; Ord. 4696-A, 11-21-94, § 2; Ord. 4498, 3-15-93, § 1; 

Ord. 4422, 9-28-92, § 2; Ord. 4255, 6-3-91, § 1; Ord. 4065, 10-23-89, § 1; Ord. 4028, 7-17-89, § 1; Ord. 2945, 2-2-81, § 5)

*    Not effective within the jurisdiction of the East Bellevue Community Council.

Chart 20.10.440

Uses in land use districts

STD 

LAND 

USE 

CODE 

REF

Resources – Residential Districts

LAND USE CLASSIFICATION R-1 R-1.8 R-2.5 R-3.5 R-4 R-5 R-7.5* R-10 R-15 R-20 R-30

8

Resource Production (Minerals, 

Plants, Animals Including Pets and 

Related Services)

81

Agriculture, Production of Food and 

Fiber Crops, Dairies, Livestock and 

Fowl, Excluding Hogs

P P P 1 P 1 P 1 P 1 P 1 P 1 P 1 P 1 P 1

Marijuana Production

8192

Other Horticultural Specialties: 

Medical Cannabis Collective Gardens 

(4)

821 Agricultural Processing

Marijuana Processing

Medical Marijuana Cooperative (7)

8221 Veterinary Clinic and Hospital (5)

8222 Poultry Hatcheries

83

Forestry, Tree Farms and Timber 

Production

P P C C C C C C C C C

8421 Fish Hatcheries

85

Mining, Quarrying (Including Sand and 

Gravel), Oil and Gas Extraction

C C C C C C C C C C C

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.

Permitted uses in the Camp and Conference Center District (CCC) are listed in LUC 20.25N.040.

*    Not effective within the jurisdiction of the East Bellevue Community Council.
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Chart 20.10.440

Uses in land use districts

Resources – Nonresidential Districts

STD 

LAND 

USE 

CODE 

REF

Professional 

Office

Office

Office/Limited

Business

Light 

Industry

General 

Commercial

Neighborhood

Business

Community 

Business

Factoria 

Land 

Use

District 

1

Factoria 

Land 

Use

District 

2

Factoria 

Land 

Use

District 

3

LAND USE 

CLASSIFICATION

PO O OLB LI GC NB CB F1 F2 F3

8

Resource 

Production 

(Minerals, Plants, 

Animals Including 

Pets and Related 

Services)

81

Agriculture, 

Production of 

Food and Fiber 

Crops, Dairies, 

Livestock and 

Fowl, Excluding 

Hogs

P 1 P 1 P 1 P 1 P 1 P 1 P 1 P 1 P 1 P 1

Marijuana 

Production

A 6

8192

Other Horticultural 

Specialties: 

Medical Cannabis 

Collective 

Gardens (4)

821

Agricultural 

Processing

P 2

Marijuana 

Processing

A 6

Medical Marijuana 

Cooperative (7)

8221

Veterinary Clinic 

and Hospital (5)

P P P P P 3 P P

8222 Poultry Hatcheries P P

83

Forestry, Tree 

Farms and Timber 

Production

C C C C C C C C C C

8421 Fish Hatcheries P

85

Mining, Quarrying 

(Including Sand 

and Gravel), Oil 

and Gas 

Extraction

C C C C C C C C C C

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.



91Existing Conditions

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.

Permitted uses in the Camp and Conference Center District (CCC) are listed in LUC 20.25N.040.

*    Not effective within the jurisdiction of the East Bellevue Community Council.

(Ord. 6316, 11-7-16, § 1; Ord. 6277, 3-7-16, § 1; Ord. 6253, 8-3-15, §§ 3, 4; Ord. 6197, 11-17-14, § 4; Ord. 6190, 11-3-14, § 5; Ord. 6132 B-1, 

10-21-13, § 2; Ord. 5876, 5-18-09, § 4; Ord. 5717, 2-20-07, § 2; Ord. 5480, 10-20-03, § 2; Ord. 5475, 10-20-03, § 4; Ord. 5403, 8-5-02, § 3; 

Ord. 5385, 7-15-02, § 5; Ord. 5089, 8-3-98, § 3; Ord. 4979, 3-17-97, § 1; Ord. 4973, 3-3-97, § 301; Ord. 4422, 9-28-92, § 2; Ord. 3530, 8-12-

85, § 7)

Notes: Uses in land use districts – Resources

(1)    In the R-2.5, R-3.5, R-4, R-5, R-7.5, R-10, R-15, R-20, R-30, NB, PO, O, OLB, F1, F2, F3, LI, GC and CB Districts agriculture is limited to 

the production of food and fiber crops.

(2)    Agriculture processing excludes grain mill products manufacturing and slaughtering in LI Districts.

(3)    Veterinary clinics and hospitals are limited to 5,000 square feet per use in NB Districts.

(4)    Medical cannabis collective gardens are prohibited in Bellevue. See LUC 20.20.535 for general requirements applicable to marijuana 

uses.

(5)    See LUC 20.20.130.E for additional regulations.

(6)    See LUC 20.20.535 for general development requirements for marijuana uses.

(7)    Medical marijuana cooperatives, as authorized under RCW 69.51A.250, now or as hereafter amended, are prohibited in Bellevue. See 

LUC 20.20.535 for general requirements applicable to marijuana uses. (Ord. 6316, 11-7-16, § 1; Ord. 6253, 8-3-15, §§ 3, 4; Ord. 6197, 11-17-

14, § 4; Ord. 6132 B-1, 10-21-13, § 2; Ord. 5717, 2-20-07, § 2; Ord. 5480, 10-20-03, § 2; Ord. 5475, 10-20-03, § 4; Ord. 5403, 8-5-02, § 3; Ord. 

5385, 7-15-02, § 5; Ord. 5089, 8-3-98, § 3; Ord. 4979, 3-17-97, § 1; Ord. 4973, 3-3-97, § 301; Ord. 4816, 12-4-95, § 401; Ord. 4422, 9-28-92, § 

2; Ord. 2945, 2-2-81, § 5)

Chart 20.10.440

Uses in land use districts

STD 

LAND 

USE 

CODE 

REF

Services – Residential Districts

LAND USE CLASSIFICATION R-1 R-1.8 R-2.5 R-3.5 R-4 R-5 R-7.5* R-10 R-15 R-20 R-30

6 Services

61

Finance, Insurance, Real Estate 

Services

62

Personal Services: Laundry, Dry 

Cleaning, Barber and Beauty, 

Photography Studio and Shoe Repair

6241 Funeral and Crematory Services

6262 Cemeteries C C C C C C C C C C C

629 Child Care Services (3,4)

Family Child Care Home in Residence P P P P P P P P P P P
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STD 

LAND 

USE 

CODE 

REF

Services – Residential Districts

LAND USE CLASSIFICATION R-1 R-1.8 R-2.5 R-3.5 R-4 R-5 R-7.5* R-10 R-15 R-20 R-30

Child Day Care Center C C P P

63

Business Services, Duplicating and Blue 

Printing, Steno, Advertising (Except 

Outdoor), Travel Agencies and 

Employment

634

Building Maintenance and Pest Control 

Services

637

Warehousing and Storage Services, 

Excluding Stockyards

639

Rental and Leasing Services: Cars, 

Trucks, Trailers, Furniture and Tools

641 Auto Repair and Washing Services (26)

649

Repair Services: Watch, TV, Electrical, 

Upholstery

Professional Services: Medical Clinics 

and Other Health Care Related Services

Professional Services: Other

6513 Hospitals

66

Contract Construction Services: Building 

Construction, Plumbing, Paving and 

Landscape

671

Governmental Services: Executive, 

Legislative, Administrative and Judicial 

Functions

C 

15

672

673

Governmental Services: Protective 

Functions and Related Activities 

Excluding Maintenance Shops

C C C C C C C C C C C

Limited Governmental Services: 

Protective Functions (21)

P P P P

Limited Governmental Services: 

Executive and Administrative, 

Legislative and Protective Functions 

(22)

674

675

Military and Correctional Institutions (27) C C C C C C C C C C C

Secure Community Transition Facility 

(23,24)

681

Education: Primary and Secondary 

(25,27)

A/C A/C A/C A/C A/C A/C A/C A/C A/C A/C A/C

682 Universities and Colleges (27) C C C C C C C C C C C

683

Special Schools: Vocational, Trade, Art, 

Music, Driving, Barber and Beauty 

Schools

691 Religious Activities (27) C C C C C C C C C C C
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STD 

LAND 

USE 

CODE 

REF

Services – Residential Districts

LAND USE CLASSIFICATION R-1 R-1.8 R-2.5 R-3.5 R-4 R-5 R-7.5* R-10 R-15 R-20 R-30

692 

(A)

Professional and Labor Organizations 

Fraternal Lodge

692 

(B)

Social Service Providers

A 

14

A 14 A 14 A 14

A 

14

A 

14

A 14 A 14 A 14 A 14 A 14

Administrative Office – General

Computer Program, Data Processing 

and Other Computer-Related Services

Research, Development and Testing 

Services

Marijuana Research (28)

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.

Permitted uses in the Camp and Conference Center District (CCC) are listed in LUC 20.25N.040.

*    Not effective within the jurisdiction of the East Bellevue Community Council.

Chart 20.10.440

Uses in land use districts

Services – Nonresidential Districts

STD 

LAND 

USE 

CODE 

REF

Professional 

Office

Office

Office/Limited

Business

Light 

Industry

General 

Commercial

Neighborhood

Business

Community 

Business

Factoria 

Land 

Use

District 

1

Factoria 

Land 

Use

District 

2

Factoria 

Land 

Use

District 

3

LAND USE 

CLASSIFICATION

PO O OLB LI GC

NB

(16)

CB F1 F2 F3

6 Services

61

Finance, 

Insurance, Real 

Estate Services

P P P P 1 P P P P P P



Wilburton Commercial Area Citizen Advisory Committee Briefing Book 94

Services – Nonresidential Districts

STD 

LAND 

USE 

CODE 

REF

Professional 

Office

Office

Office/Limited

Business

Light 

Industry

General 

Commercial

Neighborhood

Business

Community 

Business

Factoria 

Land 

Use

District 

1

Factoria 

Land 

Use

District 

2

Factoria 

Land 

Use

District 

3

LAND USE 

CLASSIFICATION

PO O OLB LI GC

NB

(16)

CB F1 F2 F3

62

Personal Services: 

Laundry, Dry 

Cleaning, Barber 

and Beauty, 

Photography 

Studio and Shoe 

Repair

S P 2 P P P P S S

6241

Funeral and 

Crematory 

Services

C C C C C

6262 Cemeteries C C C C C C C C C C

629

Child Care 

Services (3,4)

Family Child Care 

Home in 

Residence

P P P P P P P P P P

Child Day Care 

Center

P P P P P P P P P P

63

Business 

Services, 

Duplicating and 

Blue Printing, 

Steno, Advertising 

(Except Outdoor), 

Travel Agencies 

and Employment

P P P P 5 P P 17 P P P P

634

Building 

Maintenance and 

Pest Control 

Services

P P P P

637

Warehousing and 

Storage Services, 

Excluding 

Stockyards

P P S S

639

Rental and 

Leasing Services: 

Cars, Trucks, 

Trailers, Furniture 

and Tools

S P 6 P A 18 P 7 P 7 S S

641

Auto Repair and 

Washing Services 

(26)

P P A 19 P P
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Services – Nonresidential Districts

STD 

LAND 

USE 

CODE 

REF

Professional 

Office

Office

Office/Limited

Business

Light 

Industry

General 

Commercial

Neighborhood

Business

Community 

Business

Factoria 

Land 

Use

District 

1

Factoria 

Land 

Use

District 

2

Factoria 

Land 

Use

District 

3

LAND USE 

CLASSIFICATION

PO O OLB LI GC

NB

(16)

CB F1 F2 F3

649

Repair Services: 

Watch, TV, 

Electrical, 

Upholstery

P P P P P

Professional 

Services: Medical 

Clinics and Other 

Health Care 

Related Services

P P P P P P P P P

Professional 

Services: Other

P P P P 9 P P P P P

6513 Hospitals C C C C C C C C C

66

Contract 

Construction 

Services: Building 

Construction, 

Plumbing, Paving 

and Landscape

P P

671

Governmental 

Services: 

Executive, 

Legislative, 

Administrative and 

Judicial Functions

C C C C C C C

672

673

Governmental 

Services: 

Protective 

Functions and 

Related Activities 

Excluding 

Maintenance 

Shops

C C C C 10 C 10 C C C C C

Limited 

Governmental 

Services: 

Protective 

Functions (21)

Limited 

Governmental 

Services: 

Executive and 

Administrative, 

Legislative and 

Protective 

Functions (22)

P P P P P P P P P
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Services – Nonresidential Districts

STD 

LAND 

USE 

CODE 

REF

Professional 

Office

Office

Office/Limited

Business

Light 

Industry

General 

Commercial

Neighborhood

Business

Community 

Business

Factoria 

Land 

Use

District 

1

Factoria 

Land 

Use

District 

2

Factoria 

Land 

Use

District 

3

LAND USE 

CLASSIFICATION

PO O OLB LI GC

NB

(16)

CB F1 F2 F3

674

675

Military and 

Correctional 

Institutions (27)

C C C C C C C C C C

Secure 

Community 

Transition Facility 

(23,24)

C C

681

Education: 

Primary and 

Secondary (25,27)

A A A A A A A A A A

682

Universities and 

Colleges (27)

P P P P P C P P P P

683

Special Schools: 

Vocational, Trade, 

Art, Music, 

Driving, Barber 

and Beauty 

Schools

P P P P P P P P P

691

Religious Activities 

(27)

P P P P P C P P P P

692 

(A)

Professional and 

Labor 

Organizations 

Fraternal Lodge

C C P P P P P P

692 

(B)

Social Service 

Providers

C C P P P P P P P P

Administrative 

Office – General

P P P P 5 P P P P P P

Computer 

Program, Data 

Processing and 

Other Computer-

Related Services

P P P P 5 P P P

Research, 

Development and 

Testing Services

P P P P 5 P P P

Marijuana 

Research (28)

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.
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Permitted uses in the Camp and Conference Center District (CCC) are listed in LUC 20.25N.040.

*Not effective within the jurisdiction of the East Bellevue Community Council.

(Ord. 6316, 11-7-16, § 1; Ord. 6277, 3-7-16, § 1; Ord. 6197, 11-17-14, § 5; Ord. 6190, 11-3-14, § 5; Ord. 5989, 2-7-11, § 3; Ord. 5876, 5-18-09, 

§ 4; Ord. 5717, 2-20-07, § 2; Ord. 5480, 10-20-03, § 2; Ord. 5475, 10-20-03, § 4; Ord. 5432, 1-21-03, § 1; Ord. 5430, 1-21-03, § 2; Ord. 5404, 

8-5-02, § 2; Ord. 5403, 8-5-02, § 3; Ord. 5385, 7-15-02, § 5; Ord. 5089, 8-3-98, § 3; Ord. 4979, 3-17-97, § 1; Ord. 4973, 3-3-97, § 301; Ord. 

4422, 9-28-92, § 2; Ord. 3530, 8-12-85, § 7)

Notes: Uses in land use districts – Services

(1)    Finance, insurance, real estate services are permitted only if commercially or industrially related in LI Districts.

(2)    Personal services are permitted in LI Districts only if located in a multiple function building or complex.

(3)    Refer to Chapter 20.50 LUC for definitions of child care service, family child care home, and child day care center.

(4)    A child care service may be located in a community facility in any land use district pursuant to LUC 20.20.170.E.

(5)    These uses are permitted in LI Districts only if located in a multiple function building or complex.

(6)    Automobile rental and leasing services require administrative conditional use approval and are subject to the decision criteria in LUC 

20.20.135.

(7)    Rental services are restricted to autos and furniture in CB and F1 Districts and to truck, trailer, and tool rentals, provided the site has two 

street frontages.

(8)    Auto repair and washing services are permitted only if washing services are a subordinate use to a permitted or special use in Downtown-

MU Districts.

(9)    Professional services are permitted in LI Districts only if located in a multiple function building or complex.

(10)    Governmental services include maintenance shops in LI and GC Districts.

(11)    Limited to a maximum of 1,500 gross square feet per establishment.

(12)    Nonresidential uses are permitted in Downtown-R Districts only if developed in a building which contains residential uses.

(13)    Drive-in facilities may be permitted through Design Review, Part 20.30F LUC, at any location in the Downtown-O-2 District, or within 200 

feet of NE 4th Street or NE 8th Street in the Downtown-O-1 District; but only if all the following criteria are met:

(a)    On-site capacity for vehicle stacking of 10 spaces for one drive-up station and 20 spaces for two or more drive-up stations must be 

provided.

(b)    The design of the vehicular access is compatible with high volume pedestrian walkways and parking access. The vehicular access will not 

disrupt established retail or service frontages designed to serve pedestrians, nor can the vehicular access lanes be located between the street 

and the main pedestrian access to the buildings.

(c)    The vehicle stacking lanes must be contained within a structured parking area, or be otherwise screened.

(d)    Landscaping or screening must be provided to mitigate any adverse effects on nearby property. Perimeter walkways and sidewalks must 

conform to the requirements of LUC 20.25A.060.

(e)    Walk-up banking service, whether manned or electronically activated customer service stations, must be provided on-site during regular 

daytime business hours for pedestrian business when there is no interior banking service.

(14)    These uses are permitted only in Bellevue School District schools, whether under control of the School District or the City.

(a)    In the review of the proposed use or uses under the Administrative Conditional Use Permit application, Part 20.30E LUC, the following 

criteria shall be considered:
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(i)    Consistency of the proposal with the goals and policies of the Comprehensive Plan.

(ii)    Extent to which the physical environment will be modified by the proposal.

(iii)    Ability to provide on-site parking facilities to accommodate intended uses under the proposal.

(iv)    Extent of additional demand on public utilities and public services resulting from the proposal.

(v)    Noise impacts of the proposal.

(vi)    Traffic volumes and street classifications in the area of the proposal.

(vii)    Compatibility of the proposal with surrounding land uses.

(viii)    Impact of the proposal on the visual and aesthetic character of the neighborhood.

In addition, the proposed use or uses shall not be more intensive than if the school were being used as a school.

(b)    A master Conditional Use Permit listing a range of permissible uses from those permitted in the land use district as listed in LUC 

20.10.440 can be obtained for the entire school by using the conditional use process, Part 20.30B or Part 20.30C LUC. Uses listed in the permit 

shall be permitted outright and uses not listed but permitted as conditional uses shall obtain a Conditional Use Permit.

(15)    Permitted in inactive elementary school facilities. The following criteria shall be considered:

(a)    Subsections a.i – viii of Note 14 – Uses in land use districts – Services.

(b)    Hours of operation.

(c)    Proposed signing.

(16)    Other than administrative office use, each individual service use in NB Districts is limited to 5,000 square feet. Administrative office use is 

limited as follows: when located on the first floor of a building, administrative office use is limited to 5,000 square feet or 25 percent of the first 

floor footprint, whichever is less; when located above the first floor of a building, administrative office use is allowed without a limit on total 

aggregate square footage, so long as each individual administrative office use is limited to 5,000 square feet. In no event may administrative 

office uses exceed more than 50 percent of the total building square footage. Administrative conditional use approval is required for hours of 

operation between 12:00 midnight and 6:00 a.m. The applicant must meet the decision criteria for an Administrative Conditional Use Permit set 

forth in Chapter 20.30E LUC, and must demonstrate that: (a) the use will meet the require

ments of the Noise Control Ordinance, Chapter 9.18 BCC; and (b) the use will meet the lighting standards of the Community Retail Design 

District for all lighting fixtures on the premises that would be lit between the hours of 12:00 midnight and 6:00 a.m. Businesses operating 

between the hours of 12:00 midnight and 6:00 a.m. on the effective date of City of Bellevue Ordinance No. 4422 are exempt from the ACUP 

requirements.

(17)    Only travel agencies are permitted in NB Districts.

(18)    Rental services limited to truck, trailer and tool rentals are permitted in NB Districts with administrative conditional use approval, provided 

the site has two street frontages.

(19)    Auto repair and washing services are permitted with administrative conditional use approval only in NB sites that have two street 

frontages.

(20)    Personal services are permitted only when functionally integrated within a building or complex used primarily as a hotel or motel; office 

building; university or college; charitable, social service, professional or labor organization; or recreational facility.

(21)    Uses are limited to neighborhood community police stations of 1,000 square feet or less.

(22)    Uses are limited to 1,000 square feet, except for protective functions which are limited to community police stations of 1,500 square feet 

or less.

(23)    No portion of a property on which a Secure Community Transition Facility is proposed to be located may be within 300 feet of the 

boundary of any land use district within which the SCTF use is prohibited. The required 300 feet shall be measured in accordance with the 

policy guidelines established by the Department of Social and Health Services pursuant to RCW 71.09.285(4), now or as hereafter amended.

(24)    Secure Community Transition Facilities are subject to the regulations for Secure Community Transition Facilities in LUC 20.20.750.

(25)    Primary and secondary educational facilities are an administrative conditional use in all land use districts; provided, that in all residential 

land use districts and the DNTN-R District a Conditional Use Permit is required for:

(a)    The siting of such educational facility on a site not previously developed with an educational facility; or
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(b)    The addition to or modification of a site previously developed with an educational facility where that addition or modification involves:

(i)    An increase of 20 percent or more in the number of students occupying the school. The increase shall be measured against the number of 

students for which the school was designed prior to the addition or modification, without regard to temporary structures that may have been 

added to the site over time. If there is no information establishing the number of students for which the school was originally designed, then the 

increase shall be measured against the average number of students occupying the school in the three academic years immediately preceding 

the proposed addition or modification; or

(ii)    A change in the age group of students occupying the school, or the addition of an age group where such age group was not previously 

served at the school, except that the addition of students younger than kindergarten age consistent with the definition of school in LUC 

20.50.046 shall not be considered a change in the age group of students or an addition of an age group for purposes of this subsection. For 

purposes of this subsection, age group refers to elementary, middle, junior or high school, as defined and used by the school district operating 

the school; or

(iii)    The addition of facilities or programs that may result in impacts not anticipated at the time the original school was developed, including, for 

example: development of lighted ballfields or the addition of lighting to existing ballfields; development of an exterior sound amplification 

system; development of fixed outdoor seating; or a proposal to increase the height of the facility pursuant to LUC 20.20.740.A.3.b. 

(26)    Battery Exchange Stations are ancillary to Auto Repair and Washing Services, and are permitted through the applicable review process 

as a component of that use. Operators of Battery Exchange Stations must comply with federal and state law regulating the handling, storage, 

and disposal of batteries.

(27)    See LUC 20.20.190 for additional regulations.

(28)    Marijuana research uses, as authorized under RCW 69.50.372, now or as hereafter amended, are prohibited in Bellevue. See LUC 

20.20.535 for general requirements applicable to marijuana uses. (Ord. 6316, 11-7-16, § 1; Ord. 6197, 11-17-14, § 5; Ord. 5989, 2-7-11, § 3; 

Ord. 5717, 2-20-07, § 2; Ord. 5480, 10-20-03, § 2; Ord. 5475, 10-20-03, § 4; Ord. 5432, 1-21-03, § 1; Ord. 5430, 1-21-03, § 2; Ord. 5404, 8-5-

02, § 2; Ord. 5403, 8-5-02, § 3; Ord. 5385, 7-15-02, § 5; Ord. 5089, 8-3-98, § 3; Ord. 4979, 3-17-97, § 1; Ord. 4973, 3-3-97, § 301; Ord. 4816, 

12-4-95, § 401; Ord. 4422, 9-28-92, § 2; Ord. 4176, 11-26-90, § 3; Ord. 4026, 11-27-89, § 1; Ord. 3530, 8-12-85, §§ 8, 9; Ord. 3095, 5-24-82, § 

2)

Chart 20.10.440

Uses in land use districts

STD 

LAND 

USE 

CODE 

REF

Transportation and Utilities – Residential Districts

LAND USE CLASSIFICATION R-1 R-1.8 R-2.5 R-3.5 R-4 R-5 R-7.5* R-10 R-15 R-20 R-30

4

Transportation, Communications 

and Utilities

41

Rail Transportation: Right-of-

Way, Yards, Terminals, 

Maintenance Shops

C C C C C C C C C C C

42

4291

Motor Vehicle Transportation: 

Bus Terminals, Taxi 

Headquarters

4214

422

Motor Vehicle Transportation: 

Maintenance Garages and 

Motor Freight Services (23)

43

Aircraft Transportation: Airports, 

Fields, Terminals, Heliports, 

Storage and Maintenance

C 11 C 11 C 11 C 11 C 11 C 11 C 11 C 11 C 11 C 11 C 11

Accessory Parking (6) (24) P 3 P 3 P 3 P 3 P 3 P 3 P 3 P 3 P 3 P 3 P 3

46

Auto Parking: Commercial Lots 

and Garages (24)

Park and Ride (5) (24) C C C C C C C C C C C
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STD 

LAND 

USE 

CODE 

REF

Transportation and Utilities – Residential Districts

LAND USE CLASSIFICATION R-1 R-1.8 R-2.5 R-3.5 R-4 R-5 R-7.5* R-10 R-15 R-20 R-30

475

Radio and Television 

Broadcasting Studios

485 Solid Waste Disposal (19)

Highway and Street Right-of-

Way (24)

P P P P P P P P P P P

Utility Facility C C C C C C C C C C C

Local Utility System P P P P P P P P P P P

Regional Utility System C C C C C C C C C C C

On-Site Hazardous Waste 

Treatment and Storage Facility 

(7)

Off-Site Hazardous Waste 

Treatment and Storage Facility 

(8)

Essential Public Facility (20) C C C C C C C C C C C

Regional Light Rail Transit 

Systems and Facilities (25)

C/P C/P C/P C/P C/P C/P C/P C/P C/P C/P C/P

Wireless Communication Facility 

(WCF): (without WCF Support 

Structures)

14, 

16, 

21

14, 

16, 21

14, 

16, 21

14, 

16, 21

14, 

16, 

21

14, 

16, 

21

14, 16, 

21

14, 

16, 

21

14, 

16, 

21

14, 

16, 

21

14, 

16, 

21

Communication, Broadcast and 

Relay Towers Including WCF 

Support Structures 

(Freestanding)

14, 

16

14, 16 14, 16 14, 16

14, 

16

14, 

16

14, 16

14, 

16

14, 

16

14, 

16

14, 

16

STD 

LAND 

USE 

CODE 

REF

Transportation and Utilities – Residential Districts

LAND USE CLASSIFICATION R-1 R-1.8 R-2.5 R-3.5 R-4 R-5 R-7.5* R-10 R-15 R-20 R-30

Satellite Dishes (18) P P P P P P P P P P P

Electrical Utility Facility (22) A/C 

22

A/C 

22

A/C 

22

A/C 

22

A/C 

22

A/C 

22

A/C 22

A/C 

22

A/C 

22

A/C 

22

A/C 

22

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.

Permitted uses in the Camp and Conference Center District (CCC) are listed in LUC 20.25N.040.

*    Not effective within the jurisdiction of the East Bellevue Community Council.
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Chart 20.10.440

Uses in land use districts

Transportation and Utilities – Nonresidential Districts

STD 

LAND 

USE 

CODE 

REF

Professional 

Office

Office

Office/Limited

Business

Light 

Industry

General 

Commercial

Neighborhood

Business

Community 

Business

Factoria 

Land 

Use

District 

1

Factoria 

Land 

Use

District 

2

Factoria 

Land 

Use

District 

3

LAND USE 

CLASSIFICATION

PO O OLB LI GC NB CB F1 F2 F3

4

Transportation, 

Communications 

and Utilities

41

Rail 

Transportation: 

Right-of-Way, 

Yards, Terminals, 

Maintenance 

Shops

C C C C C C C C C C

42

4291

Motor Vehicle 

Transportation: 

Bus Terminals, 

Taxi Headquarters

P P P P

4214

422

Motor Vehicle 

Transportation: 

Maintenance 

Garages and 

Motor Freight 

Services (23)

P C

43

Aircraft 

Transportation: 

Airports, Fields, 

Terminals, 

Heliports, Storage 

and Maintenance

C 11 C 12 C 12 C 12 C 12 C 11 C 12 C 12 C 12 C 12

Accessory Parking 

(6)(24)

P P P P P P P P P P

46

Auto Parking: 

Commercial Lots 

and Garages (24)

C C C C C C C

Park and Ride (5) 

(24)

C C C C C C C C C C
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Transportation and Utilities – Nonresidential Districts

STD 

LAND 

USE 

CODE 

REF

Professional 

Office

Office

Office/Limited

Business

Light 

Industry

General 

Commercial

Neighborhood

Business

Community 

Business

Factoria 

Land 

Use

District 

1

Factoria 

Land 

Use

District 

2

Factoria 

Land 

Use

District 

3

LAND USE 

CLASSIFICATION

PO O OLB LI GC NB CB F1 F2 F3

475

Radio and 

Television 

Broadcasting 

Studios

P P P P 10 P 10 P P P P

485

Solid Waste 

Disposal (19)

C

Highway and 

Street Right-of-

Way (24)

P P P P P P P P P P

Utility Facility C C C C C C C C C C

Local Utility 

System

P P P P P P P P P P

Regional Utility 

System

C C C C C C C C C C

On-Site 

Hazardous Waste 

Treatment and 

Storage Facility 

(7)

A A A A A A A A

Off-Site 

Hazardous Waste 

Treatment and 

Storage Facility 

(8)

C

Essential Public 

Facility (20)

C C C C C C C C C C

Regional Light 

Rail Transit 

Systems and 

Facilities (25)

C/P C/P C/P C/P C/P C/P C/P C/P C/P C/P

Wireless 

Communication 

Facility (WCF): 

(without WCF 

Support 

Structures)

14, 16, 21

14, 

16, 21

14, 16, 21

14, 16, 

21

14, 16, 21 14, 16, 21 14, 16, 21

14, 16, 

21

14, 16, 

21

14, 16, 

21

Communication, 

Broadcast and 

Relay Towers 

Including WCF 

Support Structures 

(Freestanding)

14, 16 14, 16 14, 16 14, 16 14, 16 14, 16 14, 16 14, 16 14, 16 14, 16

Satellite Dishes 

(18)

P P P P P P P P P P
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Transportation and Utilities – Nonresidential Districts

STD 

LAND 

USE 

CODE 

REF

Professional 

Office

Office

Office/Limited

Business

Light 

Industry

General 

Commercial

Neighborhood

Business

Community 

Business

Factoria 

Land 

Use

District 

1

Factoria 

Land 

Use

District 

2

Factoria 

Land 

Use

District 

3

LAND USE 

CLASSIFICATION

PO O OLB LI GC NB CB F1 F2 F3

Electrical Utility 

Facility (22)

A/C 22

A/C 

22

A/C 22 A/C 22 A/C 22 A/C 22 A/C 22 A/C 22 A/C 22 A/C 22

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.

Permitted uses in the Camp and Conference Center District (CCC) are listed in LUC 20.25N.040.

*    Not effective within the jurisdiction of the East Bellevue Community Council.

(Ord. 6277, 3-7-16, § 1; Ord. 6190, 11-3-14, § 5; Ord. 6102, 2-27-13, § 1; Ord. 6016, 8-1-11, § 1; Ord. 5989, 2-7-11, § 1; Ord. 5876, 5-18-09, 

§ 4; Ord. 5805, 3-3-08, § 7; Ord. 5717, 2-20-07, § 2; Ord. 5480, 10-20-03, § 2; Ord. 5475, 10-20-03, § 4; Ord. 5460, 8-4-03, § 1; Ord. 5457, 

7-21-03, § 2; Ord. 5403, 8-5-02, § 3; Ord. 5385, 7-15-02, § 5; Ord. 5089, 8-3-98, § 3; Ord. 5086, 8-3-98, § 1; Ord. 4979, 3-17-97, § 1; Ord. 

4973, 3-3-97, § 301; Ord. 3530, 8-12-85, § 7)

Notes: Uses in land use districts – Transportation and Utilities
1

(1)    (Deleted by Ord. 5086).

(2)    Intentionally deleted.

(3)    Accessory parking is not permitted in residential land use districts as accessory to uses which are not permitted in these districts.

(4)    The location of an off-site parking facility must be approved by the Director of the Development Services Department. See LUC 

20.25A.050H.

(5)    Park and Ride. A park and pool lot or other carpool facility is regulated as a park and ride. A park and ride providing no more than 50 

parking spaces, and utilizing the parking area of an existing use shall be regulated as an accessory use under LUC 20.20.200. Any other park 

and ride requires a Conditional Use Permit.

(6)    Accessory parking requires approval through the review process required for the primary land use which it serves pursuant to LUC 

20.10.440.

(7)    On-site hazardous waste treatment and storage facilities as defined by LUC 20.50.024 are only permitted as administrative conditional 

use approvals as a subordinate use to a permitted or special use. These facilities must comply with the state siting criteria as adopted in 

accordance with RCW 70.105.210.

(8)    Off-site hazardous waste treatment and storage facilities as defined by LUC 20.50.024 must comply with the state siting criteria as 

adopted in accordance with RCW 70.105.210.

(9)    (Deleted by Ord. 5086).

(10)    These uses are permitted only if located in a multiple function building or complex.
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(11)    Aircraft transportation is limited in these districts to government heliports used exclusively for emergency purposes and regulated 

pursuant to the terms of LUC 20.20.450.

(12)    Aircraft transportation is limited in these districts to government and hospital heliports used exclusively for emergency purposes and 

regulated pursuant to the terms of LUC 20.20.450.

(13)    Design Review approval, Part 20.30F LUC, or a Change of Use Permit is required to establish a commercial parking facility. Refer to 

LUC 20.25A.050E for additional development requirements.

(14)    Wireless communication facilities (WCFs) are not permitted on any residential structure, undeveloped site located in a residential land 

use district, or site that is developed with a residential use. This note does not prohibit locating WCF: a) on any residential structure or 

undeveloped site in R-20 or R-30 Land Use Districts; or b) on any nonresidential structure (i.e., churches, schools, public facility structures, 

utility poles, etc.) or in public rights-of-way in any residential land use district.

(15)    Intentionally deleted.

(16)    Refer to LUC 20.20.195 for general requirements applicable to wireless communication facilities and other communication, broadcast 

and relay facilities.

(17)    Intentionally deleted.

(18)    Refer to LUC 20.20.730 for general requirements applicable to Large Satellite Dishes.

(19)    Refer to LUC 20.20.820 for general requirements applicable to solid waste disposal facilities.

(20)    Refer to LUC 20.20.350 for general requirements applicable to Essential Public Facilities (EPF).

(21)    Antenna and associated equipment used to transmit or receive fixed wireless signals when located at a fixed customer location are 

permitted in all land use districts and are exempt from the requirements of LUC 20.20.010, 20.20.195 and 20.20.525 so long as the antenna 

and equipment comply with 47 C.F.R. 1.400, now or as hereafter amended. A building permit may be required to ensure safe installation of the 

antenna and equipment.

(22)    For the definition of electrical utility facility, see LUC 20.50.018, and for reference to applicable development regulations relating to 

electrical utility facilities, see LUC 20.20.255. For new or expanding electrical utility facilities proposed on sensitive sites as described by Figure 

UT.5a of the Utilities Element of the Comprehensive Plan, the applicant shall obtain Conditional Use Permit approval under Part 20.30B LUC, 

complete an alternative siting analysis as described in LUC 20.20.255.D and comply with decision criteria and design standards set forth in 

LUC 20.20.255. For expansions of electrical utility facilities not proposed on sensitive sites as described by Figure UT.5a, the applicant shall 

obtain Administrative Conditional Use Permit approval under Part 20.30E LUC and comply with decision criteria and design standards set forth 

in LUC 20.20.255. 

(23)    Battery Exchange Stations are ancillary to Motor Vehicle Transportation, and are permitted through the applicable review process as a 

component of that use. Operators of Battery Exchange Stations must comply with federal and state law regulating the handling, storage, and 

disposal of batteries.

(24)    Electric Vehicle Infrastructure, excluding Battery Exchange Stations, is ancillary to motor vehicle parking and highways and rights-of-

way, and is permitted through the applicable review process as a component of that use.

(25)    Refer to Part 20.25M LUC, Light Rail Overlay District, for specific requirements applicable to EPF defined as a regional light rail transit 

facility or regional light rail transit system pursuant to LUC 20.25M.020. A conditional use permit is not required when the City Council has 

approved a regional light rail transit facility or regional light rail transit system by resolution or ordinance, or by a development agreement 

authorized by Chapter 36.70B RCW and consistent with LUC 20.25M.030.B.1. (Ord. 6102, 2-27-13, § 1; Ord. 6016, 8-1-11, § 1; Ord. 5989, 2-7-

11, § 1; Ord. 5805, 3-3-08, § 7; Ord. 5717, 2-20-07, § 2; Ord. 5480, 10-20-03, § 2; Ord. 5475, 10-20-03, § 4; Ord. 5460, 8-4-03, § 1; Ord. 5457, 

7-21-03, § 2; Ord. 5403, 8-5-02, § 3; Ord. 5385, 7-15-02, § 5; Ord. 5089, 8-3-98, § 3; Ord. 5086, 8-3-98, § 1; Ord. 4979, 3-17-97, § 1; Ord. 

4973, 3-3-97, § 301; Ord. 4816, 12-4-95, § 401; Ord. 4654, 6-6-94, § 16; Ord. 4029, 9-5-89, § 2; Ord. 4028, 7-17-89, § 1; Ord. 3903, 4-18-88, § 

1; Ord. 3747, 1-20-87, § 1; Ord. 3690, 8-4-86, § 1; Ord. 2945, 2-2-82, § 5)

Chart 20.10.440

Uses in land use districts

STD 

LAND 

USE 

CODE 

REF

Wholesale and Retail – Residential Districts

LAND USE CLASSIFICATION R-1 R-1.8 R-2.5 R-3.5 R-4 R-5 R-7.5* R-10 R-15 R-20 R-30
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STD 

LAND 

USE 

CODE 

REF

Wholesale and Retail – Residential Districts

LAND USE CLASSIFICATION R-1 R-1.8 R-2.5 R-3.5 R-4 R-5 R-7.5* R-10 R-15 R-20 R-30

5 Trade (Wholesale and Retail) (39)

51

Wholesale Trade: General 

Merchandise, Products, Supplies, 

Materials and Equipment except the 

following: (1)

5111

5156

5157 

5191 

5192

Wholesale Trade: Motor Vehicles, 

Primary and Structural Metals, Bulk 

Petroleum (2)

5193 Scrap Waste Materials, Livestock

Recycling Centers C C C C C C C C C C C

521

522

523

524

Lumber and Other Bulky Building 

Materials Including Preassembled 

Products (3)

5251

Hardware, Paint, Tile and Wallpaper 

(Retail)

5252 Farm Equipment

53

General Merchandise: Dry Goods, 

Variety and Dept. Stores (Retail)

54

Food and Convenience Store (Retail) 

(27)

5511 Autos (Retail)

Trucks, Motorcycles, Recreational 

Vehicles (Retail)

Boats (Retail)

552

Automotive and Marine Accessories 

(Retail)

553 Gasoline Service Stations (40)

56 Apparel and Accessories (Retail)

57 Furniture, Home Furnishing (Retail)

58

Eating and Drinking Establishments 

(37)

59

Misc. Retail Trade: Drugs, Liquor, 

Antiques, Books, Sporting Goods, 

Jewelry, Florist, Photo Supplies, Video 

Rentals and Computer Supplies

Adult Retail Establishments (31)

59 Marijuana Retail Outlet

5961

Farm Supplies, Hay, Grain, Feed and 

Fencing, etc. (Retail)

596 Retail Fuel Yards
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STD 

LAND 

USE 

CODE 

REF

Wholesale and Retail – Residential Districts

LAND USE CLASSIFICATION R-1 R-1.8 R-2.5 R-3.5 R-4 R-5 R-7.5* R-10 R-15 R-20 R-30

5996

Garden Supplies, Small Trees, Shrubs, 

Flowers, Ground Cover, Horticultural 

Nurseries and Light Supplies and Tools

5999 Pet Shop (Retail and Grooming)

Computers and Electronics (Retail)

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.

Permitted uses in the Camp and Conference Center District (CCC) are listed in LUC 20.25N.040.

*    Not effective within the jurisdiction of the East Bellevue Community Council.

Chart 20.10.440

Uses in land use districts

Wholesale and Retail – Nonresidential Districts

STD 

LAND 

USE 

CODE 

REF

Professional 

Office

Office

Office/Limited

Business

Light 

Industry

General 

Commercial

Neighborhood

Business

Community 

Business

Factoria 

Land 

Use

District 

1

Factoria 

Land 

Use

District 

2

Factoria 

Land 

Use

District 

3

LAND USE 

CLASSIFICATION

PO O OLB LI GC

NB

(5)

CB

(36*)

F1 F2 F3

5

Trade (Wholesale 

and Retail) (39)

51

Wholesale Trade: 

General 

Merchandise, 

Products, 

Supplies, 

Materials and 

Equipment except 

the following: (1)

P P

5111

5156

5157 

5191 

5192

Wholesale Trade: 

Motor Vehicles, 

Primary and 

Structural Metals, 

Bulk Petroleum (2)

P C
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Wholesale and Retail – Nonresidential Districts

STD 

LAND 

USE 

CODE 

REF

Professional 

Office

Office

Office/Limited

Business

Light 

Industry

General 

Commercial

Neighborhood

Business

Community 

Business

Factoria 

Land 

Use

District 

1

Factoria 

Land 

Use

District 

2

Factoria 

Land 

Use

District 

3

LAND USE 

CLASSIFICATION

PO O OLB LI GC

NB

(5)

CB

(36*)

F1 F2 F3

5193

Scrap Waste 

Materials, 

Livestock

Recycling Centers P P P P P

521

522

523

524

Lumber and Other 

Bulky Building 

Materials Including 

Preassembled 

Products (3)

P 35 P P P

5251

Hardware, Paint, 

Tile and Wallpaper 

(Retail)

S 35 P P P P

5252 Farm Equipment P 35

53

General 

Merchandise: Dry 

Goods, Variety 

and Dept. Stores 

(Retail)

P P

54

Food and 

Convenience 

Store (Retail) (27)

P P P P

5511 Autos (Retail) P 6 A 4, 35 P C C

Trucks, 

Motorcycles, 

Recreational 

Vehicles (Retail)

P 25 P 7, 35 P

Boats (Retail) P 35 P

552

Automotive and 

Marine 

Accessories 

(Retail)

P 35 P P P

553

Gasoline Service 

Stations (40)

A 34 P 34, 35 P P P P A 34 A 34

56

Apparel and 

Accessories 

(Retail)

S P P P S S

57

Furniture, Home 

Furnishing (Retail)

P 11, 35 P P P

58

Eating and 

Drinking 

Establishments 

(37)

P 13 P 14

P 15, 

29, 35

P P 16, 28 P P P 14 P 14
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Wholesale and Retail – Nonresidential Districts

STD 

LAND 

USE 

CODE 

REF

Professional 

Office

Office

Office/Limited

Business

Light 

Industry

General 

Commercial

Neighborhood

Business

Community 

Business

Factoria 

Land 

Use

District 

1

Factoria 

Land 

Use

District 

2

Factoria 

Land 

Use

District 

3

LAND USE 

CLASSIFICATION

PO O OLB LI GC

NB

(5)

CB

(36*)

F1 F2 F3

59

Misc. Retail Trade: 

Drugs, Liquor, 

Antiques, Books, 

Sporting Goods, 

Jewelry, Florist, 

Photo Supplies, 

Video Rentals and 

Computer 

Supplies

P 17 S P P 19 P P S S

Adult Retail 

Establishments 

(31)

S P P S S

59

Marijuana Retail 

Outlet

A 41, 42 A 41, 42 A 41, 42

5961

Farm Supplies, 

Hay, Grain, Feed 

and Fencing, etc. 

(Retail)

P 35 P

596 Retail Fuel Yards P 35 P

5996

Garden Supplies, 

Small Trees, 

Shrubs, Flowers, 

Ground Cover, 

Horticultural 

Nurseries and 

Light Supplies and 

Tools

P 35 P P 20 P 20 P 20

5999

Pet Shop (Retail 

and Grooming)

P 26, 35 P 26 P P P

Computers and 

Electronics 

(Retail)

P 12, 35 P 12 P P

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.

Permitted uses in the Camp and Conference Center District (CCC) are listed in LUC 20.25N.040.

*Not effective within the jurisdiction of the East Bellevue Community Council.

(Ord. 6316, 11-7-16, § 1; Ord. 6277, 3-7-16, § 1; Ord. 6253, 8-3-15, § 5; Ord. 6190, 11-3-14, § 5; Ord. 5989, 2-7-11, § 2; Ord. 5892, 7-20-09, 

§ 1; Ord. 5876, 5-18-09, § 4; Ord. 5717, 2-20-07, § 2; Ord. 5489, 10-20-03, § 1; Ord. 5480, 10-20-03, § 2; Ord. 5475, 10-20-03, § 4; Ord. 5434, 

1-21-03, § 2; Ord. 5403, 8-5-02, § 3; Ord. 5385, 7-15-02, § 5; Ord. 5089, 8-3-98, § 3; Ord. 4979, 3-17-97, § 1; Ord. 4973, 3-3-97, § 301; Ord. 

4935, 12-2-96, § 1; Ord. 4646, 5-2-94, § 3; Ord. 4516, 4-12-93, § 1; Ord. 4422, 9-28-92, § 2; Ord. 3530, 8-12-85, § 7)
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Notes: Uses in land use districts – Wholesale and Retail

(1)    Wholesale trade includes sales offices for these goods.

(2)    Wholesale trade of motor vehicles, primary and structural metals, and bulk petroleum includes sales offices for these goods and excludes 

tank farms.

(3)    Bulk retail includes sales offices for these goods.

(4)    Automobile (retail) is subject to the decision criteria in LUC 20.20.135.

(5)    Each individual wholesale and retail use in NB Districts, except retail food stores and miscellaneous retail trade, is limited to 5,000 square 

feet. Wholesale and retail uses intending to operate between the hours of 12:00 midnight and 6:00 a.m. must obtain administrative conditional 

use approval. The applicant must meet the decision criteria for an Administrative Conditional Use Permit set forth in Chapter 20.30E LUC, and 

must demonstrate that: 1) the use will meet the requirements of the Noise Control Ordinance, Chapter 9.18 BCC; and 2) the use will meet the 

lighting standards of the Community Retail Design District for all lighting fixtures on the premises that would be lit between the hours of 12:00 

midnight and 6:00 a.m. Businesses operating between the hours of 12:00 midnight and 6:00 a.m. on the effective date of the ordinance codified 

in this chapter are exempt from the ACUP requirements.

(6)    Retail auto sales are permitted only in the following locations:

a.    The west side of 116th Avenue NE between NE 8th Street and the SE 8th Street off-ramp from northbound I-405;

b.    Along SE 36th Street west of the ravine located at the approximate alignment of 133rd Avenue SE and east of 132nd Avenue SE; and

c.    West of 148th Avenue SE between SE Eastgate Way and Bellevue College, on properties fronting wholly or partially on 148th Avenue SE. 

Retail auto sales located in this area shall be subject to design review per Part 20.30F LUC, which shall in particular address and control 

spillover lighting, and associated vehicle inventory storage shall predominantly occur within a building or buildings. Transition area landscape 

buffers consistent with LUC 20.25B.040.C shall be provided along interior property lines that abut properties located within OLB and LI land use 

districts.

(7)    Motorcycle (retail) requires administrative conditional use approval in LI Districts.

(8)    (Deleted by Ord. 5089).

(9)    (Deleted by Ord. 5089).

(10)    (Deleted by Ord. 5089).

(11)    Furniture and home furnishings are limited to uses with on-site warehousing in LI Districts.

(12)    Computer supplies are permitted as a subordinate use to computer sales in LI and GC Districts.

(13)    Eating and drinking establishments are excluded in transition areas in O Districts.

(14)    Eating and drinking establishments are permitted in the OLB, F2 and F3 Districts subject to the following criteria:

(a)    Such uses are physically integrated within a structure primarily used as a hotel or motel; office building; charitable, social, professional 

and labor organization; fraternal lodge; recreational facility or institution such as a public assembly (indoor).

(b)    Such uses do not exceed 20 percent of the gross floor area of the structure or structures.

(c)    The entire site complex has a unity of design in terms of wall and roof materials, roof slopes and window patterns.

(15)    Eating and drinking establishments are permitted in LI Districts only if located in a multiple function building or complex.

(16)    Eating and drinking establishments may include liquor sales only if operated under a Class A or C liquor license issued by the 

Washington State Liquor Control Board. Eating and drinking establishments with other classes of liquor licenses require administrative 

conditional use approval.

(17)    Other retail trade is limited to drugstores only in O Districts.



Wilburton Commercial Area Citizen Advisory Committee Briefing Book 110

(18)    Intentionally deleted.

(19)    Except for drugstores, all miscellaneous retail uses combined cannot exceed 10,000 square feet and each individual use cannot exceed 

3,000 square feet.

(20)    Garden supplies excludes items such as large trees, rock and bulk supplies which require special handling equipment in NB, CB, F1 and 

Downtown-MU Districts.

(21)    Limited to a maximum of 1,500 gross square feet per establishment.

(22)    Limited to a maximum of 3,000 gross square feet per establishment, except for food, retail.

(23)    Nonresidential uses are permitted in Downtown-R Districts only when developed within the same project limit and simultaneously with an 

equal or greater amount of floor area devoted to residential uses.

(24)    No on-site outdoor display or inventory storage.

(25)    Motorcycles only.

(26)    Only pet grooming is permitted in the LI and GC Districts.

(27)    Food and convenience stores (retail) must contain at least 75 percent square footage of retail food sales not for consumption on 

premises.

(28)    Drive-in windows are not permitted.

(29)    No more than one eating and drinking establishment is permitted in any building.

(30)    Limited to a maximum of 15,000 gross square feet per establishment or up to 25,000 gross square feet through a conditional use.

(31)    Adult retail establishments are subject to the regulations for adult entertainment uses in LUC 20.20.127.

(32)    (Reserved).

(33)    (Deleted by Ord. 5089).

(34)    Gasoline service stations may include subordinate convenience stores.

(35)    Any business which combines two or more permitted retail sales uses and also includes subordinate retail sales uses shall be limited in 

size to 50,000 square feet.

*(36)    Retail uses in CB Districts in the following subareas, as designated in the Comprehensive Plan, are limited in size to 100,000 gross 

square feet or less: Bridle Trails, Evergreen Highlands, Newcastle, North Bellevue, Northeast Bellevue, Richards Valley, South Bellevue, 

Southeast Bellevue, and Wilburton; provided, that in CB Districts in the Wilburton Subarea, retail uses may be allowed to exceed 100,000 gross 

square feet through a Council-approved development agreement that is consistent with Chapter 36.70B RCW and includes design guidelines 

that (a) address the potential impacts of that scale of retail use, and (b) are consistent with the vision of Comprehensive Plan Policy S-WI-3 

regarding the creation of a “retail village” on the commercial area west of 120th Avenue NE.

(37)    Microbrewery manufacturing is permitted subordinate to 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.

(38)    Eating and drinking establishments and retail uses are permitted in the Downtown-OLB District, provided the following criteria are met:

(a)    The uses are functionally integrated within a building or complex primarily used as a hotel or motel; office building; university or college; 

charitable, social service, professional or labor organization; or recreation facility.

(b)    The uses do not exceed 30 percent of the total floor area of the building or complex.

(c)    Each individual retail use is limited to 15,000 gross square feet in area.

(d)    The entire complex achieves a unity of design through the use of similar exterior building materials, colors, and window patterns. 

(39)    All wholesale and retail uses, which offer shopping carts to customers, shall (a) designate a shopping cart containment area as defined 

in BCC 9.10.010; (b) display signage around shopping cart corrals and at the perimeter of the shopping cart containment area that provides 

notice that unauthorized removal of a shopping cart from the premises constitutes theft under RCW 9A.56.270 and unauthorized abandonment 

of a shopping cart more than 100 feet away from the parking area of a retail establishment or shopping cart containment area is a Class 3 civil 

infraction as defined in RCW 7.80.120; and (c) display information on each shopping cart that is consistent with the labeling requirements of 

RCW 9A.56.270 and includes a 24-hour toll-free phone number to report abandoned shopping carts. Abandoned shopping carts or shopping 
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1

carts located outside of a shopping cart containment area constitute a public nuisance under BCC 9.10.030(H) and may be abated through the 

provisions of Chapter 1.18 BCC. 

(40)    Battery Exchange Stations are ancillary to Gasoline Service Stations, and are permitted through the applicable review process as a 

component of that use. Operators of Battery Exchange Stations must comply with federal and state law regulating the handling, storage, and 

disposal of batteries.

(41)    See LUC 20.20.535 for general development requirements for marijuana uses.

(42)    Marijuana retail outlet excludes medical marijuana cooperative. Medical marijuana cooperatives, as authorized under RCW 69.51A.250, 

now or as hereafter amended, are prohibited in Bellevue. See LUC 20.20.535 for general requirements applicable to marijuana uses. (Ord. 

6316, 11-7-16, § 1; Ord. 6253, 8-3-15, § 5; Ord. 6169, 7-14-14, § 1; Ord. 6108, 4-15-13, § 1; Ord. 5989, 2-7-11, § 2; Ord. 5892, 7-20-09, § 1; 

Ord. 5866, 4-6-09, § 1; Ord. 5717, 2-20-07, § 2; Ord. 5587, 3-7-05, § 3; Ord. 5489, 10-20-03, § 1; Ord. 5480, 10-20-03, § 2; Ord. 5475, 10-20-

03, § 4; Ord. 5434, 1-21-03, § 2; Ord. 5403, 8-5-02, § 3; Ord. 5385, 7-15-02, § 5; Ord. 5089, 8-3-98, § 3; Ord. 4979, 3-17-97, § 1; Ord. 4973, 

3-3-97, § 301; Ord. 4935, 12-2-96, § 1; Ord. 4816, 12-4-95, § 401; Ord. 4654, 6-6-94, § 17; Ord. 4646, 5-2-94, § 3; Ord. 4516, 4-12-93, § 1; 

Ord. 4422, 9-28-92, § 2; Ord. 4176, 11-26-90, § 3; Ord. 4117, 1-16-90, § 1; Ord. 4028, 7-17-89, § 1; Ord. 3884, 2-16-88, § 1; Ord. 3813, 7-20-

87, § 1; Ord. 2966, 1-18-82, § 2)

*    Not effective within the jurisdiction of the East Bellevue Community Council.

Code reviser’s note: Ordinance 6016 amends these notes and unintentionally omits the amendments made by Ordinance 5989. At the city’s request, 

the amendments of Ordinance 5989 have been retained.

The Bellevue Land Use Code is current through Ordinance 

6316, passed November 7, 2016.

Disclaimer: The City Clerk's Office has the official version of the 

Bellevue Land Use Code. Users should contact the City Clerk's 

Office for ordinances passed subsequent to the ordinance cited 

above. 

City Website: http://www.bellevuewa.gov/ (http://www.bellevuewa.gov/) 

City Telephone: (425) 452-4392 

Code Publishing Company (http://www.codepublishing.com/) 
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a.    Discontinuance. If an existing development is discontinued or abandoned for a period of 12 months with the intention of abandoning that 

use, any subsequent development shall thereafter conform to the regulation of the district in which it is located. Discontinuance of an 

existing development for a period of 12 months or greater constitutes prima facie evidence of an intention to abandon.

b.    Accidental Destruction. When an existing development is damaged by fire or other causes beyond the control of the owner, the existing 

development may be re-constructed. The existing development may be repaired and/or reconstructed in its original configuration. Changes 

to the footprint and exterior proposed as part of the repair and/or reconstruction must conform to this code. (Ord. 5874, 5-18-09, § 1)

20.25D.070 Land Use Charts.

The following charts apply to Bel-Red. The use charts contained in LUC 20.10.440 do not apply within the Bel-Red land use districts.

Chart 20.25D.070

Residential Uses in Bel-Red Land Use Districts.

STD 

LAND 

USE 

CODE 

REF

Residential – Bel-Red Districts

Bel-Red 

Medical

Office/Node

Bel-Red Office

Residential/Nodes

Bel-Red 

Residential

Commercial 

Nodes

Bel-Red 

Residential

Bel-Red 

General

Commercial

Bel-Red 

Commercial

Residential

Bel-Red 

Office

Residential 

Transition

LAND USE 

CLASSIFICATION

BR-MO/ 

MO-1

BR-OR/ OR-1 

OR-2

BR-

RC-1 RC-2 

RC-3

BR-R BR-GC BR-CR BR-ORT

1 Residential (1)

Single-Family 

Dwelling

P 2/ P 2 3 P 2 P

Two to Four 

Dwelling Units Per 

Structure

P/P P P 3 P 2 P

Five or More 

Dwelling Units Per 

Structure (5)

P/P P P 3 P 2 P

12

Group Quarters: 

Dormitories, 

Fraternal Houses, 

Excluding Military 

and Correctional 

Institutions, and 

Excluding Secure 

Community 

Transition 

Facilities

Rooming House 

(6)

P P P P P

13

15

Hotels and Motels P/P P/P P P P

Congregate Care 

Senior Housing (1)

P/P P/P P P P

6516 Nursing Home (1) P/P P/P P P P

Assisted Living (1) P/P P/P P P P

Accessory 

Dwelling Unit (4)

P/ P/ P P P

Existing uses in the Bel-Red District are regulated pursuant to LUC 20.25D.060.

Key

    P – Permitted Use
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    C – Conditional Use (see Parts 20.30B and 20.30C LUC)

    A – Administrative Conditional Use (see Part 20.30E LUC)

Notes: Uses in land use districts – Residential.

(1)    An agreement shall be recorded with the King County Department of Records and Elections restricting senior citizen dwellings, congregate care 

senior housing, or assisted living to remain as senior housing for the life of the project.

(2)    A minimum density of 10 units per acre shall be achieved for new single-family dwelling units. This requirement does not apply to work-live units.

(3)    Work-live units are the only housing permitted in BR-GC.

(4)    Accessory dwelling units may be established in existing or permitted (P) single-family structures subject to the performance criteria of LUC 

20.20.120.

(5)    Bicycle parking shall be provided pursuant to LUC 20.25D.120.G.

(6)    See LUC 20.20.700 for general development requirements for rooming house.

Chart 20.25D.070

Manufacturing Uses in Bel-Red Land Use Districts.

Manufacturing – Bel-Red Districts 

STD 

LAND 

USE 

CODE 

REF

Bel-Red 

Medical

Office/Node

Bel-Red Office

Residential/Nodes

Bel-Red 

Residential

Commercial 

Nodes

Bel-Red 

Residential

Bel-Red 

General

Commercial

Bel-Red 

Commercial

Residential

Bel-Red 

Office

Residential 

Transition

LAND USE 

CLASSIFICATION

BR-MO/

MO-1

BR-OR/

OR-1 OR-2

BR-

RC-1 RC-2 

RC-3

BR-R BR-GC BR-CR BR-ORT

2 and 

3

Manufacturing (1, 

2, 5)

21

Food and 

Beverage 

Products Mfg. (3)

P 4 P 4

22

Textile Products 

Mfg.

P 4 P 4

23

Apparel, Fabric, 

Accessories, and 

Leather Goods 

Mfg.

P 4 P 4

24

Lumber and Wood 

Products Mfg.

25

Furniture and 

Fixtures Mfg.

P 4 P 4

26

Paper Products 

Mfg.

P4 P4

27

Printing, 

Publishing, and 

Allied Industries

P

28

Chemicals and 

Related Products 

Mfg.

31

Rubber Products 

Mfg.

314

Misc. Plastic 

Products Mfg.

P 4 P 4
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Manufacturing – Bel-Red Districts 

STD 

LAND 

USE 

CODE 

REF

Bel-Red 

Medical

Office/Node

Bel-Red Office

Residential/Nodes

Bel-Red 

Residential

Commercial 

Nodes

Bel-Red 

Residential

Bel-Red 

General

Commercial

Bel-Red 

Commercial

Residential

Bel-Red 

Office

Residential 

Transition

LAND USE 

CLASSIFICATION

BR-MO/

MO-1

BR-OR/

OR-1 OR-2

BR-

RC-1 RC-2 

RC-3

BR-R BR-GC BR-CR BR-ORT

321

322

324

325

327

Light Stone, Clay, 

and Glass 

Products Mfg.: 

Glass, Pottery, 

and China 

Ceramic Products, 

Stone Cutting and 

Engraving (except 

Concrete Batch 

Plant)

P 4 P 4

Concrete Batch 

Plant

329

Handcrafted 

Products Mfg.

P 4 P 4

3427

Computers, Office 

Machines, and 

Equipment Mfg.

P 4

3433 

3434 

3435 

3436 

3437

Electrical 

Equipment Mfg.: 

Appliances, 

Lighting, Radio, 

TV 

Communications, 

Equipment and 

Component Parts

P 4

3491 

3492 

3493 

3495 

3497

Fabricated Metal 

Products Mfg.: 

Containers, Hand 

Tools, Heating 

Equipment, Screw 

Products, Coating 

and Plating

P 4

35

Measuring, 

Analyzing and 

Controlling 

Instruments; 

Photographic, 

Medical and 

Optical Goods; 

Watches and 

Clocks Mfg.

P P 4 P 4

3997

Signs and 

Advertising 

Display Mfg.

P
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Manufacturing – Bel-Red Districts 

STD 

LAND 

USE 

CODE 

REF

Bel-Red 

Medical

Office/Node

Bel-Red Office

Residential/Nodes

Bel-Red 

Residential

Commercial 

Nodes

Bel-Red 

Residential

Bel-Red 

General

Commercial

Bel-Red 

Commercial

Residential

Bel-Red 

Office

Residential 

Transition

LAND USE 

CLASSIFICATION

BR-MO/

MO-1

BR-OR/

OR-1 OR-2

BR-

RC-1 RC-2 

RC-3

BR-R BR-GC BR-CR BR-ORT

3999

Misc. Light 

Fabrication, 

Assembly and 

Mfg. Not 

Elsewhere 

Classified

P

Existing uses in the Bel-Red District are regulated pursuant to LUC 20.25D.060.

Key

    P – Permitted Use

    C – Conditional Use (see Parts 20.30B and 20.30C LUC)

    A – Administrative Conditional Use (see Part 20.30E LUC)

Notes: Uses in land use districts – Manufacturing.

(1)    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)    The manufacture of flammable, dangerous, or explosive materials is excluded.

(3)    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) The manufacturing use located in this land use district shall not exceed 20,000 square feet.

(5)    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.

Chart 20.25D.070

Transportation and Utilities Uses in Bel-Red Land Use Districts.

Transportation and Utilities – Bel-Red Districts 

STD 

LAND 

USE 

CODE 

REF

Bel-Red 

Medical

Office/Node

Bel-Red Office

Residential/Nodes

Bel-Red 

Residential

Commercial 

Nodes

Bel-Red 

Residential

Bel-Red 

General

Commercial

Bel-Red 

Commercial

Residential

Bel-Red 

Office

Residential 

Transition

LAND USE 

CLASSIFICATION

BR-MO/

MO-1

BR-OR/

OR-1 OR-2

BR-

RC-1 RC-2 

RC-3

BR-R BR-GC BR-CR BR-ORT

4

Transportation, 

Communications 

and Utilities

41

Rail 

Transportation: 

Right-of-Way, 

Yards, Terminals, 

Maintenance 

Shops

C/C C/C C C C C C
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Transportation and Utilities – Bel-Red Districts 

STD 

LAND 

USE 

CODE 

REF

Bel-Red 

Medical

Office/Node

Bel-Red Office

Residential/Nodes

Bel-Red 

Residential

Commercial 

Nodes

Bel-Red 

Residential

Bel-Red 

General

Commercial

Bel-Red 

Commercial

Residential

Bel-Red 

Office

Residential 

Transition

LAND USE 

CLASSIFICATION

BR-MO/

MO-1

BR-OR/

OR-1 OR-2

BR-

RC-1 RC-2 

RC-3

BR-R BR-GC BR-CR BR-ORT

42

4291

Motor Vehicle 

Transportation: 

Bus Terminals, 

Taxi Headquarters

C

4214

422

Motor Vehicle 

Transportation: 

Maintenance 

Garages and 

Motor Freight 

Services (15)

C/ C/ C

43

Aircraft 

Transportation: 

Airports, Fields, 

Terminals, 

Heliports, Storage 

and Maintenance

C 1 C 1

Accessory Parking 

(2, 3, 16)

P/P P/P P P 4 P P P

46

Auto Parking 

Commercial Lots 

and Garages (5, 

16)

/P /P P

Park and Ride (6, 

16)

C/C C

475

Radio and 

Television 

Broadcasting 

Studios

485

Solid Waste 

Disposal (7)

Highway and 

Street Right-of-

Way (8, 16)

P P/P P P P P P

Utility Facility C C/C C C C C C

Local Utility 

System

P P/P P P P P P

Regional Utility 

System

C C/C C C C C C

On- and Off-Site 

Hazardous Waste 

Treatment and 

Storage Facilities

Essential Public 

Facility (9)

C C/C C C C C C

Regional Light 

Rail Transit 

Systems and 

Facilities (17)

C/P C/P C/P C/P C/P C/P C/P
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Transportation and Utilities – Bel-Red Districts 

STD 

LAND 

USE 

CODE 

REF

Bel-Red 

Medical

Office/Node

Bel-Red Office

Residential/Nodes

Bel-Red 

Residential

Commercial 

Nodes

Bel-Red 

Residential

Bel-Red 

General

Commercial

Bel-Red 

Commercial

Residential

Bel-Red 

Office

Residential 

Transition

LAND USE 

CLASSIFICATION

BR-MO/

MO-1

BR-OR/

OR-1 OR-2

BR-

RC-1 RC-2 

RC-3

BR-R BR-GC BR-CR BR-ORT

Operations and 

Maintenance 

Satellite Facility 

(OMSF)

18 18 18 18

Wireless 

Communication 

Facility (WCF): 

(without WCF 

Support 

Structures)

10, 11, and 

12

10, 11, and 12

10, 11, and 

12

10, 11, and 

12

10, 11, and 

12

10, 11, and 

12

10, 11, and 

12

Communication, 

Broadcast and 

Relay Towers 

Including WCF 

Support Structures 

(Freestanding)

10, 11 10, 11 10, 11 10, 11 10, 11 10, 11 10, 11

Satellite Dishes 

(13)

P P/P P P P P P

Electrical Utility 

Facility (14)

A C/A C A C/A C A C A C A C A C A C

Existing uses in the Bel-Red District are regulated pursuant to LUC 20.25D.060.

Key

    P – Permitted Use

    C – Conditional Use (see Parts 20.30B and 20.30C LUC)

    A – Administrative Conditional Use (see Part 20.30E LUC)

Notes: Uses in land use districts – Transportation and Utilities.

(1)    Aircraft transportation is limited in these districts to government and hospital heliports used exclusively for emergency purposes and regulated 

pursuant to the terms of LUC 20.20.450.

(2)    Accessory parking requires approval through the review process required for the primary land use which it serves pursuant to Chart 20.25D.070.

(3)    The location of an off-site parking facility shall be approved by the Director. See LUC 20.25D.120.

(4)    Accessory parking is not permitted in the BR-R land use district as accessory to any use that is not permitted in BR-R.

(5)    Commercial lots and garages are only permitted to accommodate short-term parking (four hours or less). Parking structures are required to meet 

the performance standards contained in LUC 20.25D.120.D.

(6)    A park and pool lot or other carpool facility is regulated as a park and ride. A park and ride providing no more than 50 parking spaces, and 

utilizing the parking area of an established use, shall be regulated as an accessory use under LUC 20.20.200. Any other park and ride requires a 

conditional use permit.

(7)    Solid waste disposal facilities may be continued as an existing use pursuant to LUC 20.25D.060, provided all requirements in LUC 20.20.820 are 

met.

(8)    Design is required to meet the standards contained in LUC 20.25D.140 and the 2008 Transportation Department Design Manual as currently 

adopted or subsequently amended or superseded.

(9)    Refer to LUC 20.20.350 for general requirements applicable to Essential Public Facilities (EPF).
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(10)    Wireless communication facilities (WCFs) are not permitted on residential structures, sites developed with a residential use, or on undeveloped 

sites located in the BR-R land use district. This note does not prohibit locating a WCF on nonresidential structures (i.e., churches, schools, public 

facility structures, utility poles, etc.) or in public rights-of-way in any BR land use district.

(11)    Refer to LUC 20.20.195 for general requirements applicable to wireless communication facilities and other communication, broadcast, and relay 

facilities.

(12)    Antennas and associated equipment used to transmit or receive fixed wireless signals when located at a fixed customer location are permitted 

in all land use districts and are exempt from the requirements of LUC 20.20.010, 20.20.195 and 20.20.525 so long as the antenna and equipment 

comply with 47 C.F.R. 1.4000, now or as hereafter amended. A building permit may be required to ensure safe installation of the antenna and 

equipment.

(13)    Refer to LUC 20.20.730 for general requirements applicable to Large Satellite Dishes. In BR-OR, BR-OR-1, BR-OR-2, BR-RC-1, BR-RC-2, BR-

RC-3, BR-CR, and BR-R, only the provisions of LUC 20.20.730.B and 20.20.730.C shall apply.

(14)    For the definition of Electrical Utility Facility see LUC 20.50.018 and for reference to applicable development regulations relating to electrical 

utility facilities see LUC 20.20.255. For new or expanding electrical utility facilities proposed on sensitive sites as described by Figure UT.5a of the 

Utilities Element of the Comprehensive Plan, the applicant shall obtain Conditional Use Permit approval under Part 20.30B LUC, complete an 

alternative siting analysis as described in LUC 20.20.255.D and comply with decision criteria and design standards set forth in LUC 20.20.255. For 

expansions of electrical utility facilities not proposed on sensitive sites as described by Figure UT.5a, the applicant shall obtain Administrative 

Conditional Use Permit approval under Part 20.30E LUC and comply with decision criteria and design standards set forth in LUC 20.20.255.

(15)    Battery Exchange Stations are ancillary to Motor Vehicle Transportation, and are permitted through the applicable review process as a 

component of that use. Operators of Battery Exchange Stations must comply with federal and state law regulating the handling, storage, and disposal 

of batteries.

(16)    Electric Vehicle Infrastructure, excluding Battery Exchange Stations, is ancillary to motor vehicle parking and highways and rights-of-way, and is 

permitted through the applicable review process as a component of that use.

(17)    Refer to Part 20.25M LUC, Light Rail Overlay District, for specific requirements applicable to EPF defined as a regional light rail transit facility or 

regional light rail transit system pursuant to LUC 20.25M.020. A Conditional Use Permit is not required when the City Council has approved a regional 

light rail transit facility or regional light rail transit system by resolution or ordinance, or by a development agreement authorized by Chapter 36.70B

RCW and consistent with LUC 20.25M.030.B.1.

(18)    Refer to LUC 20.25D.105 for specific requirements applicable to EPF defined as an Operations and Maintenance Satellite Facility (OMSF) 

pursuant to LUC 20.25D.020. An OMSF is permitted through approval of a Master Development Plan and associated Design Review (Process II) 

when the application conditions of LUC 20.25D.105.C have been met. When the application conditions of LUC 20.25D.105.C have not been met, an 

OMSF shall require approval through a Conditional Use Permit (Process I) and shall meet the requirements of LUC 20.20.350 in addition to the 

requirements of LUC 20.25D.105.D.

Chart 20.25D.070

Wholesale and Retail Uses in Bel-Red Land Use Districts.

Wholesale and Retail – Bel-Red Districts 

STD 

LAND 

USE 

CODE 

REF

Bel-Red 

Medical

Office/Node

Bel-Red Office

Residential/Nodes

Bel-Red 

Residential

Commercial 

Nodes

Bel-Red 

Residential

Bel-Red 

General

Commercial

Bel-Red 

Commercial

Residential

Bel-Red 

Office

Residential 

Transition

LAND USE 

CLASSIFICATION

BR-MO/

MO-1

BR-OR/

OR-1 OR-2

BR-

RC-1

RC-2 RC-3

BR-R BR-GC BR-CR BR-ORT

5

Trade (Wholesale 

and Retail) (1, 7, 

15)

51

Wholesale Trade: 

General 

Merchandise, 

Products, 

Supplies, 

Materials and 

Equipment except 

the following:

P 2



119Existing Conditions

Wholesale and Retail – Bel-Red Districts 

STD 

LAND 

USE 

CODE 

REF

Bel-Red 

Medical

Office/Node

Bel-Red Office

Residential/Nodes

Bel-Red 

Residential

Commercial 

Nodes

Bel-Red 

Residential

Bel-Red 

General

Commercial

Bel-Red 

Commercial

Residential

Bel-Red 

Office

Residential 

Transition

LAND USE 

CLASSIFICATION

BR-MO/

MO-1

BR-OR/

OR-1 OR-2

BR-

RC-1

RC-2 RC-3

BR-R BR-GC BR-CR BR-ORT

5111 

5156 

5157 

5191 

5192

Wholesale Trade: 

Motor Vehicles, 

Primary and 

Structural Metals, 

Bulk Petroleum

5193

Scrap Waste 

Materials, 

Livestock

Recycling Centers P/ P P

521

522

523

524

Lumber and Other 

Bulky Building 

Materials Including 

Preassembled 

Products

P 3/ P P 3

5251

Hardware, Paint, 

Tile and Wallpaper 

(Retail)

P 3/ P 3 P 4 P P 3

5252 Farm Equipment

53

General 

Merchandise: Dry 

Goods, Variety 

and Dept. Stores 

(Retail)

P/P 2 P 2 P 4 P P

54

Food and 

Convenience 

Store (Retail) (5,6)

P/P P/P P P 4 P P P 4

5511

Autos, 

Motorcycles 

(Retail)

P A 7

Trucks, 

Recreational 

Vehicles (Retail)

P 2

Boats (Retail) P 2

552

Automotive and 

Marine 

Accessories 

(Retail)

P 2

553

Gasoline Service 

Stations (8,16)

P/ P P

56

Apparel and 

Accessories 

(Retail)

P/P 2 P/P P P 4, 13, 14 P 2 P

57

Furniture, Home 

Furnishing (Retail)

P/P P P 4, 13, 14 P P
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Wholesale and Retail – Bel-Red Districts 

STD 

LAND 

USE 

CODE 

REF

Bel-Red 

Medical

Office/Node

Bel-Red Office

Residential/Nodes

Bel-Red 

Residential

Commercial 

Nodes

Bel-Red 

Residential

Bel-Red 

General

Commercial

Bel-Red 

Commercial

Residential

Bel-Red 

Office

Residential 

Transition

LAND USE 

CLASSIFICATION

BR-MO/

MO-1

BR-OR/

OR-1 OR-2

BR-

RC-1

RC-2 RC-3

BR-R BR-GC BR-CR BR-ORT

58

Eating and 

Drinking 

Establishments (3, 

6)

P/ P 9 P 9 P 4, 13, 14 P P P

59

Misc. Retail Trade: 

Drugs, Liquor, 

Antiques, Books, 

Sporting Goods, 

Jewelry, Florist, 

Photo Supplies, 

Video Rentals and 

Computer 

Supplies

P/ P 3 P 3 P 4, 13, 14 P P 2 P

Adult Retail 

Establishments 

(10)

P/P P P

59

Marijuana Retail 

Outlet

A 17, 18, 19 A 17, 18 A 17, 18 A 17, 18 A 17, 18 A 17, 18

5961

Farm Supplies, 

Hay, Grain, Feed 

and Fencing, etc. 

(Retail)

P 2

596 Retail Fuel Yards

5996

Garden Supplies, 

Small Trees, 

Shrubs, Flowers, 

Ground Cover, 

Horticultural 

Nurseries and 

Light Supplies and 

Tools (11)

P/ P 3 P 3 P 4, 13, 14 P P

5999

Pet Shop (Retail, 

Pet Day Care, and 

Grooming) (12)

P 3 P 4, 13, 14 P P

Computers and 

Electronics 

(Retail)

P/ P 3 P 3 P P

Existing uses in the Bel-Red District are regulated pursuant to LUC 20.25D.060.

Key

    P – Permitted Use

    C – Conditional Use (see Parts 20.30B and 20.30C)

    A – Administrative Conditional Use (see Part 20.30E)

Notes: Uses in land use districts – Wholesale and Retail.

(1)    Wholesale trade excludes tank farms.
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(2)    This individual use is limited in size to no greater than 20,000 square feet per establishment.

(3)    Any new business which combines three or more permitted retail sales uses shall be limited in size to 50,000 square feet. This Note does not 

apply to uses that exceed the size limit but are documented existing uses pursuant to LUC 20.25D.060.

(4)    All permitted retail, service, and recreation uses combined shall not exceed 10,000 square feet, except as provided for in Notes (13) and (14) 

below.

(5)    Food and Convenience Stores (Retail) shall contain at least 75 percent square footage of retail food sales not for consumption on premises.

(6)    Drive-in windows are not allowed except as regulated by LUC 20.25D.060, Existing Conditions.

(7)    See LUC 20.25D.100, Automobile and Motorcycle Sales, Leasing, and Rental, for applicable performance criteria.

(8)    Gasoline service stations may include convenience stores.

(9)    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.

(10)     Adult retail establishments are subject to the regulations for adult entertainment uses in LUC 20.20.127.

(11)     Garden Supplies excludes items such as large trees, rock, and bulk supplies which require special handling equipment.

(12)     See LUC 20.20.130 for general requirements applicable to this use.

(13)     In any existing development meeting the definition of LUC 20.25D.060, all permitted retail, service, and recreation uses combined may occupy 

any part of the existing development; provided, that no individual use shall exceed 10,000 square feet.

(14)     In any new residential building, all permitted retail, service, and recreation uses combined may occupy the ground floor without size limitation; 

provided, that no individual use shall exceed 10,000 square feet. A single building is considered residential for the purposes of this Note if more than 

50 percent of the gross floor area is devoted to residential uses.

(15)     All wholesale and retail uses, which offer shopping carts to customers, shall (a) designate a shopping cart containment area as defined in BCC 

9.10.010; (b) display signage around shopping cart corrals and at the perimeter of the shopping cart containment area that provides notice that 

unauthorized removal of a shopping cart from the premises constitutes theft under RCW 9A.56.270 and unauthorized abandonment of a shopping cart 

more than 100 feet away from the parking area of a retail establishment or shopping cart containment area is a Class 3 civil infraction as defined in 

RCW 7.80.120; and (c) display information on each shopping cart that is consistent with the labeling requirements of RCW 9A.56.270 and includes a 

24-hour toll-free phone number to report abandoned shopping carts. Abandoned shopping carts or shopping carts located outside of a shopping cart 

containment area constitute a public nuisance under BCC 9.10.030(H) and may be abated through the provisions of Chapter 1.18 BCC.

(16)     Battery Exchange Stations are ancillary to Gasoline Service Stations, and are permitted through the applicable review process as a component 

of that use. Operators of Battery Exchange Stations must comply with federal and state law regulating the handling, storage, and disposal of batteries.

(17)     See LUC 20.20.535 for general development requirements for marijuana uses.

(18)         Marijuana retail outlet excludes medical marijuana cooperative. Medical marijuana cooperatives, as authorized under RCW 69.51A.250, now 

or as hereafter amended, are prohibited in Bellevue. See LUC 20.20.535 for general requirements applicable to marijuana uses.

(19)         Marijuana retail outlet that is allowed as an administrative conditional use pursuant to this section is permitted in BR-MO-1 only.

Chart 20.25D.070

Services Uses in Bel-Red Land Use Districts.

Services – Bel-Red Districts 

STD 

LAND 

USE 

CODE 

REF

Bel-Red 

Medical

Office/Node

Bel-Red Office

Residential/Nodes

Bel-Red 

Residential

Commercial 

Nodes

Bel-Red 

Residential

Bel-Red 

General

Commercial

Bel-Red 

Commercial

Residential

Bel-Red 

Office

Residential 

Transition

LAND USE 

CLASSIFICATION

BR-MO/

MO-1

BR-OR/

OR-1 OR-2

BR-

RC-1 RC-2 

RC-3

BR-R BR-GC BR-CR BR-ORT

6 Services

61

Finance, 

Insurance, Real 

Estate Services 

(10)

P 9/P 9 P/P P P 1, 11, 12 P P P
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Services – Bel-Red Districts 

STD 

LAND 

USE 

CODE 

REF

Bel-Red 

Medical

Office/Node

Bel-Red Office

Residential/Nodes

Bel-Red 

Residential

Commercial 

Nodes

Bel-Red 

Residential

Bel-Red 

General

Commercial

Bel-Red 

Commercial

Residential

Bel-Red 

Office

Residential 

Transition

LAND USE 

CLASSIFICATION

BR-MO/

MO-1

BR-OR/

OR-1 OR-2

BR-

RC-1 RC-2 

RC-3

BR-R BR-GC BR-CR BR-ORT

62

Personal Services: 

Laundry, Dry 

Cleaning, Barber 

and Beauty, 

Photography 

Studio and Shoe 

Repair

P/P P/P P P1, 11, 12 P P P

6241

Funeral and 

Crematory 

Services

C/C C

6262 Cemeteries

629

Child Care 

Services (2, 3)

Family Child Care 

Home in Single-

Family Residence

P/ P P P P

Child Day Care 

Center

P/P P/P P A 1 P P

Adult Day Care P/P P/P P A 1 P P

63

Business 

Services, 

Duplicating and 

Blue Printing, 

Steno, Advertising 

(Except Outdoor), 

Travel Agencies 

and Employment 

(10)

P/P P/P P P P P

634

Building 

Maintenance and 

Pest Control 

Services

P P

637

Warehousing and 

Storage Services, 

Excluding 

Stockyards

P/ P

639

Rental and 

Leasing Services: 

Cars, Trucks, 

Trailers, Furniture 

and Tools (4)

P

641

Auto Repair and 

Washing Services 

(13)

P/P 5 P 5 P P
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Services – Bel-Red Districts 

STD 

LAND 

USE 

CODE 

REF

Bel-Red 

Medical

Office/Node

Bel-Red Office

Residential/Nodes

Bel-Red 

Residential

Commercial 

Nodes

Bel-Red 

Residential

Bel-Red 

General

Commercial

Bel-Red 

Commercial

Residential

Bel-Red 

Office

Residential 

Transition

LAND USE 

CLASSIFICATION

BR-MO/

MO-1

BR-OR/

OR-1 OR-2

BR-

RC-1 RC-2 

RC-3

BR-R BR-GC BR-CR BR-ORT

649

Repair Services: 

Watch, TV, 

Electrical, 

Computer, 

Upholstery

P P 6

Professional 

Services: Medical 

Clinics and Other 

Health Care 

Related Services 

(10)

P/P P/P P P P 6 P

Professional 

Services: Other 

(10)

P/P P P 6 P

6513 Hospitals (10) /C

66

Contract 

Construction 

Services: Building 

Construction, 

Plumbing, Paving 

and Landscape

P

671

Governmental 

Services: 

Executive, 

Legislative, 

Administrative and 

Judicial Functions 

(10)

A/A A/A A A

672 

673

Governmental 

Services: 

Protective 

Functions and 

Related Activities 

Excluding 

Maintenance 

Shops (10)

A/A A/A A A A A A

Limited 

Governmental 

Services: 

Executive and 

Administrative, 

Legislative and 

Protective 

Functions (10)

P/P P/P P P 7 P P P

674 

675

Military and 

Correctional 

Institutions

/C C
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Services – Bel-Red Districts 

STD 

LAND 

USE 

CODE 

REF

Bel-Red 

Medical

Office/Node

Bel-Red Office

Residential/Nodes

Bel-Red 

Residential

Commercial 

Nodes

Bel-Red 

Residential

Bel-Red 

General

Commercial

Bel-Red 

Commercial

Residential

Bel-Red 

Office

Residential 

Transition

LAND USE 

CLASSIFICATION

BR-MO/

MO-1

BR-OR/

OR-1 OR-2

BR-

RC-1 RC-2 

RC-3

BR-R BR-GC BR-CR BR-ORT

Secure 

Community 

Transition Facility

681

Education: 

Primary and 

Secondary (8, 10)

/A A/A A A A A A

682

Universities and 

Colleges (10)

A/P A/P P A A

683

Special Schools: 

Vocational, Trade, 

Art, Music, 

Driving, Barber 

and Beauty 

Schools (10)

P/P P/P P P 6 P P P 6

691 Religious Activities P/P P/P P A P A A

692 

(A)

Professional and 

Labor 

Organizations, 

Fraternal Lodge

A/A A/A A P A A

692 

(B)

Social Service 

Providers

P/P P/P P P P P 6 P

Administrative 

Office – General 

(10)

P 9 /P 9 P/P P 9 P P 9 P

Computer 

Programming, 

Data Processing 

and Other 

Computer Related 

Services

P 9 P 9 P P

Research, 

Development and 

Testing Services

P 9 P 9 P P

Marijuana 

Research (14)

Existing uses in the Bel-Red District are regulated pursuant to LUC 20.25D.060.

Key

    P – Permitted Use

    C – Conditional Use (see Parts 20.30B and 20.30C)

    A – Administrative Conditional Use (see Part 20.30E)

Notes: Uses in land use districts – Services.

(1)    All permitted retail, service, and recreation uses combined shall not exceed 10,000 square feet, except as provided for in Notes (11) and (12) 

below.

(2)    Refer to Chapter 20.50 LUC for definitions of child care service, family child care home, and child day care center.
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(3)    A child care service may be located in a community facility in any land use district pursuant to LUC 20.20.170.E.

(4)    See LUC 20.25D.100, Automobile and Motorcycle Sales, Leasing, and Rental, for applicable performance criteria.

(5)    Auto repair and washing services are permitted as a subordinate use pursuant to LUC 20.20.840 only if located in a structured parking area.

(6)    This use is limited in size to no greater than 20,000 square feet.

(7)    Uses are limited to community police stations of 1,500 square feet or less.

(8)    Refer to LUC 20.20.740 for general requirements applicable to public and private schools. Schools located in the BR-ORT land use district are 

considered to be in a Transition Area for the purposes of applying the above-referenced section. All Bel-Red land use districts are considered to be 

nonresidential for the purposes of applying LUC 20.20.740.

(9)    Limited to 0.5 floor area ratio (FAR).

(10)    Bicycle parking shall be provided pursuant to LUC 20.25D.120.G.

(11)    In any existing development meeting the definition of LUC 20.25D.060, all permitted retail, service, and recreation uses combined may occupy 

any part of the existing development; provided, that no individual use shall exceed 10,000 square feet.

(12)    In any new residential building, all permitted retail, service, and recreation uses combined may occupy the ground floor without size limitation; 

provided, that no individual use shall exceed 10,000 square feet. A single building is considered residential for the purposes of this note if more than 

50 percent of the gross floor area is devoted to residential uses.

(13)    Battery Exchange Stations are ancillary to Auto Repair and Washing Services, and are permitted through the applicable review process as a 

component of that use. Operators of Battery Exchange Stations must comply with federal and state law regulating the handling, storage, and disposal 

of batteries.

(14)    Marijuana research uses, as authorized under RCW 69.50.372, now or as hereafter amended, are prohibited in Bellevue. See LUC 20.20.535

for general requirements applicable to marijuana uses.

Chart 20.25D.070

Recreation Uses in Bel-Red Districts.

Recreation – Bel-Red Districts 

STD 

LAND 

USE 

CODE 

REF

Bel-Red 

Medical

Office/Node

Bel-Red Office

Residential/Nodes

Bel-Red 

Residential

Commercial 

Nodes

Bel-Red 

Residential

Bel-Red 

General

Commercial

Bel-Red 

Commercial

Residential

Bel-Red 

Office

Residential 

Transition

LAND USE 

CLASSIFICATION

BR-MO/

MO-1

BR-OR/

OR-1 OR-2

BR-

RC-1 RC-2 

RC-3

BR-R BR-GC BR-CR BR-ORT

7

Cultural 

Entertainment and 

Recreation

711 Library, Museum P P P A 1 P P

7113 Art Gallery P/P P P 2, 8, 9 P P

712

Nature 

Exhibitions: 

Aquariums, 

Botanical Gardens 

and Zoos (3)

C C

7212 

7214 

7222 

7231 

7232

Public Assembly 

(Indoor): Sports 

Arenas, 

Auditoriums and 

Exhibition Halls 

but excluding 

School Facilities

A/A A A
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Recreation – Bel-Red Districts 

STD 

LAND 

USE 

CODE 

REF

Bel-Red 

Medical

Office/Node

Bel-Red Office

Residential/Nodes

Bel-Red 

Residential

Commercial 

Nodes

Bel-Red 

Residential

Bel-Red 

General

Commercial

Bel-Red 

Commercial

Residential

Bel-Red 

Office

Residential 

Transition

LAND USE 

CLASSIFICATION

BR-MO/

MO-1

BR-OR/

OR-1 OR-2

BR-

RC-1 RC-2 

RC-3

BR-R BR-GC BR-CR BR-ORT

7212 

7214 

7218

Motion Picture 

Theaters, Night 

Clubs, Dance 

Halls and Teen 

Clubs

P/P P P P

7213 Drive-In Theaters

Adult Theaters (4) P/P P

7223 

3

Public Assembly 

(Outdoor): 

Fairgrounds and 

Amusement 

Parks, Miniature 

Golf, Golf Driving 

Ranges, Go-Cart 

Tracks, BMX 

Tracks and 

Skateboard 

Tracks

A A

73

Commercial 

Amusements: 

Video Arcades, 

Electronic Games

A A A

7411 

7413 

7422 

7423 

7424 

7441 

7449

Recreation 

Activities: Golf 

Courses, Tennis 

Courts, 

Community Clubs, 

Athletic Fields, 

Play Fields, 

Recreation 

Centers, 

Swimming 

Beaches and 

Pools (5)

A/ A/A A A A

744

Marinas, Yacht 

Clubs

7414 

7415 

7417 

7425 

7413

Recreation 

Activities: Skating, 

Bowling, 

Gymnasiums, 

Athletic Clubs, 

Health Clubs

P/P P P P

7491 

7515

Camping Sites 

and Hunting Clubs
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Recreation – Bel-Red Districts 

STD 

LAND 

USE 

CODE 

REF

Bel-Red 

Medical

Office/Node

Bel-Red Office

Residential/Nodes

Bel-Red 

Residential

Commercial 

Nodes

Bel-Red 

Residential

Bel-Red 

General

Commercial

Bel-Red 

Commercial

Residential

Bel-Red 

Office

Residential 

Transition

LAND USE 

CLASSIFICATION

BR-MO/

MO-1

BR-OR/

OR-1 OR-2

BR-

RC-1 RC-2 

RC-3

BR-R BR-GC BR-CR BR-ORT

76

Private Leisure 

and Open Space 

Areas Excluding 

Recreation 

Activities Above

P P/P P C P P P

Private Park A A/A A A A A

Stables and 

Riding Academies

A

Boarding or 

Commercial 

Kennels

A 6 A 6

Public Park P P/P P P 7 A A P 7

Existing uses in the Bel-Red District are regulated pursuant to LUC 20.25D.060.

Key

    P – Permitted Use

    C – Conditional Use (see Parts 20.30B and 20.30C LUC)

    A – Administrative Conditional Use (see Part 20.30E LUC)

Notes: Uses in land use districts – Recreation.

(1)    This individual use is limited in size to no greater than 20,000 square feet.

(2)    All permitted retail, service, and recreation uses combined shall not exceed 10,000 square feet, except as provided for in Notes (1), (8), and (9) 

of this Recreation Use Chart.

(3)    Excludes zoos.

(4)    Adult Theaters are subject to the regulations for adult entertainment uses in LUC 20.20.127.

(5)    For carnivals, see LUC 20.20.160.

(6)    See LUC 20.20.130 for general requirements applicable to this use.

(7)    Public parks are generally permitted in all districts. However, the following types of uses or facilities in public parks require Administrative 

Conditional Use approval when located in the BR-R or BR-ORT land use districts: lighted sports and play fields, sports and play fields with amplified 

sound, and community recreation centers. Nonrecreation uses in public parks located in the BR Land Use Districts require conditional use approval, 

except that the permit requirements for wireless communication facilities shall be as set forth in LUC 20.20.195. For purposes of this note, 

“nonrecreation use” means a commercial, social service or residential use located on park property but not functionally related to park programs and 

activities.

(8)    In any existing development meeting the definition of LUC 20.25D.060, all permitted retail, service, and recreation uses combined may occupy 

any part of the existing development; provided, that no individual use shall exceed 10,000 square feet.

(9)    In any new residential building, all permitted retail, service, and recreation uses combined may occupy the ground floor without size limitation; 

provided, that no individual use shall exceed 10,000 square feet. A single building is considered residential for the purposes of this note if more than 

50 percent of the gross floor area is devoted to residential uses.

Chart 20.25D.070

Resource Uses in the Bel-Red Districts.
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Resources – Bel-Red Districts 

STD 

LAND 

USE 

CODE 

REF

Bel-Red 

Medical

Office/Node

Bel-Red Office

Residential/Nodes

Bel-Red 

Residential

Commercial 

Nodes

Bel-Red 

Residential

Bel-Red 

General

Commercial

Bel-Red 

Commercial

Residential

Bel-Red 

Office

Residential 

Transition

LAND USE 

CLASSIFICATION

BR-MO/

MO-1

BR-OR/

OR-1 OR-2

BR-

RC-1 RC-2 

RC-3

BR-R BR-GC BR-CR BR-ORT

8

Resource 

Production 

(Minerals, Plants, 

Animals Including 

Pets and Related 

Services)

81

Agriculture, 

Production of 

Food and Fiber 

Crops, Dairies, 

Livestock and 

Fowl, Excluding 

Hogs

P (1) P (1)

Marijuana 

Production

8192

Other Horticultural 

Specialties: 

Medical Cannabis 

Collective 

Gardens (3)

821

Agricultural 

Processing

Marijuana 

Processing

Medical Marijuana 

Cooperative (4)

8221

Veterinary Clinic 

and Hospital (2)

P/P P P P P

8222 Poultry Hatcheries

83

Forestry, Tree 

Farms and Timber 

Production

8421 Fish Hatcheries

85

Mining, Quarrying 

(Including Sand 

and Gravel), Oil 

and Gas 

Extraction

Existing uses in the Bel-Red District are regulated pursuant to LUC 20.25D.060.

Key

    P – Permitted Use

    C – Conditional Use (see Parts 20.30B and 20.30C LUC)

    A – Administrative Conditional Use (see Part 20.30E LUC)

Notes: Uses in land use districts – Resources.
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(1)    Agriculture production is limited to the production of food and fiber crops.

(2)    See LUC 20.20.130 for general requirements applicable to this use.

(3)    Medical cannabis collective gardens are prohibited in Bellevue. See LUC 20.20.535 for general requirements applicable to marijuana uses.

(4)    Medical marijuana cooperatives, as authorized under RCW 69.51A.250, now or as hereafter amended, are prohibited in Bellevue. See LUC 

20.20.535 for general requirements applicable to marijuana uses.

(Ord. 6316, 11-7-16, §§ 7, 8; Ord. 6281, 3-21-16, § 2; Ord. 6253, 8-3-15, §§ 6 – 8; Ord. 6223, 4-6-15, § 2; Ord. 6197, 11-17-14, § 19; Ord. 6132 B-1, 10-21-13, 

§ 3; Ord. 6102, 2-27-13, § 3; Ord. 6016, 8-1-11, § 3; Ord. 5989, 2-7-11, §§ 5, 6, 7; Ord. 5892, 7-20-09, § 2; Ord. 5874, 5-18-09, § 1)

20.25D.080 Dimensional Requirements.

A.    General.

This subsection (Chart 20.25D.080.A, Dimensional Requirements in Bel-Red Districts) sets forth the dimensional requirements for each land use 

district in the Bel-Red Subarea. The Dimensional Requirements of Chart 20.20.010 do not apply in the Bel-Red Land Use Districts. Each 

structure, 

development, or activity in a Bel-Red Land Use District shall comply with these requirements except as otherwise provided in this section. If a 

number appears in a box at the intersection of a column and a row, the dimensional requirement is subject to the special limitation indicated in 

the corresponding Note.

Chart 20.25D.080.A

Dimensional Requirement in Bel-Red Districts.

Bel-Red 

Land 

Use 

District 

(19)

Tower Type

(1) (17)

Minimum 

Setbacks/Stepbacks

(3) (5) (7) (8) (10)

Gross 

SF/Floor 

Above 40 ft. 

(gsf/f) (16) 

(20) (21)

Gross 

SF/Floor 

Above 

80 ft. 

(gsf/f) 

(16) (20) 

(21)

Maximum 

Impervious 

Surface/ 

Lot 

Coverage 

(6)

Building 

Height (4)

(22)

Floor Area 

Ratio (4) 

(9)

Front Rear Side Base Max. Base Max.

MO-1 

OR-1 

RC-1

Nonresidential

Residential

0 (2) 0 (14) 0 (14)

28,000

28,000/12,000

28,000

9,000

75% 45 150 1.0 4.0

OR-2 

RC-2

Nonresidential 

Residential

0 (2) 0 (14) 0 (14)

28,000

28,000/12,000

28,000

9,000

75% 45 125 1.0 4.0

RC-3 

(15)

Nonresidential 

Residential

0 (2) 0 0

28,000

28,000

NA 75%

45 

(13)

70 

(13)

1.0 4.0

CR (15)

Nonresidential 

Residential

0 (2) 0 0

28,000

28,000

NA 75%

45 

(13)

70 

(13)

1.0 2.0

R

Nonresidential 

Residential

0 (2) 0 0 NA NA 75% 30 45 1.0 2.0

MO

OR

Nonresidential 

Residential

0 (2) 0 0

28,000

28,000

NA 75% 70 70 1.0 1.0

GC

Nonresidential 

Residential

0 (2) 0 0 NA NA 75% 45 45 1.0 1.0

ORT

Nonresidential 

Residential

20 30 20 NA NA 75%

45

(11)

45 

(11)

0.75 0.75

All

Parking (12) 

(18)

NA NA 75% 30 30 0.5 0.5

Notes: Chart 20.25D.080.A Dimensional Requirement in Bel-Red Districts.
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REI Corporate Headquarters - Spring District
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Wilburton/N.E. 8th Street 
Subarea Plan

Goal:
•	 	 To	separate	residential,	recreational,	and	open	space	areas	from	

commercial	areas	and	to	protect	open	space.
•	 	 To	improve	pedestrian	accessibility	and	attractiveness	of	

commercial	areas	for	residents	of	Bellevue.
•	 	 To	support	the	provision	of	commercial	services	in	Wilburton	that	

complement	Downtown,	such	as	large	retail	and	auto	sales;	that	
provide	mixed-use	opportunities;	and	that	provide	convenient	
shopping	for	the	adjacent	neighborhoods.

Discussion: The Wilburton/NE 8th Subarea Plan seeks to support the residential and 
non-residential uses in the subarea by protecting residential, recreation and open 
space areas from encroachment of commercial and other non-residential uses (except 
for those normally permitted in residential areas, such as parks, churches, schools, 
utilities, and home occupations). Non-residential development, such as retail activity, 
medical uses and auto sales, should be concentrated in existing non-residential 
areas. While this vision seeks to protect residential areas from encroachment, it 
supports integrating residential uses with commercial development (i.e. mixed-use) in 
some commercial areas.

overview
The settlement history of Wilburton dates to the turn of the century when farms, 
a logging mill, a railroad and a commercial area near 116th and N.E. 8th Street 
were established. With the open ings of the floating bridges in 1940 and 1963, there 
was rapid growth of homes during the 1950s and 1960s in the area. Wilburton was 
annexed to the City between 1964 and 1967.

Today the Wilburton Subarea is centrally located in Bellevue. Access to I-405 and 
the Downtown makes the Subarea a desirable place to live and work. Jobs, stores, 
schools, and community parks are convenient and accessible. Combined, these 
amenities have greatly enhanced the quality of life for both the residents and business 
owners.

The Wilburton Subarea encompasses approx imate ly 1,600 acres. Its boundaries 
are generally I-405 to the west, Bellevue-Redmond Road to the north, 148th to the 
east, and the Lake Hills Connector to the south. It is comprised of commercial areas 
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along the I-405, 116th Avenue N.E., and N.E. 8th Street corridors while large areas 
of single-family resi dences make up the remainder of the Subarea. Multifamily 
development is mostly confined to the N.E. 8th Street corridor, along the 118th 
Avenue S.E. and 122nd Avenue N.E. and west of 140th north of N.E. 8th Street. 
Recreational open space in cludes the Glendale Golf Course, Kelsey Creek Park, and 
Wilburton Hill Park.

The I-405 business corridor, Lake Bellevue area, and the NE 8th Street corridor is 
home to Overlake Hospital, Group Health, Auto Row, and a variety of retail uses. 
Many of the retail areas may be ready for redevelopment as they evolve from older 
suburban commercial strips to emerging urban areas. The area east of approximately 
120th Avenue features large, single-family neighborhoods, some with large lots that 
may provide opportunities to subdivide and add new housing.

As of the 2000 Census about 8,900 people live, and approximately 10,400 people 
work, in the Wilburton/NE 8th Subarea. There are about 1,250 units of single-family 
housing and 3,120 units of multifamily housing. Wilburton Hill Park provides over 
100 acres of open space, sports fields, and a botanical garden.

Protecting residential neighborhoods from in      creased commercial development and 
traffic, enhancing existing retail areas, and establishing clear boundaries between 
differing land uses are the Subarea’s major issues.

Land	Use
Policies
POLICY	S-WI-1. Protect residential areas from impacts of other uses by maintaining 
the current boundaries between residential and non-residential areas.

Discussion: This plan establishes appropriate areas for non-residential uses. Beyond 
these areas, non-residential uses, except for those normally permitted in residential 
areas, (such as parks, churches, schools, utilities, and home occupations) should not 
be permitted to encroach into residential areas. This does not limit the potential for 
development that mixes residential uses with commercial, institutional or other uses 
in areas that are predominately non-residential.

POLICY	S-WI-2. Support the provision of commercial services in Wilburton that 
complement Downtown such as large retail and auto sales; mixed use opportunities; 
and services that provide convenient shopping for the adjacent neighborhoods. 
Implement this through zoning and development regulations.

Discussion: The Wilburton/NE 8th Street subarea includes a variety of commercial 
areas.
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The eastern portion of the subarea includes small commercial sites that primarily 
serve the immediate neighborhood.

The western portion of the subarea includes more intense commercial areas between 
116th and 120th Avenues and near Lake Bellevue that serve the broader community. 
Some of these areas may be ready for redevelopment into new commercial or mixed 
uses.

The area west of the BNSF corridor is appropriate for auto and motorcycle sales, 
large retail uses, office and hotel uses.

The vision for the area on the west side of 120th Avenue, between NE 8th Street and 
the existing Home Depot property is for the development of a “retail village” that is 
an inviting, attractive, and pedestrian friendly retail area comprised of a mixture of 
community-oriented and neighborhood-oriented retail and residential uses.

POLICY	S-WI-3. Support the long term development of a “retail village” in the 
commercial area on the west side of 120th Avenue to provide a transition from more 
intense commercial areas to the west and the residential area to the east. Designate 
the area west of 120th Avenue NE between NE 8th and about NE 4th Streets, and 
on the east side of 116th Avenue from about NE 4th to SE 1st Streets General 
Commercial/Community Business (GC/CB). Without access improvements, the 
area remains appropriate for General Commercial uses. As NE 4th Street (East 
Bellevue Transportation Plan project #582) is extended to increase access to the area, 
Community Business uses are appropriate.

Discussion: The intent is to increase transportation capacity as redevelopment 
occurs. It is recognized that the complexity of construction and property ownership 
may require phasing of the street project. Phasing may be accepted through a 
development agreement that assures adequate right of way and timely completion of 
the entire connection.

The extension of NE 4th Street may occur as a city-funded capital project, associated 
with private development, or through an alternative financing mechanism, such 
as a local improvement district. If private financing is used, the city may facilitate 
methods of allowing others in the district to contribute as redevelopment occurs, such 
as through latecomers agreements.

POLICY	S-WI-4. Recognize the area between I-405 and the BNSF corridor, and 
between NE 8th Street and SE 1st Street, as appropriate for a 75-foot height limit. 
Increased heights limits for the portion of this area east of 116th Avenue should be 
limited to those areas rezoned for more intense uses consistent with Policy S-WI-3 or 
future subarea plan amendments.

POLICY	S-WI-5. Explore the potential for transit supportive land use designations 
for the area between I-405 and the BNSF corridor and NE 4th and NE 8th Streets. 

Discussion: This policy signals the future potential for this area and its opportunity 
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for a unique use especially given its relationship to future transit.

POLICY	S-WI-6. Retail auto and motorcycle sales are appropriate along Auto Row 
in GC, CB and OLB districts on both sides of 116th Avenue from the SE 8th Street 
exit off I-405 to NE 8th Street.

Discussion: The 116th Avenue Corridor between the SE 8th Street exit off I-405 and 
NE 8th Street is regionally known as “Auto Row”, an area of dealerships featuring 
cars of domestic and foreign automobile manufacturers. Maintaining this area as a 
place to purchase and service automobiles enhances the convenience for the citizens 
of Bellevue and preserves an important retail function. Although the west side of this 
corridor is designated OLB with specific freeway-oriented urban design objectives, 
auto sales shall be permitted along with modified landscape standards for retail auto 
sales only. All other design standards shall apply.

POLICY	S-WI-7. Provide for medical institution development within the area 
bounded by NE 8th and NE 12th Streets, 116th Avenue NE and I-405

Discussion: The medical institution use in this area provides a vital public service for 
the Eastside community. The City should facilitate development of a long-term master 
plan that addresses the continued evolution and updating of this facility. Special 
dimensional standards are appropriate to accommodate the needs of the major 
medical institution and related uses, provided the facility provides a high quality 
of  design that recognizes this site as a prominent community landmark. Building 
and site design should create a visual identity for the facility that contributes to the 
streetscape, is compatible with adjacent and nearby neighborhoods, and is sensitive 
to views from the freeway and views of the skyline. Design should also create a 
visually pleasing and safe environment for the public, incorporating features such as 
public spaces, gateways, streetscape improvements, and safe pedestrian linkages.

POLICY	S-WI-8. Encourage developers of proper ty located on the south side of 
N.E. 8th Street between 124th and 126th Avenues N.E., the adja cent single-family 
neighbors, and city staff to harmoniously resolve landscape screening issues in the 
Transition Area buffer.

POLICY	S-WI-9. A Multifamily Low-density desig nation is appropriate for the 
area north of the Lake Hills Connector, south of Wilburton Hill Park, and east of the 
Wilburton Addition as shown on the Land Use Plan (Figure S-WI.1). The density 
should not exceed five dwelling units per acre in compliance with the Land Use Code 
Section 20.25H. 100 Density/Intensity Calculations. No access should be permitted 
from east of the site.

POLICY	S-WI-10. The area between the Burlington Northern Railroad tracks 
and 118th Avenue S.E., if extended to the north, and approximately 190 feet north 
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of S.E. 5th Street and south of the Main Street extension is appropriate for Office 
and Multifamily Medium-density residential uses in accordance with the Land Use 
Plan (Figure S-WI.1). Pro posed projects within the area should be subject to design 
review to insure that struc tures are residential in design, height, and bulk. Proper ties 
north of Main Street need not be resi dential in design, height, and bulk if access 
and orientation are to N.E. 1st Street and if the struc tures are visually screened from 
proper ties to the south.

POLICY	S-WI-11. The Wilburton Addition area along both sides of S.E. 4th and 5th 
Streets and east of 118th Avenue S.E. is appropriate for Multi family Medi um-density 
uses in accordance with the Land Use Plan (Figure S-WI.1). Proposed development 
should be subject to design review to encourage preservation of significant views 
from the adjacent park land and to encourage struc tures which are similar in design, 
height, and bulk to structures along the western portion of 118th Avenue S.E..

Appropriate mitigation measures should be re quired of development to ensure that 
traffic does not significantly impact neighborhoods to the east. Mitigation measures 
may include traffic diverters and signalization.

POLICY	S-WI-12. The Galeno property adjacent to and north of Main Street at 
124th Avenue N.E. is appropriate for Single-family Medium-density in accordance 
with the Land Use Plan (Figure S-WI.1). Traffic impacts associated with develop ment 
of this property should be mitigated by the develop ers.

POLICY	S-WI-13. The WISC (Wilburton Instruction al Service Center) property at 
Main Street and 124th Avenue is appropriate for Single-family High- density use in 
accordance with the Land Use Plan (Figure S-WI.1). Density should not exceed four 
dwelling units per acre and traffic impacts associated with future development of the 
area should be mitigated by the developer.

POLICY	S-WI-14. The City-owned land (exclusive of the West Slope area) between 
118th Avenue S.E., Main Street, 128th Avenue S.E. and approxi mately S.E. 5th 
Street is appropriate for park uses and should be designated public facility/park in 
accor dance with the Land Use Plan (Figure S-WI.1). Appro priate mitigation measures 
should be re quired of devel opment to ensure that traffic does not sig nifi cantly impact 
the neighborhoods to the east. Mitigation measures may include traffic diverters and 
signal ization.

POLICY	S-WI-15. The land east of 118th Avenue S.E. commonly referred to as 
the “West Slope” is appropriate for Multifamily Medium-density uses in accordance 
with the Land Use Plan (Figure S-WI.1). Thirty percent of the dwelling units should 
be for moder ate income families/ seniors. A child care center for not less than 40 
children should be developed adjacent to the multifamily use. Design of this center 
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should be complementary to the multifamily use. Appropriate mitigation measures 
should be required of development to ensure that traffic does not significantly impact 
the neighbor hoods to the east. Mitigation measures may include traffic diverters 
and signalization. Develop ment should be subject to design review to en courage 
the preservation of significant views westward from the park and to encourage 
devel opment that is similar in design, height, and bulk to structures along the western 
portion of 118th Avenue S.E.. Develop ment of the site should include trail easements 
from the adjacent park land to 118th Avenue S.E.. Location of these easements should 
be designated by the Parks Department.

Natural	Determinants
Policies
POLICY	S-WI-16.	Protect and enhance streams, drainage ways, and wetlands in the 
Kelsey Creek Basin.

POLICY	S-WI-17. Prevent development from intruding into the floodplain of 
Kelsey Creek.

POLICY	S-WI-18. Development should not inter fere with Lake Bellevue as a 
drainage storage area identified in the City’s Storm Drainage Plan.

Residential	Development
Policies
POLICY	S-WI-19. Enhance the cohesiveness of established single-family and 
multifamily residential areas.

Discussion: Neighborhood cohesiveness can be enhanced by: improving 
nonmotor ized systems along streets and between properties, siting neighborhood 
identification signs, and encouraging community clubs, facilities, and centers.

POLICY	S-WI-20. Encourage multifamily develop ment to provide adequate play 
areas and other amenities for families.

POLICY	S-WI-21. The impacts of traffic and the building scale of non-residential 
uses (such as churches and schools) located in residential areas should be considered 
during development review.

Discussion: The visual impression of the size (height and bulk) of these buildings 
should be compatible with the development in the surrounding neighborhood.
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POLICY	S-WI-22. Seek affordable and “work force” housing in new mixed use 
developments through regulatory and incentive approaches.

Discussion: The area west of 120th Avenue NE may be an appropriate location for 
housing when it is rezoned to CB due to its proximity to Downtown and convenient 
access. The City Council initiated a citywide workforce/affordable housing work 
program on October 15, 2007. Housing development capacity created as part of 
a change in zoning in this area should be consistent with the citywide workforce/
affordable housing provisions derived through this work program.

“Affordable” housing is defined in the Glossary as that which is affordable to a 
family that earns up to 80 percent of median income. “Work force” housing is 
considered to be housing affordable to a family that earns up to 120 percent of 
median income.

Circulation
Policies
POLICY	S-WI-23. No extension of 124th Avenue south of Main Street should be 
permitted.

POLICY	S-WI-24. Preserve the safety of residen tial streets and the livability of local 
neighborhoods by discouraging non-local traffic with traffic man agement methods.

Discussion: The neighborhoods that lie between Kelsey Creek Park and the 
commer cial development along 120th Avenue N.E. are concerned about traffic growth 
on their residential streets due to: the development of Kel sey Creek and Wilburton 
Parks, cut through traffic generated by commercial developments, and traffic avoiding 
I-405.

POLICY	S-WI-25. Improve local access, street system connectivity and traffic flow 
by providing additional east-west transportation connections, including an arterial 
street connection at NE 4th Street between 116th and 120th Avenues and HOV and 
non-motorized access at NE 6th Street between Downtown and 120th Avenue NE.

POLICY	S-WI-26. Require new commercial developments to provide internal 
streets and adjoining lot connections, where appropriate, to reduce arterial street 
connections and turning movements.

POLICY	S-WI-27. Coordinate off-street biking and walking facilities with on-street 
walking and biking facilities to provide safe connections to destina tions such as 
schools, parks, shopping, and transit service.
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POLICY	S-WI-28. Improve arterial streets to provide enhanced pedestrian and 
bicycle access, safety and comfort throughout the non-residential areas of the subarea.

POLICY	S-WI-29.	Make use of available right of way space to develop north and 
south bicycle lanes or additional traffic lanes on 116th Avenue NE if use of the auto 
delivery zone is discontinued.

POLICY	S-WI-30. Where capital projects are not imminent, encourage the City to 
make interim improvements for nonmotorized transportation.

Discussion: Nonmotorized facilities along the following routes are a high priority:

• 126th Avenue N.E. from N.E. 8th Street to N.E. 7th Street,

• N.E. 7th Street from 126th Avenue N.E. to 128th Avenue N.E.,

• 128th Avenue N.E./S.E. from N.E. 7th Street, and

• S.E. 7th Street between 128th Avenue S.E. and the Lake Hills Connector.

Sidewalks are preferred along this route, but if a sidewalk project is not imminent, 
then interim facilities are supported.

Interim nonmotorized improvements can be accomplished in several ways from 
the addi tion of a shoulder in conjunction with a street resurfacing project to 
modifications to the channelization (or street painting config ura tions). Interim 
nonmotorized improvements should be designed so that they cannot be used for 
parking. The Neighborhood En hance  ment Program when available would be a 
funding source for interim improvements.

POLICY	S-WI-31. Recognize the transportation and recreation uses under 
consideration for the BNSF rail corridor when considering public and private 
improvements adjacent to the corridor and preserve the opportunity for future multi-
modal transportation use and access.

Discussion:  The Port of Seattle has proposed acquiring the rail corridor from 
Burlington-Northern Sante Fe (BNSF) for future use as a regional pedestrian/bicycle 
trail and/or a transportation/rail corridor.  As development adjacent to the corridor 
occurs, the design and placement of streets, driveways, infrastructure, and buildings 
should take the potential future use of the rail corridor into account so as to avoid 
inherit conflicts.

Parks,	Recreation,	and	Open	Space
Policies
POLICY	S-WI-32. Retain the parks in the Subarea and ensure that they remain park 
facilities (includ ing Wilburton Hill and Kelsey Creek Parks).
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POLICY	S-WI-33. Retain and develop open spa ces for a variety of purposes.

Discussion: In addition to recreation, both active and passive, parks serve to preserve 
views, define neighborhoods, and provide relief from pavement and development.

POLICY	S-WI-34. The City strongly encourages the continuation of the golf course 
use at the Glendale Golf Course.

POLICY	S-WI-35. Prepare designs for proposed parks with the participation of the 
community affected and served.

POLICY	S-WI-36. Support continuation of the Lake-to-Lake Trail through 
Wilburton.

Discussion: The trail should connect from the N.E. 4th Street interchange at I-405 
to the Wilburton Hill Park to Kelsey Creek Park to the Lake Hills Greenbelt and 
Richards Valley.

POLICY	S-WI-37. The City should consider acquisition of surplused school district 
sites which might be appropriate for park and recreation uses.

POLICY	S-WI-38. Encourage development of the Highland-Glendale site, located 
on the northeast corner of N.E. 8th Street and 134th Avenue N.E., as a park facility.

Discussion: If this property is developed as a park, safe and obvious pedestrian 
access should be encouraged from surrounding apartments to this property. It may 
be appro priate to trade this site for another park site, north of N.E. 8th Street, which 
would better serve the multifamily community in this area of Wilburton.

POLICY	S-WI-39. Support implementation of the Wilburton Hill Park Master Plan, 
including neigh borhood park elements.

Community	Design
Policies
POLICY	S-WI-40. Retain, reveal, and enhance the views of prominent land forms, 
vegetation, watersheds, drainage ways, Downtown and significant panoramas in the 
Subarea.

Discussion: Within the Subarea, there are numerous views, some of which are 
the view west from NE 8th Street and NE 5th Street on the ridge between 122nd 
and 123rd Avenues, the view south from the Lake Hills Connector north of SE 8th 
Street, the view east from SE 4th Street toward Kelsey Creek Park and the view 
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from SE 1st Street and Main Street at the power line right-of-way at 136th Avenue. 
As development or public improvements occur, efforts should be made to provide 
public access to these viewing areas. Impacts to significant views may be minimized 
by encouraging alternative building orientation, roof designs, and the location of 
rooftop equipment during the design review process.

POLICY	S-WI-41. Improve the appearance of public streets by completing the 
sidewalk system and adding pedestrian amenities such as benches, bus shelters, 
public art, and landscape barriers where appropriate.

POLICY	S-WI-42. Develop street tree plans for arterial streets and non-residential 
areas. Investi gate ways to encourage property owners to implement the City’s street 
tree plan.

POLICY	S-WI-43. Encourage the undergrounding of utility distribution lines in 
developed areas and require the undergrounding of utility distribution lines in new 
developments when practical.

POLICY	S-WI-44. Utilities should be provided to serve the present and future needs 
of the Subarea in a way that enhances the visual quality of the community (where 
practical).

NE	8th	Street	Corridor

POLICY	S-WI-45. Develop an entrance in the N.E. 8th Street corridor to create a 
sense of entry to the corridor.

Discussion: The existing Burlington Northern crossing lights and the change in 
grade at that point act as an entrance. A pedestrian entrance encouraged by this 
policy should be located as near as possible to the cross ing lights to enhance and to 
increase its presence in the corridor. An entrance may include (on both sides of N.E. 
8th Street): district signage, major landscaping, pedestri an shelters, and structures 
of a large enough scale to signify entry into Wilburton and into the Downtown and 
I-405.

POLICY	S-WI-46. Consistent with future transpor tation improvements, enhance the 
traffic island and the eastern corner where old Bellevue-Redmond Road inter sects 
with N.E. 8th Street, as major focal points.

Discussion: These focal points are suitable for major landscaping, public art, 
pedestrian shelters, special paving, and historical mark ers as well as islands for 
pedestrians to cross from one side of N.E. 8th Street to the other. The scale of these 
features should have a large enough presence to balance the expanse of the N.E. 8th 
Street arterial and to be easily identified in the corridor.
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POLICY	S-WI-47. Pedestrian walkways should be clear and continuous from 
surrounding residential areas to the corridor, through the corridor, and from the 
sidewalks to the entrances of buildings.

POLICY	S-WI-48. Promote pedestrian amenities which include the provision of 
sidewalks, street trees, landscape strips, and bus passenger shel ters. Building facades 
should have awnings, windows, offsets, and material texture or color that add interest 
for the passing motorist and pedestri an. Signage should be integrated with building 
design.

Discussion: The commercial corridor along N.E. 8th Street is along a wide arterial 
and the sidewalk and street landscaping dimen sional requirements should be greater 
than the current development standards for N.E. 8th Street. Street trees should be 
the same as street trees planted along N.E. 8th Street east of 120th Avenue N.E. 
Other landscap ing should include hardy, pollution resistant, evergreen shrubs that 
are planted to form a solid band of separation (except driveway cuts and utilities) 
between the sidewalk and the street for the entire length of the corridor. The 
purpose of the landscaping is to protect pedestrians and provide a more comfortable 
pedestrian environment.

The CIP #PW-W/B-29 for this sec tion of N.E. 8th Street will include curb, gutter, and 
an eight-foot sidewalk along the curb. Where feasible, the sidewalk should be set 
back a minimum of four feet from the curb to allow for landscaping and street trees. 
The City should provide the best landscaping and pedestrian improvements possible, 
allowing for flexibility so that as redevelopment occurs or as additional fund ing is 
procured, this policy can be imple mented.

POLICY	S-WI-49. Allow flexibility for commercial buildings to be sited near 
frontage property lines.

POLICY	S-WI-50. Apply the Public Places and Connections policies from the Urban 
Design Element of the Comprehen sive Plan and the attached Conceptual Design Plan 
(Figure S-WI.2) to the N.E. 8th Street Corridor.

Discussion (Policies S-WI-34 through  39): The N.E. 8th Street corridor between 
116th Avenue N.E. and 122nd Avenue N.E. (see Con ceptual Design Plan, Figure S-
WI.2.) is an area in a state of transition from an older suburban commer cial strip 
to urban develop ment. This corri dor is a highly visible entry because it is the major 
passage for traffic between Down town/I-405 and the east part of Bellevue. It is 
important to encourage cohesive, overall devel opment and street improvements in the 
corridor. The enhancement of the corridor’s appearance and function will help make 
it an identifiable district and an amenity to the commu nity. This corridor should be 
an attractive and comfortable envir on ment for the pedestrian to use when walking 
between Wilburton and Downtown.
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Auto	Row	Corridor	-	116th	Avenue	NE	and	120th	Avenue	NE

POLICY	S-WI-51. Encourage buildings developed in the Auto Row area, bounded 
by I-405, NE 8th Street, 120th Avenue NE, and SE 5th Street, to enhance the area’s 
urban design character and pedestrian environment.  Buildings should be sited near 
the street front, with limited intervening surface parking, and include street oriented 
pedestrian entrances.  Where buildings are visible from streets and pedestrian 
corridors they should be designed with visual interest and landscaping.

POLICY	S-WI-52. Provide aesthetic and landscaping enhancements on 116th 
Avenue NE consistent with its designation as a Boulevard (see Urban Design 
Element).

POLICY	S-WI-53. Provide enhanced street edge landscaping and, where 
appropriate, landscaped medians on 120th Avenue NE between NE 8th Street and NE 
1st Street to soften the impact of commercial areas on the residential area to the east.
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am
pl
e	
Ba
sk
et
ba
ll	
or
	H
oc
ke
y	
siz
ed
	s
ta
di
um
s,	
fit
s	
w
ith
in
	th
e	

su
pe

rb
lo

ck
 s

ca
le

 a
lo

ng
 1

16
th

 A
ve

nu
e 

N
E 

an
d 

ca
n 

pr
ov

id
e 

a 
sp

ec
ia

l d
es

tin
at

io
n 

fo
r 

th
e 

ci
ty

.  
Th

e 
re

la
tio

n 
to

 1
16

th
 w

ou
ld

 b
e 

w
id

e 
pe

de
st

ria
n 

sc
al

e 
pr

om
en

ad
e 

ac
ce

ss
.

N

BN
SF
	T
ra
il	
Co
rr
id
or
	(F
ut
ur
e)

M
od

a 
Ce

nt
er

11
6t

h 
Av

e 
N

E

Lig
ht
	R
ai
l	C
on
ne
ct
io
n	
(F
ut
ur
e)

G
ra
nd
	C
on
ne
ct
io
n	
(F
ut
ur
e)

Cr
os

s S
tre

et
 C

on
ne

ct
io

ns
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D
EV

EL
O

PM
EN

T 
SC

A
LE

 F
O

R 
D

IS
TR

IC
T 

– 
ST

A
D

IU
M

 D
EV

EL
O

PM
EN

T

C
he

sa
pe

ak
e 

En
er

gy
 A

re
na

, O
kl

ah
om

a 
C

ity
St

ap
le

s 
C

en
te

r, 
Lo

s 
A

ng
el

es

A
m

er
ic

an
 A

irl
in

es
 A

re
na

, M
ia

m
i

Ba
nk

er
’s 

Li
fe

 F
ie

ld
ho

us
e,

 In
di

an
ap

ol
is

Ba
rc

la
ys

 C
en

te
r, 

Br
oo

kl
yn

St
ad
iu
m
s	
re
qu
ire
	a
	g
ra
nd
er
	s
ca
le
	o
f	
in
fr
as
tr
uc
tu
re
	to
	c
ar
ry
	n
ot
	o
nl
y	
m
as
s	
am
ou
nt
s	
of
	v
eh
ic
ul
ar
	tr
af
fic
	b
ut
	

pe
de
st
ria
n	
tra
ffi
c	
as
	w
el
l.	
	P
ed
es
tr
ia
n	
ac
ce
ss
	w
ou
ld
	c
om
pr
ise
	w
id
e	
pr
om
en
ad
es
,	w
id
e	
sid
ew
al
ks
,	l
ar
ge
	

pl
az

as
, a

nd
 o

ut
do

or
 e

ve
nt

 s
pa

ce
s. 

 1
16

th
 w

ou
ld

 f
un

ct
io

n 
as

 a
 p

rim
ar

y 
fe

ed
er

 fo
r 

ve
hi

cu
la

r 
ac

ce
ss

, b
ut

 
sp
ee
ds
	m
ay
	b
e	
re
du
ce
d	
to
	c
om
pe
ns
at
e	
pe
de
st
ria
n	
flo
w
.	
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A

D
IU

M
 D

EV
EL

O
PM

EN
T 

- 
SU

RR
O

U
N

D
IN

G
 E

N
TE

RT
A

IN
M

EN
T

M
os

t s
ta

di
um

 d
ev

el
op

m
en

ts
 te

nd
 to

 s
up

po
rt

 th
e 

de
ve

lo
pm

en
t o

f 
a 

vi
br

an
t e

nt
er

ta
in

m
en

t d
ist

ric
t, 

w
ith

 
de

st
in

at
io

ns
 r

an
gi

ng
 f

ro
m

 r
es

ta
ur

an
ts,

 r
et

ai
l, 

op
en

 s
pa

ce
, a

nd
 in

te
r-

co
nn

ec
te

d 
pe

de
st

ria
n 

tra
ve

l w
ay

s. 
 T

hi
s 

ty
pe

 o
f 

di
st

ric
t t

yp
ic

al
ly

 d
ev

el
op

s 
ad

ja
ce

nt
 to

 o
r 

w
ith

in
 w

al
ki

ng
 d

ist
an

ce
 o

f 
th

e 
st

ad
iu

m
. 

Pe
de

st
ria

n 
en

te
rta

in
m

en
t a

dj
ac

en
t t

o 
Sp

rin
t C

en
te

r, 
Ka

ns
as

 C
ity

Pe
de

st
ria

n 
en

te
rta

in
m

en
t a

dj
ac

en
t t

o 
St

ap
le

s 
C

en
te

r, 
Lo

s 
A

ng
el

es

Pe
de

st
ria

n 
en

te
rta

in
m

en
t a

dj
ac

en
t t

o 
Ba

nk
er

’s 
Li

fe
 F

ie
ld

ho
us

e,
 In

di
an

ap
ol

is
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O
U

TS
TA

N
D

IN
G

 Q
U

ES
TI

O
N

S 
FO

R 
D

EV
EL

O
PM

EN
T

In
te

rim
 C

on
di

tio
n 

an
d 

A
da

pt
ab

ili
ty

:

A
s 

ne
w

 d
ev

el
op

m
en

t o
cc

ur
s 

al
on

g 
th

e 
11

6t
h 

co
rr

id
or

 a
 m

aj
or

 c
ha

lle
ng

e 
w

ill
 

be
 a

dd
re

ss
in

g 
ho

w
 th

e 
st

re
et

sc
ap

e 
re

sp
on

ds
 to

 it
s 

in
te

rim
 e

xi
st

in
g 

co
nd

iti
on

.  
Th

is 
le

ad
s 

to
 a

 n
um

be
r 

of
 o

ut
st

an
di

ng
 q

ue
st

io
ns

:

 
• 

H
ow

 w
ill

 a
 n

ew
 d

ev
el

op
m

en
t, 

w
he

th
er

 it
 b

e 
bi

g 
bo

x,
 c

om
pa

ct
 m

ix
ed

 u
se

,
 

or
 a

 s
ta

di
um

, i
nt

er
fa

ce
 w

ith
 th

e 
ex

ist
in

g 
st

re
et

 a
nd

 a
ut

o 
la

nd
 u

se
s 

on
 e

ith
er

 
sid

e 
of

 1
16

th
 b

ef
or

e 
th

e 
en

tir
e 

st
re

et
sc

ap
e 

vi
sio

n 
in

 e
st

ab
lis

he
d?

  

 
• 

W
ill

 th
er

e 
be

 a
n 

op
po

rt
un

ity
 fo

r 
ce

rt
ai

n 
de

ve
lo

pm
en

ts
 to

 s
ha

re
 

dr
iv

ew
ay

s 
(in

 th
e 

ca
se

 o
f 

sh
ar

in
g 

a 
dr

iv
ew

ay
 w

ith
 a

n 
au

to
 d

ea
le

rs
hi

p)
? 

 

 
• 

W
ill

 e
ac

h 
de

ve
lo

pe
r 

be
 r

eq
ui

re
d 

to
 d

ev
el

op
 o

nl
y 

th
ei

r 
fr

on
ta

ge
, p

er
 th

e
 

fu
tu

re
 v

isi
on

? 

 
• 

C
an

 d
iff

er
en

t p
ar

ce
ls 

de
ve

lo
p 

di
ff

er
en

t l
an

d 
us

es
 a

nd
 s

til
l c

re
at

e 
a

 
pe

de
st

ria
n 

fr
ie

nd
ly

 e
nv

iro
nm

en
t?

 
• 

W
ill

 d
ev

el
op

er
s 

be
 a

llo
w

ed
 d

iff
er

en
t f

ro
nt

ag
e 

st
an

da
rd

s 
fo

r 
di

ff
er

en
t 

 
la

nd
us

es
?

Fu
tu

re
 O

ve
rp

as
s 

C
on

di
tio

ns
: 

In
 th

e 
ne

ar
 f

ut
ur

e,
 N

E 
6t

h 
St

re
et

, L
ig

ht
 R

ai
l, 

an
d 

th
e 

G
ra

nd
 C

on
ne

ct
io

n 
w

ill
 b

e 
co

ns
tr

uc
te

d 
ov

er
 1

16
th

 A
ve

nu
e 

N
E.

  T
hi

s 
le

ad
s 

to
 a

 n
um

be
r 

of
 o

ut
st

an
di

ng
 

qu
es

tio
ns

: 

	
•	
H
ow
	w
ill
	th
e	
st
re
et
sc
ap
e	
lo
ok
	a
nd
	f
ee
l	w
he
n	
th
re
e	
ne
w
	b
rid
ge
s	
fly
	o
ve
r

 
th

e 
st

re
et

 a
nd

 p
ar

ce
ls?

 

 
• 

W
ill

 th
e 

G
ra

nd
 C

on
ne

ct
io

n 
ha

ve
 a

 s
pu

r 
th

at
 la

nd
s 

so
m

ew
he

re
 a

lo
ng

 
11

6t
h,

 a
nd

 w
ill

 it
 la

nd
 o

n 
th

e 
st

re
et

 o
r 

at
 a

 p
ar

tic
ul

ar
 d

ev
el

op
m

en
t?

 

 
• 

W
ha

t t
re

at
m

en
ts,

 in
cl

ud
in

g 
ar

t a
nd

 in
vi

tin
g 

el
em

en
ts,

 s
ho

ul
d 

be
 

in
co

rp
or

at
ed

 a
t t

he
 o

ve
rp

as
se

s 
to

 e
nc

ou
ra

ge
 p

ed
es

tr
ia

n 
ac

tiv
ity

 a
nd

 
sa

fe
ty

 a
lo

ng
 th

e 
st

re
et

?
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11
6TH

 A
V

EN
U

E 
N

E 
ST

RE
ET

SC
A

PE
 C

O
N

C
EP

T 
– 

O
V

ER
V

IE
W

Th
e 

pr
op

os
ed

 s
tr

ee
ts

ca
pe

 c
on

ce
pt

 fo
r 

11
6t

h 
Av

en
ue

 N
E 

(b
et

w
ee

n 
M

ai
n 

St
re

et
 

an
d	
N
E	
8t
h	
St
re
et
)	a
ss
um
es
	tw
o	
co
ns
id
er
at
io
ns
:	1

) 
its

 c
ur

re
nt

 c
la

ss
ifi

ca
tio

n 
an

d 
2)

 it
s 

ov
er

al
l l

an
d 

us
e 

de
ve

lo
pm

en
t.

1)
 C

ur
re

nt
 C

la
ss

ifi
ca

tio
n:

Th
e	
11
6t
h	
Av
en
ue
	N
E	
co
rr
id
or
	is
	c
la
ss
ifi
ed
	a
s	
a	

Bo
ul

ev
ar

d 
w

ith
in

 th
e 

En
vi

ro
nm

en
ta

l B
es

t M
an

ag
em

en
t P

ra
ct

ic
es

 &
 D

es
ig

n 
St

an
da

rd
s 

M
an

ua
l 

St
re

et
sc

ap
e 

D
es

ig
n 

C
at

eg
or

y 
sy

st
em

. B
ou

le
va

rd
s 

pr
ov

id
e 

vi
su

al
ly

 a
pp

ea
lin

g 
co

nn
ec

tio
ns

 b
et

w
ee

n 
ac

tiv
ity

 c
en

te
rs

 a
nd

 o
pe

n 
sp

ac
e 

w
ith

 a
 p

ar
kw

ay
-li

ke
 

ae
st

he
tic

 in
cl

ud
in

g 
pl

an
te

d 
m

ed
ia

ns
, w

id
e 

pl
an

te
rs

, a
nd

 la
rg

e 
tr

ee
s. 

In
 m

or
e 

ur
ba

n 
se

tti
ng

s, 
tr

ee
s 

m
ay

 b
e 

so
ld

ie
re

d 
in

 p
la

nt
in

g 
st

rip
s 

or
 tr

ee
 g

ra
te

s, 
an

d 
la

rg
e 

tr
ee

s 
sh

ou
ld

 b
e 

gr
ou

pe
d 

w
he

ne
ve

r 
po

ss
ib

le
 to

 fo
rm

 in
te

rc
on

ne
ct

ed
 

ca
no

pi
es

 a
nd

 v
isu

al
ly

 r
ei

nf
or

ce
 th

e 
pa

rk
w

ay
 a

pp
ea

ra
nc

e.
 

2)
 O

ve
ra

ll 
La

nd
 U

se
 D

ev
el

op
m

en
t:

Th
is 

11
6t

h 
Av

en
ue

 N
E 

st
ud

y 
ar

ea
 w

ill
 d

ev
el

op
 a

s 
a 

co
m

pa
ct

, m
ul

ti-
m

od
al

 
di

st
ric

t t
ha

t c
om

pl
em

en
ts

 -
 b

ut
 d

oe
sn

’t 
co

m
pe

te
 w

ith
 D

ow
nt

ow
n 

Be
lle

vu
e 

- 
w

ith
 

a 
m

ix
 o

f 
m

ed
iu

m
 to

 la
rg

e 
bu

sin
es

se
s 

th
at

 s
up

po
rt

s 
th

e 
di

st
ric

t a
nd

 a
dj

oi
ni

ng
 

ne
ig

hb
or

ho
od

s.

In
 a

dd
iti

on
 th

er
e 

ar
e 

a 
nu

m
be

r 
of

 a
ss

um
pt

io
ns

 a
nd

 q
ue

st
io

ns
 a

bo
ut

 th
is 

de
ve

lo
pm

en
t.

A
ss

um
pt

io
ns

:

• 
Th

e 
cu

rr
en

t 5
 la

ne
 ro

ad
w

ay
 w

ill
 n

ot
 b

e 
w

id
en

ed
.

• 
Th

e 
nu

m
be

r 
of

 d
riv

ew
ay

 e
nt

ra
nc

es
 a

lo
ng

 1
16

th
 A

ve
nu

e 
N

E 
w

ill
 b

e 
re

du
ce

d 
an

d 
ac

ce
ss

 m
an

ag
em

en
t w

ill
 b

e 
us

ed
 in

 th
e 

fu
tu

re
 to

 r
es

tr
ic

t t
he

 
nu

m
be

r 
tu

rn
in

g 
m

ov
em

en
ts.

• 
N

ew
 d

ev
el

op
m

en
t w

ill
 h

av
e 

“Z
er

o”
 s

et
ba

ck
 fo

r 
ne

w
 b

ui
ld

in
gs

 a
lo

ng
 

th
e 

co
rr

id
or

 w
ith

 n
o 

pa
rk

in
g 

lo
ts

 o
r 

dr
iv

es
 b

et
w

ee
n 

th
e 

ro
ad

w
ay

 a
nd

 
bu

ild
in

gs
.

• 
N

ew
 d

ev
el

op
m

en
t w

ill
 p

ro
vi

de
 a

 v
ar

ie
ty

 o
f 

de
st

in
at

io
ns

; 1
16

th
 A

ve
nu

e 
N

E 
is 

th
e 

ga
te

w
ay

 to
 th

es
e 

de
st

in
at

io
ns

.

• 
Pe

de
st

ria
n 

an
d 

bi
cy

cl
e 

am
en

iti
es

, i
nc

lu
di

ng
 b

ik
e 

la
ne

s, 
w

id
e 

sid
ew

al
ks

, 
an

d 
la

nd
sc

ap
in

g,
 w

ill
 b

e 
in

cl
ud

ed
.
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M
er
ce
r	
St
re
et
	-
	S
ou
th
	L
ak
e	
U
ni
on
	S
ea
ttl
e	
(9
th
	A
ve
nu
e	
N
	to
	F
ai
rv
ie
w
);	
~
14
50
	L
F

M
er

ce
r 

St
re

et
 C

ha
ra

ct
er

ist
ic

s:

• 
C

en
te

r 
m

ed
ia

n 
w

ith
 d

ec
or

at
iv

e 
pl

an
tin

gs
 a

nd
 a

rt

• 
W

id
e 

sid
ew

al
ks

 w
ith

 
pe

de
st

ria
n 

am
en

iti
es

• 
Pa

rk
in

g 
po

ck
et

s 
(c

re
at

es
 b

uf
fe

r 
fo
r	
pe
de
st
ria
ns
)

• 
W

id
e 

cr
os

sw
al

ks
 (a

t 
in

te
rs

ec
tio

n 
an

d 
m

id
-b

lo
ck

 
lo
ca
tio
ns
)	a
llo
w
	fo
r	
pe
de
st
ria
n	

co
nn

ec
tiv

ity
 a

nd
 c

om
fo

rt
 o

n 
ar

te
ria

l s
tr

ee
t

Th
e 

st
re

et
sc

ap
e 

co
nc

ep
t i

s 
to

 c
re

at
e 

an
 u

rb
an

 b
ou

le
va

rd
 th

at
 is

 th
e 

ga
te

w
ay

 
to

 a
 c

om
pa

ct
, p

ed
es

tr
ia

n-
or

ie
nt

ed
 d

ist
ric

t. 
 A

n 
ex

am
pl

e 
of

 th
is 

ty
pe

 o
f 

bo
ul

ev
ar

d 
qu

al
ity

 is
 M

er
ce

r 
St

re
et

 in
 th

e 
So

ut
h 

La
ke

 U
ni

on
 n

ei
gh

bo
rh

oo
d 

of
 

Se
at

tle
. M

er
ce

r 
St

re
et

 is
 a

 g
at

ew
ay

 to
 th

e 
A

m
az

on
 C

am
pu

s, 
fu

tu
re

 m
ix

ed
-u

se
 

de
ve

lo
pm

en
ts,

 a
nd

 a
 la

rg
e 

nu
m

be
r 

re
ta

ile
rs

 in
cl

ud
in

g 
ca

fe
s, 

re
st

au
ra

nt
s, 

sh
op

s, 
an
d	
ba
nk
s.	
	T
he
	tr
af
fic
	v
ol
um
e	
al
on
g	
11
6t
h	
Av
en
ue
	N
E	
is,
	a
nd
	s
ho
ul
d	
re
m
ai
n,
	

m
uc

h 
lo

w
er

 th
an

 th
e 

vo
lu

m
es

 a
lo

ng
 M

er
ce

r 
St

re
et

, b
ut

 th
e 

qu
al

ity
 o

f 
st

re
et

sc
ap

e 
an

d 
its

 c
ha

ra
ct

er
ist

ic
s 

hi
nt

s 
at

 th
e 

le
ve

l o
f 

de
ta

il 
fo

r 
th

e 
11

6t
h 

co
rr

id
or

.
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e 

pr
op

os
ed

 c
on

ce
pt

ua
l s

tr
ee

ts
ca

pe
 m

ea
su

re
s 

70
’ f

ro
m

 c
ur

bf
ac

e 
to

 c
ur

bf
ac

e,
 w

ith
 1

3’
 to

 2
1’

 s
id

ew
al

k 
zo

ne
s 

in
cl

ud
in

g 
a 

5’
 z

on
e 

fo
r 

pl
an

te
rs

, s
tr

ee
t t

re
es

, p
ub

lic
 a

m
en

iti
es

, a
nd

 ro
ad

w
ay

 a
nd

 p
ed

es
tr

ia
n 

lu
m

in
ai

re
s. 

 
A

 m
ed

ia
n 

w
ith

 d
ec

or
at

iv
e 

pl
an

tin
gs

 a
nd

 a
rt

 w
ill

 b
e 

lo
ca

te
d 

w
he

re
 f

ea
sib

le
 b

et
w

ee
n 

in
te

rs
ec

tio
ns

.  
Th

e 
st

re
et

sc
ap

e 
w

ill
 h

av
e 

5’
 b

ik
e 

la
ne

s 
w

ith
 a

 2
’ p

ro
te

ct
iv

e 
bu

ff
er

, a
nd

 p
ar

ki
ng

 p
oc

ke
ts,

 lo
ca

te
d 

by
 in

di
vi

du
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A ULI Advisory Services Panel Report2

About the Urban Land Institute

THE MISSION OF THE URBAN LAND INSTITUTE is 

to provide leadership in the responsible use of land and in 

creating and sustaining thriving communities worldwide. 

ULI is committed to

■■ Bringing together leaders from across the fields of real 

estate and land use policy to exchange best practices 

and serve community needs;

■■ Fostering collaboration within and beyond ULI’s 

membership through mentoring, dialogue, and problem 

solving;

■■ Exploring issues of urbanization, conservation, regen-

eration, land use, capital formation, and sustainable 

development;

■■ Advancing land use policies and design practices that 

respect the uniqueness of both the built and natural 

environments;

■■ Sharing knowledge through education, applied research, 

publishing, and electronic media; and

■■ Sustaining a diverse global network of local practice 

and advisory efforts that address current and future 

challenges.

Established in 1936, the Institute today has more than 

39,000 members worldwide, representing the entire spec-

trum of the land use and development disciplines. Profes-

sionals represented include developers, builders, property 

owners, investors, architects, public officials, planners, 

real estate brokers, appraisers, attorneys, engineers, 

financiers, academics, students, and librarians.

ULI relies heavily on the experience of its members. It is 

through member involvement and information resources 

that ULI has been able to set standards of excellence in 

development practice. The Institute has long been rec-

ognized as one of the world’s most respected and widely 

quoted sources of objective information on urban planning, 

growth, and development.
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About ULI Advisory Services

THE GOAL OF THE ULI ADVISORY SERVICES program 

is to bring the finest expertise in the real estate field to 

bear on complex land use planning and development proj-

ects, programs, and policies. Since 1947, this program 

has assembled well over 600 ULI-member teams to help 

sponsors find creative, practical solutions for issues such 

as downtown redevelopment, land management strate-

gies, evaluation of development potential, growth manage-

ment, community revitalization, brownfield redevelopment, 

military base reuse, provision of low-cost and affordable 

housing, and asset management strategies, among other 

matters. A wide variety of public, private, and nonprofit or-

ganizations have contracted for ULI’s advisory services.

Each panel team is composed of highly qualified profession-

als who volunteer their time to ULI. They are chosen for their 

knowledge of the panel topic and screened to ensure their 

objectivity. ULI’s interdisciplinary panel teams provide a holis-

tic look at development problems. A respected ULI member 

who has previous panel experience chairs each panel.

The agenda for a five-day panel assignment is intensive. 

It includes an in-depth briefing day composed of a tour of 

the site and meetings with sponsor representatives; a day 

of hour-long interviews of typically 50 to 75 key commu-

nity representatives; and two days of formulating recom-

mendations. Long nights of discussion precede the panel’s 

conclusions. On the final day on site, the panel makes an 

oral presentation of its findings and conclusions to the 

sponsor. A written report is prepared and published.

Because the sponsoring entities are responsible for signifi-

cant preparation before the panel’s visit, including sending 

extensive briefing materials to each member and arranging 

for the panel to meet with key local community members 

and stakeholders in the project under consideration, 

participants in ULI’s five-day panel assignments are able 

to make accurate assessments of a sponsor’s issues and 

to provide recommendations in a compressed  

amount of time.

A major strength of the program is ULI’s unique ability 

to draw on the knowledge and expertise of its members, 

including land developers and owners, public officials, 

academics, representatives of financial institutions, and 

others. In fulfillment of the mission of the Urban Land 

Institute, this Advisory Services panel report is intended to 

provide objective advice that will promote the responsible 

use of land to enhance the environment.
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Background and the Panel’s Assignment

LOCATED ON THE EAST SIDE of Lake Washington,  

Bellevue is a thriving city that has long been regarded as 

a great place to live and work. Bellevue enjoys the nearby 

natural amenities of the Cascade Mountains, a high- 

performing public school district, and a vibrant and grow-

ing technology employment sector. Home to approximately 

12,000 residents and 50,000 jobs, the Bellevue down-

town has enjoyed strong growth in recent years, with a 

large concentration of high-quality retail and Class A office 

space, complemented with a more recent influx of residen-

tial apartments and condominiums.

Bellevue is often described as a “City in a Park.” The 

powerful descriptor reflects the importance of community 

places in parks and open space, enhanced by the creation 

of a new waterfront park, completion of Downtown Park, 

and new placemaking and mobility opportunities such as 

the Grand Connection, which is planned to tie the existing 

city amenities into the Eastside Rail Corridor (ERC) and 

further enhance the connectivity of Bellevue’s natural and 

green assets. 

Referred to throughout this report as the study area, the 

extended Wilburton commercial area presents a unique 

opportunity to refine the role and function of parks within 

the urban setting. Envisioning streets as linear parks with 

expanded opportunities for integrated water quality man-

agement, increasing the city’s tree canopy, and integrating 

active uses will expand the value of parks within the overall 

community. The Wilburton study area offers the potential 

The Central Puget Sound region, including both Seattle and Bellevue.
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“Bellevue is a prosperous and vibrant international 

city with innovative and entrepreneurial businesses 

and a high quality of life for its residents.”

—City of Bellevue Economic Development Plan,  

July 2014 

“Bellevue welcomes the world. Our diversity is  

our strength. We respect our past while looking  

to the future.”

—City of Bellevue Vision Statement
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to change the paradigm in offering meaningful and engag-

ing public open space to better serve the area’s growing 

and culturally diverse population.

Recent years have seen a significant shift in the cultural 

makeup of the community, and diversity is now a leading 

platform of the city’s economic development that is largely 

centered on demographic shifts created by a large influx of 

international professionals to support the technology sec-

tor. These demographic shifts require the city to address 

not only cultural diversity but also economic diversity and 

affordability for all of these communities.

Study Area and Surrounding 
Context
The Wilburton study area is located east of downtown and 

presents a significant development opportunity for the 

greater Bellevue community. The area has long served the 

role as a service sector—with its “Auto Row,” large-format 

retail and commercial uses, hotels, health, and services. 

Although the study area lies just on the other side of Inter-

state 405, the freeway creates a physical barrier, impeding 

a physical connection between the study area and the rest 

of the city. 

To help overcome this impediment, the city has in recent 

years upgraded NE Eighth Street and extended NE Fourth 

Street east to 120th Avenue NE. Although these projects 

enhance connectivity and will aid in automobile traffic 

issues, the roads will create additional challenges at the 

pedestrian scale. In addition, plans exist to extend NE Sixth 

Street into the study area and aid the dispersion of traffic.

Other emerging districts surrounding the study area are 

also moving toward dense urbanization. North of the study 

area, BelRed aims to accommodate future city growth, 

capitalizing on light rail and its proximity to the ERC. 

Directly east of the study area is the Wilburton Hill com-

munity, a largely single-family residential neighborhood. 

Because of its particular location, the Wilburton study area 

has the opportunity to integrate with these different dis-

tricts as well as develop its own distinct set of characteris-

tics and role within the broader regional setting. 

The Panel’s Assignment
Starting to explore the potential of the area, the city of 

Bellevue has asked ULI to answer the following questions 

and determine recommendations for the future vision of 

the Wilburton commercial area:

■■ The study area is uniquely positioned to create new 

growth and innovation for Bellevue and the surrounding 

region. What goals and guiding principles should be 

included in the visioning for the study area?

■■ How can the study area complement, rather than directly 

compete with, downtown Bellevue and BelRed?

■■ How can the study area embrace and interface with 

the Grand Connection, light rail, and the Eastside Rail 

Corridor?

■■ As an emerging international gateway, how can the 

study area capitalize on international investment as well 

as establish greater international prominence?

■■ How can the study area capitalize on the existing suite 

of assets, including the Medical District, the downtown 

business core, and forthcoming changes in the BelRed 
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Outlined in red is the panel’s 
initial study area as proposed by 
the city of Bellevue. After further 
evaluation, the study area was 
expanded farther south to 
include other properties such 
as the Bellevue Lexus dealer. 
One key panel recommendation 
is creating four districts in the 
Wilburton commercial area that 
highlight different functions.
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district that include the Global Innovation Exchange 

(GIX) partnership with the University of Washington and 

Tsinghua University?

■■ What leading edge solutions can the study area provide 

to local and regional challenges such as affordable 

housing, sustainability, and innovative workspaces and 

developments?

Opportunities for Wilburton 
Based on the stakeholder interviews, briefing material, and 

on-site research, the panel found the structural framework 

of the city and outlying residential community very strong. 

The community values and economic circumstances have 

enabled a prosperous and high-quality urban environ-

ment. However, several areas for improvement observed in 

Wilburton are addressed in the following sections.

Affordability

One of the challenges resulting from the success and 

prosperity the city has enjoyed is lack of affordability of 

both residential housing and commercial space. The high 

costs of land in the area limit the availability of workforce 

housing opportunities or many commercial opportunities 

for smaller innovation or service space within the area. 

Although the concentration of higher-value corporate 

commercial office space and residential choices should 

proceed at market rate within the downtown and adjacent 

areas, Bellevue’s lack of affordable housing can stunt 

future growth. Wilburton offers an opportunity to provide 

more diversity of choice, which should be one of the objec-

tives within the district.

Diversity and Culture

Although demographics indicate that cultural diversity has 

increased within Bellevue, little evidence of this diversity 

is reflected in the built environment, which has been 

described as culturally homogeneous. Promoting additional 

cultural and recreational facilities, integrating culturally 

diverse public art, hosting cultural events and activities 

within parks, open space, facilities, and the public realm 

would help showcase the cultural richness of this diverse 

community. 

Complete Community

The Wilburton study area has the opportunity of creating 

a self-sustaining complete community with a full range 

of uses. The city and stakeholders have suggested that 

ample capacity for growth exists within the downtown area 

and simply expanding downtown functions to the east side 

of Interstate 405 would be remiss. The panel recommends 

adopting smart zoning controls and incentives to promote 

a sustainable economic center and support future develop-

ment in the district. Moreover, integrating community and 

recreation facilities and smaller-scaled “main street” retail 

and active streets by following a “complete streets” code 

would help sustain and cater to the lifestyle-oriented needs 

of the medical and technology employment base.

Complementing Existing Catalytic Growth Drivers

With its existing medical cluster and potential technology 

cluster, the Wilburton study area can provide strong em-

ployment drivers complementing those existing in down-

town. This development vision encourages the greatest 

opportunity to provide resilience and long-term sustain-

ability. These sectors show significant strength, and the 

panel strongly recommends against an additional “silver 

bullet” such as a stadium or other catalytic development, 

which would only detract from the need and opportunity 

that currently exist.

Infrastructure

From what the panel learned and observed, multimodal 

infrastructure bridging downtown and the study area 

is lacking. The city needs to address this gap to foster 

the necessary market for growth in the study area. The 

enhancement of key road and pedestrian connections as 

well as other public realm improvements will entice private 

sector investors and developers to follow the public lead. 



A ULI Advisory Services Panel Report10

Summary of the Panel’s 
Recommendations
On the basis of these observations and initial thoughts for 

the Wilburton study area, the panel streamlined several 

key recommendations to focus on for the planning pro-

cess. With its goals of attracting a vibrant workforce, the 

city now needs to expand its appeal and urban offerings 

to a young, tech-savvy cohort, as well as to address the 

real need of affordability for the large service sector that is 

currently not being met. 

Within this setting, the following summarizes the key rec-

ommendations that are described throughout this report:

■■ Build off existing strength. No silver bullet exists for 

success in the Wilburton study area. However, building 

on the strong foundation and new transportation options 

in the area, the city of Bellevue can create a strong 

economic engine in Wilburton.

■■ Develop the Wilburton study area as a complete center 
that can serve the existing catalytic drivers in the area. 
The panel recognizes the great anchor institutions and 

changes coming to the area and urges the city to capi-

talize them. With these different industries—medical, 

technology innovation, and downtown commercial—

the Wilburton area can foster and promote a diverse 

economy.

■■ Enhance the city’s role as entrepreneur. To foster the 

innovative and entrepreneurial spirit the city is seeking, 

the panel recommends making business opportunities in 

Bellevue, starting with the Wilburton study area, easier 

through clarity of leadership, collaboration, transpar-

ency, and accountability.

■■ Manage the area through the establishment of a four-
district framework with supporting operating structure 
and guidelines. As mentioned previously, with the Wil-

burton area supporting different industries and anchor 

institutions, the panel recommends subdivision of the 

Wilburton study area to focus on different concentrations 

of land use priorities, scale, and opportunities, including 

the following:

■● The Health and Wellness Cluster: This district is 

anchored on the two hospitals located in the study 

area. With a new light-rail station located in the area, 

this district will continue to serve and expand as a 

medical hub for the region.

■● The Technology Incubator District (TID): With the up-

coming GIX campus nearby, this district fosters the 

innovative spirit sought out by the city. In addition, 

GIX housing for students and for the startup work 

force can be developed here.

■● Transit- and Trail-Oriented Development (T2) District: 
This district is the mixed-use heart of Wilburton, 

taking advantage of trail-oriented development of the 

ERC and its junction with the Grand Connection. The 

potential for transit-oriented development opportuni-

ties as well as light-rail development makes this area 

extremely desirable.

■● The South of Fourth Street (SoFo) District: Currently 

where a portion of Auto Row is located, this district 

has the potential for more compact development. A 

consolidation of Auto Row into a modern, vertical au-

tomotive sales facility with a shared parking garage 

for inventory is encouraged to better incorporate this 

district with the rest of the area.
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Market Potential

AN EXAMINATION OF THE surrounding region indicates 

that the socioeconomic forces and demographic changes 

affecting the greater Seattle/Bellevue market will shape 

the development opportunities in the Wilburton study area. 

Since 1980, the three-county Central Puget Sound area 

(King, Pierce, and Snohomish counties) has been grow-

ing by 36,000 jobs per year, resulting in annual population 

growth of 45,000 people living in about 18,000 house-

holds. Today, this region has 3.7 million people living in 1.4 

million households, and 2.5 million are employed in the re-

gion. The estimate is based on the U.S. Bureau of Econom-

ic Analysis and Bureau of Labor Statistics job reports.

The city of Bellevue currently has 136,000 people living 

in 57,000 households. Since 1980, Bellevue’s population 

has increased annually by 1,200 people in 530 house-

holds, both through new development and annexation. 

Since 2010, this annual increase has more than doubled 

Socioeconomic Characteristics

Central Puget Sound Market Historical growth  
(since 1980)

Historical growth  
(since 2010) Current Projected annual 

growth

Employment 36,000 2.5 million 53,000

Population 45,000 3.7 million 75,000

Households 18,000 1.4 million 23,000

Bellevue Market

Population 1,200 2,600 136,000 2,650

Households 530 1,060 57,000 1,050

ULI/THK Associates Inc.

Housing Starts

Central Puget Sound Market Historical annual average Projected annual average

Single family 12,000 units 12,600 units

Multifamily 9,000 units 11,600 units

Bellevue Market

Single family 200 units 350 units

Multifamily 560 units 850 units

Downtown Bellevue East of I-405

Townhouses and condominiums — 70 units 50 units

Rental apartments — 330 units 130 units

ULI/THK Associates Inc.
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to 2,600 people in 1,060 households. Of significance 

today, 12,000 people live in downtown Bellevue, but more 

important, over 50,000 people are employed in downtown 

Bellevue, demonstrating the tremendous number of people 

who are commuting daily into Bellevue to take advantage 

of job opportunities. 

Regional Job Growth Projections
During the next decade, the greater Central Puget Sound 

region is projected to grow by 53,000 jobs per year, 

fueling annual population increases of more than 75,000 

people in 23,000 households. Historically since 1980, 

the Central Puget Sound region has averaged annually 

the construction of almost 12,000 single-family units and 

9,000 multifamily units, while Bellevue has averaged an-

nually the construction of 200 single-family units and 560 

multifamily units. In the last three years, Bellevue has aver-

aged annually the construction of almost 800 multifamily 

units. During the next decade, the Central Puget Sound 

region is estimated to average annual demand for 12,600 

single-family units, 3,000 townhouses and condominiums, 

and 8,600 rental units. The ULI panel estimates that the 

city of Bellevue will average annual demand for 1,200 

residential units, including 150 townhouses and condomin-

iums and 700 rental apartments. Of the total multifamily 

demand, approximately 45 percent, or 70 townhouses and 

condominiums and 330 rental apartments, is projected to 

be in the Bellevue downtown environs, with 50 town-

houses and condominiums and 130 rental apartments east 

of I-405. With the introduction of light rail in 2023, the 

annual residential demand could increase to 275 units. 

The balance will be single-family attached units. The 

demand distribution is based on historical trends of the 

U.S. Census Bureau survey of total housing units and 

building permit activity. Projected out ten years, total future 

demand is based on historical building permit activity and 

employment estimates.

Potential Office and Commercial 
Market 
As of 2016, the Central Puget Sound office market 

includes 190.2 million square feet, of which 7.7 million 

square feet is vacant, as reported by CoStar, and 48.7 mil-

lion square feet is on the Eastside with 9.7 million square 

feet in Downtown Bellevue. This space has a vacancy of 

9.9 percent. During the last three years, the Central Puget 

Sound region constructed an average of 4.2 million square 

feet of office space; in 2016, this market has 7.7 million 

square feet under construction. During the next decade, 

Commercial Construction

Location Historical inventory  
(square feet)

Projected annual demand 
(square feet)

Central Puget Sound

Office 190.2 million 4.0 million

Retail 91.0 million 1.9 million

Bellevue

Office 9.7 million 400,000

Retail 2.7 million 63,000

Wilburton

Office — 160,000 

Retail — 63,000 

ULI/THK Associates Inc.
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this market is projected to deliver 4.0 million square feet 

annually, 1.0 million square feet on the Eastside and 

400,000 square feet in Bellevue. The ULI panel estimates 

that the Wilburton study area will capture 40 percent of 

this projected office demand in Bellevue, and annually 

it will enjoy a market for 160,000 square feet. With the 

introduction of light rail, the demand for office space could 

grow to 250,000 square feet per year. 

Demand for office space is based on the assumption that 

each new employee occupies 200 square feet. Annual 

employment growth for office employees is estimated to 

be 20,936 per year in the three-county area. The Eastside 

currently captures 25 percent of office space demand. The 

panel believes that the Wilburton study area will roughly 

double its historic capture rate within the Eastside market 

in the future.

As of 2016, the Central Puget Sound region has over 91 

million square feet of retail space, or 25 square feet per 

capita, which is similar to the national average. The current 

vacancy factor is a very healthy 2.6 percent. Of the total 

retail square footage, 10.9 million square feet is on the 

Eastside with a vacancy rate of 2.1 percent, and 2.7 mil-

lion square feet is in Bellevue with a vacancy factor of 4.2 

percent. In the last three years, the Central Puget Sound 

region has delivered an annual average of 750,000 square 

feet of retail space and during the next decade is projected 

to deliver 1.9 million square feet per year with 300,000 

square feet on the Eastside. With the demographic shift, 

this estimate is based on the assumption of 25 square feet 

of new retail per person. 

The Bellevue area has an extremely high median house-

hold income of over $94,000, approximately $22,000 

of which is available for retail expenditures. Realizing the 

projected population and household growth, the ULI panel 

estimates that Bellevue should experience demand for the 

construction of approximately 63,000 square feet of retail 

space per year. Within the Wilburton study area, hous-

ing could increase by 275 units per year, which suggests 

demand for 15,500 square feet of retail space per year, 

or an additional 155,000 square feet of retail space over 

a decade to service growth in the Wilburton study area. In 

addition to multifamily residential, office, and retail devel-

opment, another strong area of potential for the Wilburton 

study area is hotel development. The Central Puget Sound 

market area has a very vibrant hotel market, which today 

is operating at 80 percent occupancy, and this occupancy 

is up over the 72 percent occupancy realized in 2014 

and 2015. Today, 24 hotels are under development in the 

Central Puget Sound market, and these projects will add 

almost 5,400 rooms.

Downtown Bellevue today has approximately 2,500 hotel 

rooms and three hotels and 600 rooms under construc-

tion. On the basis of projected hospitality employment in 

the Bellevue market for the next decade, this area should 

enjoy a market for 260 new hotel rooms per year; of this 

total, 75 rooms per year could be added in the Wilburton 

study area for a total of 750 rooms during a ten-year 

projected period. Of the four proposed districts, the medi-

cal district, the technology incubator district, and the I-405 

frontage district would be logical locations for future hotel 

development in the Wilburton study area.

Commercial Construction—Hotel
Under development Number of hotels Number of rooms

Seattle/Bellevue 24 5,393

Downtown Bellevue 3 600

Projected annual demand

Bellevue — 260

Wilburton — 75

ULI/THK Associates Inc.
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Wilburton Study Area Market Issues
These market demand estimates suggest a number of 

issues regarding sustainability, affordability, and the vision 

that should be put in place for the Wilburton study area. 

The panel recommends the following for the current and 

future Wilburton study area market.

Based on interviews conducted and recent land transac-

tions, the panel found that landowners in the study area 

are anticipating very aggressive land prices, ranging up to 

$100 to $150 per square foot—and maybe higher. The 

panel does not find the projected annual absorptions and 

current rents justify such high land prices in the Wilburton 

study area. The high land prices will result in slow and 

scattered development, which in turn will make infrastruc-

ture improvements very expensive. 

In addition, the land parcels currently in the Wilburton 

study area are scattered and divided in ownership, not 

lending themselves to large-scale projects as currently 

configured. Land assemblage to achieve meaningful parcel 

sizes will be very difficult; however, it is necessary to 

ensure sustainable growth in the area. Strategies for this 

recommendation are discussed later in the report.

Even greater pressure will exist for workforce housing. 

Bellevue today is unique, with 50,000 employees work-

ing downtown and only 12,000 people living downtown. 

Stakeholder interviews and on-site research indicate 

major downtown employers are having difficulty recruiting 

employees because of the shortage of workforce housing. 

The panel believes this situation will only get worse, and it 

needs immediate attention by the city of Bellevue.

Recommended Land Use for 20-Year Buildout

Land use
Annual  

absorption Acres Stories Density Units or square feet
Residents or  
employees

Townhouses/condos 75 units 25 6–8 60 units/acre 1,500 units 3,400 residents

Rental apartments 175 units 35 8–10 100 units/acre 3,500 units 6,100 residents

Office 250,000 sq ft 40 6–8 4:1 5,000,000 sq ft 21,800 employees

Retail 15,500 sq ft 10 1 310,000 sq ft 900 employees

Hotel 75 rooms 20 6–8 75 rooms/acre 1,500,000 sq ft 3,000 employees

Total developable acreage 130

Right-of-way, open space,  
and community space 107

Total study area 237 5,000 units 9,500 residents

6.8 million commercial sq ft 25,700 employees

ULI/THK Associates Inc.
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Opportunities and Vision

THE WILBURTON STUDY AREA presents real, tangible 

opportunities for the city of Bellevue. It is a release valve 

for the high price of real estate in downtown, enabling the 

city to pursue a vision that caters to technology-focused 

millennials and young families seeking a more affordable, 

vibrant, active urban lifestyle. As mentioned in the summa-

ry of the panel’s recommendations, no single “silver bul-

let,” such as a new 18,000-seat arena and entertainment 

venue or business-as-usual with Auto Row and big-box 

stores, will result in the immediate transformation of the 

Wilburton study area. Building upon the strengths of the 

existing uses and the future improvements planned for the 

area, however, will allow Wilburton to become a valuable 

community asset.

The panel recommends four districts to better address Wil-

burton’s development strategy and design opportunities. 

These districts are based on their proximity to existing or 

future uses as well as their internal connectivity. The panel 

sees the following opportunities and suggests the following 

proposed visions for each district.

Health and Wellness District
This district is anchored on the two hospitals located in 

the study area and can expand as a medical hub for the 

region.

Opportunities

The panel identified the following assets and opportunities 

for the Health and Wellness District:

■■ Two established regional medical facilities;

■■ Nearby Seattle Children’s Hospital;

■■ Many colocated medical service firms in low-rise office 

buildings;

The current facilities in the 
Health and Wellness District 
comprise the old Group Health 
medical center, the designer 
furniture shopping outlet, and a 
Whole Foods Market. With the 
incoming new light-rail station 
and redevelopment of the 
medical institutions by Kaiser 
Permanente, an opportunity 
exists to link these three areas. 

The Health and Wellness 
District, highlighted in purple, 
is bounded on the north by NE 
12th Street and on the south by 
NE Eighth Street. This district 
is strongly identified by the 
regional medical services that 
Overlake and Group Health 
hospitals provide. 
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■■ Future presence of Kaiser Permanente (acquiring Group 

Health);

■■ Growth of Bellevue College (formerly Bellevue Com-

munity College) from a two-year to a four-year degree 

program with increased medical training; and

■■ Proximity to GIX in the BelRed Spring District.
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Vision

The proposed Health and Wellness District vision is cen-
tered on leveraging the existing regional medical services 
cluster and making the principles of healthy living manifest 
in the built form and the public realm.

This vision can be achieved by focusing on the redevel-

opment of underused land and structures in the district 

into modern, flexible medical office facilities to support 

the growth of existing activities. Similar to what is being 

achieved in cities such as Memphis, Tennessee, these 

new facilities will meet the needs of an aging population, 

serve a more diverse city, and increase the proportion of 

young families in the neighborhood. This growth will also 

increase the demand for housing for medical staff, short-

term accommodations for patients and their families, and 

convenience restaurants and retail.

As health and wellness services within the district grow, a 

steady supply of trained medical workers must be ensured. 

Fortunately, Bellevue College is currently expanding its 

medical degree programs and is a potential and valu-

able partner in solving these future workforce needs. The 

establishment of a district campus would provide stronger 

educational and internship or employment opportuni-

ties, solidifying this relationship between the college and 

the district employers. Moreover, this district needs to 

establish a cutting-edge, cross-district collaboration with 

the proposed abutting Technology Incubator District and 

nearby GIX. With the increasing use of robotics in the 

medical field, possible collaborations between the two 

institutions are numerous.

To connect all the dots, Bellevue must take advantage of 

the opportunity to complement what is already happening 

within the medical facilities and turn them from closed to 

open medical systems. From complete streets to strong 

connections with the ERC, the panel encourages the 

incorporation of safe pedestrian and biking infrastructure 

to connect the medical facilities. 

Technology Incubator District (TID)
North of NE Eighth Street and east of the ERC, the TID 

fosters the spirit of innovation sought by the city.

Opportunities

The panel identified the following opportunities for the TID:

■■ Future GIX located to the north in Bel-Red;

■■ Access to older building stock;

■■ Increasing need for associated housing and office 

spaces for technology entrepreneurs; and

■■ Location abutting both the Health and Wellness District 

and GIX.

St. Jude Children’s Research 
Hospital in Memphis, 
Tennessee, and its $1.2 billion 
medical campus expansion 
plan highlight the investment 
in regional medical facilities. 
The vision of the new Kaiser 
Permanente medical campus 
can draw on examples such 
as Memphis to meet the 
needs of Bellevue’s changing 
demographics. SK
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The Technology Incubator District (TID), highlighted in yellow, is 
bounded on the north by NE 12th Street, on the south by NE Eighth 
Street, and on the east by the proposed Sound Link light-rail line. 
This district stands out for its proximity to the Spring District and the 
development of the GIX campus.
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Vision

The proposed TID vision revolves around its location abut-
ting both the future GIX and the growing regional medical 
cluster in the Health and Wellness District to service the 
needs and provide the cross-pollination of ideas for a grow-
ing population of technology entrepreneurs.

The Wilburton study area already has plenty of diverse 

building stock for varied commercial uses. The existing 

low-cost building stock can be converted to affordable 

creative, incubator, and maker space. This use will greatly 

benefit the GIX instructors, graduates, and associated 

individuals seeking places to cater to the spillover need for 

innovation space from the Spring District.

This district will also require a mix of housing types and 

price points as these students grow from struggling entre-

preneurs to seasoned professionals. The city will need to 

encourage the establishment of restaurants and services 

targeting these technology entrepreneurs.

Moreover, it is imperative to facilitate this link with the 

Health and Wellness District. Doing so will create a meet-

ing place for the exchange of ideas between Bellevue 

College and the GIX, which is a partnership between 

the University of Washington, Microsoft, and Tsinghua 

University. In particular, the GIX focuses on innovation 

and entrepreneurship in the fields of science, technology, 

engineering, and math. This exchange has the potential 

to create everything from Microsoft’s next acquisition to a 

medical device of the future.

Transit- and Trail-Oriented 
Development (T2) District
This T2 District takes advantage of trails, transit, and the 

Grand Connection interface with the ERC. 

Opportunities

The panel identified the following opportunities for the T2 

District:

■■ Future Wilburton Light-Rail Station;

■■ Future active bike/pedestrian recreation on the ERC;

■■ Future eastern landing area of the Grand Connection; 

■■ Underused land parcels;

■■ Existing publicly owned land;

■■ NE Eighth Street and NE Fourth Street connections from 

downtown and to the east; and

■■ Proposed NE Sixth Street extension to Wilburton.

The construction of the Spring District and GIX facilities will create an 
opportunity for the TID to come to fruition. Other areas of opportunity 
include Lake Bellevue and the properties around it. 

UL
I

The Transit- and Trail-Oriented 
(T2) District, highlighted in 
red, is bounded on the north 
by NE Eighth Street and on 
the south by NE Fourth Street. 
As the endpoint of the Grand 
Connection and proposed light-
rail station, this district provides 
a meeting point for different 
transit modes.  UL
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Vision

The proposed T2 vision emanates from the future Wilburton 
Station and nexus of the Grand Connection and Eastside 
Rail Corridor that will allow the district to exemplify all 
aspects of a trail- and transit-oriented development.

Much as is being achieved in Portland, Oregon’s Pearl Dis-

trict, creating a strong live/work/play environment reflected 

in the built form and public realm is important. It not only 

requires the provision of infrastructure for a smart, con-

nected, and sustainable neighborhood, but it also requires 

the provision of publicly accessible space for arts and an 

embrace of the city’s growing cultural diversity.

Development in this district should be focused within the 

quarter- and half-mile radius of the new light-rail station, 

incentivizing increased densities bridging the high-rise 

buildings in downtown and the low-rise single-family 

houses to the east of the study area. Constructing a variety 

of housing types at different price points is imperative to 

accommodate the city’s diversifying workforce and young 

families. The establishment of an elementary school, with 

a potential partnership with the growing international 

school, will meet the needs of young families expected to 

move to the area. To attract and retain the creative class 

in Bellevue, the city needs to create different working 

environments for all stages of company growth.

The intersection of the Grand Connection and the ERC 

presents an opportunity to create a keystone feature of 

this neighborhood. To accommodate the demand that will 

emerge with the creation of this intersection, Bellevue 

should locate a food, beverage, and retail destination 

at the Grand Connection eastern landing area. Whether 

food trucks or brick-and-mortar locations, this destination 

will enhance the intersection of the ERC and the Grand 

Connection, which is a pivotal location along the City in 

the Park’s “green necklace.” Furthermore, all abutting 

developments should have frontage toward the ERC. To 

fully embrace a healthy, active lifestyle, the city needs 

to implement a complete streets program on NE Eighth 

Street and the proposed NE Sixth Street extension. Last, to 

release the traffic on the NE Eighth Street interchange, the 

half-intersections at Main Street and NE Tenth Street must 

be finalized.

South of Fourth (SoFo) District
Currently the location of a portion of Auto Row, the SoFo 

District can consolidate more compact vertical development.

Opportunities

The panel identified the following opportunities for SoFo:

■■ Proximity to the Bellevue Botanical Garden;

■■ Large land parcels;

■■ Grade change from the ERC and NE 116th Avenue;

■■ Desire to increase allowable height and density;

■■ Established regional automotive sales presence; and

■■ Permanent wetland easement.

Linking the Grand Connection 
and the light-rail station, the 
T2 District is an essential 
meeting point in Wilburton. The 
connection to the waterfront 
(right) will provide a new 
walkable amenity to the district.

The Pearl District in Portland, 
Oregon, is an example of 
creating a strong live/work/play 
environment.

UL
I

W
IK

I C
O

M
M

O
N

S



Wilburton Commercial Area, Bellevue, Washington, May 15–20, 2016 19

Vision

The proposed SoFo vision grows out of the existing uses 
for the area but seeks to create a more urban version of 
Auto Row and the local big-box retail while embracing the 
existing natural resources of the district.

This area of Wilburton possesses some of the largest 

parcels in the study area. To create a more walkable urban 

feel, establishing a finer grain of development will be 

necessary, similar to what has happened in Vancouver and 

Washington, D.C. In the North of Massachusetts Avenue 

(NoMa) neighborhood in Washington, D.C., traditional 

big-box stores such as Walmart have developed a new, 

compact version of their stores for the urban environment, 

encouraging mixed use, such as residential apartments, 

above. 

As part of this finer-grained development, a concerted 

effort should be made to consolidate Auto Row. This can 

be achieved through the construction of a modern, vertical 

automotive sales facility with a shared parking garage for 

inventory, which is common across land-constrained areas 

in parts of Asia. In Chicago, Berman’s Infiniti dealership is 

another example of an urban model for auto dealerships. 

In addition, to maximize sales, a unified regional branding 

effort among all automotive dealership owners should be 

strongly considered.

Even with the predominance of big-box retail and automo-

tive dealerships, SoFo has great environmental amenities 

that must be embraced. The ERC should be linked to the 

wetlands in the district and adjacent botanical gardens. 

The existing grade change from the ERC to NE 116th 

Avenue provides development opportunities, and the 

city should mandate frontage on both levels. Moreover, 

the wetlands could be improved upon and maintained to 

become a public amenity, as seen in Shanghai.

The South of Fourth (SoFo) District, highlighted in green, is bounded 
on the north by NE Fourth Street and on the south by the Master 
Builders Association. The panel highlights the present Auto Row and 
other parcels such as the school district parking lot as potential areas 
for denser, mixed-use development. 

The SoFo District expands the study area to include the Lexus car 
dealership. With Auto Row, an opportunity exists to incorporate 
mixed-use elements and densification of the automobile dealerships 
to free land for other uses. 
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I

UL
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Traditionally presented in a large 
box-store format, the Walmart 
in NoMa, Washington, D.C., is 
a compact version housed in a 
mixed-use building.PO
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Design Opportunities and Strategy

OVER THE YEARS, THE WILBURTON neighborhood’s 

identity has focused on its automobile-centric uses with 

excellent freeway access. With the construction of Inter-

state 405 as a dividing line between east and west, Wil-

burton developed away from the high density of downtown, 

instead building a low- to random-rise mixture of housing, 

office, retail, medical, and automobile dealership uses. Be-

cause of historic growth patterns, Wilburton lacks a sense 

of place, or as one person indicated, “there is no focus 

to this neighborhood.” To address this, the panel recom-

mends both building upon the strong existing urban pat-

terns and imagining a new future based on forces that are 

underway from both civic and transportation investments 

as well as market demand. 

The New Districts 
Creating districts in the Wilburton study area will increase 

legibility and showcase the unique qualities found in this 

neighborhood. The panel expanded the initial study area 

to incorporate several parcels in the south that had similar 

uses as other parcels along NE 116th Avenue as the 

open-space rail corridor and I-405 come closer together. 

The expanded study area is approximately 237 acres, in-

clusive of all parcels, open space, and road rights-of-way. 

Throughout the process, the panel has heard repeated 

reference to the “wedding cake” form that suggests 

downtown is the top tier of the cake and that surround-

ing districts would step down to lower tiers. The panel 

discourages plans to remake the Wilburton study area as 

“Downtown East.” Although considerable development 

densities and intensities are yet unrealized in Wilburton, 

a careful modeling of potential building massing and form 

should be studied to help guide actual floor/area ratio 

(FAR) recommendations. Descriptions of the proposed 

districts follow.

Health and Wellness District 

The Group Health and Overlake medical centers plus as-

sociated medical office and support services are a strong 

and desirable community need stretching north of NE 

Eighth Street. The panel believes redevelopment of parcels 

in that area to support medical needs is warranted, and 

greater commercial intensities to allow FARs of 4.0 and 

greater are justified. The parcels in that area are within a 

short walking distance of the proposed Wilburton light-rail 

line station north of Eighth Street and just east of NE 116th 

Avenue, and within visibility and easy access from Inter-

state 405. The panel believes that higher densities in the 

area should be permitted, particularly around the medical 

centers for supporting office and clinical users. The city 

should test several parcels to analyze a 4.0 yield and 

higher to determine what footprints and resulting heights 

are both possible and marketable for potential developers 

working within the medical office space.

The parcel to the north of the Whole Foods Market that 

is currently occupied by low-rise buildings with surface 

parking lots is a prime location for increased commercial 

intensity with a wellness focus, particularly given the short 

walking distance to the future Wilburton light-rail transit 

(LRT) station. As that parcel is redeveloped, direct and 

easy access from NE 116th Avenue to the station should 

be addressed, compared to the current proposed solution 

adjacent to the Whole Foods parking lot.

Technology Incubator District

This district includes approximately 59 acres of buildings 

with wide-ranging types of uses and forms in irregular 

parcel shapes and configurations. Land parcels south 

of NE 12th Street, north of NE Eighth Street, and east 

of the ERC are areas that can be repurposed for other 

uses, such as small incubators for technology and related 

industries, housing in varying densities, and community-
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serving retail facilities. With the development of the 

Spring District directly north of NE 12th Street, the panel 

is optimistic that space will be in demand over time for 

entrepreneurial activity as a result of the GIX mission. The 

TID has the potential to become the place that nurtures a 

culture of home-grown, local innovation and where small 

companies can grow over time. The aged building stock 

that surrounds Lake Bellevue provides opportunities to be 

transformed into low-rent startup spaces. The lands just 

north of the Wilburton LRT station and south of Lake  

Bellevue are ripe for higher-density development and 

should be subject to a higher FAR that could be between 

4.0 and 6.0. That density could taper downward moving 

from west to east.  

Because of the space’s proximity to the light-rail station, 

the city should be bold in its thinking and allow creative 

responses to achieve higher yields. The current low-rise 

automobile land use patterns are outdated, particularly the 

approach to those fronting Lake Bellevue. Although the 

development community may not come forward with mid-

rise proposals, the city should not have in place restrictive 

FARs that would discourage active regeneration of a long 

neglected part of Bellevue that is within walking distance 

of downtown.

Finally, Lake Bellevue is a missed opportunity on many 

fronts: it has no public access, has little view access, and 

exhibits a development pattern that is wasteful consider-

ing a large body of water in an urban context. The panel 

recommends a separate study be undertaken with the 

property owners to vision its future anew.

T2 District 

The greatest opportunity within the study area to effect 

change is on lands south of NE Eighth Street to NE Fourth 

Street and includes approximately 69 acres. These lands 

are in the middle of the Grand Connection’s easterly 

terminus, as well as within easy walking distance of the 

Wilburton LRT station. In addition, parcel sizes south of 

NE Eighth Street are larger and more conducive to land 

assembly and allow more creativity in defining a new 

character. The city and the public school district own 

several parcels that provide the catalyst for change, and 

the private sector will presumably follow the public sector 

lead with significant reinvestment for parcels on both sides 

of NE 116th Avenue. The lands subject to change within 

the T2 District include approximately 33 acres.

The panel recommends FARs in this region be between 

4.0 and 6.0, depending on proximity to the LRT station. As 

noted in the name of the district, the panel also recom-

mends buildings front the ERC trail where feasible, and 

the city should explore some instances where a smaller 

access road parallels the ERC to avoid back-on conditions. 

A more fine-grained road system both east and west of the 

ERC should be planned and constructed to achieve better 

vehicular and pedestrian connectivity while alleviating 

short trips on NE 116th and NE 120th avenues.

SoFo District

SoFo is an opportunity for the city to revisit Wilburton’s 

important contribution to Bellevue, financially supporting 

the city by providing automobile dealerships and other 

larger retail establishments such as Home Depot. The 

SoFo District includes approximately 62 acres and is out-

side the quarter-mile walking radius of the Wilburton LRT 

station, though it is within the walking radius of the East 

Main LRT station that will be located west of the study 

area across I-405. The area includes a wetland associated 

with Sturtevant Creek and has excellent freeway visibility. 

Because of the private housing surrounding the water, Lake Bellevue 
has no public access point. The panel recommends a separate study 
to examine this missed opportunity.

UL
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The panel assumes that approximately 33 acres would be 

subject to redevelopment with a lower FAR between 0.75 

and 2.0. Locating other uses such as hotels, restaurants, 

and entertainment is important in the SoFo District as 

well, particularly for the parcels that are east of NE 116th 

Avenue fronting the ERC. As noted earlier, the panel rec-

ommends that SoFo be extended in a southerly direction 

to include the Lexus dealership and several other parcels. 

Since the ULI panel met, the city has expanded the study 

area to include an additional 48 acres south of the original 

boundary.

Public Realm and Open Space
The Wilburton study area will be defined in the future by 

its unique linear park and open-space connections to the 

greater Seattle area. The panel supports the Grand Con-

nection as a bold and visionary idea to bridge the interstate 

and provide a world-class connective artery. In addition, 

Wilburton includes the ERC, a proposed regional trail con-

nection that aims to have more than 4,000 nonvehicular 

trips a day for the Wilburton segment. The intersection 

of these two key open spaces provides an unparalleled 

opportunity to create a community gathering space for 

Wilburton, Bellevue, and visitors as well. 

The Grand Connection is planned to span I-405 between 

NE Fourth Street and NE Sixth Street. The panel under-

stands that the actual horizontal and vertical footprints of 

the connection have not yet been determined; however, 

the panel recommends that the connection not be directly 

attached to the 35-foot-high LRT bridge as a simple ap-

pendage and that alignments that bend slightly south of NE 

Sixth Street, lower in height while avoiding impact to the 

vertical clearance necessary for high-occupancy-vehicle 

(HOV) lanes and that provide some decking function of the 

freeway, be considered. Maximizing the opportunity for the 

crosswalk and decking can be achieved at a lower eleva-

tion while helping mitigate freeway noise. The city-owned 

Lincoln Center parcel in the T2 District is an ideal place to 

receive the connection before heading eastward to 116th 

Avenue. The area below the connection on the Lincoln 

parcel could be used for a city-owned parking structure 

that services the Wilburton Center District. As the connec-

tion moves eastward of 116th Avenue, the iconic public 

artery could open onto a grand plaza that intersects with 

the ERC. Uses surrounding the plaza could include higher-

density housing with ground- and second-level supporting 

retail, restaurants, and civic uses. To the east of the ERC, 

and also fronting the plaza, could be a magnet school, 

YMCA, and additional mixed-use buildings. The school site 

could be located on the School District property that cur-

rently houses the bus parking yard. The bus parking could 

be relocated to another site or combined within a multilevel 

and multipurpose structure.  

The ERC traverses the entire length of the study area with 

multiple opportunities for trail-oriented development and 

places to have east–west open-space connections. The 

panel recommends that connections be made not only at 

the Grand Connection but also at several locations in SoFo, 

and several locations within the Health and Wellness and 

TID Districts. Connections made to the botanical gardens 

within SoFo are important as a regional destination and 

only a short bicycle ride from the T2 East Plaza. In general, 

pedestrians and cyclists should have direct and easy ac-

cess to move laterally (east and west) within the Wilburton 

neighborhood. The panel recommends that the ERC should 

have grade-separated access at NE Fourth and NE Eighth 

streets, with well-signed and well-lit ways to access the 

Wilburton LRT station.

Expose the Station Area  
The panel is concerned that the proposed station location 

is placed behind the Whole Foods Market, negatively 

affecting the station’s visibility, connectivity, and transit-

oriented opportunities. Although the panel understands 

the placement of the station in a central location along the 

straight right-of-way owned by Sound Transit was a critical 

decision, efforts will need to be made to enhance this 

location, given its constraints. Redeveloping land parcels 

east of the station for multimodal access and higher den-

sity is critical. Long-term redevelopment of Lake Bellevue 

and lands north of the Whole Foods Market is needed to 

allow greater commercial intensities.  
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The study area includes 
important mobility and 
connectivity elements that 
serve the entire city. The map 
highlights the panel’s vision 
for future green space and 
walkways throughout Wilburton.

AL
AN

 F
O

LK
S,

 U
LI

Placemaking Opportunity
Effective placemaking will have a huge impact on Wil-

burton. As the neighborhood is redeveloped, the design 

of the neighborhood shapes its new character. Instead of 

large distances between streets, the city should focus on 

making smaller blocks to encourage walkability. Instead 

of a neighborhood that lacks open space and a walkable 

public realm, the potential to create a connected system 

will provide amenities to residents and a destination for 

tourists. Instead of a place with no legibility or cohe-

sion, one with defined edges and districts will reinforce 

the neighborhood’s identity. Strong leadership and bold, 

visionary planning are necessary to spur these placemak-

ing initiatives. 

Mobility and Connectivity
As the center of an important regional transportation key-

stone, Wilburton suffers from traffic congestion and other 

negative transportation externalities. The panel supports 

the city’s steps toward improving this situation and sug-

gests the following site-specific recommendations.

Existing North–South Road Network 

The Wilburton commercial area is bounded by a major 

north–south corridor, the I-405 freeway, on the west and 

within the district currently bisected by north–south roads 

such as major arterials 116th, 120th, and 124th streets. 

Existing streets within the area are significant arteries car-

rying relatively high volumes of traffic. Currently, intersec-

tions in the study area are operating at level of service B 

and are projected to reach level of service C in 2021. Each 

of these corridors presently divides the community rather 

than unifying it, and many are devoid of significant place-

making or identity characteristics. The panel supports the 

newer projects proposed by the city, such as the extension 

of Fourth Street through the district to the east, which will 

incorporate pedestrian- and multimodal-friendly design 

features, including comfortable sidewalks, separation from 

the roadway with landscaped parkways, and bike lanes.  

Existing East–West Road Network

East–west major roadways in Bellevue are 12th Street 

on the north and Eighth, Sixth, Fourth, and Main streets. 

Presently, access over I-405 can occur at 12th, Tenth, 

Eighth, Fourth, and Main streets. None of these con-

nections are pedestrian- or bicycle-friendly, especially 

the Eighth Street connector, which requires navigating 

over two cloverleaf freeway ramps on a street that car-

ries more than 45,000 vehicles on an average weekday 

with no signalized pedestrian crossing, as well as King 
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County Metro’s RapidRide B-Line service with ten-minute 

headways in the peak hours. A bus stop also is located on 

Eighth Street immediately east of the future Sound Transit 

Wilburton station.  

The panel recommends replacing the traditional cloverleaf 

interchange at I-405 and Eighth Street with a single-point 

urban interchange design. This would reduce the footprint 

of the interchange and free developable land on both sides 

of the freeway, as well as improve I-405’s interface with 

both the downtown and Wilburton communities in Bellevue 

and the pedestrian experience of Eighth Street.

Sixth Street has been identified for potential extension 

east from its terminus at the HOV lanes located within the 

I-405 right-of-way. That project is intended to extend Sixth 

Street east at least to 116th Street. The panel supports 

extending Sixth Street to the east farther than 116th to the 

ERC. This would allow it to serve as a central spine of the 

core Wilburton commercial area, break down the existing 

large-block structure of the area, and provide another con-

nection from the ERC former BNSF right-of-way into the 

Wilburton area. Sixth Street is also proposed in future to 

carry frequent bus service, which will turn north on 120th 

to Eighth Street and then head east.  

Sound Transit’s East Link Light Rail

The proposed Sixth Street extension will be flanked by 

Sound Transit’s East Link rail alignment running parallel to 

it from the downtown Bellevue station east on the north 

edge of Sixth Street. The light-rail alignment turns toward 

the north east of 116th Street, still in an elevated condi-

tion, and proceeds north to the Wilburton station adjacent 

to the ERC.

The Wilburton station area is in a constrained location, 

with the high-volume Eighth Street on its south, the east 

(back) edge of the Whole Foods Market and its parking 

lot on the west, and the ERC and low-scale disconnected 

development to its east. The confluence of the ERC, with 

its future flow of pedestrians and cyclists, directly adjacent 

to light rail and bounded by a high-volume vehicular 

roadway, makes the access issues surrounding this station 

acute. The Overlake Hospital and Group Health facilities 

are located in the medical district to the west of the station 

area, and those facilities’ employees and patients are obvi-

ous identified users of the light-rail system. At-grade ac-

cess between the station and the medical facilities is less 

than desirable. Redevelopment of sites on the east side of 

116th Street in the future must facilitate better access for 

pedestrians to and from the medical facilities.

The existing east–west road 
network highlights the important 
vehicle arteries throughout the 
study area.

The proposed track and stations for the Sound Transit East Link Light Rail show 
opportunities to reconnect Wilburton with the rest of Bellevue and Seattle.
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Pedestrian connectivity through the TID can be facilitated 

both west to the Wilburton area station and north to the 

Spring District station, through the Spring District develop-

ment itself.

Bicycle Facilities

Bicycle facilities in the Wilburton commercial area are 

virtually nonexistent. A small segment of dedicated lanes is 

provided on the newly constructed Fourth Street between 

116th Street and the ERC. However, during the site visit, 

the narrow width of the bike lanes as well as the high 

speed of vehicles made the road an unattractive route for 

bikers. 

The 116th Street Streetscape Plan calls for the redesign 

of 116th from Main Street to Eighth Street into an “urban 

boulevard that is the gateway to a compact, pedestrian-

oriented district,” compared to Mercer Street in the South 

Lake Union District of Seattle. Redesign of 116th calls for

■■ A 13-foot sidewalk on each side of the street;

■■ An eight-foot parking lane in each direction against the 

curb protected with bulb-outs at intersections;

■■ A five-foot bike lane in each direction, with two-foot 

buffers for each bike lane;

■■ Two travel lanes in each direction; and

■■ A 12-foot median/center turning lane.

With this design, the panel recommends switching the 

location of the buffers from outside the bike lanes to be-

tween the bike lanes and the parking, and increasing the 

width of the bike lanes from two to three feet by reducing 

the median width to ten feet.  

A two-way cycle track has also been considered for 116th 

Street. Cycle tracks, or protected bike lanes, provide the 

greatest separation of bicycles from vehicles and therefore 

increase bicycle rider safety. They have been proven to 

increase the safety of all street users more than other 

types of bicycle facilities. Separated cycle tracks would be 

an appropriate device to use on the central spine of the 

Wilburton commercial area, with the new emphasis the 

panel suggests on multimodal accessibility in this area that 

is so enticing to employers such as REI and technology 

innovators, and the millennial generation on the whole. 

However, the difficulty of turn movements at intersections 

from within two-way cycle tracks makes those facilities 

less desirable than one-direction cycle tracks. Assuming 

the cycle track solution proves feasible and desirable in 

Wilburton, the panel suggests that single-direction cycle 

tracks would be preferable and possible, with a narrow-

ing of the proposed median and placement of bike lanes 

against the curb with parking protected buffers outboard 

of them.

Pedestrian Facilities

Although the city has not adopted a complete streets poli-

cy, current street projects do incorporate complete streets 

principles, as in evidence in the Wilburton study area’s 

Fourth and 120th street projects previously referenced. 

Nonetheless, the city should adopt a complete streets 

policy to ensure that every street redesign project in 

Wilburton provides safe access for all road users, whether 

walking, biking, driving, or taking transit. Furthermore, the 

high-volume arterials in the district should be augmented 

where possible by a finer-grained network of local connec-

tions within development areas, which will be smaller in 

scale and more pleasant, lower-stress facilities on which to 

walk and bike.The bike lanes in Portland, Oregon, have the ideal buffers and width 
that Bellevue’s bike infrastructure plans should adopt.
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Health and Healthy Corridors

Research by ULI and others increasingly shows that 

healthy places provide opportunities for healthy lifestyles 

that rely less on vehicular travel and provide more opportu-

nities for walking and biking. These healthy places also are 

in greater demand from both today’s aging populations, 

who may lose their ability or desire to drive, and today’s 

younger populations, who place less emphasis on personal 

vehicle ownership. Increased demand for such healthy 

opportunities has been shown to drive economic values up 

and to support reduction in greenhouse gas emissions.

 

Active Transportation and Real Estate: The Next Frontier
Fifty percent of U.S. residents say that walkability is a 
top priority or a high priority when considering where to 
live, according to the Urban Land Institute’s America in 
2015 report, and, according to the U.S. Census, bicycling 
has become the country’s fastest-growing form of 
transportation for commuters. 

Research shows that the built environment (including 
buildings, streets, and neighborhoods) has a profound 
impact on health outcomes. An American Journal of 
Preventative Medicine study found that people who live in 
neighborhoods with shops and retail establishments within 
walking distance have a 35 percent lower risk of obesity.

Bicycling can also reduce energy consumption and 
greenhouse gas emissions. The European Cyclists 
Federation found that, if levels of cycling in the European 
Union were equivalent to those found in Denmark, where 
the average person cycles almost 600 miles (965 km) 
each year, bicycle use alone would achieve 26 percent of 
the 2050 greenhouse gas reduction targets set for the 
transportation sector. 

A 2009 nationwide study by CEOs for Cities, a cross-
sector organization that develops ideas to make U.S. cities 
more economically successful, found that “houses located 
in areas with above-average walkability or bikability are 
worth up to $34,000 more than similar houses in areas 
with average walkability levels.” 

Today, bike trails, bike lanes, bike-share systems, 
and other forms of active transportation infrastructure 
are helping spur a new generation of “trail-oriented 
development.” This trend reflects the desire of people 
around the world to live in places where driving an 
automobile is just one of a number of safe, convenient, 
and affordable transportation options. The Urban Land 
Institute’s America in 2015 report found that, in the United 
States, over half of all people (52 percent) and 63 percent 
of millennials would like to live in a place where they do 
not need to use a car very often; half of U.S. residents 
believe their communities need more bike lanes.

Source: Urban Land Institute, Active Transportation and 
Real Estate: The Next Frontier (Washington, D.C.: Urban 
Land Institute, 2016), 2–3, 11–12.
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THE PANEL OUTLINES SOME POLICY and planning 

strategies to achieve the objectives suggested in this re-

port. By implementing a framework as described in the 

following sections, the city can use a careful balance 

of regulatory incentive and leadership capacity to drive 

change in the Wilburton study area.

Organizational Leadership and 
Development
To advance these goals, the city requires senior-level 

leadership to set economic strategy, assemble staff 

supports, negotiate public/private partnerships, hold the 

authority required to garner stakeholder attention, and be 

accountable for outcomes. The panel recommends several 

positions are needed to create more concentrated points of 

contact for the successful redevelopment of the Wilburton 

study area.

■■ Establish the position of assistant city manager for 
special opportunities. The panel believes that creating a 

respected high-level position with a familiar title is the 

best way to gain the traction and accountability neces-

sary to advance this multifaceted and highly complex 

project, as well as future special projects of high 

priority to the city leaders. This role should be equal in 

responsibility to the other existing assistant city manager 

positions and be directly accountable for the redevelop-

ment of the Wilburton study area. This person should be 

skilled in building public/private partnerships, serving as 

a convener and leading collaboration among disparate 

interests, negotiating land swaps and developing financ-

ing plans for land acquisition and infrastructure develop-

ment, leading staff and working across agencies to 

achieve creative solutions, and exploring best practices 

and cutting-edge solutions to public sector obstacles to 

redevelopment across the district. The new assistant city 

manager for special opportunities will provide leadership 

to bring external stakeholders together and leverage the 

contributions of all stakeholders in a way that supports 

enhanced economic opportunity for Bellevue.

■■ Establish a chief innovation officer position. The city 

recognizes that innovation companies are an important 

and growing part of the Bellevue economy and therefore 

has doubled-down on the concept of promoting in-

novation within the study area. The ULI panel supports 

the creation of an Innovation District close to GIX in the 

Spring District and the Medical District. These assets will 

continue to support an already thriving innovation eco-

system for Bellevue, but the panel believes that a truly 

thriving innovation economy requires a government that 

is similarly innovative. The panel recommends creating 

a chief innovation officer position that reports directly to 

the city manager. The chief innovation officer can be re-

sponsible for out-of-the-box thinking that relates to busi-

ness development in new and inventive ways, driving 

collaboration among and between government agencies, 

and identifying technology solutions that enable a more 

effective and efficient service delivery system. 

■■ Bring Code for America to Bellevue. Code for America 

is a nonprofit organization that brings technology-savvy 

volunteer teams to government jurisdictions to work with 

the local staff to identify technology-based solutions for 

improved government operations. The intent is to bridge 

the divide between private sector and public sector tech-

nology capabilities that improve operational and service 

efficiencies, enable data-driven decision making, and 

open greater opportunities for citizen engagement. The 

fellowships are traditionally one year in length, and the 

panel recommends bringing Code for America to sup-

port the Wilburton redevelopment strategy.

Implementation
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One popular way to encourage 
civic engagement is through 
public art instillations. The 
“Before I Die” public art 
installation created by artist 
Candy Chang is a global 
initiative to create a space 
where people can reflect and 
start a dialogue with others on 
their life aspirations. 

■■ Develop a public engagement strategy. Hire a consultant 

to assist the city in developing a public engagement 

strategy that places a high priority on engaging diverse 

cultural and socioeconomic interests. With a rapidly 

changing demographic profile and a motto of “Bellevue 

Welcomes the World,” the city should be expected 

to have a variety of reliable, consistent, and creative 

mechanisms available to reach and engage diverse 

interest groups in a way that is effective and measurable 

and that is well aligned with the city’s goals.

■■ Use public benchmarking for planning and infrastructure 
projects. A large number of planning processes and 

strategies are being developed or under consideration 

within city government, and the panel heard a moderate 

degree of confidence in government to deliver the goals 

realized in these plans from residents, local businesses, 

and stakeholders. This news is very positive; however, 

the panel interviews revealed that key stakeholders are 

not always informed about the projects or plans impor-

tant to them. The panel heard varied and sometimes 

conflicting ideas about the plans and goals to recon-

nect NE Sixth Street across I-405 to the study area. 

Even more of a disconnect existed about the status and 

schedule of the project. To improve transparency around 

city-commissioned studies and infrastructure plans 

and to harness the energy of willing and able external 

validators and stakeholders throughout the community, 

the panel recommends that the city create a single, 

user-friendly webpage that houses status updates on all 

studies and plans and offers links to more information, 

including staff contacts, for those who wish to gain more 

information about a particular planning initiative. 

■■ Celebrate milestones. The city should be applauded for 

recognizing the opportunity to redevelop a 237-acre 

swath of land and for its forward thinking in undertak-

ing this endeavor to plan for the future of a whole 

new neighborhood within the subject area. The panel 

hopes the community will be enthusiastic about the 

decade-long objectives and opportunities laid out in this 

report; however, the panel recognizes that residents 

may experience “planning fatigue” if they are continu-

ally asked to participate in the process without seeing 

any immediate progress. To counter this challenge, the 

panel recommends working with government, busi-

ness, and community leaders to celebrate the small 

milestones achieved throughout the project term. 

Whether they are land acquisitions completed, ground 

broken, trail sections completed, businesses opened or 

expanded, private/public partnerships reached, or other 

exciting developments along the way, the city needs to 

keep the community excited about and engaged in the 

overall redevelopment vision for the area. The panel 

recommends a comprehensive, long-term communica-

tion strategy specific to the study area that can be led by 

the assistant city manager for special opportunities.

Planning and Policy
During stakeholder interviews, the panel heard from a va-

riety of individuals that the policies governing development 

in Bellevue lacked clarity and were inconsistent in applica-

tion. In some cases, the panel heard that policies may not 

even officially exist but are applied anyway. Although the 

panel believes that these instances may be well inten-

tioned, the practice of implementing policies inconsistently 

or applying erroneous policies without a formal means of 

doing so creates opportunities for confusion and possibly 

even appeals of city decisions. To drive the city’s goal 

of maximizing sustainability, becoming a more welcom-

ing location for visitors, pedestrians, and cyclists, and 

fostering a unique redevelopment environment in the study 

area, local government must establish clear, predictable 
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policies that will drive desired outcomes and knit together 

the fabric of a consistent, cutting-edge sustainable urban 

environment.

■■ Rezoning: The city has a track record of adopting zoning 

districts for areas of the community that require special 

guidance on development consistent with adopted 

policies and goals for the area. The panel suggests that 

the Wilburton study area will require special zoning. This 

may take the form of a hybrid form-based code, similar 

to those already being used in other parts of Washington 

state, which could incorporate graphic orientation and 

street frontage type/site configuration provisions from 

form-based models with use provisions only for use 

specifications that are very important to the commu-

nity, together with development standards (e.g., height 

and parking) and design guidelines tied to the specific 

districts within Wilburton.

■■ Street standards: The panel recommends that the 

city develop and adopt a complete streets ordinance. 

Although street projects completed today in Bellevue 

incorporate some of its elements, complete streets poli-

cies seek to ensure that integrated, connected networks 

of streets are created in communities that are safe 

and accessible for all people, regardless of age, ability, 

income, ethnicity, or chosen mode of travel. Complete 

streets policies not only ensure that the design of streets 

facilitates travel by all modes, including walking and 

biking, but they also require commitment in maintenance 

and funding decisions to ensure that complete streets 

are built and endure over the long term.

■■ Pilot and demonstration projects: The panel encourages 

the city to participate in pop-up urbanism initiatives 

and projects. Many cities across the country are finding 

they no longer need to wait for public realm projects to 

be fully budgeted for permanent construction. Jurisdic-

tions are now experimenting with temporary projects 

demonstrating possible improvements, bringing people 

The 116th Street Streetscape Plan
An example of special zoning can be found in the 116th 
Street Streetscape Plan. This plan already contains 
some guidance that will be appropriate to build on in 
an effort to ensure that development in the Wilburton 
study area supports the healthy, innovative, vibrant 
lifestyle that Bellevue residents, visitors, and workers 
will demand. Direction about reducing the number of 
driveway access points, as well as restricting turning 
movements off the street into parcels, zero setbacks 
for new development, and prohibition of parking lots or 
drives between the roadways and the buildings are a few 
of the items from the 116th Street plan that would be 
worth considering.

Historic Los Angeles Broadway 
Corridor
In downtown Los Angeles, a streetscape master plan 
was developed for a mile-long stretch of the Broadway 
corridor within the Historic Broadway Theater District. 
The plan called for “road dieting,” or reducing the 
roadway width from five lanes to three, and creating 
on-street parking and loading, while freeing up space 
for pedestrian use and programming of outdoor dining 
areas and the like.  

Instead of waiting for the project to be constructed 
piecemeal as developer projects occurred along 
the street or finding tens of millions of dollars for 
constructing the whole project at one time, the city 
council allocated just under $2 million to remake and 
narrow the street using paint, planters, and removable 
vertical delineators and adding movable furniture. The 
project was completed and opened in just a few months 
and has been a huge success.

The Los Angeles Broadway Corridor.
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to new spaces, and testing solutions on the ground with 

community member input. 

■■ Housing: The city—including government leaders 

and staff, residents, and the business community at 

large—acknowledges the need for additional workforce 

housing production to feed the labor demands of the 

local economy and meet the needs of residents across 

the full socioeconomic spectrum in Bellevue, yet policy 

has not kept up with this principle. The city operates a 

Multifamily Housing Property Tax Exemption program and 

offers a strategic range of affordable housing incentives 

in different parts of the city. How effective those policies 

have been in producing new affordable housing units in 

Bellevue is unclear, and the panel believes the city re-

quires bold new policies to support unit production of the 

type and scale required to support sustainable economic 

growth in the area.

■● Define workforce housing. In this context, workforce 

housing should mean residential units reserved 

for residents making between 50 percent and 80 

percent of Area Median Income. 

■● Establish as-of-right housing production in the Tech-
nology Innovation, Health and Wellness, and T2 dis-
tricts. “As-of-right” housing refers to developments 

meeting certain conditions that are not subjected to 

discretionary review by local decision-making bodies. 

This should be done in accordance with established 

FAR limitations and design guidelines.

■● Require the creation of 10 percent workforce housing 
units in every multifamily housing project in the study 
area. The panel recommends that the payment in 

lieu of production policy be eliminated for housing 

projects within the study area in favor of putting new 

workforce housing units on line to serve the greater 

economic interests of the community.

■● Publish an annual update on the number of units 
under active permit review in the Wilburton study 
area. These numbers need to include the number 

of units permitted but not yet constructed, as well 

as the number of units constructed. This reporting 

will give local governmental leaders the ability to 

monitor the effectiveness of the city’s housing policy 

to produce near-term results in the study area and 

to consider adjustments that may be necessary as 

the real estate market evolves, new infrastructure is 

constructed, and development patterns change.

■■ Planning: Clear, concise, and predictable planning and 

permitting requirements are required to achieve the city’s 

desired outcomes in the subject area. Understanding 

what is likely to be approved, how much it will cost, and 

how long it will take to obtain the approval is paramount 

to attracting investor interest in the study area.

■● Adopt a mandatory complete streets policy. All 

municipal projects as well as private development 

projects that modify any public way will need to 

adhere to the policy to ensure a consistent design 

and track patterns.

■● Continue to track and publish permitting times as-
sociated with each permit category. As noted in the 

Development Services Oversight Reports on the city 

website, this process will not only create transpar-

ency and predictability for applicants, but also pro-

vides the city with data to inform policy and process 

changes aimed at improving efficiencies. 

■● Foster the necessary environment to encourage 
medium-sized and small businesses to locate in 
existing buildings. This will require the easing of 

restrictions on repurposing of existing space for 

housing, work/live lofts, and other unique housing 

options that meet the market preferences of millenni-

als and the creative economy and have the potential 

to offer less expensive real estate options for various 

users. To achieve this goal, the panel recommends 

the city work to reduce the average permit times for 

certain categories within the subject area, including 

the following:



Wilburton Commercial Area, Bellevue, Washington, May 15–20, 2016 31

■■ Addition to Existing Structure for a Medium Com-

mercial Project, which currently takes an average 

of 348 days or 49.8 weeks to permit;

■■ Change of Use for a Tenant Improvement, which 

currently takes an average of 91 days or 13.0 

weeks to permit; and

■■ Design Review or Site Plan Approval, which cur-

rently takes an average of 312 days or 44.6 weeks 

to complete.

■● Appoint the assistant city manager for special op-
portunities or a designee to serve as a permitting om-
budsman. A smooth, coordinated review of projects 

in the Wilburton study area needs to be facilitated. 

The objective is to remove bureaucratic or regula-

tory barriers and speed the local review process 

for projects within the study area, while prioritizing 

multifamily mixed-income projects that produce 

workforce housing units and commercial spaces that 

serve the medical and innovation clusters.

■● Explore a pre-permitting model for key parcels within 
the district. This will help landowners attract tenants 

or private investment to further the objectives of 

each unique district of Wilburton. This tool will ex-

pand the levers currently available to the city, which 

is currently limited to development agreements.

■● Adopt form-based code. Creating a unique pedestri-

an-friendly experience for Bellevue will achieve the 

desired character of each district within the study 

area. This tool enables the city to drive outcomes 

such as engaging first-floor areas that look and feel 

like retail spaces but do not require retail uses in 

places where the market does not support them. 

Form-based code is being used elsewhere in the 

region and could be particularly useful in achieving 

the goals of the study area.

■● Engage in a planning exercise for Lake Bellevue. This 

study needs to address the current and future land 

uses around the lake, seeks to improve the environ-

mental integrity of the waterbody and associated 

streams, and considers public access to this natural 

amenity.

Strengthen the Workforce
A consistent theme heard repeatedly by the ULI panel is 

that a talented and educated workforce is Bellevue’s most 

treasured asset, but the ULI panel also heard that although 

access to information technology talent is strong, other 

sectors such as medical, retail, and tourism do not have 

the same access to talent required of their business. In the 

city’s business survey 41 percent of businesses state they 

have had difficulty retaining or finding talent, and half of 

all retail businesses and 61 percent of tourist-related busi-

nesses have difficulty retaining or finding talent. The medi-

cal sector was not specifically identified in the business 

survey, but ULI heard anecdotally from the industry that 

workforce attraction and retention is an ongoing concern.

■■ Establish an academia-industry-government consor-
tium. The innovation economy thrives on connections 

between government, academia, and industry. If one 

leg of the three-legged-stool model is broken, the free 

flow of innovation is tempered. The first objective of 

the consortium, led by the assistant city manager for 

special opportunities, is to address the current and long-

term workforce needs of local employers by using the 

consortium to support enhanced collaboration between 

academia, employers, and the city. The agenda of the 

consortium is expected to grow over time to encompass 

the full range of needs of a local and regional innovation 

economy.

■■ Support the creation of a Bellevue College School 
of Nursing in the Health and Wellness District. As 

our population ages and life expectancy grows, the 

demand for well-trained nurses and medical support staff 

increases nationwide. This reality presents an opportunity 

for Bellevue College to serve an active role in feeding 

the growing medical needs of the community by locating 

close to the medical district and enabling opportunities for 

market-driven educational programming and hands-on 
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Run by the Greater Boston Chamber of Commerce, the Intern Hub provides an online portal for students 
to find internships with participating businesses. 

learning for area students. Bellevue College already offers 

a multitude of health-related training and degrees and 

leveraging that higher-education capacity and intellectual 

capital to support the growth and development of the 

medical cluster in the Health and Wellness District makes 

good sense.

■■ Pay attention to talent retention. The city of Bellevue 

operates a high-performing public school system that 

churns out talented and well-prepared young people 

every year. Coupled with the emergence of GIX and the 

availability of current and future specialized training 

programs in the area, the city should focus on student 

retention as a mechanism to feed future workforce 

demands. A well-established means of doing so is to 

support local internship programs. The panel recom-

mends the city partner with the Bellevue Chamber of 

Commerce to establish internship placement goals 

of 250 high school and college students per year to 

be placed in internship programs in local companies 

and city government. The Chamber of Commerce 

can establish a web portal that markets the program, 

solicits resumes of prospective student participants, and 

promotes participating businesses. The city can also 

recognize participating businesses in an annual public 

event at Downtown Park. Bellevue and the chamber 

can look to some good examples in other parts of the 

country such as the Greater Boston Chamber’s Intern 

Hub (https://internhub.internships.com/join).

Land Assembly and Phasing
The panel recognizes that the Wilburton study area, 

despite including many larger parcels, currently offers 

fractured parcel ownership with disparate interests in 

redevelopment. Whereas some landowners wish to rede-

velop their parcels in the near term, others are prepared 

to sell under the right circumstances or see no incentive 

for change. The challenge of finding ways to conduct land 

assembly requires creativity. The panel recommends that 

the city use all available levers to create transformational 

redevelopment opportunity in the subject area, including 

getting started on the public projects to generate energy 

for the private market to understand.

■■ Phase the Grand Connection. A key element of the city’s 

Grand Connection vision is to construct a pedestrian 

overpass spanning I-405 into downtown. The panel 

supports that vision and encourages the city to continue 

working toward that end; however, the regulatory and 

cost burdens associated with the freeway overpass are 

significant. The panel believes the city can benefit from 

a phased infrastructure development approach that 

enables near-term construction of the Grand Connec-

tion on the easterly side of I-405 in the study area to 

unlock redevelopment of the T2 District immediately, 

while pursuing design, permitting, and financing of 

the proposed I-405 pedestrian deck on a parallel but 

separate track. The panel recommends the city begin to 

acquire the necessary land and funding required to begin 

the Grand Connection construction immediately and to 

create a phasing plan that enables incremental activa-

tion. To do so, the panel recommends the city explore 

every financing method available for land acquisition and 

construction of not only the Grand Connection but also 

other related public uses, including a public park, school, 

and YMCA facility. The financing methods may include 

bonds and traditional capital investments by the city, IN
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establishing a municipal services district and creating a 

tax levy to support the construction of public resources, 

local and regional foundation support, and public/private 

partnerships. The panel notes that it is important that the 

city keep confidential the specific parcels it is looking to 

acquire to avoid artificially inflating the real estate value 

of those parcels. 

■■ Begin construction of the Eastside Rail Corridor. Similar 

to the Grand Connection, the panel believes a benefit 

exists in commencing with near-term construction of the 

ERC in sections as funding is made available. The goal 

is to make the full 46-mile connection at the conclusion 

of the project, but the panel strongly recommends that 

the city, through the assistant city manager for special 

opportunities, seek the formation of a public/private 

partnership to financially support this endeavor, begin-

ning with REI, whose corporate interests are uniquely 

aligned with the city’s goals and objectives of the trail 

and the Health and Wellness District.

■■ Relocate or repurpose the school bus parking lot. The 

school district bus parking and maintenance facility is 

located on a key parcel in the T2 District. The panel 

recommends the city work with the school district to 

explore opportunities to relocate that facility and share 

space with the existing metro parking and maintenance 

facility to the north of the study area or the planned 

Sound Transit maintenance facility in the Spring District. 

■■ Explore partnerships. The panel recommends the city 

explore partnerships with organizations such as Forterra 

for assistance assembling land for public purposes and 

driving land costs down to make affordable housing con-

struction feasible and attractive in a way that encour-

ages private investment.

■■ String together the open-space system. Create public 

access links between existing and planned public open 

spaces from the Botanical Garden to Lake Bellevue and 

beyond, including links to the Grand Connection and the 

ERC to create a wonderful environmental and recre-

ational experience for residents and tourists alike. The 

city can further enhance this experience by integrating 

locally sourced technology applications such as virtual 

reality solutions to the public spaces, thus creating a 

unique user experience that can be found only here in 

Bellevue.

Ease of Doing Business and  
Supporting Entrepreneurship
Creating an attractive business climate requires a careful 

balance of predictability and flexibility that many govern-

ments struggle to achieve. The most productive and 

innovative cities set rules that are generally applicable 

and protect the common good but are not so rigid in their 

application that they seem unreasonable and turn business 

opportunities away.  

■■ Simplify use codes for business operation. The panel 

heard anecdotally that business have actually been 

turned away because they do not fit squarely into one of 

the city’s use boxes. In a place that prioritizes innova-

tion, for the city to recognize the impossibility of defining 

every potential use that currently exists and is yet to 

come is important. The panel recommends the city 

simplify its use codes and create flexibility around their 

application.

■■ Enable pop-up business program. The panel recom-

mends the city create a program that offers temporary 

permits for pop-up businesses to use empty storefronts 

or vacant lots. Innovative programs such as these en-

able landlords to secure rents on a short-term basis and 

invite the creative class and innovation companies to 

test ideas in retail format before investing in a longer-

term space commitment. These entities bring a spirit 

of fun and whimsy to city centers that can help define 

the character that is expected to come to the Wilburton 

study area. A variety of pop-up programs throughout the 

country can serve as examples for the city, such as the 

OPEN Program in San Antonio, Texas, which offered a 

holiday-themed focus; a newer program in Akron, Ohio, 

that offers tenants longer-term rentals up to six months; 

or Pop Up! Downtown KCK in Kansas City, Kansas.
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■■ Enable street-based businesses. Conduct a compre-

hensive review of the city’s regulations, bylaws, and 

ordinances to enable food trucks, street vendors, 

sidewalk dining, and other mobile, street-based perfor-

mance, entertainment, and retail to enliven the streets 

of the study area and create a destination for residents 

throughout Bellevue and the region.

■■ Develop entrepreneurship. Working through the previ-

ously referenced academia-industry-government con-

sortium, establish programs and supports specifically 

intended to promote entrepreneurship opportunities, 

with particular emphasis in supporting the immigrant, 

minority, women, and low-income communities. These 

segments of the population are the least likely to know 

how to navigate a preexisting governmental and market 

structure to seek financing, government approvals, and 

even available real estate, yet these populations have a 

significant degree of value to add to building a unique 

and diverse cultural character and experience within the 

study area.

■■ Drive startups and incubators. Bellevue already offers 

opportunities for startups and innovators to convene, 

share ideas, and put business plans into action. The 

panel strongly encourages the city to continue to 

promote incubators, coworking spaces, and informal 

meet-ups, and tie those assets together in a way that 

makes them easily navigable for new innovators to find. 

The New York City Economic Development Corporation 

maps existing incubators and coworking spaces, as 

well as available commercial spaces for would-be and 

growing entrepreneurs. The panel encourages the city to 

undertake a similar effort that applies specifically to the 

study area plus the Spring District, to foster a climate of 

innovation in the places where land uses are expected 

to follow. This would fall under the purview of the chief 

innovation officer.

■■ Establish a digital gaming institute. Working with local, 

state, and regional legislators, area colleges, gaming 

companies, GIX, startups, and other interested stake-

holders, the city should seek to establish a statewide or 

regionally significant digital gaming institute in the study 

area. The goal of the institute is to drive collaboration 

and foster growth of the city’s existing gaming sector. 

An example of this concept is MassDIGI, a digital gam-

ing institute in the Commonwealth of Massachusetts.
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THE PANEL HAS LEARNED from the community and 

market data that the Wilburton study area will not and 

should not be a second downtown Bellevue but its own 

unique district of the city. With medical centers and an in-

coming global educational institute, many old and new 

anchors will help push this area toward new economic 

growth. The following are the overall recommendations for 

the study area:

■■ Build off existing strength. Emphasis on the area’s 

strengths, building strong foundations, and investing in 

new transportation options are key to creating a strong 

economic engine in Wilburton.

■■ Develop Wilburton study area as a complete center that 
can serve the existing catalytic drivers in the area. The 

city needs to capitalize on these different industries—

medical, tech innovation, downtown commercial—for 

this diverse economy to prosper.

■■ Support the city as entrepreneur. Business opportuni-

ties in Bellevue and the Wilburton study area need to 

have clear leadership, collaboration, transparency, and 

accountability to foster entrepreneurial spirit. 

■■ Manage the area through the establishment of a four-
district framework with supporting operating structure 
and guidelines. Each district—TID, T2, Health and Well-

ness, and SoFo—emphasizes the unique characteristics 

of the area that will drive future growth. 

The panel looks forward to seeing the city of Bellevue work 

with the Wilburton anchor institutions, businesses, and 

stakeholders to begin the city’s next chapter.

Conclusion

The Bellevue panelists.

UL
I
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Andrew Irvine
Panel Chair 
Denver, Colorado

Irvine is a principal and director of urban design and land-

scape architecture at RNL. He is an energetic, creative, 

and hands-on professional with a passion for design, 

strong communication skills, and a proven track record in 

building, motivating, and managing interdisciplinary teams. 

His proven ability in delivering high-quality projects and 

in achieving a high level of client satisfaction is key to his 

senior leadership role in the firm and on large projects.

Before his current position, Irvine was a senior landscape 

architect at EDAW Inc. with a broad range of project 

experience throughout the United States and Australia. He 

has specialized skills in site planning, master planning, and 

urban design guidelines. His range of projects includes 

major infrastructure, urban renewal, public domain, and 

traditional park design. He has worked on a numerous 

planning projects that include significant experience with 

transportation and waterfront development. Irvine also has 

completed projects that have incorporated comprehensive 

open space networks and ecological restoration areas into 

planned communities. 

He has served on seven of the Urban Land Institute’s 

national Advisory Service panels and on one international 

panel. He has degrees in landscape architecture and 

environmental design.

Dan Conway
Denver, Colorado

Conway is a real estate marketing and research author-

ity specializing in residential, commercial/industrial, and 

golf course developments. He has had over 40 years of 

experience as an urban land economist. Conway is a fre-

quent guest speaker for economic associations and trade 

organizations and is a member and frequent speaker to the 

Urban Land Institute. He has been a real estate and urban 

land economic honorarium instructor at the University of 

Colorado and at the University of Denver. He has published 

many articles including the CCIM Magazine piece “Market 

Analysis, the Road to Profit, Prosperity and Peace of 

Mind.” Conway’s other professional and community activi-

ties have included membership on the board of directors 

of a federally chartered national bank and as a member of 

the Mile High Transplant Bank. He also participated on the 

Archbishop’s Inner City Sun School Committee to assess 

the future needs of elementary education in the inner city 

of Denver. 

For the last 25 years as president and director of econom-

ics and market research for THK Associates, Conway has 

conducted numerous residential, commercial, industrial, 

and golf course economic feasibility and market stud-

ies, socioeconomic impact assessments, and financial 

planning studies in all 50 of the United States, as well as 

a number of foreign countries. Projects of particular inter-

est include an international market center and industrial 

market analysis for the Dove Valley Business Air Park in 

Arapahoe County, a residential and related uses market 

analysis for several major developments in Douglas County 

including the 1,342-acre Parker City site, and numerous 

golf course feasibility studies throughout the country. 

Specific communities where Conway has completed a 

wide range of research and analysis include Las Vegas 

and Reno, Nevada; Oxnard, Palm Springs, and Carmel, 

California; Kansas City, Missouri; Oklahoma City and Tulsa, 

Oklahoma; Austin, Texas; Albuquerque and Santa Fe, New 

Mexico; Seattle, Washington; and Phoenix and Tucson, 

Arizona. 

About the Panel
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Most recently, Conway has gained recognition as a sought-

after speaker on the golf course development circuit. His 

numerous presentations at the Crittenden Golf Develop-

ment Expos have been widely attended and universally ap-

plauded. His book The Cost and Revenues of a Unique Golf 
Club has furthered his reputation as one of the industry’s 

leading authorities. Under Conway’s guidance, THK Asso-

ciates completes over 75 golf course feasibility studies and 

golf driving range market studies and appraisals each year.

Allen Folks
Sacramento, California

Folks is a registered landscape architect and urban 

designer with experience in urban revitalization and com-

munity planning assignments. In 32 years of practice, he 

has been responsible for a variety of assignments. includ-

ing the preparation of plans for new towns and existing 

communities, transit-oriented development areas, reuse 

of military bases, design of corporate and civic campuses, 

and public open-space planning. He usually directs teams 

of engineers, environmental scientists, and economists to 

solve urban problems that have a creative vision and are 

economically feasible. Before joining Ascent, a multidisci-

plinary practice headquartered in Sacramento, California, 

in 2016, Folks spent over 28 years working at EDAW and 

AECOM in the San Francisco, Sacramento, and Singa-

pore offices. During the period 2012 to 2015, he led the 

AECOM Southeast Asia Business Line for Buildings and 

Places with management responsibility for over 110 staff in 

Singapore, Jakarta, Kuala Lumpur, and Manila. 

Folks has been involved with the revitalization of urban 

environments in many cities in the western United States 

and within Southeast Asia. He has prepared urban design 

plans for specific areas or neighborhoods within Portland, 

Sacramento, San Francisco, and Salt Lake City, as well as 

Singapore, Kuala Lumpur, Ho Chi Minh City, and Manila. In 

many of those assignments, the focus was on developing 

a meaningful public realm as the organizing armature for 

private sector investment. Folks has led community vision-

ing exercises for public sector agencies and developer-led 

consortiums.

Folks is a member of the American Planning Association, 

the American Society of Landscape Architects, and the 

Urban Land Institute. He has served as the District Council 

Chair for Sacramento and has been a member on several 

national product councils, including most recently the 

Transit-Oriented Development Council. He has lectured 

in the United States and Asia on the benefits of transit-

oriented development and livable cities. Folks is a guest 

lecturer at the University of California at Davis. He has 

participated in 12 ULI Advisory Services panels to assist in 

solving downtown and neighborhood redevelopment issues. 

He is a graduate of Temple University and the University of 

Pennsylvania.

April Anderson Lamoureux
Boston, Massachusetts 

Lamoureux is president of Anderson Strategic Advisors 

LLC, a consulting firm that specializes in land use and 

development, government incentives, and building produc-

tive public/private partnerships that grow economies. 

Since starting her firm in 2013, she has helped her private 

sector clients secure more than $25 million in grants 

and incentives, and she has helped her municipal clients 

identify and implement key economic development strate-

gies and local government reforms to support economic 

growth. Lamoureux has spent her career working to 

increase the effectiveness and efficiency of government 

and to assist businesses to successfully manage their 

interactions with government at all levels. She has held 

executive management roles within the administrations of 

Massachusetts governors Deval Patrick and Mitt Romney, 

served as the Pioneer Institute’s director of public affairs 

and director of the Center for Urban Entrepreneurship, and 

served in senior staff roles within the Massachusetts state 

legislature.

Lamoureux has extensive experience navigating federal, 

state, and local government regulations, with particular 
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expertise in land use and development, and she special-

izes in economic development strategy and incentives, 

infrastructure financing tools, public/private partnerships, 

and government relations. During her tenure in the public 

sector, she served as the state’s permitting ombuds-

man where she was responsible for breaking down silos 

within government and enhancing interagency collabora-

tion to support economic growth and improved govern-

ment efficiency. She served as Massachusetts’s first 

state regulatory ombudsman, where she implemented a 

comprehensive regulatory reform agenda that eliminated 

or streamlined hundreds of state regulations across all 

secretariats of the state government. She created and 

implemented the Chapter 43D Expedited Local Permitting 

Program enabling six-month local permitting in more than 

80 cities and towns, and she created and implemented the 

MassWorks Infrastructure Program, a $350 million infra-

structure grant program to support housing and economic 

development projects. 

She was a 2013 judge for the nationally recognized Pioneer 

Institute Better Government Competition, and she sits on 

the Milton Hospital Board of Overseers. She is active in 

her local government, serving as an elected member of 

the Planning Board and Town Meeting in her hometown of 

Milton, Massachusetts.

Zane Segal
Houston, Texas

Segal is a developer, landowner, marketing consultant, and 

licensed real estate broker. He is knowledgeable about 

commercial, residential, hospitality, transit-oriented, and 

mixed-use properties in historic, urban, suburban, and 

resort areas. He has 38 years of experience in venture 

management, construction, project development, and bro-

kerage on a range of property types, including investment 

land, development sites, custom homes, townhouses, 

condominiums, apartments, hotels, retail centers, office 

buildings, subdivisions, and sports facilities, as well as 

master-planned projects incorporating several uses. 

He received a BS in humanities with a minor in visual 

design from the Massachusetts Institute of Technology 

and an MFA in cinema from the University of Southern 

California. Segal has studied graduate-level architecture 

and planning at the University of Houston and was initially 

licensed in Texas as a real estate agent in 1982 and as a 

broker in 1998. For his own account, Segal is currently de-

veloping two single-family subdivisions with 250 lots and 

a Sun Club & Resort and is joint venturing a mixed-use, 

urban-density, suburban project with 350 loft units above 

14,700 square feet of retail and restaurants. He has been 

a principal/managing venturer for significant properties in 

Houston’s center city and in suburban areas to the west, 

northeast, and southeast of the city core. He has brokered 

many multifamily, single-family, investment, and commer-

cial sites and arranged financing for a major resort. 

At its 2008 Fall Meeting, ULI conferred upon Segal the 

Robert M. O’Donnell Award for outstanding contributions 

to the success of its Advisory Services program. He has 

chaired five and served on 11 additional national ULI Ad-

visory Services panels, as well as chairing ULI Houston’s 

first two Technical Assistance Program panels and partici-

pating on others. Segal served on the ULI Houston board 

for eight years, as vice chairman of membership and of 

advisory services. Having participated on the committees 

of the first three ULI Houston Urban Marketplaces, he also 

instigated and led its initial Suburban Marketplace, the first 

such conference held by any ULI district council. He served 

on the Houston Planning Commission’s Mixed-Use/TOD 

Committee, chaired its task force on urbanizing the sub-

urbs, and engaged in numerous other community visioning 

and planning efforts. Segal has often spoken, written for 

publication, and been quoted by the media on real estate, 

development, urbanity, and the arts. 

Jamie Simchik
Boston, Massachusetts

Simchik is a principal planner with Fort Hill Places in 

Boston. Fort Hill Places is a division of the Fort Hill Com-
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panies, a full-service architectural, engineering, and urban 

planning firm with offices in Massachusetts and Florida. 

Fort Hill Companies strives to identify key opportunities 

to improve architecture, infrastructure, and the urban 

form to promote livable, vibrant communities. Before this 

current role, Simchik was the founding principal of Simchik 

Planning & Development, an urban/transportation planning 

and real estate development consulting firm. He was also 

a public engagement assistant with Regina Villa Associates 

undertaking public outreach for transportation and infra-

structure capital improvement projects in Massachusetts. 

In addition, Simchik was a research planner with Connor 

Holmes, an urban planning consulting firm in South Aus-

tralia, collaborating on a variety of projects for government 

and private clients. 

Simchik is a member of the ULI Boston Infrastructure 

Council and the ULI Urban Development/Mixed-Use Prod-

uct Council (Purple Flight) as well as an active ULI Boston 

UrbanPlan volunteer. He is a ULI Michigan Larson Center 

for Leadership Class of 2015 alumnus and has participat-

ed in two ULI Technical Assistance Panels (West Dearborn, 

Michigan, and Westfield, Massachusetts). He has a master 

of urban planning, master of business administration, and 

graduate certificate in real estate development from the 

University of Michigan.

Melani Smith
Los Angeles, California

Smith has built and led vision-driven urban design and 

planning practices in southern California, most recently in 

her over 11 years as principal, president/CEO of Melen-

drez in downtown Los Angeles. She has successfully led 

teams of designers delivering cutting-edge, accessible, 

and engaging urban open-space projects, including infill 

open space, a freeway cap park, and the first freeway 

closure/open-space conversion feasibility study in southern 

California. She has also led many multimodal complete 

streets, transit facilities, transit-oriented development, and 

station area visions, first-mile/last-mile access, and pop-

up urbanism projects. 

Smith also engages in numerous civic and professional 

activities and has spoken at a wide range of professional 

conferences locally and nationally. She is an invited 

member of Mayor Garcetti’s Great Streets Technical 

Advisory Committee and the Mayor’s Design Advisory 

Panel. She was a planning commissioner in the city of 

Long Beach from 2007 to 2014. She has cochaired the 

Central City Association’s Downtown 2030 Committee in 

Los Angeles for the past three years. She is cochairing the 

California State American Planning Association conference 

in Pasadena, California, in 2016. Finally, she is an active 

ULI member, currently serving as the chair of the Local 

Leadership group for the Van Nuys Boulevard Healthy 

Corridor project, cochairing the District Council’s Land Use 

Leadership Committee, serving on the program Committee 

for the Transit-Oriented Los Angeles conference for the 

past several years, and serving on multiple local technical 

assistance panels. She has a BA in history from the Univer-

sity of California, Los Angeles, and a master’s in urban and 

regional planning from the University of California, Irvine.
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INTRODUCTION 
_ 
 
The following document sets forth Resonance Consultancy’s summary of travel and tourism related issues and 
opportunities for Bellevue Washington to be explored, discussed, debated and prioritized in the development of a 
Destination Development Plan. 
 
This Conceptual Framework document focuses attention on the Status Check and Competitive Benchmarking phases of 
the Destination Development Plan, and serves as a benchmark for later phases of Competitive Identity, Neighborhoods 
and Infrastructure, Icon Concept, Programming and Implementation and Financing.  

 
This phase of the Destination Development Plan has given the project team an opportunity to review and understand the 
history, current results, future plans and target market of Bellevue tourism within the context of the broader economy, 
economic development and quality of life, and to embark on a detailed examination of its characteristics, visitors, profile 
and market prospects. 

 
The Situational Analysis was the first step in this effort. To produce it, we have interviewed some 60+ destination 
stakeholders to understand their issues and opportunities; surveyed 310 visitors, 441 residents (live or work in Bellevue) 
and 130 others to understand their perspective on Bellevue as a place to visit and how it compares to the competitive 
set; and dove-deep into all types of secondary research. 

 
Specifically, as the first deliverable of this Destination Development Plan, the full Situational Analysis included: 
 
Status Report of Bellevue’s tourism & visitor sector results, tourism assets, visitor satisfaction, tourism 
organization/operations and research capacity including: 
 

● Overview of tourism in Bellevue. 
● Review and assess City of Bellevue and Visit Bellevue Washington policies, strategies, plans, 

organizations, budgets and operations associated with Travel & Tourism. 
● Tourism Asset Mapping for Bellevue and a keyword analysis from consumer reviews.  
● Survey of Bellevue hotels to estimate business / leisure split. 
● Stakeholder engagement sessions to understand the key issues and opportunities for Bellevue tourism. 
● Bellevue destination survey to assess levels of satisfaction and produce a market segmentation 

analysis to profile the characteristics of the Bellevue visitor.
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Competitive Analysis of Bellevue’s tourism products and services vis-à-vis its competitive set with detailed information 
on KPIs (Key Performance Indices), issues, opportunities and best-case practices including:  

 
● Destination Assessment Report for Bellevue and its competitive set. 
● Literature search on each of the competitive set to find challenges, successes, best practice and 

performance metrics. 
● Review of publicly available destination comparison research. 

 
The results and information from the first deliverable will be used to gain broad input and priorities on tourism 
opportunities and challenges.  
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CONCEPTUAL FRAMEWORK 
_ 
 
The following Conceptual Framework has been drawn from the individual pieces and collective body of research 
conducted for this Situational Analysis and suggests a number of emergent findings and potential directions with respect 
to a destination development strategy for the City of Bellevue.  The conclusions have not been prioritized, but have been 
grouped into 7 general themes around which the Destination Development Strategy could be organized. 
 

Infrastructure Development / Hardware / Physical Assets 

● Downtown, Bel-Red, Factoria and Spring District 
● Grand Connection 
● Mass Transit / Light Rail 
● MC Headquarter Hotel 
● Meydenbauer Center 
● Sports / Events Arena 

  

Market Segments / Visitor Groups 

● Active Adventurers and Infrequent Convenience Travelers 
● Adult vs. Family Destination 
● Bleisure Travel 
● Business Travel 
● Day Trip Destination 
● Leisure Weekends 
● Repeat Visitors 
● Upscale 
● Weekend Getaway 

  

Visitor Activities / Product Development Opportunities 

● Biking 
● Culinary, Restaurants and Wine 
● Culture 
● Culture, Performing Arts, Live Music and Shows 
● Local, Unique, Authentic 
● Nightlife 
● Outdoor Activities / Recreation 
● Signature Event (Snowflake Lane) 
● Waterfront Access and Activities 
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Destination Operations 

● Cleanliness, Safety / Security and Walkability 
● Congested, Heavy Traffic and Construction 
● Parking 

  

Regionalism 

● Proximity to Seattle 
● Regional Home Base 
● Regional Tourism Cooperation 

  

Destination Differentiators 

● Bellevue Hotels 
● Brand 
● Diversity 
● Shopping, Restaurants and Hotels 
● Technology / Virtual Reality / Gaming 

  

Professionalizing the DMO 

● Events and Festivals 
● Packages, Deals and Discounts 
● Portland Model 
● Tourism Marketing and Promotion Budget 
● Visitor Information Center 

. 
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Active Adventurers and Infrequent Convenience Travelers 
The Bellevue destination Survey identified “Active Adventurers” and “Infrequent Convenience Travelers” as the main 
visitor segments and largest segments of residents in Bellevue.  The destination development strategy should focus 
attention on creating hardware, software and programming for Active Adventurers who show great interest in 
engaging with nature and participating in outdoor activities, sports and parks, as well as Infrequent Convenience 
Travelers who tend to be overwhelmingly female with lower net worth, take fewer and shorter trips, and tend to stay 
close to home. 
  

Adult vs. Family Destination 
Bellevue is not considered a “family destination” as a result of limited child-friendly activities. The destination 
development strategy should either embrace Bellevue as an “adult destination” focusing its resources to build on that 
characteristic, or alternatively, significantly broaden Bellevue’s child-friendly product offerings to encourage the family 
market segment. 
  

Bellevue Hotels 
69% of Bellevue hotels are rated as quality establishments, which is an excellent performance measurement.  The 
destination development strategy should make sure that Bellevue maintains its excellent hotel performance and 
continues to deliver quality accommodation for its overnight visitors. 
  

Biking 
The development of new bike paths, infrastructure and bike share will have an important impact on Bellevue as a 
place for residents and visitors to ride. The destination development strategy should embrace these efforts to make 
Bellevue an important destination for riders and other activities that co-exist with biking. 
  

Bleisure Travel 
Half of all business travelers to Bellevue extend their visits for pleasure (shopping, sightseeing and dining). The 
destination development strategy should focus resources to encourage and facilitate this trend toward Bleisure. 
  

Brand 
Although Bellevue is well known for its high-end shopping, its large concentration of tech companies, rich ethnic 
diversity of residents and excellent safety / security, it does not have a strong, unique or distinguishing brand identity 
to differentiate it from other high-quality destinations. The destination development strategy should focus resources 
to identify, create and communicate a strong unique brand identity for Bellevue. 
  

Business Travel 
The vast majority of Bellevue overnight stays are associated with business travel and the MICE (Meetings, Incentives, 
Convention and Exhibitions) segment. The destination development strategy should focus resources and attention to 
serving this particularly important segment. 
  

Cleanliness, Safety / Security and Walkability 
The fundamental character of Bellevue as a clean, safe / secure and walkable destination must be preserved and 
employed as important elements of the destination development strategy. 
  

Congested, Heavy Traffic and Construction 
Bellevue has earned a negative reputation as unfriendly to drivers as a result of ongoing construction and road 
closures. The destination development strategy must address the situation and provide solutions to change this 
reputation / reality. 
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Culinary, Restaurants and Wine 
Bellevue is not particularly known as a culinary capital, yet a large portion of its visitors suggest that Bellevue’s 
restaurants are one of the key reasons they visit the destination. Bellevue is also conveniently located nearby and 
serves as home base for visitors to the wineries and tasting rooms of Woodinville. The destination development 
strategy should embrace culinary (restaurants, chefs, events, experiences) and wine tourism as an important focus of 
its plan and protect, build and develop Bellevue as an important culinary and wine destination. 
  

Culture 
Bellevue is definitely not able to compete with Seattle for cultural activities or performances, but residents and visitors 
alike have suggested that they might engage in these activities more often in Bellevue if they were offered so as to 
avoid the traffic, congestion and inconvenience of commuting to Seattle. The destination development strategy 
should include culture within its focus, but be careful not to put too much weight behind this category of tourism 
assets. 
  

Culture, Performing Arts, Live Music and Shows 
Visitors have indicated that they would definitely like to see more live music and shows in Bellevue, and have told us 
that Bellevue does not do very well in terms of Culture and Performing Arts. In this regard, The Tateuchi Center - a 
2,000-seat concert hall that is proposed for downtown Bellevue – which is currently in the process of raising funds for 
development, might serve to address these opportunities and limitations. The destination development strategy 
should focus resources and time to explore the opportunity presented by the proposed Tateuchi Center as well as 
other arts organizations and private establishments for building Bellevue’s culture, performing arts, live music and 
shows. 
  

Day Trip Destination 
One of Bellevue’s key strengths is that it is an excellent day trip destination especially for shopping and dining.  The 
destination development strategy should market to, capitalize on and facilitate the extremely important day trip 
market segment. 
  

Diversity 
Bellevue’s development as a high tech corporate headquarters city has resulted in a culturally diverse population of 
residents and workforce that is rare and unique to the Greater Seattle Area, Washington State and the United States. 
In fact, few other places can claim the ethnic diversity of people that live and work in Bellevue. The destination 
development strategy needs to explore and incorporate the ethnic and cultural diversity of Bellevue as a key tourism 
asset and make it an important element of the strategy. 
  

Downtown, Bel-Red, Factoria and Spring District 
Although Downtown currently delivers the largest number of quality tourism experiences, Bel-Red and Factoria are 
showing significant signs of activity that are enjoyed and appreciated by visitors. The destination development 
strategy should put more focus on Bel-Red and Factoria as growing areas for tourism activity development. The 
focus should also include potential tourism opportunities in the Spring District. 
  

Events and Festivals 
Several organizations including the Bellevue Downtown Association and the Bellevue Special Events Committee are 
involved in the development and hosting of important events and festivals that add richness, vitality and economic 
contribution to the city. However these efforts tend to be individualistic, isolated and do not necessarily deliver the full 
potential to residents and visitors. Visitors have also suggested that they would return more often for new / more 
events and festivals. The destination development strategy should focus attention on creating, incubating, developing 
and facilitating Bellevue events and festivals, which could make a significant contribution to Bellevue’s quality of life 
and economic impact of new / additional visitors. 
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Grand Connection 
If realized, the Grand Connection could be “a unique and defining urban experience that would create new 
opportunities in public space, connectivity, and placemaking while advancing the arts, recreation, and social 
engagement” for Bellevue. The destination development strategy should embrace the Grand Connection as one of its 
primary and critical infrastructure components and cooperate to develop and program the Grand Connection for the 
benefit of residents and visitors. 
  

Leisure Weekends 
The largest opportunity for developing Bellevue tourism is building leisure tourism on the weekends. The destination 
development strategy should focus resources and effort on building weekend visitor opportunities. 
  

Local, Unique, Authentic 
Bellevue’s character is a product of its development period (post 1960’s) and as a result possesses very few unique 
neighborhoods and establishments that create character and personality for the city. However, these local, unique 
and authentic places are what visitors seek out when they are selecting or visiting a destination. The destination 
development strategy must encourage and create opportunities for local, unique and authentic establishments 
(restaurants, shops, hotels, attractions and activities) that will help differentiate and separate Bellevue from its tourism 
competition. 
  

Mass Transit / Light Rail 
Although a large percentage of visitors arrive to Bellevue by automobile (83.4%), a large number of visitors are 
interested in using mass transit / light rail during their visit for travel around town or nearby destinations / activities. 
The destination development strategy should explore the mass transportation issues and opportunities for Bellevue 
visitors. 
  

MC Headquarter Hotel 
In many destinations, the availability and proximity of a “headquarter” hotel to its Convention Center is a real asset 
that helps to sell meetings and convention business. The destination development strategy must explore the potential 
for and feasibility of a MC Headquarter Hotel. 
  

Meydenbauer Center 
A number of existing conferences and events, previously held in Bellevue, have grown too large for the Meydenbauer 
Center and have been forced to look to other destinations that can accommodate their meetings and events. The 
Meydenbauer Center has also turned away meetings and conferences that it was not able to accommodate. The 
destination development strategy should explore the potential and feasibility of an expanded Meydenbauer Center. 
  

Nightlife 
Only 36% of Bellevue’s nightlife establishments are rated as “quality” places for nightlife, while more than 55% of 
shopping is rated as “quality” shopping. The destination development strategy should target the improvement of 
Bellevue nightlife to deliver evening activities that compare favorably in number and quality to its daytime activities. 
  

Outdoor Activities / Recreation 
Bellevue is not considered an important outdoor activity / recreation destination. The destination development 
strategy should embrace Bellevue as an “indoor destination” and focus its resources to build on that characteristic, or 
it must broaden Bellevue’s product offering of outdoor activities to encourage the outdoor visitor market segment. 
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Packages, Deals and Discounts 
Visitors have said that they would return more often to Bellevue if offered packages, deals and / or discounts, which 
is true for almost any destination on the planet. The destination development strategy should consider opportunities 
for combining accommodations, meals and activities at special rates, packages or promotions that might encourage 
repeat or spontaneous visitation to Bellevue especially for need periods. 
  

Parking 
The difficulty and price of parking has been repeatedly identified in the Situational Analysis as one of Bellevue visitors’ 
top negatives. The destination development strategy must address the parking situation with definitive research, 
recommendations and plans to eliminate this issue no matter its reality or perception. 
  

Portland Model 
Portland, OR seems to embody many best practice principles encouraged of a Destination Marketing Organization 
with intelligent strategies, plans, programs and budget. The destination development strategy should use Portland’s 
experience as an important case study for Bellevue to enhance and develop its tourism development and marketing 
organization, strategy and operations. 
  

Proximity to Seattle 
The proximity to Seattle, which will only be improved with future light rail options, is a key strength for Bellevue and 
should be a major element of its destination development strategy. 
  

Regional Home Base 
Bellevue serves as home base for a number of regional day trip destinations such as Seattle, Kirkland, Woodinville, 
etc. and as a result should focus its destination development strategy on those aspects of home basing (hotels, 
restaurants, shopping, nightlife and highway/road access) that help to facilitate this role. 
  

Regional Tourism Cooperation 
A number of regional tourism authorities / officials including Bellevue, Seattle, Kirkland, Woodinville, Bothell and 
others have suggested that a permanent / standing regional tourism committee, council or organization would greatly 
benefit the individual destinations and provide significantly greater cooperative programs and efforts on both the 
product development side and the marketing promotion side. The destination development strategy should explore 
the opportunities, benefits, limitations and costs associated with creating a regional tourism organization. 
  

Repeat Visitors 
Repeat visitation to Bellevue is extremely high, so the destination development strategy must ensure that visitors love 
their visit each and every time, and promote new activities / events / attractions to try, explore and enjoy. 
  

Shopping, Restaurants and Hotels 
The most important factors for visitors coming to Bellevue are shopping, restaurants and hotels. These elements 
must be first and foremost in developing a destination development strategy for Bellevue. 
  

Signature Event (Snowflake Lane) 
The Bellevue Collection is the presenter of Snowflake Lane, which has successfully amused and entertained residents 
and visitors of Bellevue for years. Without a doubt, it has been identified as a premier event for Bellevue.  The 
destination development strategy should explore additional growth and promotion of Snowflake Lane as a Signature 
Event opportunity to help put Bellevue on the national / international map for visitors. 
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Sports / Events Arena 
Although visitors are not currently coming to Bellevue for spectator sports, the Seattle region is currently lacking an 
NBA and NHL team, which have the potential to generate significant attraction for out-of-town visitors. A Bellevue 
sports arena could also serve as additional space for MICE (Meetings, Incentives, Convention and Exhibitions) events 
and serve to attract major performing artists, especially on important weekend nights, which would be positive for 
downtown hotels. The destination development strategy should explore the potential and feasibility of developing a 
sport / events arena in Bellevue. 
  

Technology / Virtual Reality / Gaming 
Bellevue’s strengths in Technology, VR and Gaming are a unique asset that should be factored into the destination 
development strategy especially as it relates to existing and potential events and hardware that showcase the 
region’s assets. Specifically, the destination development strategy should explore the potential for and feasibility of 
an “Innovation Center” and / or “South by Southwest (SXSW)” type event that showcases Bellevue’s high tech 
companies and products. 
  

Tourism Marketing and Promotion Budget 
Visit Bellevue Washington (VBW), which focuses on the leisure side of tourism in Bellevue, operates as a subsidiary of 
the Meydenbauer Center, which is funded by a city hotel tax. The budget allocated toward Visit Bellevue’s marketing 
and promotion to leisure visitors is modest and is definitely insufficient to reach a broad audience of potential visitors 
necessary to build weekend hotel occupancy and spending. The destination development strategy should explore the 
opportunities, benefits, limitations and logistics of a permanent funding mechanism for VBW and even greater 
marketing and promotion of leisure opportunities to visitors and residents. 
  

Upscale 
Bellevue is well known and generally perceived as an upscale, affluent and trendy urban shopping, restaurants and 
hotels destination. The destination development strategy should embrace this perception and continue to grow and 
deliver on this promise. 
  

Visitor Information Center 
Nearly all visitors to Bellevue visit Downtown / West Bellevue (86.1%). The destination development strategy should 
explore the potential, benefits and costs associated with a Downtown visitor information center. 
  

Waterfront Access and Activities 
For a city flanked on two sides by water, Bellevue has not taken sufficient advantage of its waterfront access and 
assets to the benefit of tourism or local residents who do not live on the water.  The destination development strategy 
must capitalize on Bellevue’s aquatic opportunities and deliver water and waterfront access and activities for future 
visitors and current residents. 
  

Weekend Getaway 
The concept of a weekend getaway is alive and well for Bellevue. Any and all opportunities to grow this product 
should be included in the destination development strategy and deliver increasing results for Bellevue. 
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