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Welcome to Your East Bellevue Community Council Meeting 
 
Community Council meetings offer you the chance to express your opinions to your 
elected officials. Community Council members welcome your participation and hope 
that the following information is helpful: 
 
Oral Communications 
 

Public participation is encouraged by the Community Council. On each agenda, Item 4 
and 13 are set aside to allow you to speak on any subject you wish, except those 
subjects listed for public hearing. You must sign up in order to be recognized by the 
Chair. When you are called upon, stand up, give your name and address for the record, 
and state your views. Please speak loudly and clearly if you are in the back of the room 
so that your remarks will be audible on the recorder. If many people wish to speak, the 
Chair may decide to limit the amount of time allowed for each individual’s comments in 
the interests of conducting the meeting in a reasonable and practical fashion. The 
Community Council will not respond to comments directly, but will take matters under 
advisement and will ask for staff to prepare a response when necessary.  
 
Courtesy Public Hearing 
 

A courtesy public hearing on a particular project gives the citizen, the applicant, and 
Community Council members an opportunity to review a project, ask questions, make 
suggestions, and express concerns prior to the formal processing of the application and 
the commencement of the Hearing Examiner process. Community Council members 
take no formal action at this time. 
 
Courtesy public hearings are also held on proposed legislation, such as changes to the 
Comprehensive Plan. In this case, citizens have the opportunity to provide input to staff 
and elected officials in this informal setting. Such testimony does not take the place of 
an appearance before the Planning Commission, however. 
 
If you wish to speak at a courtesy public hearing, sign your name on the sign up sheet 
and do as you would for "Oral Communications", i.e., stand up, state your name and 
address and present your views as briefly as possible. If you have no new information 
to be considered, simply say that you support or disagree with a previous speaker. 
 
Public Hearing 
 

State Statute allows the Community Council 60 days to approve or disapprove City 
Council ordinances or resolutions regarding land use matters within it jurisdiction. 
Disapproval means that the legislation does not apply within the Community Council 
service area, or that the project is denied. A public hearing is held before the decision is 
made. First, the staff makes a presentation and Council members ask their questions. 
Then the hearing is opened and the public is invited to comment. To speak, follow the 
procedures described above. Everyone who wishes to speak will have the opportunity 
to do so. After the last person has spoken, the hearing is closed. Then Council 
members discuss the issue and make their decision. The audience may not comment 
during the Community Council's deliberations unless invited to do so. 
 
If you have any questions, feel free to call the City Clerk's office at (425) 452-6806. 





Agenda          

The meeting room is wheelchair accessible. American sign language (ASL) interpretation available upon request (425 452-6806) 

at least 48 hours in advance.    Contact email address for East Bellevue Community Council: EBCC@bellevuewa.gov 

CITY OF BELLEVUE 

EAST BELLEVUE COMMUNITY COUNCIL 
Regular Meeting 

 

Lake Hills Clubhouse  

15230 Lake Hills Boulevard, Bellevue WA 
 

Tuesday, September 5, 2017 6:30 - 8:30 PM 
 
    Page No. 

1. Call to Order 

2. Roll Call 

3. Flag Salute 

4. Communications:  Written and Oral 

(a) Islamic Center Presentation on Facility Rebuild 

5. Reports of City Council, Boards and Commissions 

(a) Community Council Business and New Initiatives 

6. Approval of Agenda 

7. Department Reports 

(a) Memo regarding Lake Hills Public Art Project – Final Update    1  
(For information only; no staff presentation) 

(b) Memo regarding Single Family Dwelling Rentals   3  
(For information only; no staff presentation) 

8. Public/Courtesy Hearings 

(a) Public Hearing to Consider Approving City Council Ordinance 
No. 6366 Relating to the Eastgate Land Use Code Amendments 
Creation of the Neighborhood Mixed Use (NMU) and Office 
Limited Business 2 (OLB 2) Districts       25  

(b) Public Hearing to Consider Approving City Council Ordinance 
No. 6367 Relating to the Legislative Rezone of Two Parcels 
within the EBCC’s Boundary, 2649 Landerholm Cir. SE and 
2659 148th Avenue SE, to Community Business District 

9. Resolutions 

(a) Resolution 562 approving City Council Ordinance No. 6366 
amending the Land Use Code to approve the Neighborhood 
Mixed Use (NMU) and Office Limited Business 2 (OLB 2) 
Districts and associated use tables, dimension tables,  
development standards and design guidelines    183  

mailto:EBCC@bellevuewa.gov
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(b) Resolution 563 approving City Council Ordinance No. 6367 
related to the rezone of two parcels within the EBCC’s Boundary, 
2649 Landerholm Cir. SE and 2659 148th Avenue SE, to 
Community Business District    185  

10. Committee Reports 

11. Unfinished Business 

12. New Business 

(a) Discussion Regarding Potential Future Agenda Items * 

 Interim Official Controls Public Hearing 

 Affordable Housing Strategy Presentation 

 Larsen Lake Culvert Replacement Project 

*The future agenda items are not specific to any date. They will appear on the EBCC Agenda 
as they become ripe for discussion/action. 

 

13. Continued Communications 

14. Executive Session 

15. Approval of Minutes 

(a) Summary Regular Meeting Minutes August 1, 2017      187  

16. Adjournment 
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City of  
Bellevue                     MEMORANDUM                  

  

DATE:  August 25, 2017 
 
TO:  East Bellevue Community Council 
 
FROM: Scott MacDonald, Associate Planner, 452-4852, smacdonald@bellevuewa.gov 

Planning & Community Development 
 
SUBJECT: Lake Hills – Delight in Green Public Art 
 
 
INFORMATION 
The Transportation Department has approved the siting of the artwork on the light pole located 
on 148th Avue SE at the Lake Hills Greenbelt Trail (location shown below). Initial analysis 
indicated that the proposed pole was the same model as the one where the artwork is currently 
sited in Downtown. Upon further analysis, this is a slightly smaller pole. 

 
Siting the artwork on this pole 
will require new engineering 
calculation be performed plus 
the fabrication of a new 
mounting bracket and approval 
of permits. Staff has engaged 
with the original engineer to 
update calculations that match 
the dimensions and load bearing 
capacity of the pole. The 
engineer estimates a very quick 
turnaround on the engineering 

calculations that will allow staff to start working with fabricators on the new bracket. 
 
A new projection for completion of the bracket and installation is by the end of this year. 
 
 

1
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City of 
Bellevue  MEMORANDUM 
 
 
DATE:  August 29, 2017 

TO:  Chair Capron and Members of the East Bellevue Community Council 

FROM: Trisna Tanus, Legal Planner/Consulting Attorney, Development Services 

SUBJECT: Implementation of City of Bellevue Ordinance No. 6223 
Single Family Dwelling Rentals 

 

I. INTRODUCTION 

On September 5, 2017, the East Bellevue Community Council (EBCC) will discuss the 
implementation of the Single Family Dwelling Rental Ordinance, City of Bellevue Ordinance 
No. 6223.  This Ordinance was adopted on April 6, 2015, making permanent regulations that 
were in place since September 23, 2013 through several interim ordinances, Ordinance Nos. 
6128, 6152, 6172, and 6219.  The purpose of Ordinance No. 6223 is to support the City 
Comprehensive Plan’s objectives of maintaining and strengthening the vitality, quality, and 
character of Bellevue’s residential neighborhoods, and providing housing choices and 
affordability.  The Ordinance also seeks to address citizen concerns about the rental of multiple 
rooms in residential dwellings to unrelated individuals and under separate lease agreements, and 
the impacts of rental practices that threaten the vitality, quality, stability, and character of 
residential neighborhoods. 

Earlier this year on January 11, 2017, staff presented a report to the Planning Commission 
regarding the implementation and enforcement of this Ordinance, including pertinent statistics 
for an 18-month period, April 14, 2015 through October 14, 2016.  With staff’s last briefing to 
the EBCC regarding this subject occurring over a year ago on May 3, 2016, staff is providing 
this Memorandum to update the EBCC regarding the City’s experience with the single family 
dwelling rental regulations, through data collated for the Planning Commission report and 
supplemented with information from more recent events.   

II. DISCUSSION OF DATA AND RECENT EVENTS 

A. 18-Month Data of Code Enforcement Cases. 

A list of complaints and their resolutions related to single family dwelling rentals for the 18-
month period between April 14, 2015 through October 14, 2016 is provided in Attachment A 
(the “Case List”).  The Case List is organized by Neighborhood Area.  The geographic 
distribution of the cases is shown in Attachment B (the “Map of Ordinance 6223 Cases” or the 
“Map”).  The Map reflects the status of each complaint/case as of the end of the survey period, or 
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October 14, 2016:  Closed/No Violation; Closed/Complied (Voluntary Compliance); 
Closed/Complaint Withdrawn; and Open (still under investigation). 

In summary, during the 18-month period surveyed, 108 complaints were received and 
investigations opened.  In 50 of the 108 cases, the cases were closed after investigations found no 
violation (46.2%).  In 25 of the 108 cases, the property owner voluntarily complied with the 
ordinance (23.1%).  In 5 of the 108 cases, the complainant(s) withdrew their complaints and the 
cases were closed (4.6%).  There were 28 of the 108 cases (25.9%) that remained open as of 
October 14, 2016 (the end of the survey period). 

 Finding of no violation (46.2%). 

There are a variety of reasons for a finding of no violation.  Complaints typically are made based 
on external observations of the property, such as more than four cars seen parked in the driveway 
or on the street in front of the subject house; several different vehicles associated with a house 
over a period of time; multiple different adults seen at the residence over a period of time; and 
declining property maintenance.  For example, a common complaint is that more than four 
unrelated adults are living in a single-family residence, based on the kind of external observation 
described above.  Further investigation is needed to independently verify whether there is in fact 
a violation. 

In many cases, the investigation finds that there is a legitimate reason for the number of vehicles 
observed by neighbors (there is no legal limit on the number of vehicles that can be parked on 
the property or on the street in front of a residence), or that certain vehicles are not in fact 
associated with the subject property. 

In other cases, a property owner or tenant may simply decline to provide information about the 
number of unrelated adults and the living arrangements in the house under investigation.  
Washington State Constitution accords strong privacy rights protections, and code compliance 
officers cannot compel owners or tenants to provide information or submit to inspections.  When 
there is not sufficient evidence available from external observation (based on a minimum of three 
site visits) or other lawful sources to conclude, on a more-probable-than-not basis, that there is a 
violation of the ordinance, a finding of no violation is appropriate. 

 Voluntary compliance (23.1%) 

The City Council has directed that property owners be provided with a reasonable opportunity to 
voluntarily comply with the ordinance before a case is taken to the Hearing Examiner per the 
Civil Violations Chapter (BCC 1.18.030).  Compliance can be achieved in a number of ways 
depending on the specific violation, including reduction of the number of unrelated adult 
occupants, forming the functional equivalent of a family and single housekeeping unit through 
sharing of expenses and being on a single lease, and similar measures.  The amount of time 
allowed to resolve a documented violation of the ordinance depends on a variety of factors, 
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including whether a related permit or registration process needs to be completed by the City or if 
there are other circumstances beyond the property owner’s control. 

For instance, a property owner may be in the process of properly permitting and registering an 
accessory dwelling unit to correct a rental violation, which may be dependent on the City’s 
permit processing and review timeline.  In this instance, a compliance schedule is often 
negotiated between the City and the parties responsible for a violation to ensure progress is made 
and compliance is achieved within a reasonable time frame. 

 Complaint withdrawn (4.6%).  

In a handful of cases, the complainant(s) withdrew their complaints before the City reached a 
conclusion about the subject property.  The reasons for withdrawal of complaints vary.  In cases 
that do not involve serious life/health/safety or environmental issues, the investigation is 
suspended and the case is closed when a complaint is withdrawn.  

 Cases remaining open at end of survey period (25.9%).  

Open cases may be still under investigation, in the process of moving towards voluntary 
compliance, or tied up with related building permits (e.g., accessory dwelling units) that are 
keeping the matter open. 

B. Recent Events Related to the Ordinance. 

Code Enforcement Hearings Held Before the Hearing Examiner for Violations of the 
Single Family Dwelling Rental Ordinance.  

To date, and earlier this year, the City has brought three code enforcement cases to hearing 
before the Hearing Examiner for civil violations pursuant to the single family dwelling rental 
regulations.  Case no. 1 concerns non-owner-occupied transient rentals of rooms occurring at 
14424 SE 18th Street with four named responsible parties.  Case no. 2 concerns non-owner-
occupied transient rentals of the whole house occurring at 10608 SE 4th Street.  Case no. 3 is a 
repeat violation and breach of a Voluntary Correction Agreement (VCA) that the parties entered 
into in Case no. 1.  In all three cases, the Hearing Examiner’s decisions are in favor for the City, 
finding that civil violations are or have occurred, and that the named parties are responsible for 
the violations. 

In Case nos. 1 and 2, a VCA1 was executed by the responsible parties and the City after the 
hearing, and entered into the record with the Hearing Examiner’s permission.  The executed 

                                            
1 A VCA includes the responsible party’s acknowledgment that he/she is responsible for the violation and pledge to 
refrain from conducting the same or similar prohibited activity.  The City is then no longer obligated to prove its 
case, and in exchange, the City agrees that if the responsible parties comply with all the terms of the VCA, all or part 
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VCA is incorporated fully in each of the Hearing Examiner’s respective decision and order in 
these two cases.  As of today, compliance of the VCA is maintained in Case no. 2. 

However, Case no. 3 involves a repeat violation as defined in BCC, Chapter 1.18, and is also a 
violation of the VCA executed in Case no. 1.  For this third case, the Hearing Examiner concurs 
that a violation of the VCA has been shown by a preponderance of the evidence, and as such, all 
agreed-to penalties are due and payable to the City.  Two responsible parties have filed a Land 
Use Petition Act appeal of the Hearing Examiner’s decision and order, and this appeal is now in 
Superior Court.  This is the first and only appeal filed concerning this Ordinance. 

 Public Engagement and Information.  

Beginning December 2016, basic information about new code enforcement cases of all types, 
including single-family rentals, is publicly available online through MyBuildingPermit.com 
(MBP).  MBP is the online permitting system that the City already uses for most permit types.  
Information about code enforcement cases includes the case number, property address, violation 
type, Code Compliance Officer activity (site visit, Notice of Violation, etc.) and current status 
(e.g., Open, Closed/Complied).  Interested parties may pursue more detailed information about a 
specific case through the Public Records Request process (http://www.bellevuewa.gov/records-
requests.htm).  Updated overview reports/maps may be published in the future at the 
Development Services website. 

In parallel, and to ensure consistency of information provided to the public, land use planners 
have recently attended a refresher presentation of the single family dwelling rental regulations.  
Staff is also considering supplementing the currently posted single family dwelling rental 
handout (https://development.bellevuewa.gov/zoning-and-land-use/zoning-requirements/single-
family-dwelling-rentals/) to address frequently asked questions and issues on this Ordinance. 

III. FACTORS AFFECTING ENFORCEMENT OF THE ORDINANCE 

A. Cooperation of Property Owner, Property Manager and/or Tenants.  

Code Compliance Officers generally try to take a collaborative and educational approach to 
enforcement, since for many landlords and tenants, the single-family dwelling rental regulations 
are likely to be unfamiliar.  Cultural and linguistic barriers to understanding regulations are an 
intrinsic part of our increasingly diverse city.  Interpreter and translation needs can elongate a 
compliance schedule, but staff are committed to effective communication regarding legal 
requirements and voluntary compliance rights of the parties responsible for a violation.  While 
we are able to gather some idea of the nature of living arrangements and the number of 
occupants from site visits or online research (e.g., rental ads), external observation alone does not 
always provide a preponderance of evidence that a violation exists.  Some degree of cooperation 
                                                                                                                                             
of the monetary penalties will not be imposed and the enforcement case closed.  In other legal contexts, a VCA is 
akin to a settlement agreement for a civil matter, or a plea bargain in the criminal context. 
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from landlords and/or tenants is generally essential to building a case as well as to securing 
voluntary compliance. 

B. Ongoing Legal Interpretation of the Ordinance.  

The large number of different rental living arrangements possible with single-family houses, and 
the fact that this Ordinance was a new undertaking for the City, led to an extended series of 
discussions and training sessions with the City Attorney’s Office during 2015, to ensure accurate 
and consistent application of the Ordinance to the variety of single-family dwelling rental 
situations reported.  Thus, investigation and enforcement during 2016 and early 2017 reflect 
more confident application of the Ordinance.  Nevertheless, the increase in types of transient 
rental uses and services like Airbnb and other online property rental sites means that regulation 
of single-family dwelling rentals is continually evolving. 

City staff has adapted to the changing residential rental landscape, using established tools to 
increase our enforcement effectiveness.  For example, late in 2016, staff issued a Land Use Code 
Interpretation determining that a non-owner-occupied single family dwelling that is rented on a 
transient basis would properly be classified as a Rooming House. As a result of this code 
interpretation, transient rentals for non-owner-occupied homes must comply with applicable land 
use code provisions for a Rooming House, including allowing this use only in multifamily and 
certain business districts.  A copy of the Land Use Code Interpretation relating to transient 
rentals is included with this memorandum as Attachment C. 

IV. CONCLUSION 

Staff is aware that other jurisdictions have employed a range of strategies to address the impacts 
created by single family dwelling rentals.  In Bellevue, this Ordinance significantly expanded the 
City’s regulatory authority over the use of single-family houses for rental purposes.  
Additionally, Code Compliance is working, with support from the City Attorney’s Office, to 
enforce the Ordinance as adopted by the City Council.  The experience of this 18-month study 
and more recent code enforcement cases suggests that the Ordinance is having an effect in 
reducing the number of overcrowded rental houses, and the external impacts of overcrowded, 
transient rental houses in single-family neighborhoods is being managed and reduced.  Staff are 
also constantly looking for ways to improve the effectiveness of code administration and 
compliance, including using code enforcement as a tool to achieve compliance and to expand 
proactive education regarding the code.   

The growing demand for affordable housing in Bellevue, together with the ease of reaching a 
worldwide market provided by online platforms like Airbnb, means that single family 
neighborhoods will likely continue to experience pressure for rental arrangements.  This 
relatively new Ordinance has proven to be an important mechanism to reduce the negative 
effects created by transient rental practices. 
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Area Enforcement Number Address Case Status Multiple Complaints
Bridle Trails 15-112989 11720 NE 30th Pl Closed-No Violation N

Bridle Trails 15-113807 2745 140th Ave NE Closed-Complied N
Bridle Trails 15-122579 14615 NE 32nd St Open N
Bridle Trails 15-124945 3660 116th Ave NE Closed-No Violation N
Bridle Trails 15-127223 2913 129th Ave NE Closed-Complied N
Bridle Trails 16-123760 2800 122nd Pl NE Open N
Bridle Trails 16-123931 13835 NE 44th Pl Open N
Bridle Trails 16-132412 4230 140th Ave NE Open N
Bridle Trails 16-143995 4734 140th Ave NE Open Y
CougarMtn/Lkmt 15-115495 4729 149th Ave SE Closed-No Violation Y
CougarMtn/Lkmt 15-115683 14913 SE 65th St Closed-Complaint Withdrawn N
CougarMtn/Lkmt 15-116474 4010 146th Ave SE Closed-Complied N
CougarMtn/Lkmt 16-123766 14907 SE 46th St Closed-No Violation N
CougarMtn/Lkmt 16-126536 15002 SE 44th Pl Closed-No Violation N
CougarMtn/Lkmt 16-132783 4109 153rd Ave SE Closed-No Violation N
CougarMtn/Lkmt 16-135122 4605 150th Ave SE Closed-Complied N
CougarMtn/Lkmt 16-137035 15103 SE Newport Way Closed-No Violation N
CougarMtn/Lkmt 16-137716 16025 SE 47th Ln Open N
CougarMtn/Lkmt 16-140017 16130 SE 42nd St Closed-No Violation N
Crossroads 15-113677 303 157th Ave NE Closed-No Violation N
Crossroads 15-120546 310 156th Ave NE Closed-No Violation N
Crossroads 16-132657 1014 151st Pl NE Closed-No Violation N
Crossroads 16-139262 15619 NE 1st St Closed-No Violation N
Crossroads 16-141097 485 150th Pl NE Open N
Crossroads 16-141101 532 150th Pl NE Open N
Crossroads 16-141102 452 150th Pl NE Open N
Eastgate 15-120253 14212 SE 38th St Closed-Complied Y
Eastgate 15-130102 14551 SE 26th St Open N
Eastgate 16-124976 16236 SE 24th St Closed-Complied N
Eastgate 16-140052 2525 155th Pl SE Open N
Factoria 15-118175 4235 122nd Ave SE Closed-Complied N
Factoria 15-120230 14138 SE 45th St Closed-Complied N
Factoria 15-122582 14008 SE 60th St Closed-No Violation Y

Factoria 15-123055 4335 130th Pl SE Closed-No Violation Y

Factoria 15-125792 12105 SE 44th Pl Closed-Complied N

Factoria 16-129402 4615 140th Pl SE Closed-No Violation N

Factoria 16-136849 5217 Somerset Dr SE Closed-No Violation N
Factoria 16-137897 13610 SE 59th St Closed-Complied N
Factoria 16-141579 4453 141st Ave SE Closed-No Violation N
Lake Hills 15-113266 14680 SE 8th St Open Y
Lake Hills 15-113844 16620 SE 9th St Open N
Lake Hills 15-115370 14633 SE 21st St Closed-Complied Y
Lake Hills 15-117039 15610 SE 1st St Closed-Complied N
Lake Hills 15-118104 14604 SE 16th Pl Closed-No Violation N
Lake Hills 15-118480 16726 SE 7th St Closed-No Violation N
Lake Hills 15-118859 1605 144th Ave SE Closed-No Violation Y
Lake Hills 15-121207 16213 SE 7th St Closed-No Violation N
Lake Hills 15-122336 1217 150th Pl SE Open N
Lake Hills 15-125461 1662 154th Ave SE Closed-No Violation N
Lake Hills 15-127057 15921 SE 6th St Closed-No Violation N
Lake Hills 15-127219 1613 144th Ave SE Closed-Complied Y
Lake Hills 15-129451 15418 SE 9th St Closed-No Violation Y
Lake Hills 15-129754 1028 148th Pl SE Closed-Complied Y
Lake Hills 15-129755 14510 SE 20th Pl Closed-Complied Y
Lake Hills 16-122054 15448 SE 21st Pl Closed-Complied N
Lake Hills 16-123329 456 156th Ave SE Closed-No Violation N
Lake Hills 16-123944 456 155th Ave SE Closed-No Violation N

Ordinance 6233 Case List 4/4/2015 to 10/14/2016
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Lake Hills 16-124690 1806 154th Ave SE Closed-Complied N
Lake Hills 16-126220 16015 SE 9th St Closed-No Violation N
Lake Hills 16-126883 1258 167th Ave SE Open N
Lake Hills 16-131441 1120 166th Ave SE Closed-No Violation Y
Lake Hills 16-134342 95 158th Pl SE Open N
Lake Hills 16-134804 1014 145th Pl SE Closed-Complied N
Lake Hills 16-139248 14424 SE 18th St Open N
Lake Hills 16-139416 5 158th Pl SE Open N
Lake Hills 16-141106 1217 150th Ave SE Closed-No Violation N
Lake Hills 16-141414 1613 144th Ave SE Open Y
Lake Hills 16-141472 14610 SE 21st St Closed-No Violation Y
Lake Hills 16-141612 16242 SE 9th St Open N

NE Bellevue 15-113017 2219 167th Pl NE Closed-No Violation N

NE Bellevue 15-113374 1318 165th Ave NE Closed-No Violation N

NE Bellevue 15-115196 17004 NE 18th St Closed-Complied N

NE Bellevue 15-122439 1027 170th Pl NE Closed-Complied N

NE Bellevue 16-123425 1833 170th Ave NE Closed-No Violation N

NE Bellevue 16-123638 16405 NE 16th Pl Open N

NE Bellevue 16-132587 16724 NE 22nd St Open N

NE Bellevue 16-132809 17103 NE 37th St Closed-No Violation N

NE Bellevue 16-136455 16935 NE 17th Pl Open N

NE Bellevue 16-136462 1621 169th Ave NE Closed-No Violation N

NE Bellevue 16-136500 1627 169th Ave NE Closed-No Violation N

NE Bellevue 16-141566 16737 NE 5th Pl Open N

NE Bellevue 16-142017 3011 169th Ave NE Open Y

NE Bellevue 16-143909 16715 NE 9th St Closed-No Violation N

Newport Hills 15-113635 5216 119th Ave SE Closed-Complied Y

Newport Hills 15-114914 6402 129th Pl SE Closed-No Violation N

Newport Hills 15-120791 12536 SE 53rd St Closed-Complied Y

Newport Hills 16-102854 5264 120th Ave SE Closed-No Violation N

Newport Hills 16-124789 6633 128th Ave SE Closed-No Violation Y

Newport Hills 16-134158 12617 SE 60th St Closed-Complied N
Newport Hills 16-141104 5136 128th Ave SE Closed-No Violation N

NW Bellevue 16-126226 1417 100th Ave NE Closed-No Violation N

NW Bellevue 16-134011 10549 NE 25th St Closed-No Violation N

NW Bellevue 16-138043 11035 NE 14th St Closed-Complaint Withdrawn N
W Bellevue 15-115336 624 109th Ave SE Closed-No Violation N
W Bellevue 16-127197 1863 Killarney Way Closed-No Violation N

W. Lake Samm. 15-121004 16710 SE 34th St Closed-No Violation N

W. Lake Samm. 16-138969 17822 SE 40th Pl Closed-No Violation N
Wilburton  15-111774 14612 NE 8th St Closed-Complied Y
Wilburton  15-118028 12411 NE 4th Pl Open N
Wilburton  15-118858 706 123rd Ave NE Closed-No Violation N
Wilburton  15-119331 12622 NE 3rd St Closed-Complaint Withdrawn N
Wilburton  15-121062 14444 NE 11th Pl Open N
Wilburton  15-126841 14430 NE 14th St Closed-No Violation N
Wilburton  16-134458 1603 143rd Ave NE Closed-No Violation N
Wilburton  16-140039 612 123rd Ave NE Open N
Wilburton  16-140042 12649 SE 4th Pl Closed-Complaint Withdrawn N

Woodridge 15-122548 2558 128th Ave SE Closed-Complaint Withdrawn Y

Woodridge 15-126837 12145 SE 13th St Closed-No Violation N
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City of 
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DATE: August 25, 2017 
  
TO: Chair Capron and Members of the East Bellevue Community Council  
  
FROM: Trish Byers, Code Development Manager, Development Services, 

(425) 452-4241 
  
SUBJECT: Final Public Hearing, Eastgate Corridor Land Use Code Update 

 
I. INTRODUCTION 

 
On September 5, 2017, the East Bellevue Community Council (EBCC) will hold a public 
hearing to consider a Land Use Code Amendment (LUCA) that implements the vision of 
the Eastgate I-90 Land Use and Transportation Project Citizen Advisory Committee 
Final Report (CAC Report) and the associated legislative rezone in Ordinance No. 
6367. Specifically, the EBCC will be asked to take action on the LUCA in Ordinance No. 
6366, and on the legislative rezone in Ordinance No. 6367.   
 
Ordinance No. 6366 created three new zones, two of which the EBCC will consider 
during its hearing. These two new districts are the Neighborhood Mixed Use and Office 
Limited Business 2 Districts. In addition, Ordinance No. 6367 rezoned two parcels within 
the EBCC jurisdiction to Community Business.  The reason for this rezone was to create 
a gateway to Bellevue College, as provided in the CAC Report. Ordinances No. 6366 
and 6367 are not effective within the EBCC area until the EBCC votes to approve the 
ordinance, or the EBCC fails to disapprove the ordinances within 60 days following 
enactment by the City Council.  LUC 20.35.450.A.   
 
 

II. DISCUSSION 
 

A. The Topics before the EBCC 
 

1. New Districts with Possible Citywide Application 
The three new districts created by Ordinance No. 6366 are the Neighborhood Mixed 
Use (NMU), Office Limited Business 2 (OLB 2), and Eastgate Transit Oriented 
Development (EG-TOD). The EBCC will review the NMU and OLB 2 Districts along with 
the associated use charts, dimensional table, development standards and design 
guidelines because these districts can be applied to the EBCC area in the future.   
 
The LUCA also provides amendments to the Transitional Area Design District that are 
applicable to the NMU and OLB 2.  All of the information regarding these districts can 
be found in Ordinance No. 6366 and the Staff Report. See Attachments B and C. The 
EBCC will not review Part 20.25P LUC because the EG-TOD is not applicable to any 
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land within the EBCC boundary, nor is it possible that the EG-TOD will fall within the 
EBCC’s jurisdiction in the future.  The EG-TOD is specific to the site delineated in 
Eastgate.  

 
Finally, the EBCC will only consider the creation of the NMU and OLB 2 Districts in the 
general sense, not as they are applied.  That is, the NMU and OLB 2 are currently only 
applied in the Eastgate area outside of the EBCC boundary. As such, the EBCC does 
not have jurisdiction to review the NMU and OLB 2 District as they apply in Eastgate, 
but only as provided generally in Ordinance No. 6366.   

 
2. Parcels within the EBCC Jurisdiction 

The two parcels located at 2649 Landerholm Cir. SE and 2659-148th Ave. SE are the 
only parcels affected by the legislative rezone within the EBCC boundary. These 
parcels are zoned Professional Office and Neighborhood Business respectively.   
Currently, the Champions Centre and a gas station with a convenience store are built 
on these parcels. Because these two parcels fall within the EBCC’s jurisdiction, the 
EBCC’s review is limited to consideration of the legislative rezone on each parcel. See 
Attachment E. The rezone to Community Business would increase the array of uses 
that are available to the owner, particularly retail uses, as discussed below.  

 
B. Background 
 

1. CAC and Planning Commission 
The work accomplished by the CAC and the Planning Commission is set forth in the 
attached Eastgate Staff Report.  See Attachment B.   
 

2. City Council 
The City Council held six study sessions to consider the Eastgate LUCA beginning on 
September 19, 2016.  Because community members had raised concerns about 
significant traffic congestion in the area that would be exacerbated by the proposed 
increase in density, the Transportation Department proposed two operational projects 
on the 148th / 150th Avenue SE Corridor.  They included: 

• 150th Avenue SE at Newport Way 
• Construct 600’ southbound right turn pocket with new sidewalk. 

• East-West at SE 37th St 
• Construct dual eastbound right turn lanes. 
• Install Full block left turn pockets on SE 37th Street 

• Southbound Right Turn and Left Turn Lane Extensions 
• Construct right turn drop lane at SE 38th Street from 300 feet north of SE 

37th Street 
• Extend southbound left turn lane at SE 37th Street 

The Council sent these projects to the Transportation Commission to review during the 
first part of 2017. The Transportation Commission reviewed the projects in January and 
approved them on February 9, 2017.  
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Between the Planning Commission transmittal and the Council’s adoption of the LUCA 
on August 7, 2017, amendments were made to the Land Use Code contained in the 
LUCA or the LUCA itself.  Below are the amendments and the reason for each 
amendment. 
 

1. Addition of marijuana land use classifications in LUC 20.10.440 - Council’s 
adoption of the Permanent Marijuana Retailers and Uses Regulations 
Ordinance No. 6316, on November 7, 2016;  

2. Addition of LID Standards, footnotes, and definitions to the dimension table of 
LUC 20.20.005, 20.50.026, and other sections of the Land Use Code - Council’s 
adoption of the Low Impact Development (LID) ordinance, Ordinance No. 6323, 
on November 21, 2016; and 

3. Inclusion of Council’s adoption of a 1.0 FAR affordable housing exemption at a 
ratio of 2.5 market rate units to 1.0 affordable housing unit at 80 percent AMI – 
Council’s adoption of Affordable Housing Strategy Report on June 5, 2017 which 
resulted in the inclusion of the exemption in the LUCA.1  This exemption is 
applicable in the NMU and EG-TOD. 

4. Removal of the “transient lodging” line in the Residential-Nonresidential use 
charts of LUC 20.10.440, once proposed for homeless shelters, so that the 
definition of “homeless shelter” or a similar phrase could be defined on a citywide 
basis.  In the meantime, Council adopted an emergency ordinance which 
requires a conditional use permit for all homeless shelters in districts where they 
were previously allowed. 

Subsequent to these amendments, Council adopted both ordinances on August 7, 
2017.  See Attachments C and D. 
 

III. Comprehensive Plan 
 

The Comprehensive Plan analysis is included in the Eastgate Staff Report. See 
Attachment B. 
 
IV. Proposed Land Use Code Amendment and Legislative Rezone   
 

A. Amendment Description  
 

The Eastgate Staff Report contains the descriptions of the NMU and OLB 2 Districts. 
See Attachment B.  The vision for NMU was to create an area that included residential 
with neighborhood serving retail.  The CAC stated in its report: “Support the continued 
operation of Eastgate Plaza as a neighborhood-serving retail center. If the center 
redevelops in the future, prioritize retail and service uses that serve the surrounding 
residential neighborhoods, and allow upper-level residential uses.” The NMU bridges 

                                            
1 The Planning Commission recommended a 1.0 FAR exemption for affordable housing in the NMU and 
EG-TOD without any ratio.  It was removed by the Council to wait for the completion of the TAG’s work on 
the Affordable Housing Strategy.  When the work had been completed, the exemption was added back 
into the LUCA with the ratio of market rate units to affordable units. 
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the gap between Neighborhood Business and residential districts, providing mixed use 
development with residential uses on upper floors.  
 
The OLB 2 District was created to be similar to the OLB District, but expands upon the 
uses allowed in the OLB District. The I-90 Office Park that was recently zoned OLB did 
not provide the services and retail to support office employees, thus the employees had 
to drive off-site for these amenities.  The OLB 2 District offers greater integration of 
support retail and services into office environments, as well as better connectivity for 
pedestrians. The combination of more retail and services with better connectivity will 
provide the walkable office employment centers that the CAC envisioned. These areas 
are attractive to high tech and similar employers because they allow for larger floor 
plates, provide nearby amenities, and access to transportation for employees. 
 

B. The Bellevue College Gateway (EBCC Parcels) 
 

The CAC wanted to “[E]nhance Bellevue College’s visual presence in the corridor by 
offering integration opportunities with the transit-oriented development center and 
promoting college-related retail or other facilities to anchor the main entrance from 
148th Ave SE.”  By implementing this recommendation, the Planning Commission and 
Council agreed with the CAC.   
 
As discussed earlier, there are two parcels within the EBCC jurisdiction located at 2649 
Landerholm Cir. SE and 2659-148th Ave. SE.  They are currently zoned Professional 
Office and Neighborhood Business, respectively.  “Professional Office Districts provide 
areas for low-intensity office uses…The Professional Office District may act as a buffer 
between residential and more intensively developed properties.”  LUC 20.10.240.  The 
CAC recognized that the Champions Centre wanted a coffee shop that is not allowed in 
the Professional Office District, but would be allowed in the Community Business 
District.  The CAC report stated that: “The committee’s recommended plan (to rezone 
the parcel) would support coffee shops or similar publicly-oriented uses at this location, 
in keeping with the college-related retail or other facilities envisioned at the college’s 
main entrance on 148th SE.” 
 
Similarly, the gas station is zoned Neighborhood Business, but the CAC did not intend 
for this area to serve only the neighborhood.  Rather, this area was envisioned as a 
gateway that would serve both the college and the neighborhood. Thus the Community 
Business District rezone is appropriate.  It provides a broader array of retail uses than 
either the Professional Office District or Neighborhood Business District.   “Community 
Business Districts provide community markets and provide areas for the location of 
services and retail outlets, other than Downtown.” LUC 20.10.360.  Rezoning these two 
parcels would promote college-related retail at this gateway to Bellevue College and 
make the college more visible to those in the corridor as envisioned by the CAC, 
recommended by the Planning Commission, and adopted by the Council.   
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ACTION REQUESTED OF THE EAST BELLEVUE COMMUNITY COUNCIL 
 
The EBCC is requested to approve both ordinances.  Staff will be present at the 
September 5, 2017 hearing to answer any questions you may have.   
 
Please contact me at 425-452-4241 or at pbyers@bellevuewa.gov, or Matt McFarland 
at 425-452-5284 or at MMcfarland@bellevuewa.gov if you have any questions before 
the September 5, 2017 meeting. 
 
 
Attachment A: Eastgate Zoning Map 
Attachment B: Eastgate Staff Report 
Attachment C: Ordinance No. 6366, Eastgate LUCA adopted August 7, 2017 
Attachment D: Ordinance No. 6367, Legislative Rezone and Concomitant Repeal 

adopted August 7, 2017 
Attachment E:  Map of EBCC Jurisdiction and Proposed Rezone 
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City of 
Bellevue                  

STAFF  REPORT  
 
 

  

Attachment B 
NOTE: This staff report was 
written in 2016.  For ease of 
review, attachments were 
omitted. 

 
DATE: June 2, 2016 
 
TO: Planning Commission 
 
FROM:  Trish Byers, Code Development Manager 452-4241 
  Development Services Department 
  Terry Cullen, Comprehensive Planning Manager, 452-4070 
  Planning and Community Development 
 
SUBJECT: Land Use Code Amendment from Eastgate/I-90 Land Use and Transportation 
Project implementing the Citizen Advisory Committee’s recommendations to create three new 
districts including a transit-oriented development district, an expanded version of Office and 
Limited Business and a Neighborhood Mixed Use district.   Use tables, dimensional 
requirements, development standards and design guidelines will be adopted for each new 
district.  The recommendation also includes rezoning other areas to districts that already exist.  
Some concomitant agreements will be repealed with the rezoning effort.  File No. 12-132861AD 
 
I. BACKGROUND 
A.       Process. 
The Eastgate/I-90 Land Use and Transportation Project was initiated to evaluate land use and 
transportation conditions, policies and regulation in the corridor and to produce a plan that 
builds on the area’s assets.  These assets include accessibility, visibility, job diversity and the 
stability of nearby residential neighborhoods.  The area is home to a number of Fortune 500 
companies, Bellevue College, and the Eastgate Park and Ride.   In addition, the Mountains to 
Sound Greenway runs through the corridor, which offers multi-modal transportation 
opportunities to those who live, work, and play in the area. 
 
The Eastgate /I-90 Citizen Advisory Committee (CAC) went through a planning process from 
November 2010 through April 2012.  That process included monthly meetings, several public 
open houses, online surveys, stakeholder interviews, presentations to interest groups and 
website updates. The Council provided guidance to the CAC in the 9 principles specific to the 
Eastgate / I-90 Land Use and Transportation Project Initiative.  See Attachment B. Using the 
year 2030 as the planning horizon, the CAC created a plan to:  

• Provide a more coherent identity for the area, 
• Improve its economic vitality and character and  
• Ensure that that area has adequate transportation infrastructure and services to meet 

changing community needs.   

To implement the CAC’s vision, amendments to Bellevue’s Comprehensive Plan, Transportation 
Plan and Land Use Code would be required.  The Comprehensive Plan Update in August 2015 
included updates to the Eastgate Subarea Plan that reflected the CAC’s recommendations.  In 
addition, the Transportation Facilities Plan 2016-2027 and Capital Improvements Plan 2015-
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2021 were updated to reflect the recommendations necessary to address the CAC’s 
transportation concerns.1 This Land Use Code Amendment is the third piece necessary for 
implementation of the CAC’s vision. 
 
After the conclusion of the CAC’s work, the Eastgate Subarea Plan was amended to reflect the 
CAC’s vision.  The updated subarea plan has the following characteristics: 

• It builds on the success of the corridor as a major employment center by adding 
capacity for additional office growth and allowing a greater mix of support retail 
and service uses. 

• It establishes a mixed-use Transit-Oriented Development center around the 
transit center and south of Bellevue College. A substantial portion of the future 
office and residential growth in the corridor is expected to occur at this location. 

• It increases opportunities for residential development in the corridor, to add 
vibrancy to the area, provide housing in proximity to Bellevue College and places 
of work, benefit from existing transit service, and support nearby retail uses. 

• It seeks to enhance Bellevue College’s visual presence and connections to the 
adjacent community. 

• It promotes the Mountains-to-Sound Greenway by supporting the development of 
the Mountains-to-Sound Greenway trail through Bellevue and by incorporating 
sustainable design and abundant natural landscaping into the built environment. 

• It identifies modest but effective motorized and non-motorized transportation 
improvements that may be accomplished through partnerships with other 
agencies.   

• It supports increased floor area ratios and building heights throughout the 
corridor to meet demand for continued job and economic growth.   

 
The Eastgate Draft Land Use Code Amendments are based on the CAC’s recommendations 
and the Comprehensive Plan.  Refer to Attachment A for the Eastgate Draft Land Use Code 
Amendments.   
 
After the CAC completed its work and a final report had been written, the Planning Commission 
scheduled five meetings in 2015 to discuss the land use code amendments.  The first meetings 
with the Planning Commission oriented them to the work of the CAC, and included a walking 
tour of the area chosen for the transit oriented development.  In 2016, the Planning Commission 
held five meetings to consider considered the following topics as they related to three new 
districts:  Permitted uses, dimensional requirements, development standards, and design 
guidelines.  They also discussed some of the concomitant agreements2 that would be removed 
by rezoning parcels. 
   
A list of public comments received by the Planning Commission in provided in Attachment C. 
 

                                            
1 A more detailed discussion of the transportation impacts can be found in the Planning Commission materials for 
March 23, 2016.  http://www.bellevuewa.gov/planning-commission-agendas-2016.htm 
 
2 A concomitant agreement is a form of land use control that was applied prior to the authorization of the use of 
development agreements by the state legislature in 1995. By using a concomitant agreement, communities could 
condition development by applying property specific provisions at the time of zoning or rezoning. Development 
provisions within the agreement are applied to the property until the concomitant is amended or repealed. 
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B.  Amendment Description 
 
The draft Eastgate Land Use Code Amendments are included in Attachment A.  The 
amendments are organized under the three new districts that that are summarized below.  They 
are the Eastgate Transit Oriented Development Land Use District (EG-TOD), the Office Limited 
Business District 2 Land Use District (OLB 2), and the Neighborhood Mixed Use Land Use 
District (NMU): 
 
1.  Eastgate Transit Oriented Development Land Use District (EG-TOD). This district is 
not being considered by the EBCC. 

a. Location. The EG-TOD will be located between Bellevue College and Eastgate Way 
adjacent to the Eastgate Park and Ride.  See Attachment D. 
 
b. CAC Recommendation.  The CAC recommended a transportation oriented 
development center with a mixture of office residential and retail uses, true integration of 
transit services, inviting pedestrian environment, and a strong relationship with Bellevue 
College.  Any development over .5 Floor Area Ratio (FAR) should have ground floor 
retail, a master plan, substantial residential component and the provide public benefit. 
The CAC recommended a maximum 2.0 FAR and a building height of 10-12 stories. 
 
c. Description. The purpose of the TOD District is to provide an area for a mix of 
housing, retail, office, and service uses, with an emphasis on housing.  The district is 
limited in area so that there is an appropriate level of density nearest the highest levels 
of transit service. 
 
d. Uses. (Attachment A, proposed LUC section 20.25P.030) 

Manufacturing. 
• Microbreweries would be allowed when combined with an eating and 

drinking establishment which constitutes a majority of the use. 
• Textiles and Apparel Manufacturing would be allowed when combined 

with retail store which constitutes a majority of the use. 

Recreation, Culture, and Entertainment. 
• Most recreational uses would be permitted outright or with an 

Administrative Conditional Use Permit (ACUP), except that public 
assembly uses would be limited to 20,000 square feet. 

Residential.  
• Most residential uses would be allowed in this district.  Group quarters 

such as dormitories would require a Conditional Use Permit (CUP).   
• Transient Lodging such as youth hostels or the YMCA would require an 

ACUP. The Council omitted transient lodging in the final version, but 
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passed another emergency ordinance that requires homeless shelters to 
be processed with a conditional use permit.  

Resources. 
• Veterinary Clinic and Hospital would be allowed. Boarding and 

commercial kennels are allowed as subordinate uses.  Their operating 
hours would be from 7 a.m. to 10 p.m. 

 
Services. 

• Child Day Care Center would be allowed. 
• Auto washing and detailing within a garage would be allowed. 
• Medical Clinics would be allowed. 
• Pet Grooming and Day Care would be allowed. 
• Primary and Secondary Education would require an ACUP. 

Transportation and Utilities.  
• Some uses would require a CUP such as Essential Public Facilities, 

Regional Utility Systems, and Electrical Utility Facilities.   

Wholesale and Retail. 
• Eating and Drinking Establishments would be allowed outright, but drive-

in windows would not be allowed.   
• Miscellaneous Retail Trade would be allowed but drive through facilities 

such as drive-through pharmacies would only be allowed in a structured 
parking area. 

• Pet Shops would be allowed. 

e. Dimensional Requirements.  (Attachment A, proposed LUC section 20.25P.060) 
• Façade Separation – 10 feet 
• Front Setback – 0 feet 
• Side/Rear Yard - 5 feet 
• FAR - 2.0 (Up to 1.0 FAR excepted for Affordable Housing, Open Space, 

Public Restrooms, Special Dedications and Transfers) 
• Maximum Building Height-160 ft. except 45 ft. maximum for parking 

structures   
• Maximum Lot Coverage by Structures -75%3 
• Maximum Impervious Surface -75%4   

These standards were amended consistent with the Low Impact 
Development Project.  See Ordinance 6366, LUC 20.20.005 

 
f. Development Standards.  (Attachment A, proposed LUC section 20.25P.070-.090) 

i. Landscaping  

                                            
3 This percentage was modeled after BelRed, but will ultimately be aligned with the Low Impact Development project. 
4 This percentage was modeled after BelRed, but will ultimately be aligned with the Low Impact Development project. 
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• The general landscaping requirements apply with respect to types of 
landscaping, species selection, and maintenance. 

• Street trees/landscaping are proposed for the EG-TOD. 
• Interior property line softened with landscaping. 

ii. Fencing 
• No sight obstruction. 
• No barbed wire, electric or chain link (except construction or temporary 

use). 
iii. Parking  

• Requirements are modeled after nodes in Bel-Red which are essentially 
transit-oriented development. 

• Requirements are reduced from those in other parts of the City as 
recommended by CAC.  The idea behind transit oriented development is 
to provide other transportation opportunities so that fewer cars and less 
parking is necessary. 

• Parking requirements may be modified by the Director if the applicant 
provides a parking demand analysis. 

iv. Bicycle parking 
• 1 per 10,000 net square feet (nsf) of nonresidential uses over 20,000 nsf. 
• 1 per 10 dwelling units. 
• 50% of spaces must be covered. 

g. Design Guidelines.  (Attachment A, proposed LUC section 20.25P.100.) 
i. Integrate the Natural Environment.  Development should provide: 

• Access to open space. 
• Views of urban elements against green backdrop. 
• Access points to MTS Greenway. 
• Architectural elements that harmonize with natural surroundings. 
• MTS access points and complementary open spaces. 
• Green walls and roofs, rain gardens. 
• Promotion of environmental sustainability. 

ii. Enhance Pedestrian System.  Development should: 
• Pedestrian hill climb and plaza that connects EG-TOD and Bellevue 

College. 
• Pedestrian routes that are safely integrated with streets. 
• Pedestrian access connections shall be linked to public right of way, EG 

Park and Ride and all areas of EG-TOD.  
• Walkways should be sufficiently wide, unobstructed, offer visibility, paved 

with high quality materials, and lit with pedestrian scale lighting. 
 

iii. Establish and Strengthen Gateways.  Development should provide: 
• Architectural treatments in buildings adjacent to gateways. 
• Free standing architectural elements. 
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• Signage, landscaping, and lighting to identify gateways. 
• Markers or inlaid art in sidewalks. 

 
iv. Create a Variety of Activated Outdoor Spaces.  Development should provide: 

• Walkways and courtyards should be incorporated into residential and 
office development. 

• Courtyards and plazas should be adjacent to active ground floor uses. 
• Public spaces should be defined with materials such as furniture pavers, 

colored concrete. 
• Plantings and buildings can define the open space. 
• Easy access to outdoor spaces.   

 
  v. Pedestrian Emphasis Guidelines.  Development should provide: 

• Building entrances that are accessible from the street level. 
• Transparent windows at street level. 
• Walls with visual interest through form and materials. 
• Selection and coordination of streetscape furnishing. 
• Signs and lighting at ground level at pedestrian scale. 

 
vi. Protect Pedestrians from the Elements.  Development should provide 
continuous weather protection - metal canopies, marquees, canopies, awnings. 

vii. Integrate art.  Development should: 
• Incorporate art that relates to TOD characteristics. 
• Use art that emphasizes gateways. 
• Uses durable materials. 
• Ensures that the art will age well. 
• Uses art that is designed for the site and is functional or interactive. 

 
viii. Promote Architectural Compatibility.  

• Architectural elements used at a scale and level of detailing proportionate 
to the size of the building. 

• Refuse/recycling receptacles should be inside the building. 

  iv. Provide Interesting Building Massing. 
• Long expanses of building frontage must be broken down vertically and 

vertically (about 50 feet for nonresidential uses). 
• Tripartite façade division- base, middle, and top should be used for 

buildings over 5 stories. 
• Vertical articulation of windows columns and bays. 
• Building massing should maximize solar access to publicly accessible 

open spaces. 
 

v. Create Attractive Building Silhouettes and Rooflines. Development should 
have: 

• If visible from I-90, a distinctive silhouette to announce entry into 
Bellevue. 
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• Vertical expression of important building functions. 
• Varied roof line heights. 
• Green roofs or rooftop terraces. 

 
vi. Foster Attractive Rooftops. Development should provide: 

• Green roofs and rooftop terraces. 
• Reduce and treat stormwater runoff. 
• Rooftop mechanical equipment should not be visible and should be full 

screened and integrated in the buildings architectural style. 
 

v. Promote Welcoming Residential Entries.  Lobby entries and ground floor individual 
entries should provide: 

• Weather protection.  
• Transparent doors windows or glazing (and transom windows or side 

lights). 
• Double or multiple doors. 
• Visibility and security. 
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vi. Design Inviting Retail, Office and Commercial Entries 
• Entries on street frontage and to each tenant space. 
• Doors with 50% window area or more. 
• Lighting that emphasizes entries. 
• Large café or restaurant doors that open to the street. 

 
vii. Activate and Emphasize Corners 

• Primary building entrance at corner 
• Weather protection, special paving and lighting 

 
viii. Provide Inviting Ground Floor Retail and Commercial Windows 

• Clear window glazing with visual access to activity. 
• Operable and transom windows. 

 
ix. Build Compatible Parking Structures and Surface Parking 

• Structures should have habitable ground floor space if fronting on a local 
street. 

• Structures visible from I-90 should have green walls or other screening. 
• Surface parking should be located behind building. 
• Parking areas should be screened by landscaping. 

 
 x. Lighting Guidelines.  (For this guideline and the following two guidelines, please refer 
to Attachment A) 
xi. Integrate Building Lighting. 
xii. Sign Guidelines. 

 
2.  Office Limited Business 2 (OLB 2).  

a. Location.  Parcels that will be rezoned to OLB 2 are located in three general areas:  
north of 1-90 and east of 148th Ave. S.E., south of I-90 and east of Eastgate Plaza, and 
south of I-90 and west of 150th Ave. S.E.  See Attachment D. 
 
b. CAC Recommendation.  The CAC recommendation focused on the I-90 Office Park 
which comprises the corridor’s greatest concentration of office development and largest 
employment center.  This district is has an expanded mix of retail and service uses from 
Office and Limited Business to serve those who are employed in the area.  The CAC 
recommended a maximum FAR of 1.0 and a maximum height of 4 to 6 stories.   
 
c. Description. The purpose of the OLB 2 District is to provide an area of integrated 
complexes made up of offices, hotels, or motels, eating and drinking establishments, 
and retail sales within walking distance to support business and employees.  The OLB 2 
District has greater intensity and a larger mix of uses than the OLB District.  Such 
districts are located in areas that abut and have convenient access to freeways, major 
highways, and transit. (Attachment A, proposed LUC section 20.10.285) 
 
d. Uses (Attachment A, proposed LUC section 20.10.440) 

Manufacturing. 
• Microbreweries would be allowed when combined with an eating and 

drinking establishment which constitutes a majority of the use. 
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• Measuring, Analyzing and Controlling Instruments Manufacturing would 
be allowed when combined with retail store which constitutes a majority of 
the use. 

Recreation, Culture, and Entertainment. 
• Most recreational uses would be allowed except that public assembly 

uses would be limited to 20,000 square feet. 

Residential.  
• All residential uses would be permitted outright except for single family 

dwellings and nursing homes which would not be permitted. 

Resources. 
• Veterinary Clinics and Hospitals would be allowed and would be allowed 

to have boarding and commercial kennels as subordinate uses.  They 
would be required to open to the public between 7 a.m. and 10 p.m. 

Services. 
• Finance Insurance, Personal Services, Child Day Care, Business 

Services, and Small Repair Services would all be allowed. 
• Professional Services would be allowed. 
• Pet Grooming and Pet Day Care would be allowed and boarding and 

commercial kennels would be allowed as a subordinate use. 
• Some government services, secondary and primary educational uses 

would require an ACU. 
• Religious Activities would be allowed. 
• Social Service Providers would be allowed. 
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Transportation and Utilities.  
• Utility Facility, Essential Public Facility, and Regional Utility Systems 

would require a CUP. 
• Commercial Parking Lots would require a CUP and could only be located 

west of 142nd Ave. S.E. 

Wholesale and Retail. 
• Hardware, Variety, Food, Apparel and Furniture Stores would all be 

allowed. 
• Retail auto, truck, RB and boat showrooms would be allowed through a 

development agreement.  No outdoor storage of autos, trucks, boats and 
RVs would be allowed.  

• Motorcycle sales would be allowed, however outdoor storage would not 
be permitted.  

• Eating and Drinking Establishments would be allowed, but drive through 
windows would not be allowed. 

e. Dimensional Requirements. (Attachment A, LUC section 20.20.010) 
• Front Setback – 0 
• FAR – 1.0 
• Maximum Building Height (feet) – 75 
• Maximum Lot Coverage by Structure – 40%5 
• Maximum Impervious Surface – 80%6  These standards were changed in 

the final ordinance.  Please see Ordinance No. 6366, LUC 20.20.005. 

f. Development Standards. 
i. Landscaping (Attachment A, LUC 20.20.520) Perimeter landscaping is a Type 
III7, 10 foot wide landscape buffer applies on street frontage and interior property 
lines unless the Transitional Area Design District applies because the parcel is 
adjacent to a residential district.  (See Attachment A, LUC Part 20.25B) 
 
ii. All other Development Standards. Since the OLB 2 is a district that could be 
applied citywide, all of the other citywide development standards would apply 
including landscaping, parking, and circulation. 

 
g. Design Guidelines. (Attachment A, Part 20.25C LUC) 

i. Integrate the Natural Environment 
• Protect and incorporate natural environments and connections. 
• Maximize retention of existing vegetation 
• Promote environmental sustainability in features such as LID, green walls, 

and green roofs. 

                                            
5 This provision may change with the Low Impact Development Project. 
6 This percentage may decrease to 60% with the Low Impact Development Project. 
7 Type III landscaping is intended to provide visual separation of uses from streets, and visual separation of 
compatible uses so as to soften the appearance of streets, parking areas and building elevations.  It is comprised of 
deciduous and evergreen trees and shrubs. 
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ii. Promote Architectural Compatibility (with the quality and character of the area) 
• Architectural elements at a scale and level of detailing proportionate to 

building. 
• Elements should be sensitive to and enhance surrounding area. 
• Multi-site development should have a unity of design. 
• Fences, walls refuse and receptacles should be consistent with scale and 

architectural design of primary structure.  
 

iii. Promote Community Gathering 
• Incorporate outdoor gathering spaces near active ground floor uses. 
• Landscaping should defined spaces, walkways and amenities. 
• Incorporate public art. 

 
      iv. Build Compatible Parking Structures and Lots 

• Surface parking located behind building. 
• Parking areas should be designed to minimize pedestrian/car conflicts. 
• Parking areas should be landscaped. 
• Parking areas along street or pathway must be screened.  
• Bicycle parking shall be provided. 
 

      v. Design Welcoming Entries 
• Street frontage should have entries. 
• Entrances at frequent intervals for retail. 
• Weather protection. 
• Transparent doors. 
• Double or multiple doors. 
• Visibility and security. 
• Lighting that emphasizes entrances. 
 

     iv. Promote Visually Interesting and Inviting Windows 
 
3.  Neighborhood Mixed Use (NMU).  

a. Location.  The parcels that will be rezoned NMU are located in or near Eastgate 
Plaza. See Attachment D. 
 
b. CAC Recommendation Many different uses are encouraged including office, retail, 
eating and drinking establishments, general commercial, lodging and multi-family 
residential.  All of these uses are to serve the surrounding neighborhoods. The vision for 
the district is to feature a highly visible and attractive multistory mixed use development 
with structured or inconspicuously located parking.  The CAC recommended a maximum 
FAR of 1.0 with 4 to 6 stories if the surrounding single family residences can be 
protected from development impacts. 
 
c. Description.  The purpose of the NMU District is to provide an area with a mix of 
retail, service, office and residential uses with an emphasis on neighborhood retail and 
service uses.  This district is designed to be compatible with nearby neighborhoods and 
is easily accessible from the nearby office and residential uses. (See Attachment A, 
proposed LUC section 20.10.350). 
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d. Uses. 
Manufacturing. 

• Microbreweries would be allowed when combined with an eating and 
drinking establishment which constitutes a majority of the use. 

• Handcrafted Products Manufacturing would be allowed when combined 
with retail store which constitutes a majority of the use. 

Recreation, Culture, and Entertainment. 
• Most recreational uses would be allowed except that public assembly 

uses would be limited to 20,000 square feet. 

Residential.  
• Most residential uses are allowed except for single family residences. 
• Group quarters such as dormitories would require a conditional use 

permit. 
• Multi-family dwellings and senior citizen dwellings are allowed only if 

located on the second floor and above the permitted ground floor 
nonresidential use. 

Resources. 
• Veterinary Clinics and Hospitals would be allowed and would be allowed 

to have boarding and commercial kennels as subordinate uses.  They 
would be required to open to the public between 7 a.m. and 10 p.m. 

Services. 
• Finance Insurance, Personal Services, Child Day Care, Business 

Services, and Small Repair Services would all be allowed. 
• Professional Services would be allowed. 
• Pet Grooming and Pet Day Care would be allowed and boarding and 

commercial kennels would be allowed as a subordinate use. 
• Some government services, secondary and primary educational uses 

would require an ACUP. 
• Religious Activities would be allowed. 
• Social Service Providers would be allowed. 

Transportation and Utilities.  
• Utility Facility, Essential Public Facility, and Regional Utility Systems 

would require a CUP. 
• Commercial Parking Lots and Garages would not be permitted. 
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Wholesale and Retail. 
• Hardware, Variety, Food, Apparel and Furniture Stores would all be 

allowed. 
• Eating and Drinking Establishments would be allowed, but drive through 

windows would not be allowed. 

e. Dimensional Requirements. (See Attachment A, LUC section 20.10.010) 
• Front Setback – 0 
• FAR – 1.0 (up to 1.0 FAR is excepted for Affordable Housing) 
• Maximum Building Height (feet) – 75 
• Maximum Lot Coverage by Structure – 40%8 
• Maximum Impervious Surface – 80%9  These standards were changed in 

the final ordinance.  Please see Ordinance No. 6366, LUC 20.20.005. 

f. Development Standards. 
i. Landscaping (Attachment A, LUC section 20.20.520). Perimeter landscaping is 
a Type III10, 10 foot wide landscape buffer on the street frontage and a Type III, 
10 foot wide on interior property lines unless the Transitional Area Design District 
applies because the parcel is adjacent to a residential district.  (See Attachment 
A, LUC Part 20.25B LUC) 
 
ii. All other Development Standards. Since the NMU is a district that could be 
applied citywide, all of the other citywide development standards would apply 
including landscaping, parking, and circulation. 

 
g. Design Guidelines.  (Attachment A, LUC Part 20.25I LUC)  
NMU is incorporated into the Community Retail Design District (CRDD).  The CRDD 
already has building and site design guidelines and design standards.  The proposed 
design guidelines are NMU-specific and are in addition to those applied to other districts 
in the CRDD. 

i. Integrate the Natural Environment 
• Orient open spaces and walkways around parks and open, natural 

spaces. 
• Convenient access to open space. 
• Access points to local and regional trails. 
• Maximize retention of existing vegetation. 
• Promote environmental sustainability in design features-green roofs, LID, 

green walls. 
 
ii. Promote Community Gathering 

• Incorporate outdoor gathering spaces near active ground floor uses. 
• Landscaping should defined spaces, walkways and amenities. 

                                            
8 This percentage may change to be aligned with the recommendations of the Low Impact Development Project. 
9 This percentage may decrease to 60% with the Low Impact Development Project. 
10 Type III landscaping is intended to provide visual separation of uses from streets, and visual separation of 
compatible uses so as to soften the appearance of streets, parking areas and building elevations.  It is comprised of 
deciduous and evergreen trees and shrubs. 
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• Incorporate public art. 
iii. Build Compatible Parking Structures and Lots 

• Surface parking located behind building (see also design requirements for 
actual structure. 

• Parking areas should be designed to minimize pedestrian/car conflicts. 
• Parking areas should be landscaped. 
• Parking areas along street or pathway must be screened. 

 
iv. Enhance the Pedestrian System  

• Minimal curb cuts. 
• Safe convenient pleasant pedestrian connections to transit. 
• Traffic and emergency access and evacuation. 
• Direct walking routes. 
• Internal streets shall have street trees and sidewalks. 
• Weather protection of building walkway at entrances. 

 
v. Provide Interesting Building Massing 

• Break down long masses of building frontage both vertically and 
horizontally. 

• Buildings over 5 stories shall have vertically articulated tripartite façade 
division - base, middle and top 

• Vertical articulation of windows, columns and bays 
 
vi. Create Attractive Building Silhouettes and Rooflines 

• Visible from I-90 should have distinctive silhouette. 
• Incorporate a combination of: 

o Vertical expressions of important building functions. 
o Varied roof line heights. 
o Well detailed cornices. 

 
vii. Promote Welcoming Residential Entries 

• Ground related individual entries should have a clear transition from 
public realm.  

• Lobby entries to multi-family buildings should provide: 
o Weather protection at entries. 
o Transparent doors and windows. 
o Double or multiple doors 

   viii. Promote Visually Interesting Upper Floor Residential Windows 

ix. Design Inviting Retail and Commercial Entries 
• Street frontage should include public entrances. 
• In retail areas with high-use pedestrian areas, entrances should be 

provided at least every 50 feet to generate pedestrian activity. 
• Doors with 50% window area or more. 
• Lighting that emphasizes entries. 
• Large café or restaurant doors that open to the street. 
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x. Design Inviting Ground Floor Retail and Commercial Windows 

• Clear window glazing that provides visual access should be provided on 
ground floor facades. 

II. REVIEW PROCESS 
The review process began with the CAC as discussed in the Background, Section I, above.  The 
CAC completed its final report and the Eastgate land use code amendments were referred to 
the Planning Commission.  The Planning Commission conducted a walking tour of the EG-TOD 
area on September 9, 2015. The Planning Commission also scheduled numerous study 
sessions to discuss the land use code amendments.  The 2015 dates included:  June 10, July 
22, October 14 and December 9.  The 2016 dates include: January 27, February 24, March 23, 
April 27, and May 25.   The public hearing is scheduled to be held on June 22, 2016, after which 
the Planning Commission will hold a study session and make its recommendation to the City 
Council.   
 
III. PUBLIC NOTICE 
Notice of the Application for the Land use Code Amendment and associated review pursuant to 
the State Environmental Policy Act (SEPA), was published on May 19, 2016.  Notice of the 
public hearing was published on June 2, 2016 in the Weekly Permit Bulletin.  Notice of the 
SEPA threshold determination is expected on June 9, 2016.   
 
Pursuant to the Washington State Growth Management Act, state agencies must be given 60 
days to review and comment on proposed amendments to the Land Use Code.  A copy of the 
proposed amendment was provided to state agencies on June 2, 2016.  City Council final action 
can be taken anytime on or after August 3, 2016.   
 
The balance of this Staff Report analyzes the decision criteria in the Land Use Code that must 
be met to support adoption of a Land Use Code Amendment. 
 
IV. DECISION CRITERIA 
LUC 20.30J.135 establishes the decision criteria for an application to amend the text of the 
Land Use Code.  Those criteria, and the relationship of the proposal to them, are discussed 
below:  
 
A. The amendment is consistent with the Comprehensive Plan; and 
The proposed amendments are supported by the following Comprehensive Plan policies: 
 
POLICY S-EG-1. Focus Eastgate growth into a mixed use center adjacent to the 
EastgateTransit Center with greater height and intensity than the surrounding area. 
 
POLICY S-EG-2. Establish a pedestrian-oriented street that provides a community plaza and 
allows for connections between Bellevue College, the Eastgate Park and Ride, and the office, 
retail, and residential development in the transit-oriented development center. 
 
POLICY S-EG-3. Encourage office and retail land uses that take advantage of freeway access, 
transit service, and non-motorized transportation alternatives without adversely impacting 
residential neighborhoods. 
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Discussion: Intense office development can generate adverse traffic impacts and block 
residential views. Site design also can impact residential quality. To support this policy, office 
and retail development should be well designed so that it is compatible with surrounding 
neighborhoods and be oriented around a multi-modal transportation system that reduces 
vehicular congestion and traffic impacts. 
 
POLICY S-EG-4. Encourage the integration of restaurants and other commercial uses that 
serve local workers into and adjacent to office development to enhance the mix of uses within 
walking distance of employment areas. 
Discussion: The reason for encouraging restaurants and other commercial services within office 
developments is to reduce vehicular traffic between the office parks and retail areas. Retail 
areas are intended to serve primarily local needs. 
 
POLICY S-EG-10. Multifamily housing may be appropriate to separate office and retail land 
uses from single-family neighborhoods or as a part of mixed use developments where there is 
close proximity to transit or neighborhood-serving commercial uses, with a special emphasis on 
meeting the housing needs of Bellevue College. 
 
POLICY S-EG-11. Encourage more opportunities for affordable housing in the 
Subarea by maintaining and rehabilitating existing housing stock. 
 
POLICY S-EG-13. Consider allowing a reduction in parking requirements where itis possible to 
do so because of proximity to transit. 
 
POLICY S-EG-14. Improve safety, convenience, and access by ensuring that internal circulation 
systems are integrated with the street system to improve multimodal mobility within and 
between developments.  
 
POLICY S-EG-17. Improve connectivity within the subarea for pedestrians and bicycles where 
opportunities exist by integrating land uses, improving roadway safety for all modes of travel, 
and linking commercial, office, parks, and public spaces with trails and pathways. 
 
POLICY S-EG-19. Reinforce the area’s location on the Mountains to Sound 
Greenway, accentuate Eastgate as a major entry into Bellevue, and emphasize the emerging 
urban character of the Eastgate I-90 corridor through the application of land use regulations, 
public amenity incentives, and design guidelines. 
 
POLICY S-EG-20. Provide graceful edges and transitions between more intense development 
and existing residential land uses by maximizing the use of existing vegetation and topography 
to buffer and maintain compatibility between different land uses through land use regulations. 
 
POLICY S-EG-21. Consider design review for commercial, office, and mixed use development 
that promotes pedestrian-friendly design, ensures quality and a sense of permanence, promotes 
environmental sustainability and creates a distinct identity. 
 
POLICY S-EG-22. Preserve the view amenities of adjacent single-family neighborhoods as 
development and redevelopment occurs. 
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POLICY S-EG-24. Support the overall sustainability and green identity of the I-90 corridor 
consistent with the Mountains to Sound Greenway by including visibly recognizable natural 
features in public and private development. Examples include, but are not limited to green walls, 
façade treatments, green roofs, retained native vegetation, and abundant natural landscaping, 
 
POLICY S-EG-25. Diminish the effect of rooftop equipment on views from residential areas by 
requiring rooftop equipment to be low-profiled and screened to match the building’s exterior 
color, building materials, and styles. 
 
POLICY S-EG-26. Maintain the Subarea’s predominantly treed skyline and encourage 
preservation of existing stands of trees and landscaping.  
 
POLICY S-EG-28. Create community character in commercial, office, and mixed use 
development through the use of standards and incentives that support public art, street lighting, 
landscaping, distinctive building design, and pedestrian-oriented site design. 
 
POLICY S-EG-29. Encourage the development of a dynamic public realm by integrating publicly 
accessible plazas, open spaces, and other gathering spaces within private development in 
commercial, office, and mixed use areas. 
 
POLICY S-EG-31. Create and encourage an interconnected system of nonmotorized trails as a 
part of public and private development within the subarea that will link community amenities, 
provide recreational opportunities, and offer transportation benefits. 
 
POLICY S-EG-32. Develop local connections to the Mountains to Sound Greenway through the 
subarea in order to enhance the trail as a local and regional recreational asset. 
 
POLICY S-EG-42. Encourage a mixed use area between Bellevue College and I-90 minto a 
walkable, transit-oriented center at the level of intensity needed to create a vibrant mix of 
offices, residences, and locally-serving shops and restaurants that are urban in character. 
 
POLICY S-EG-43. Retain neighborhood-serving commercial uses through flexible zoning that 
allows a rich combination of neighborhood retail and services. 
 
Finding:  These code amendments will provide the necessary regulatory framework in the Land 
Use Code to implement the policies contained in the Eastgate Subarea Plan.  Proposed Land 
Use Code amendments necessary to implement the CAC direction and the Subarea Plan 
policies are discussed in greater detail in Section I.B above. 
 
B. The amendment enhances the public health, safety or welfare; and 
 
Finding:  The amendment will enhance the public health, safety, and welfare by ensuring that 
development in the Eastgate corridor includes appropriate permitted uses, dimensions, 
development standards and design guidelines.  The Eastgate Land Use Code Amendment will 
enhance the health, safety, and welfare of the public by providing safe and pleasant places to 
live, work, and visit in Eastgate.   
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C. The amendment is not contrary to the best interest of the citizens and property 

owners of the City of Bellevue. 
 
Finding:  The amendment is consistent with the best interest of the citizens and property 
owners.  It will allow for a variety of business and residential housing opportunities in the 
Eastgate/I-90 Corridor while preserving the quality and character of each Eastgate District with 
standards to help ensure that policy of the Comprehensive Plan is implemented through 
application of the LUC to new development and to redevelopment. 
 
V. STATE ENVIRONMENTAL POLICY ACT  
An optional Determination of Non-Significance (DNS) has been issued for this code 
amendment, and a DNS is expected to be issued on June 9, 2016.   
 
VI. RECOMMENDATION 
The requested Land Use Code Amendment included in Attachment A is consistent with the 
decision criteria required for adoption of a Land Use Code Amendment.  Staff recommends that 
the Planning Commission hold a public hearing on the draft amendment, and following 
consideration of the testimony provided at the hearing transmit a recommendation approving all 
of the draft amendments.   
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EAST BELLEVUE COMMUNITY MUNICIPAL CORPORATION 
OF THE CITY OF BELLEVUE, WASHINGTON 

 
Resolution No. 562 

 
A RESOLUTION of the East Bellevue Community Council 
approving City Council Ordinance No. 6366 amending the Land Use 
Code and Bellevue City Code relating to zoning, planning and land 
use, amending portions of Title 20 (the Bellevue Land Use Code) of 
the Bellevue City Code to advance the Eastgate/I-90 Land Use and 
Transportation Project, improve clarity and usability, ensure 
consistency with State Law, and correct inaccuracies and outdated 
footnotes, which includes the following amendments: adding the 
Office/Limited Business 2 (OLB 2), Neighborhood Mixed Use 
(NMU), and Eastgate Transit Oriented Development (EG-TOD) as 
new districts; adding OLB 2 and NMU to the general use charts in 
LUC 20.10.440; amending the permitted uses and footnotes in the 
general use charts; adopting dimensional standards for the OLB 2 
and NMU Districts; amending the landscape standards in LUC 
20.20.520 to include OLB 2 and NMU; amending the Transitional 
Area Design District, (Part 20.25B) to include OLB 2 and NMU; 
amending Part 20.25C to include design standards for OLB 2; 
amending the Community Retail Design District (Part 20.25I) to 
include design guidelines for the NMU District; adding a new Part 
20.25P to Title 20 that includes use charts, dimensional 
requirements, street standards and design guidelines for the EG-
TOD. 

 
WHEREAS, on August 7, 2017, the City Council of the City of Bellevue, Washington 
passed Ordinance No. 6366 amending the Land Use Code and Bellevue City Code to 
advance the Eastgate/I-90 Land Use and Transportation Project; and 
 
WHEREAS, Ordinance No. 6366 amended the Land Use Code and Bellevue City Code 
by adding the Neighborhood Mixed Use (NMU) and Office Limited Business 2 (OLB 2) 
land use districts  and associated use tables, dimension tables, development standards 
and design guidelines; and 
 
WHEREAS, the subject matter of said Ordinance falls within the jurisdiction of the East 
Bellevue Community Council pursuant to RCW 35.14.040 to the extent the NMU and OLB 
2 Districts could apply within the East Bellevue Community Council’s boundary; and  
 
WHEREAS, following the public hearing held before the East Bellevue Community 
Council on September 5, 2017, the Community Council voted to approve Bellevue 
Ordinance No. 6366; 
 
NOW, THEREFORE, BE IT RESOLVED by the Community Council of the East Bellevue 
Community Municipal Corporation of the City of Bellevue: 
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Section 1: Ordinance No. 6366 of the Bellevue City Council is hereby approved. 
 
Section 2: The Clerk is hereby directed to certify the original of this Resolution, to file the 
same and to keep the same on file in the Clerk’s office.  The Clerk is further directed to 
distribute certified and conformed copies of the Resolution to the Bellevue City Council, 
the Planning Department, and the Development Services Department. 
 
Passed by a majority vote of the East Bellevue Community Council on the 5th day of 
September, 2017, and signed in authentication of its passage this 5th day of September, 
2017. 
 
(Seal) 
              
        William Capron, Chair  
 
 
 
 
 
ATTEST 
 
Karin Roberts 
Deputy City Clerk 
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EAST BELLEVUE COMMUNITY MUNICIPAL CORPORATION 
OF THE CITY OF BELLEVUE, WASHINGTON 

 
Resolution No. 563 

 
A RESOLUTION of the East Bellevue Community Council 
approving City Council Ordinance No. 6367 amending the selected 
land use designations in the Eastgate subarea for consistency with 
revisions to the Comprehensive Land Use Plan; repealing 
ordinances and concomitant agreements where the conditions 
have been met or are no longer necessary; and establishing an 
effective date. 

 
WHEREAS, on August 7, 2017, the City Council of the City of Bellevue, Washington 
passed Ordinance No. 6367 amending selected land use designations in the Eastgate 
subarea for consistency with revisions to the Comprehensive Land Use Plan and 
rezoning two parcels within the East Bellevue Community Council jurisdiction; 2649 
Landerholm Cir. SE and 2659 148th Avenue SE, to Community Business District; and  
 
WHEREAS, the subject matter of said Ordinance falls within the jurisdiction of the East 
Bellevue Community Council pursuant to RCW 35.14.040; and  
 
WHEREAS, following the public hearing held before the East Bellevue Community 
Council on September 5, 2017, the Community Council voted to approve Bellevue 
Ordinance No. 6367; 
 
NOW, THEREFORE, BE IT RESOLVED by the Community Council of the East Bellevue 
Community Municipal Corporation of the City of Bellevue: 
 
Section 1: Ordinance No. 6367 of the Bellevue City Council is hereby approved. 
 
Section 2: The Clerk is hereby directed to certify the original of this Resolution, to file the 
same and to keep the same on file in the Clerk’s office.  The Clerk is further directed to 
distribute certified and conformed copies of the Resolution to the Bellevue City Council, 
the Planning Department, and the Development Services Department. 
 
Passed by a majority vote of the East Bellevue Community Council on the 5th day of 
September, 2017, and signed in authentication of its passage this 5th day of September, 
2017. 
 
(Seal) 
              
        William Capron, Chair  
 
 
 
 
 
ATTEST 
 
Karin Roberts 
Deputy City Clerk 
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East Bellevue Community Council 

Summary Minutes of Regular Meeting 
 
 
 
 
 
August 1, 2017 Lake Hills Clubhouse 
6:30 p.m. Bellevue, Washington 
 
 
PRESENT: Chair Capron, Vice Chair Kasner, Alternate Vice Chair Hummer, and 

Councilmembers Gooding and Hughes 
 
ABSENT: None. 
 
STAFF: None. 
 
1. CALL TO ORDER 
 
The meeting was called to order at 6:34 p.m., with Chair Capron presiding. 
 
2. ROLL CALL 
 
Deputy City Clerk Karin Roberts called the roll. All Councilmembers were present.  
 
3. FLAG SALUTE 
 
Councilmember Hughes led the flag salute.  
 
4. COMMUNICATIONS: WRITTEN AND ORAL 
 
Irene Fernandes, representing the Lake Hills Neighborhood Association, said the neighborhood 
picnic was held on July 15 with 250-300 residents in attendance. The picnic received donations 
from the following restaurants: Best Wok, Green Leaf, Asian Foodshion, and The Waffler. She 
said the picnic participants donated a total of $75 and 80 pounds of food for Hopelink. 
Additional businesses that donated to the event included the Chevron station and QFC. The City 
donated Mariners tickets to give as prizes. 
 
Brian Franklin provided an update on the Kelsey Creek Center project, which is under 
construction and on schedule for completion by September 21-27. The project will be split into 
four different spaces and all are anticipated to open by the second quarter of 2018. Mr. Franklin 
said the widening of the Main Street access has been completed and an additional access point 
will be provided for the corner building.  
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Mr. Franklin said Sound Credit Union is moving out of the center and a lease has been signed for 
that space. He said the two spaces facing south, toward Starbucks, have been leased, and two 
potential tenants are looking at the middle space.  
 
Responding to Vice Chair Kasner, Mr. Franklin said the drainage system comprised of rain 
gardens is working well.  
 
Responding to Councilmember Hummer, Mr. Franklin confirmed that there were occasional 
complaints from tenants during the traffic signal project.  
  
Chair Capron said the center is the cleanest construction site he has ever seen. He thanked Mr. 
Franklin for redeveloping the shopping center and turning it around from being a real eyesore. 
Mr. Franklin noted that it was a group effort with the EBCC and the community. 
 
Councilmember Hughes asked about making the area behind Walmart more accessible for 
vehicles. Mr. Franklin said car access is not allowed under the City’s permit. 
 
5. REPORTS OF CITY COUNCIL, BOARDS AND COMMISSIONS 
 
 (a) Community Council Business and New Initiative 
 
Councilmember Hughes said he recently attended a number of political functions as well as the 
Lake Hills Neighborhood Association picnic. 
 
Vice Chair Kasner reported that he attended the Lake Hills picnic and other community events. 
He testified at the City Council public hearing on the proposed quasi-judicial Land Use Code 
Amendment. He said the Planning Commission held a public hearing on the Bellevue 
Technology Center. Mr. Kasner attended the Eastside Transportation Alliance meeting. He noted 
that Dan Stroh, Planning Director, has retired after many years with the City. 
 
Councilmember Gooding commented that the City is doing a good job of maintaining the 
landscaping around Larsen Lake. He noted that he has been busy with his children’s sporting 
events. 
 
Councilmember Hummer said she spoke with a City Councilmember about the proposed 
Eastgate men’s homeless shelter. She noted that the location is outside of the EBCC boundary. 
 
Chair Capron said the traffic lights on 148th Avenue at Main Street and SE 8th Street are nearly 
completed. He said the Lake Hills picnic was a wonderful event with great food. He reported that 
he and Councilmember Hummer toured the proposed location of the Eastgate men’s shelter 
earlier in the day. 
 
Councilmember Hughes questioned whether the permit to construct the power line down 148th 
Avenue had been approved. Deputy City Clerk Roberts said she would request a project update 
from City staff. Chair Capron noted that the Washington Utilities and Transportation 
Commission (WUTC) has not yet approved a rate increase requested by Puget Sound Energy. 
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6. APPROVAL OF AGENDA 
 
Councilmember Hummer moved to approve the agenda. Councilmember Gooding seconded the 
motion, which carried by a vote of 5-0. 
 
7.  DEPARTMENT REPORTS:  None. 
 
8. PUBLIC/COURTESY HEARINGS:  None. 
 
9. RESOLUTIONS:  None. 
 
10. COMMITTEE REPORTS:  None. 
 
11. UNFINISHED BUSINESS: None. 
 
12. NEW BUSINESS 
 
  (a) Discussion of EBCC Priorities Regarding City Land Use Initiatives 
 
Councilmember Hughes recalled that the EBCC voted in favor of requesting a staff presentation 
regarding the City’s new app. Chair Capron noted that the City’s new web site is more user-
friendly. Mr. Hughes suggested that the City should be publicizing the app more widely.  
 
Deputy City Clerk Roberts said the app is used daily by the public to report issues throughout the 
community. She will send the usage statistics to the EBCC. 
 
Councilmember Hummer introduced discussion of the EBCC’s priorities regarding the City’s 
land use initiatives. She noted that, while the EBCC acts in an advisory role, there are initiatives 
at the City level which are of interest to the EBCC. She encouraged the public’s interest in a 
number of issues including the City’s Affordable Housing Strategy, adult family homes, and 
park uses. She would like the EBCC and its constituents to have a good understanding of what is 
going on at City Hall, including potential code and policy changes.  
 
Ms. Hummer said the Affordable Housing Strategy includes the issues of increasing density by 
allowing detached accessory dwelling units (ADUs), allowing older residents to have more 
renters to allow them to stay in the community, increasing the amount of affordable housing, and 
rezoning certain church properties to allow housing. She expressed an interest in the existing 
affordable housing in Bellevue as well as in a map of the City’s plans for affordable housing. She 
recalled that, a few years ago, she compiled information on adult family homes. There were 20 
adult family homes in East Bellevue and one in the 98004 zip code.  
 
Ms. Hummer said the Affordable Housing Strategy is available on the City’s web site and 
includes a current list of 80 affordable housing locations. Of those, 20 locations are in East 
Bellevue and 20 locations are in the Crossroads/Overlake area. Responding to Chair Capron, Ms. 
Hummer said the list reflects information provided by government agencies.  
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Councilmember Hummer expressed an interest in the churches in Bellevue that could potentially 
have affordable housing in the future. Chair Capron noted individuals living in RVs and 
suggested that those situations are affordable housing. He and Ms. Hummer questioned the 
definition of affordable housing. Ms. Hummer questioned whether the Affordable Housing 
Strategy includes preserving properties that are not currently well maintained instead of allowing 
them to be redeveloped into market-rate housing. She observed that the strategy will have a 
significant impact on the overall community, and is concerned about the specific impacts in East 
Bellevue. 
 
Chair Capron stated his understanding that Ms. Hummer’s concern is about how the Affordable 
Housing Strategy affects the EBCC area and how the EBCC should react to it. Responding to 
Mr. Capron, Ms. Hummer said that someone developed the strategy and vision of how it will 
look for Bellevue and East Bellevue, and she would like more information.  
 
Deputy City Clerk Roberts said that Planning & Community Development staff has offered to 
provide a presentation to the EBCC regarding the Affordable Housing Strategy. 
 
Ms. Hummer said she would like information on the inventory of affordable housing in Bellevue, 
including both government-subsidized housing and lower cost apartment complexes (e.g., 
Highland Village). Vice Chair Kasner said the strategy includes incentives for developers to 
provide a certain number of affordable housing units in development projects.  
 
Councilmember Hummer would like to see a map of all current subsidized housing, churches 
that might allow housing, and all properties that would be eligible for detached ADUs.  
 
Chair Capron said he also would like more information on adult family homes. He questioned 
whether the State or the City has the authority to approve the homes, which are very lucrative 
businesses in residential neighborhoods. Mr. Capron said they provide a valuable business for 
the neighborhood. However, he would like to know the full permitting process for establishing 
an adult family home. He would like clarification regarding federal regulations for group homes.  
 
Ms. Hummer said issues include whether adult family homes are an unregulated business and the 
taxes generated for the City. She noted that some of the businesses have been built as single 
family homes and are subsequently converted to adult family homes. She questioned how those 
businesses can be built in a single-family neighborhood, and whether there is a limit to how 
many adult family homes can be built in a specific neighborhood.  
 
Councilmember Gooding said one concern is that the homes, which can be very large, do not fit 
with the character of the neighborhood. He concurred with Ms. Hummer’s concern that the 
homes are built as single-family homes and are then immediately operated as adult family home 
businesses.  
 
Councilmember Hughes recalled information provided in the past related to a federal court case 
that ruled against the City with regard to the homes. 
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Stephanie Walter said the federal lawsuit applied to group homes and not to adult family homes. 
She said the Fair Housing Act states that group homes should be part of, but not dominate, a 
neighborhood. The ultimate goal is to integrate the homes into the community. She suggested 
that perhaps a land use attorney and/or the City Attorney’s Office could provide guidance on the 
applicable laws. She suggested that, if residential neighborhoods are accommodating businesses, 
it is a worthy undertaking. 
 
Councilmember Hummer suggested that the homes should be permitted as adult family homes 
and not as single-family homes that are then converted to that use. She concurred with 
Councilmember Gooding’s comment about whether the homes are compatible with 
neighborhood character, which is an important policy consideration in the City’s Comprehensive 
Plan.  
 
Vice Chair Kasner commented on a case involving both the City of Bellevue and the City of 
Edmonds that addressed federal Fair Housing Act amendments. He said the City has approached 
the issue through code provisions regarding “reasonable accommodation” and the definition of 
“family.” He said it is a complicated issue that would require the political will of the City to 
challenge what the City believes to be established federal law.  
 
Councilmember Hummer said she would like more information on the rights related to adult 
family homes.  
 
Councilmember Gooding questioned how the City is allowing the homes to be built when they 
do not fit with the character of the neighborhood.  
 
Moving on, Councilmember Hummer expressed concern that parks are zoned as residential. She 
said part of the Mercer Slough Park was sold to accommodate the Park and Ride, which has now 
expanded to a light rail station. She has heard rumors of a future train alignment along 148th 
Avenue. She is concerned that Larsen Lake will be negatively impacted by light rail. She also 
expressed concern about illegal encampments in parks and said Bellevue parks need to be 
protected. She said a search of “parks rules” on the City’s new web site will provide the Parks 
and Recreation Facilities Code. Ms. Hummer said the code states that the City Manager or 
his/her designee has the power to enforce revisions of this chapter, to clarify or interpret the 
regulated use of parks, regulate conduct in parks, designate restricted areas in parks, regulate 
recreational programs, and to establish times for opening and closing. She expressed concern 
regarding the City Manager’s power over parks. 
 
Chair Capron questioned why parks do not have a specific land use designation.  
 
Vice Chair Kasner said this issue was addressed during the Lake Hills Neighborhood 
Association meeting with City staff, who indicated that a park designation is not necessary. 
However, Mr. Kasner said there have been numerous cases in which park land ceases to be a 
park land, and no other processes are required to revert the property to the underlying zoning. If 
there is a process to designate park land, Mr. Kasner suggested there should be a process to 
change that designation. He suggested that selling the land should not allow it to automatically 
revert to the underlying zoning.  
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Councilmember Hummer proposed that the EBCC study the issues to reach an agreement on 
how to approach the Affordable Housing Strategy, adult family homes, and the use of parks. She 
suggested that the EBCC present its position and recommendations to the City’s Boards and 
Commissions.  
 
Chair Capron noted to the Deputy City Clerk that the EBCC would like information about the 
City’s affordable and subsidized housing plan. He suggested deferring consideration of adult 
family homes at this time while working through affordable housing issues. He requested 
information from legal staff regarding the designation and use of park lands.  
 
Stephanie Walter said the Parks and Community Services Board is working on the definition of a 
park. She was told by City staff that a specific parks zoning designation is not necessary because 
the residential designation provides parks with the same protections as residential 
neighborhoods. She suggested that interested parties attend City Council meetings to share their 
concerns. She opined that it would be good to have a parks zoning designation.  
 
Ms. Walter said the Planning Commission discussed the potential for a parks impact fee for 
developers. She said Central Park in New York City is zoned as a park and cannot be considered 
for other uses. 
 
Councilmember Hummer said she would like the EBCC to reach out to the various City of 
Bellevue Board and Commissions to communicate the EBCC’s concerns and priorities.  
 
 (b) Discussion Regarding Potential Future Agenda Items 
 

 Room Rental Ordinance Update 
 Lake Hills Public Art Project – Final Update 
 Eastgate Land Use Code Amendment (LUCA) 
 Larsen Lake Culvert Replacement project 

Deputy City Clerk Roberts said the room rental ordinance update will be provided in a memo in 
the EBCC’s September meeting packet. The final update on the Lake Hills public art project will 
be available in September or October, depending on the completion of the project. Ms. Roberts 
said the Eastgate Land Use Code Amendment (LUCA) update will be provided in September or 
October as well.  
 
Ms. Roberts said the Larsen Lake culvert replacement project is in the design and permitting 
phase. She noted that she asked staff to provide a memo and timeline for the EBCC, to be 
followed by a presentation this winter or early spring 2018.  
 
Responding to Chair Capron, Ms. Roberts said that, if the Eastgate LUCA update is ready for the 
EBCC’s September meeting, the affordable housing topic could be addressed in October.  
 
Councilmember Kasner said he would like a staff member to attend the EBCC meeting regarding 
the room rental ordinance update, in addition to providing a written update in advance of the 
meeting. Responding to Mr. Capron, Mr. Kasner said there are at least five cases involved in 
litigation. He said the City’s approach is voluntary compliance.  
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Responding to Chair Capron, Ms. Roberts said she will provide information to the EBCC as soon 
as possible to allow time for Councilmembers to formulate questions and comments in advance 
of the meeting. 
 
13. CONTINUED COMMUNICATIONS: None. 
 
14. EXECUTIVE SESSION: None. 
 
15. APPROVAL OF MINUTES 
 

(a) Minutes of the June 6, 2017 Regular Meeting 
 
Vice Chair Kasner moved to approve the minutes of the June 6, 2017 Regular Meeting. 
Councilmember Gooding seconded the motion, which carried by a vote of 5-0. 
 
16. ADJOURNMENT 
 
Councilmember Hummer moved to adjourn. The motion was seconded by Councilmember 
Gooding and carried by a vote of 5-0. 
 
At 8:08 p.m., Chair Capron declared the meeting adjourned. 
 
 
 
Karin Roberts, CMC 
Deputy City Clerk 
 
/kaw 
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