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Agenda 

Regular Meeting 

 
6:30 p.m. 1. Call to Order 

Michelle Hilhorst, Chairperson 

 

 

 2. Roll Call 
Michelle Hilhorst, Chairperson 

 

 

 3. Approval of Agenda 
 

 

6:35 p.m. 4. Public Comment* 
Limited to 5 minutes per person or 3 minutes if a public hearing has been 
held on your topic 

 

 

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

 

 

 6. Staff Reports 
Bellevue Comprehensive Plan Update Outreach Award 

 

 

 7. Draft Minutes Review 
November 18, 2015 

 

 

 8. Study Session 

 
 

6:50 p.m.  A. Downtown Livability 
Conduct public hearing on Downtown land use update “early 
wins”, discuss potential recommendations to Council 
Patti Wilma, Community Development Manager 
Emil King, Strategic Planning Manager  
Patricia Byers, Code Development Manager 

 

Pg.  1 

7:55 p.m.  B. Eastgate/I-90 Corridor Implementing Regulations 
Review of concomitant agreements and process to move 
elements forward into updated code 
Erika Rhett, Senior Planner, PCD 

 

Pg. 141 

8:25 p.m.  C. Eastside Rail Corridor 
Project overview, including King County master planning 
process, interim trail plans, and interface with City projects 
Camron Parker, Senior Planner, Parks & Community Services 
Michael Ingram, Senior Planner, Transportation 

Pg. 149 
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Draft Land Use Code Amendment

Signage for Publicly Accessible Open Space

20.25A.030 FAR Amenity Standards

20.25A.030.C. Amenity

FAR AMENITY
STANDARDS

DOWNTOWN LAND USE DISTRICT

AMENITY1 DNTN-O-
1

DNTN-O-
2

DNTN-
MU

DNTN-R
DNTN-

OB
DNTN-
OLB

DESIGN CRITERIA

2. PLAZA

A continuous open
space, which is readily
accessible to the public at
all times, predominantly
open above, and designed
specifically for use by
people as opposed to
serving as a setting for a
building.

When located on the ground level or at the upper level within the
City Center District:

1.    Must abut and be within 3′ 
in elevation of a perimeter
sidewalk or pedestrian
connection so as to be visually
and physically accessible.

2. Must provide protection
from adverse wind, wherever
practical.

3. At least 10% of the plaza
surface area must be
landscaped.

4. Must provide at least one
sitting space for each 100 sq. ft.
of plaza.

5. Must be enclosed on at
least two sides by a structure or
by landscaping which creates a
wall effect.

6. Minimum size is 500 sq. ft.
in OB; 1,000 sq. ft. in other land
use districts.

7. Maximum size of
bonusable plaza square footage
is 1,500 sq. ft. in OB; 5,000 sq.
ft. in other land use districts.

8. Minimum horizontal
dimension is 20 ft.

9. Must provide opportunities
for penetration of sunlight.

10. May not be used for
parking, loading or vehicular
access.

11. Must provide directional
signage that identifies
circulation routes for all users
and informs the public that the
space is accessible to the public
at all times. The signage must
be visible from all points of
access. The Director shall
specify sign requirements
including color, size, type,
verbiage, placement and any
other necessary specification. If
the signage requirements are
not feasible, the applicant may
propose an alternative that is
consistent with this provision

8:1 8:1 6:1 4:1 6:1 6:1

When located at the upper level outside of the City
Center District:

4:1 4:1 3:1 2:1 3:1 3:1
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FAR AMENITY
STANDARDS

DOWNTOWN LAND USE DISTRICT

AMENITY1 DNTN-O-
1

DNTN-O-
2

DNTN-
MU

DNTN-R
DNTN-

OB
DNTN-
OLB

DESIGN CRITERIA

and achieves the design
objectives for the building and
the site.

20.25A.060.C –Walkways Through-Block Connections Mid-Block.

1. Purpose. A through-block pedestrian connection provides an opportunity for increased

pedestrian movement through superblocks in the Downtown.

2. Location. Except as set forth in paragraph C.4 of this section, through-block

pedestrian connections are required in each superblock. These through-block pedestrian

connections must be provided to permit movement through the superblock from a

perimeter walkway or sidewalk to publicly accessible spaces, adjoining structures or

development, or parking areas. The Director may modify or eliminate the requirement for

these pedestrian connections for projects with expanded lot coverage and floorplates as

allowed pursuant to LUC 20.25A.065.C where providing such connections is not feasible

due to structure and site size.

3. Design Guidelines. The following criteria apply to review of a proposed pedestrian

through-block connection.

a. Through-block Ppedestrian connections must be developed as an internal

walkway or sidewalk, an arcade, a pedestrian skybridge, and may meander.

b. Through-block Ppedestrian connections must comply with the applicable

definitions in Chapter 20.50 LUC.

c. Through-block Ppedestrian connections must be designed to form logical routes

from origins to destinations.

d. Through-block Ppedestrian connections must offer diversity in terms of activity

and pedestrian amenity along pedestrian routes.
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e. Through-block Ppedestrian connections must meet construction code

handicapped requirements.

f. Through-block Ppedestrian connections should use trees and landscaping to

provide definition and enclosure.

g. Through-block Ppedestrian connections should provide for weather protection

from rain through use of sheltered walkways or sidewalks, canopies, multiple building

entrances, lobbies, and entries of sufficient size and accessibility.

h. Directional signage shall identify circulation routes for all users and state that the

space is accessible to the public at all times. The signage must be visible from all

points of access. The Director shall specify sign requirements including color, size,

verbiage, type, placement and any other necessary specification. If the signage

requirements are not feasible, the applicant may propose an alternative that is

consistent with this section and achieves the design objectives for the building and

the site.

LUC 20.25A.110.E.5 Minor Publicly Accessible Spaces.

a. Purpose. Minor publicly accessible spaces provide relief from high intensity

urban development, serve as visual gateways to the intensive Downtown Core, and

provide opportunities for active or passive recreation.

b. Location. Minor publicly accessible spaces shall be located along Bellevue Way

and 108th Avenue NE approximately at their intersections with NE 8th Street, NE 6th

Street and NE 4th Street. Additionally, at least two spaces shall be located in each

superblock based on coordination of design and proximity to other publicly accessible

spaces, or pedestrian connections.

c. Design Guidelines

i. Minor publicly accessible spaces may be outdoors or enclosed as long as

adequate access is provided and their existence is easily identifiable.
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ii. A minor publicly accessible space must be open at least during the hours of

6 a.m. to midnight, or during the hours of operation of adjacent uses, whichever

is greater. normal business hours.

iii. A minor publicly accessible open space must be developed as a plaza,

enclosed plaza, or art or landscape feature. The design criteria of LUC

20.25A.030.C must be met, and the FAR amenity bonus may be utilized.

iv. Directional signage shall identify circulation routes for all users and state that

the space is accessible to the public at the times specified by paragraph c.ii. of

this section. The signage must be visible from all points of access. The Director

shall specify sign requirements including color, size, verbiage, type, placement,

and any other necessary specification. If the signage requirements are not

feasible, the applicant may propose an alternative that is consistent with this

section and achieves the design objectives for the building and the site.

d. Public Access – Legal Agreement

1. Owners of property that is used for a minor publicly accessible open space

shall execute a legal agreement providing that such property is subject to a

nonexclusive right of pedestrian use and access by the public during hours of

operation.

2. The agreement shall provide that the public right for pedestrian use shall be

enforceable by the City of Bellevue, and the City shall have full rights of access

to the minor publicly accessible space and associated circulation routes for

purposes of enforcing the rights of the public under this agreement.

3. Owners of property subject to this legal agreement will maintain the

pedestrian access route and may adopt reasonable rules and regulations for the

use of this space; provided, that the rules and regulations are not in conflict with

the right of pedestrian use and access, and are consistent with this section.

4. The agreement shall be recorded with the King County Division of Records

and Elections and the Bellevue City Clerk.
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Draft Land Use Code Amendment

Mechanical Equipment Screening and Location

20.25A.045 Mechanical Equipment Screening and Location

A. Applicability.

The requirements of this section shall be imposed for all new development, and

construction or placement of new mechanical equipment on existing buildings. Mechanical

equipment shall be installed so as not to detract from the appearance of the building or

development.

B. Location Requirements Design Objectives.

The following objectives apply to the type and placement of mechanical equipment

proposed:

1. To the maximum extent reasonable and consistent with building and site design

objectives, mechanical equipment shall be located at or below grade rather than mounted

on the roof of a structure in the building, below grade, or on the roof.

2. Where the equipment must be located on the roof, it should shall be consolidated to

the maximum extent reasonable rather than scattered.

3. Mechanical equipment shall not be located adjacent to a sidewalk, through-block

pedestrian connection, or area designated open to the public, such as a plaza.

C. Screening Requirements

1.3. Exposed mechanical equipment should shall be visually screened by a predominantly

solid, non-reflective visual barrier that equals or exceeds the height of the mechanical

equipment. The design and materials of the visual barrier or structure shall be consistent with

the following requirements:

C. Implementation.
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1. Mechanical equipment located at or below grade may be placed within a required rear

or side setback area unless that setback is in a single-family residential land use district,

directly abuts a residential land use district, or that setback is within a critical area, critical

area buffer, or critical area structure setback required by Part 20.25H LUC.

2. Mechanical equipment associated with new single-family residential homes and

homes adding more than 1,000 gross square feet in single-family residential land use

districts shall be located in the rear yard or, if placed in the side yard outside of the side

structure setback, shall provide sound screening to attenuate noise impacts. Mechanical

equipment located in the rear yard shall not be placed less than five feet from any property

line.

3. Mechanical equipment located at or below grade will not be included for purposes of

calculating lot coverage.

4. Mechanical equipment shall be visually screened by a solid, non-reflective visual barrier

that equals or exceeds the height of the mechanical equipment provided, that the function

of a large satellite dish antenna or an antenna array may not be compromised by the

screening requirement. The barrier may consist of the following:

a. Architectural features, such as parapets, screen walls, trellis systems, or

mechanical penthouses shall be consistent with the design intent and finish materials

of the main building, and as high or higher than the equipment it screens; or

b. Walls or solid fencing, of a height at least as high as the equipment it screens;

c.b. Vegetation and/or a combination of vegetation and view-obscuring fencing,

shall be of a type and size which that will provide a dense visual barrier at least as

high as the equipment it screens and will provide 50% screening at the time of

planting and 100% screening within two three years from the time of planting.; or

d. The natural topography of the site or the adjoining property or right-of-way.

5.2. Where screening from above is required, mMechanical equipment shall be screened

from above by incorporating one of the following measures, in order of preference:
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a. A solid nonreflective roof. The roof may incorporate nonreflective louvers, vents,

or similar penetrations to provide necessary ventilation or exhaust of the equipment

being screened;

b. Painting of the equipment to match or approximate the color of the background

against which the equipment is viewed;

6. 3. For development which requires approval of a discretionary land use permit, the

City may modify the screening requirements of subsections C.4 and C.5 of this section

subject to the criteria set forth in subsection C.7 of this section.

7.c. 3. Mechanical Equipment Installed on Existing Roofs. The Director may approve

alternative screening measures not meeting the specific requirements of this section

if the applicant demonstrates that:

a. The proposed alternative screening measures will achieve the design objectives

of subsection B of this section and produce an equal or better result than the

requirements of subsection C.4 1or C.5 2 of this section; or

b. When screening of mechanical equipment on an existing roof is required:

i. The existing roof structure cannot safely support the required screening, or

ii. The integrity of the existing roof will be so compromised by the required

screening as to adversely affect any existing warranty of on the performance of

the roof.

D. Exhaust Control Standards

1. Where technically feasible, exhaust equipment shall be located so as not to discharge

onto a sidewalk, right-of-way, or area designated accessible to the public; including but not

limited to a plaza, through-block connection, pedestrian bridge, and minor publically

accessible space.

a. Exhaust air discharges or outlets shall never be located within 16 feet above

sidewalk, street, easement or other area designated accessible to the public.
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b. Where exhaust discharges or outlets abut a sidewalk or right-of-way, the

discharge must be deflected away from the public space.

2. Exhaust Location Order of Preference. Mechanical exhaust shall be located and

discharged based on the following order of preference:

a. On the building roof,

b. On the service drive, alley, or other façade that does not abut a public street,

sidewalk or right of way,

c. Located above a driveway or service drive to the property such as a parking

garage or service court, or

d. Location that abuts a public street or easement, provided that the exhaust

discharge is not directly above an element that has earned FAR Amenity

Incentive System points, such as a public plaza.

3. Exhaust outlets shall not be allowed to discharge to an area that has earned

FAR Amenity Incentive System points, such as a public plaza.

E. Modifications

The location and screening of mechanical equipment and exhaust systems is subject to review

and approval at the time of land use review. The Director may allow modifications to the

requirements in this section if the applicant demonstrates that the alternate location or screening

measures provide an equal or better result than the requirements of this section.

F. Noise Requirements

1. Mechanical equipment shall meet the requirements of Chapter 9.18 BCC Noise

Control.

2. The applicant shall be required to demonstrate the mechanical system compliance

with the requirements of Chapter 9.18 BCC prior to issuance of Certificate of

Occupancy.
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Draft Land Use Code Amendment

Street Trees and Weather Protection

20.25A.060 Walkways and sidewalks.
A. Minimum Width – Walkways and Sidewalks - Perimeter.

1.1. Minimum Width.

a. 1. The minimum width of perimeter walkway or sidewalk on the streets identified in this

paragraph is 12 16 feet plus a 6 inch curb, and includes an plus four feet in which street

trees are to be planted including the an area adjacent to the curb for planter strips or tree

pits as prescribed by LUC 20.25A.060- Plate A plus a 6 inch curb along:

a.i. NE 6th between 110th Avenue NE and 112th Avenue NE; and

b.ii. 106th Avenue NE between NE 4th and NE 8th; and

c.iii. 108th Avenue NE between NE 4th and NE 8th; and

d.iv. 110th Avenue NE between NE 4th and NE 8th.

2. b. The minimum width of a perimeter walkway or sidewalk is 12 feet plus four feet of

planter strip plus six inches curb along:

a.v.. Bellevue Way between Main and NE 12th; and

b.vi. NE 4th between 100th Avenue NE and 112th Avenue NE; and

c.vii. NE 8th between 100th Avenue NE and 112th Avenue NE.

b. 3. c. The minimum width of a perimeter walkway or sidewalk, excluding the area

required for street trees in paragraph B.2 of this section, is eight feet plus four feet in which

street trees are to be planted plus six inches curb along any other street. Along any other

street not otherwise described, the minimum width of a perimeter walkway or sidewalk is 12

feet plus a 6 inch curb, and includes an including the area adjacent to the curb for planter

strips or tree pits as prescribed in LUC 20.25A.060, Plate A below plus a 6 inch curb.
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c. Within the width of the walkway or sidewalk, at least 6 feet of unobstructed travel path

shall be maintained for safe pedestrian access.

d. Planter strips shall be at least 5 feet wide and tree pits shall be at least 5 feet wide by 10

feet long. Planter strips and tree pits shall be located adjacent to the curb between the

street improvement and the walkway or sidewalk unless precluded by existing utilities which

cannot be reasonably relocated. The width of the planter strip or tree pit shall be included

in the total width of the sidewalk above. Tree pits may be covered with protective grate.

B. 2. Street Trees and Landscaping Required – Perimeter.

1. a. Tree Species. The property owner shall install street trees and other required

vegetation, in addition to any landscaping required by LUC 20.25A.040, according to the

requirements of LUC 20.25A.060, Plate B as now or hereafter amended and this section. or

as approved by the Director unless a minor modification is approved by the Director.

2. Except for the streets listed in paragraph A.2 of this section, the area in which street

trees are planted must be at least four feet wide, and located between the street

improvement and the walkway or sidewalk unless precluded by existing utilities which

cannot reasonably be relocated. Any street tree planting area must be at least four feet by

six feet or five feet by five feet or smaller area as approved by the Director, unless upon

request of the applicant minor modification of this requirement is approved by the Director,

and protected by an approved decorative grate. This grate may intrude into the sidewalk.

3.b. Installation. Street trees, at least three two and a half (2.5) inches in caliper or as

approved by the Director, must be planted at least three feet from the face of the street

curb, and a maximum of 20, 25, and 30 feet on center for small, medium, and large trees

respectively as designated on LUC 20.25A.060 Plate B, as now or hereafter amended.,

Unless upon request of the applicant a minor modification of this requirement is approved

by the Director, and conforms to the sight distance requirements of BCC 14.60.240. A

street tree planting area may also include decorative paving and other plant materials

except turf. grass that requires mowing. Installation shall be in accordance with the Parks

and Community Services Department Environmental Best Management Practices and

Design Standards, as now or hereafter amended.
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c. Irrigation. A permanent automatic irrigation system shall be provided at the time of

installation of street trees and/or sidewalk planting strip landscaping located in a required

planter strip or tree pit. The irrigation system shall be served by a separate water meter

installed by the applicant and served by city-owned water supply with 24-hour access by

the City. Irrigation system shall be designed per the Parks and Community Services

Department Environmental Best Management Practices and Design Standards, as now or

hereafter amended.

4.d. Street Landscaping On the streets listed in paragraph A.2 of this section, street trees

shall be planted and placed as required in paragraph B.3 of this section. Street trees

together with shrubbery, groundcover and other approved plantings are required in a

planter strip along the length of the frontage. The planter strip must be at least four feet

wide. unless a smaller width is approved by the Director. Vegetation included in the planter

strip shall be able to withstand urban conditions, urban in character, shall be compatible

with other plantings along the same street, and shall reflect the character of the area within

which they are planted, as approved by the Director.

B. Overhead Weather Protection. Overhead weather protection shall be provided per right of way

designation in the Design Guidelines, Building/Sidewalk Relationships:

1. In Right-of-Way Designations A, B, and C, 75% of the building frontage shall have overhead

weather protection.

2. In Right-of-Way Designations D, and D/R, 50% of the building frontage shall have overhead

weather protection.

3. In Right-of-Way Designation E, overhead weather protection shall be provided at all entries.

4. Overhead weather protection includes arcades, awnings, and marquees as provided in

20.25A.030.C. If these features meet the design criteria of the Amenity Incentive System, they

shall be eligible for FAR Amenity Incentive System points. Overhead weather protection

meeting the definition of LUC 20.50.038, but not the design criteria of the Amenity Incentive

System may also be used to meet this requirement, but shall not be eligible for the FAR Amenity

Incentive System points.

C. Walkways – Mid-Block Through-Block Pedestrian Connections.
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1. Purpose. A through-block pedestrian connection provides an opportunity for increased

pedestrian movement through superblocks in Downtown.

2. Location. Except as set forth in paragraph C.4 of this section, through-block pedestrian

connections are required in each superblock. These through-block pedestrian connections

must be provided to permit movement through the superblock from a perimeter walkway or

sidewalk to publicly accessible spaces, adjoining structures or development, or parking

areas, and other perimeter walkways or sidewalks. The Director may modify or eliminate

the requirement for these pedestrian connections for projects with expanded lot coverage

and floorplates as allowed pursuant to LUC 20.25A.065.C where providing such

connections is not feasible due to structure and site size.

3. Design Guidelines. The following criteria apply to review of a proposed pedestrian

through-block connection.

a. Through-block Ppedestrian connections must be developed as an internal walkway or

sidewalk, an arcade, a pedestrian skybridge as permitted by LUC 20.25A.130, and may

meander.

b. Through-block Ppedestrian connections must comply with the applicable definitions in

Chapter 20.50 LUC.

c. Through-block Ppedestrian connections must be designed to form logical routes from

origins to destinations.

d. Through-block Ppedestrian connections must offer diversity in terms of activity and

pedestrian amenity along pedestrian routes.

e. Through-block Ppedestrian connections must meet construction code handicapped

requirements.

f. Through-block Ppedestrian connections should use trees and landscaping to provide

definition and enclosure.

g. Through-block Ppedestrian connections should provide for weather protection from

rain through use of sheltered walkways or sidewalks, canopies, multiple building

entrances, lobbies, and entries of sufficient size and accessibility.
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h. Directional signage shall identify circulation routes for all users and state that the space

is accessible to the public at all times. The signage must be visible from all points of

access. The Director shall specify sign requirements including color, size, verbiage, type,

placement and any other necessary specification. If the signage requirements are not

feasible, the applicant may propose an alternative that is consistent with this section and

achieves the design objectives for the building and the site.

4. Old Bellevue.

a. Development abutting the streets identified below shall provide mid-block connections

between:

i. Main Street and NE 1st Street at approximately 101st Avenue NE; and

ii. 102nd and 103rd Avenues approximately mid-block between Main Street and NE

1st Street; and

iii. Main Street at approximately 103rd Avenue and 102nd Avenue SE at

approximately SE 1st Street.

b. A through mid-block pedestrian connection must be developed as a walkway or a

combination walkway and vehicular lane. The connection shall incorporate decorative

lighting and seating areas.

c. If a combination walkway and vehicular lane does not have a separate raised walkway,

the walkway surface must be paved with unit paver blocks or other unique paving surface to

denote that it is a pedestrian area.

C. Conflicts

To the extent that this section of the Land Use Code conflicts with the Parks and Community

Services Department Environmental Best Management Practices and Design Standards, this

section of the Land Use Code shall control.

D. Minor Modification

If the requirements of this section are not feasible, the Director may approve minor modifications

that achieve equal or better results. Provided that the sight distance requirements of BCC
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14.60.240 and widths of the sidewalks, walkways, and curbs shall not be modified pursuant to

this paragraph.

Plate A - Downtown Bellevue Planter Strip/Tree Pits Required

East-West Planter Strip /Tree Pits

NE 12th (102nd to I-405) Planter Strip

NE 11th (110th to 112th) Planter Strip

NE 10th (100th to 106th) Planter Strip

NE 10th (106 to I-405) Planter Strip

NE 9th (110th to 111th) Tree Pits

NE 8th (100th to 106th) Planter Strip

NE 8th (106th to 112th) Planter Strip

NE 6th (Bellevue Way to 106th) See Pedestrian Corridor Design Guidelines

NE 6th (106th to 108th) See Pedestrian Corridor Design Guidelines

NE 6th (108th to 110th Tree Pits

NE 6th (110th to 112th)
Planter Strip on the south side, Tree Pits on the north
side.

NE 4th (100th to I-405) Planter Strip

NE 3rd Pl (110th to 111th) Tree Pits

NE 2nd Pl (108th to 111th) Planter Strip

NE 2nd (Bellevue Way to I-405) Planter Strip

NE 1st/2nd (100th to Bellevue
Way)

Planter Strip

NE 1st (103rd to Bellevue Way) Tree Pits

Main St (100th to Bellevue Way) Tree Pits

Main St (Bellevue Way to I-405) Planter Strip

North-South

100th (NE 12th to Main) Planter Strip

100th (NE 10th to NE 1st) Planter Strip

100th (NE 1st to Main) Planter Strip

101st (near NE 10th) Tree Pits

101st Ave SE (south of Main St) Tree Pits

102nd (NE 12th to NE 8th) Planter Strip

102nd (NE 1st to south of Main
St)

Tree Pits

103rd (near NE 10th) Tree Pits

103rd (NE 2nd to Main St) Tree Pits
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Bellevue Way (NE 12th to NE
10th)

Planter Strip

Bellevue Way (NE 10th to NE 4th) Planter Strip

Bellevue Way (NE 4th to Main) Planter Strip

Bellevue Way (Main to
Downtown Boundary)

Planter Strip

105th (NE 4th to NE 2nd) Planter Strip

North-South (continued)

105th SE (near Main St) Planter Strip

106th (NE 12th to NE 8th) Planter Strip

106th (NE 8th to NE 4th) Tree Pits

106th (NE 4th to Main) Planter Strip

106th Pl NE (near NE 12th) Tree Pits

107th (NE 2nd to south of Main) Tree Pits

108th (NE 12th to NE 8th) Tree Pits

108th (NE 8th to NE 4th) Tree Pits

108th (NE 4th to south of Main) Tree Pits

109th (near NE 10th) Planter Strip

110th (NE 12th to NE 8th) Planter Strip

110th (NE 8th to NE 4th) Planter Strip

110th (NE 4th to Main) Planter Strip

111th (NE 11th to NE 9th) Planter Strip

111th (NE 4th to NE 2nd) Planter Strip

112th (NE 12th to Main) Planter Strip
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DELETE PLATE BELOW

Existing parkland

Downtown
BoundarySymbol

Latin Name/Common Name Symbol Latin Name/Common Name

APC Acer platanoides ‘Cleveland’/Cleveland Maple LS Liquidambar styraciflua/Sweet Gum
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Downtown
BoundarySymbol

Latin Name/Common Name Symbol Latin Name/Common Name

APP Acer platanoides ‘Parkway’/Parkway Maple PS Prunus serrulata ‘Kwanzan’/Kwanzan Cherry

APS Acer platanoides ‘Superform’/Superform Maple PY Prunus yedoensis ‘Akebono’/Akebono Cherry

AR Acer rubrum/Red Maple PC Pyrus calleryana ‘Bradford’/Bradford Pear

CJ Cercidephyllum japonicum/Katsura Tree QC Quercus coccinea/Scarlet Oak

FOR Fraxinus ornus ‘Raywood’/Raywood Ash QR Quercus robur/English Oak

FOF Fraxinus oxycarpa ‘Flame’/Flame Ash TC Tilia cordata/Little Leaf Linden

FP Fraxinus pennsylvanica ‘Marshall’/Marshall Seedless Ash TE Tilia euchlora ‘Redmond’/Redmond Linden

GTI Gleditsia triacanthos inermis/Thornless Honey Locust UA Ulmus americana ‘Homestead’/Homestead Elm

GTS Gleditsia triacanthos ‘Skyline’/Skyline Honey Locust ZS Zelkova serrata/Zelkova

CG See street tree requirements in the NE 6th Street Pedestrian Corridor Guidelines

Plate B Downtown Bellevue Street Tree Species Plan

East-West Proposed Street Trees Tree Size

NE 12th (102nd to I-405) Pear: Pyrus calleryana 'Glens form' Small

NE 11th (110th to 112th) Katsura: Cercidiphyllum japonicum Large

NE 10th (100th to 106th) Tupelo: Nyssa sylvatica 'Firestarter' Medium

NE 10th (106 to I-405) Zelkova serrata 'Village Green' Medium

NE 9th (110th to 111th) Katsura: Cercidiphyllum japonicum Large

NE 8th (100th to 106th)
Honeylocust: Gleditsia tricanthos
'Shademaster' Medium

NE 8th (106th to 112th)
Pac Sunset Maple: Acer truncatum x
platanoides 'Warrenred' Medium

NE 6th (Bellevue Way to 106th)
Honeylocust: Gleditsia tricanthos
'Shademaster' Medium

NE 6th (106th to I-405) Katsura: Cercidiphyllum japonicum Large

NE 4th (100th to I-405)
Autumn Blaze Maple: Acer x
Freemanii 'Jeffersred' Large

NE 3rd Pl (110th to 111th) Tupelo: Nyssa sylvatica 'Firestarter' Large

NE 2nd Pl (108th to 111th)
Persian ironwood: Parrotia persica
'Vanessa' Medium

NE 2nd (Bellevue Way to I-405)
English oak: Quercus robur
'Pyramich' Large
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NE 1st/2nd (100th to Bellevue
Way)

Hungarian oak: Quercus frainetto
'Schmidt' Large

NE 1st (103rd to Bellevue Way) Ginkgo: Ginkgo biloba 'Magyar' Medium

Main St (100th to Bellevue Way) Ginkgo: Ginkgo biloba 'Magyar' Medium

Main St (Bellevue Way to I-405)
Tupelo: Nyssa sylvatica
'Afterburner' Medium

North-South

100th (NE 12th to NE 10th) Pear: Pyrus calleryana 'Aristocrat' Small

100th (NE 10th to NE 1st) Scarlet oak: Quercus coccinia Large

100th (NE 1st to Main) Ginkgo: Ginkgo biloba 'Magyar' Medium

101st (near NE 10th)
Ginkgo: Ginkgo biloba 'Autumn
Gold' Medium

101st Ave SE (south of Main St) Katsura: Cercidiphyllum japonicum Large

102nd (NE 12th to NE 8th)
Miyabe maple: Acer miyabei
'Rugged Ridge' Large

102nd (NE 1st to south of Main
St) Katsura: Cercidiphyllum japonicum Large

103rd (near NE 10th)
Ginkgo: Ginkgo biloba 'Autumn
Gold' Medium

103rd (NE 2nd to Main St) Katsura: Cercidiphyllum japonicum Large

Bellevue Way (NE 12th to NE
10th)

Tulip tree: Liriodendron tulipifera
'JFS-oz' Large

Bellevue Way (NE 10th to NE 4th)
Honeylocust: Gleditsia tricanthos
'Shademaster' Medium

Bellevue Way (NE 4th to Main)
Tulip tree: Liriodendron tulipifera
'JFS-oz' Large

105th (NE 4th to NE 2nd)
Sweetgum: Liquidambar styraciflua
'Worplesdon' Large

North-South Proposed Street Trees Tree Size

105th SE (near Main St)
London planetree: Platanus x
acerifolia 'Bloodgood' Large

106th (NE 12th to NE 8th)
Elm: Ulmus propinqua 'Emerald
Sunshine' Large

106th (NE 8th to NE 4th) Elm: Ulmus Americana ‘Jefferson’ Large

106th (NE 4th to Main) Elm: Ulmus ‘Morton Glossy’ Large

106th Pl NE (near NE 12th)
London planetree: Platanus x
acerifolia 'Bloodgood' Large

107th (NE 2nd to south of Main)
Hornbeam: Carpinus caroliniana
'Palisade' Medium

108th (NE 12th to NE 8th)
Persian ironwood: Parrotia persica
'Ruby Vase' Medium
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108th (NE 8th to NE 4th)
Sweetgum: Liquidambar styraciflua
'Worplesdon' Large

108th (NE 4th to south of Main) Zelkova serrata 'Green Vase' Medium

109th (near NE 10th) Linden: Tilia cordata 'Chancole' Large

110th (NE 12th to NE 8th) Linden: Tilia americana 'Redmond' Large

110th (NE 8th to NE 4th) Zelkova serrata 'Village Green' Medium

110th (NE 4th to Main) Red maple: Acer rubrum 'Somerset' Large

111th (NE 11th to NE 9th)
Ginkgo: Ginkgo biloba 'Autumn
Gold' Medium

111th (NE 4th to NE 2nd)
Ginkgo: Ginkgo biloba 'Autumn
Gold' Medium

112th (NE 12th to Main) Scarlet oak: Quercus coccinia Large
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Draft Land Use Code Amendment

Downtown Boundary Redefined

LUC 20.50.016 D Definitions

Downtown. The area of the City located generally from I-405 on the east to 100th Avenue NE on the west and

from NE 12th Street on the north to approximately Main Street on the south, specifically within the boundaries

described as follows:

Beginning at the Northwest corner of the Northwest quarter of Section 32, Township 25 North, Range

5 East, W.M., also being the centerline intersection of NE 8th Street and 100th Avenue NE; thence

south along the west line of said Northwest quarter and along the centerline of 100th Avenue NE to the

Northwest corner of the Southwest quarter of said Section 32 and the intersection of Main Street;

thence south along the west line of said Southwest quarter and the centerline of 100th Avenue SE to a

point being 200 feet south of, as measured at right angles to, the north line of said Southwest quarter of

Section 32; thence easterly parallel with said north line 215 feet; thence southerly parallel with the

west line of said Southwest quarter 90 feet to a point on the north line of Lot 82 of Bellevue Acre and

Half Acre Tracts; thence easterly along the north line of Lot 82 to the centerline of Meydenbauer Way

SE; thence southwesterly along the arc of the centerline of Meydenbauer Way SE and diverging

southerly along the centerline of 101st Avenue SE to a point being the intersection of the centerline with

the westerly projection of the south line of Lot 50 of Bellevue Acre and Half Acre Tracts as shown on

that certain Condominium (THE FORUM) recorded under V.13, P.47-48 and Amended under V.18, P.8;

thence easterly along the south line of Lot 50 to the centerline of 102nd Avenue SE; thence continuing

easterly along the south lines of Lots 49 and 14 of Bellevue Acre and Half Acre Tracts to the centerline

of 104th Avenue SE; thence northerly along said centerline to a point being the intersection of the

centerline with the westerly projection of the south line of Lot 14 of Maxwelton Braes; thence easterly

along the south line of Lot 14 to the Southeast corner thereof; thence northerly along the east line of Lot

14 to the Southwest corner of Lot 57 of Maxwelton Braes; thence easterly along the south line of Lot

57 to the centerline of 105th Avenue SE; thence continuing easterly along the south lines of Lots 58

and 101 of Maxwelton Braes to the centerline of 106th Avenue SE, and also being 15 feet westerly of

the west line of Lot 2 of Trinwith Addition; thence northerly along said centerline to the south line of

North 241.20 feet of the Southwest quarter of said Section 32; thence easterly along said south line to

the centerline of 107th Avenue SE; thence northerly along said centerline to a point being the
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intersection of the centerline with the westerly projection of the south line of Lot 15 of Trinwith Addition;

thence easterly along the south line of Lot 15 to the Southeast thereof; thence southerly to the south

line of the North 227.07 feet of the Southwest quarter of said Section 32; thence easterly along said

south line to the west line of the East 230 feet of said Southwest quarter; thence northerly along said

west line to the south line of the North 176.42 feet of said Southwest quarter; thence easterly along

said south line to the east line of the Southwest quarter of said Section 32 also being the centerline of

108th Avenue SE; thence northerly along said centerline to the intersection of 108th Avenue SE and

Main Street; thence easterly along the centerline of Main Street to its intersection with the westerly

right of way margin of SR 405 as shown on WSDOT Right of Way plan set titled SR 405 S.E. 30TH ST.

VIC. TO N.E. 40TH ST. VIC., Sheets 17 through 24, approved and adopted February 11, 2005; thence

northerly along said westerly margin to its intersection with the easterly right of way margin of 112th

Avenue NE; thence northerly along said easterly right of way margin to its intersection with the westerly

right of way margin of SR 405; thence northerly along said westerly margin to its intersection with the

centerline intersection of NE 12th Street; thence westerly along the centerline of NE 12th Street to its

projected intersection with the west line of the Southwest quarter of Section 29 Township 25 North,

Range 5 East, W.M., also being the centerline intersection of 100th Avenue NE; thence south along

the west line of said Southwest quarter and along the centerline of 100th Avenue NE to the Point of

Beginning, and there ending, all in King County, Washington.
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Draft Land Use Code Amendment

Extension of Major Pedestrian Corridor
20.50.034 M definitions.
Major Pedestrian Corridor. An alignment which is generally for exclusive pedestrian use
providing a reasonably direct, but interesting pedestrian route in the immediate vicinity of NE 6th
Street between 102nd Avenue NE and 110th the east side of 112th Avenue NE as depicted in
the Pedestrian Corridor Implementation Map.

20.25A.030 FAR amenity incentive system
….
C. Specific Requirements.

For purposes of applying the FAR Amenity Incentive System, the “City Center District” shall
mean that area of the Downtown bounded by 100th Avenue NE, 112th Avenue NE, NE 4th
Street and NE 8th Street.
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For purposes of applying the Amenity Incentive System, a level shall be considered the
ground level so long as less than half of that ground level story height is located above or
below the average finished grade of the adjacent public right-of-way or pedestrian
connection. The two stories immediately above the ground level story and intended to
activate the ground level pedestrian environment through demonstrated compliance with
LUC 20.25A.115, Design Guidelines – Building/Sidewalk Relationships, shall be considered
an upper level.

Participation in the FAR Amenity Incentive System must comply with the following chart:…

20.25A.030E. Transfer of Bonus Floor Area

…

4. Notwithstanding any provision of this Code, no transfer of floor area occurs when all property
is included in one project limit.

DELETE FOLLOWING DIAGRAM.

16. MAJOR
PEDESTRIAN
CORRIDOR
The major
pedestrian corridor
located on or in the
immediate vicinity of
NE 6th Street
between 102nd
Avenue and 110th

112th Avenue NE.

16:1* N/A 16:1* N/A N/A N/A Must comply with the
requirements of LUC
20.25A.100.E.1.

*Bonus floor area may be achieved through the provision of this amenity only in conjunction
with a permit to construct the Major Pedestrian Corridor in accordance with LUC
20.25A.100.E.1.
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Insert new diagram below.

Heights in Core Design District*

Corridor/Open Space Bonuses

Used on-site and/or transferred

*These building heights may be achieved, but not exceeded, as a result of either transferring
from another site, using on-site, or a combination thereof, the bonus floor area received as a
result of constructing the Major Pedestrian Corridor or Major Public Open Spaces. These
building height limits may not be exceeded by using any other Code provision. The 450-foot
height limit shown for Downtown O-1 shall be calculated by including any mechanical or other
similar equipment or nonhabitable structural elements.
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LUC 20.25A.100

…

E. Downtown Core Design District

1. Major Pedestrian Corridor.

a. Purpose. The major pedestrian corridor is to serve as a focus for pedestrian use.

b. Location. The alignment of the major pedestrian corridor is defined as the area
within 30 feet of the extension of the north line of Lots 3 and 4, Block 2 of Cheriton Fruit
Gardens Plat No. 1 recorded in the King County Department of Records and Elections
in Volume 7 of Plats at page 47, extending from the eastern edge of the enclosed
portion of Bellevue Square to 108th Avenue NE and the area within 30 feet north of the
north curb and 30 feet south of the south curb of the Bellevue Transit Center traffic
lanes as hereafter approved by the City, extending across the 108th Avenue NE right-
of-way and to 110th the east side of 112th Avenue NE. This alignment may be modified
by the Bellevue Pedestrian Corridor Guidelines or by a Corridor Development Design
Plan for a specific property.

c. Bellevue Pedestrian Corridor Guidelines. Each development abutting the
pedestrian corridor as described in paragraph E.1.c.v of this section must comply with
the provisions of this paragraph and the Bellevue Pedestrian Corridor Guidelines and
Major Open Space Design Guidelines as adopted by the City Council, or as the same
may hereafter be amended. The Bellevue Pedestrian Corridor and Major Public Open
Space Design Guidelines consist of general design guidelines consistent with
provisions of this paragraph.

i. The corridor must present a coordinated design. The City will consider
coordinated design features such as uniform treatment of signing, landscaping and
lighting over the entire length of the corridor. Variety in design will be allowed and in
some cases encouraged in order to provide visual interest and harmony with
adjacent development. The corridor must incorporate numerous pedestrian
amenities such as seating areas, landscaping, art features, weather protection and
pedestrian scale lighting.

ii. The major pedestrian corridor must provide predominantly continuous
pedestrian-oriented frontage, plazas, pedestrian ways, street arcades, landscape
features, or enclosed plazas along its entire length.

iii. The entire corridor must be open to the public 24 hours per day. Segments of
the corridor may be bridged or covered for weather protection, but not enclosed.
Temporary closures will be allowed as necessary for maintenance purposes.

iv. Pedestrian movement across 104th Avenue NE, 106th Avenue NE or 108th
Avenue NE and 110th Avenue NE shall be at grade.

v. The major pedestrian corridor width is established as part of the Bellevue
Pedestrian Corridor Guidelines. The corridor width shall average 60 feet and in no
case be less than 40 feet over each superblock west of 108th Avenue NE, and shall
average 30 feet and in no case be less than 20 feet on each side over the
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superblocks extending from the western edge of the 108th Avenue NE right-of-way
to 110th the east side of 112th Avenue NE.

All subdivisions or short subdivisions hereafter approved or permits for any
structure or permanent parking or circulation area shall be reviewed for compatibility
with the alignment of the major pedestrian corridor and major public open space as
specified in paragraph E.1.b of this section or in the Bellevue Pedestrian Corridor
and Major Public Open Space Design Guidelines if any lot line, structure or
permanent parking or circulation area is within:

(1) 330 feet of the centerline of the major pedestrian corridor if west of 108th
Avenue NE; or

(2) The area between the exterior edge of the curblines eastward of the
Transit Center and the eastward extension of the trigger lines as defined in
paragraph E.1.c.v(1) of this section to 110th the east side of 112th Avenue NE.

…
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Appendix B Council Principles for Downtown Livability Initiative
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Attachment C Planning Commission 2015 Downtown Livability Public Comment

6/24

The property owner of the NW corner of Main Street and 112th request increased height and

FAR in the SE portion of Downtown due to the proximity to the East Main Light Rail Station.

The CAC recommendation is no change to the Perimeter Design District (PDD) B and a

possible height increase from 55 ft. to 70 ft. in PDD A with no FAR increase.

Consider all stakeholders and impacts to current Downtown residents and employees. Increase

height and density near light rail stations to maximize its use. Equalizing FAR in MU may be

worse than the perceived problem. Encourage people to live where they work in Downton, an

approach that would required some unit to be affordable.

Nothing in the plan dictates skinnier buildings – but they may be taller.

The amenity system is one of the city’s strengths. Whether or not more is better needs to be

discussed along with the need for extraordinary amenities that will actually increase livability.

The BDA supports careful evaluation of the CAC recommendations. Building design and the

amenities offered Downtown play an essential role in the health and vibrancy of the city’s

economy.

Northtowne Neighborhoods Association (NNA): The perimeter area is a pleasant transition from

the single family homes north of 12th. Pleasant transitions are a concern of both surrounding

neighborhoods and people in the Core.

Changes to FAR and building height between 8th and 11th will require some concessions from

the Northtowne neighborhood because these are changes to compromises we already made

with the current zoning. NNA would consider these changes if the City also considers improving

McCormick Parks along NE 12th.

Area 3A. Increasing heights and FAR is not consistent with maintaining transitions. Building

over 200 ft will cast shadows north to the single family neighborhood.

Area 2D. NNA is opposed to any increased height as 2D abuts NE 12th. NA will vigorously

challenge increases in this area.

2C. An urban village with grocery, plaza, housing, drugs is a fine concept for this corner. The

plaza should be in sun and not shaded like Galleria and Bravern.

It is mandatory that re—zoning in this area include subsidized low income housing. This should

be the first development of the property.

Study shadow impacts of increased heights on adjacent neighborhoods.
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Almost everyone who works Downtown is getting her from somewhere else. We need to reduce

commute trips by:

 Predictable and reasonable trip times

 Walkable City of Bellevue Schools / you programs

 Open spaces and parks

 Amenities

 Parking (visitor parking is a problem)

 Maintaining density limits in MU

 No changes to building heights

7/8

Property on the NW corner of Main and 112th Ave NE St is within the walkshed for the East

Main Station. With increased height taller buildings that provide for more light and air than short

squatty ones of the same density. This intersection calls for gateway treatment. To accomplish

that will require increased height and FAR.

I chose to live Downtown because of the vibrant environment. Consider preserving major view

corridors Downtown as growth continues. Views are an important part of downtown livability.

Feedback on Downtown Livability has been primarily been from builders and land owners.

Seek feedback from those who live in Downtown and do not limit decision making to input from

developers and land owners.

1A. In the area proposing an increase to 600 ft. the FAR cap only applies to commercial

buildings. Unlimited residential FAR needs to be addressed.

2B and 3A FAR increases will cause traffic congestion.

Before any changes are enacted develop a plan for transportation and parking.

Sidewalk widths seem adequate on some streets but far too narrow and too close to speeding

traffic on other streets. Planting curbside trees will add some protection for pedestrians as well

as soften the hardscape and help recapture our city’s dwindling tree canopy.

Inadequate parking for employees, residents, visitors, shoppers, and the handicapped are

already a huge problem. Buildings should provide guest parking including for the handicapped

parking.

7/22
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Bellevue Towers Livability Committee rep. A survey of their residents shows this priority:

transportation, parking, amenities, pedestrian congestion and safety, public spaces, and design

outcomes. Residents want low to moderate congestion and the ability to walk to most

destinations. Short-term, convenient, accessible and affordable parking is important. They

suggest a free circulator shuttle, shuttle to transit centers, and protected bike lanes plus a tram

from the transit center to Bel Sq.

All planning decisions are tied directly to resident livability priorities for transportation, parking

and safety.

9/9 – none

9/23

Please increase height and FAR for NW corner of 112th and Main St. to accommodate TOD

(transit-oriented development)

Ensure on-going dialogue between Downtown residents and the PC on how best to secure the

benefits of development and growth while preserving and improving the quality of life for

residents.

No significant changes to transportation infrastructure are anticipated to address the forecasted

increase in residents and work force expected by 2030.

Address infrastructure needs before any zoning changes occur.

Density should be outside the Core and closer to the freeway exits and light rail stations.

10/14

There are currently multiple properties in Downtown that due to restrictions on use are unable to

accommodate many viable businesses, leaving ground floor retail spaces empty. Many uses

are restricted due to underlying zoning and the amenity program. Pedestrian-oriented frontage

(POF) restrictions need to be completely overhauled.

More flexibility is needed to allow for uses that make sense for the growing urban area.

Restriction against first floor general office uses that offer no services makes sense but

businesses that serve the community should be allowed.

Suggested new POF include: fitness studios, child enrichment programs, banks and other

financial services, medical and dental practices, pet daycare and grooming, breweries and

micro distilleries.



Land Use Code Amendment – 12-127731AD
Page 60 of 63

Big development is taking over Downtown. The ambiance of a village on Main Street. We need

growth but not at the cost of our historic character.

10/28

Corrected Sept. 23 minutes and noted both John L. Scott Real Estate and his company BDR

share the vision that with some appropriate zoning the 112th at Main NW corner would support a

great transit-oriented development and serve as a gateway with commercial, retail and

residential uses.

Patrick Bannon: The BDA’s Land Use and Livability Committee is a diverse group. The

committee is encouraged that the permitted use charts are being scrubbed. They are in

agreement that flexibility and permissiveness is needed.

There remains a potential risk of criteria leading to outdated interpretations that could prevent

viable uses that would fill vacancies. It will be vitally important for the Commission to pursue a

mechanism around flexibility.
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Attachment Map of Right-of-Way Designations
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Appendix E Map of Right of Way Designations
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Attachment F Map of Pedestrian Corridor Extension
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Environmental Checklist Reviewed by Heidi M. Bedwell (HMB)
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Text Box
SEPA checklist orininally included a full list of potential code amendments when application was noticed in 2012.  Proposed Code Amendment is a subset of these items.  SEPA determination is for only those items identified in the code amendment.  See staff report to Planning Commission dated November 12, 2015 for detailed information on project proposal. 
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hbedwell
Text Box
Proposed Code Amendment is a subset of these items.  SEPA determination is for only those items identified in the code amendment.  See staff report to Planning Commission dated November 12, 2015 for detailed information on project proposal. 
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2015 103556 LD   Evergreen Plaza Bellevue  1/23/2015
2015 107029 LD Metro 112 Phase II  3/10/2015
2015 107220 LD Hyde Square Apartments  3/13/2015
2015 113442 LD Bellevue Tower  5/12/2015
2015 120258 LD Vuecrest Apartments  8/03/2015
2015 123104 LD Four 106  9/15/2015
2015 124509 LD Bosa - Bellevue Way  9/28/2015
2015 125030 LD Alamo Manhattan B2  10/08/2015
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