
Factoria Neighborhood Area Plan CPA 

Comprehensive Plan Amendments for Volume 2 associated with Factoria Neighborhood Area 
Plan CPA 

FACTORIA SUBREA PLAN 

Amend Factoria Subarea Plan to delete the policies and discussion in its entirety as 
follows: 

…. 

POLICY S-FA-7. Restrict all future office expansion to districts shown on the 
Future Land Use Map (Volume 1, Map LU-1). 

…. 

POLICY S-FA-11. Encourage mixed-use residential, hotel use, and other commercial 
development within community level retail districts. 

…. 

POLICY S-FA-14. Implement the transportation and urban design recommendations 
of the Eastgate/I-90 project and the FATS Update. 

…. 

POLICY S-FA-23. Provide public access from Newport Shores to Newcastle Beach 
Park for bicycles and pedestrians only. 

…. 

Planning District Guidelines 

District 1 

General Land Use 

Community Design 
The stand of trees along the ridge of the slope provides an important visual buffer for 
the residents of Monthaven. Multifamily development should provide a vegetative 
buffer that includes protection of existing significant trees between the multifamily use 
and single-family residences. The buffer should be augmented as necessary to 
provide sufficient screening. 

Attachment F 



 
POLICY S-FA-26.5. Retail auto sales are appropriate in OLB districts along SE 36th 
Street west of the ravine located at about 133rd Avenue SE and east of the Newport 
Corporate Campus located at 132nd Avenue SE. 

 
District 2  
 
POLICY S-FA-28. Establish design standards for the Factoria commercial area. 
 
District 2 is surrounded by other neighborhoods and serves as a commercial, 
employment and high-density residential activity center south of I-90. Both the 
Eastgate/I-90 project and the FATS Update recommend transportation and urban 
design strategies to create a well-integrated, transit supportive, pedestrian oriented, 
mixed-use neighborhood in Factoria’s commercial core. 
 

• Well-integrated: Factoria has a wide variety of land uses – employment, retail, 
single family and multi-family housing, schools – but in many cases these are 
separated by long distances, busy roads, and steep topography. Geographic 
separation discourages walking and transit use, as does an uncomfortable 
pedestrian environment. The Eastgate/I-90 project and the FATS Update 
recommend guidelines for private redevelopment and identifies public pedestrian 
projects that together will help to form a more cohesive Factoria neighborhood. 
• Transit-supportive: Factoria has a high level of transit service and use. Transit 
use may increase if riders find it easy and comfortable to walk between transit 
stops and the buildings. As properties redevelop, buildings should locate closer to 
the street and provide direct pedestrian connections between the sidewalk and the 
primary building entrance. 
• Pedestrian-oriented: The ability to walk-around comfortably within Factoria is 
essential to help create a neighborhood feel. Private site redevelopment that 
incorporates Eastgate/I-90 project and the FATS-recommended design 
guidelines, combined with public sidewalk and street-crossing projects, will help 
make it easier to get around without a car. 
• Mixed-use: Mixed-use structures are those that contain a number of different 
uses, stacked vertically. Adopted zoning allows for a mixing of uses across much 
of Factoria’s commercial area. For instance, housing may be constructed atop 
retail uses. Both the Eastgate/I-90 project and the FATS Update encourage 
greater utilization of this mixed-use potential. 

 
To help achieve the vibrant neighborhood envisioned for Factoria, policies that 
acknowledge the critical link between land use and transportation should be 
implemented. The community envisions a network of walkways and design elements 
connecting the retail uses to residential neighborhoods and other community activity 
centers. 
 



General Land Use 
 
In 2002, the City Council adopted a Land Use Code Amendment that allowed 51,000 
square feet of new retail and 685 residential units on the Factoria Mall site, plus an 
additional 100,000 square feet of retail development, contingent upon a determination 
of adequate transportation system capacity through a FATS Update. The FATS 
Update provides the necessary determination of transportation system adequacy to 
accommodate the Mall expansion. 
 
POLICY S-FA-29. Utilize vegetation, sensitive site planning and superior building 
design to integrate multifamily and commercial development with nearby single-family 
neighborhoods. 
 
POLICY S-FA-30. Allow Factoria Mall redevelopment to include an additional 100,000 
square feet of commercial space beyond that provided for in the 2002 Land Use Code 
Amendments, per the FATS Update. 
 
POLICY S-FA-30.1. Encourage a pattern of office use in the area north of Factoria 
Mall that is visible from I-90 and contributes to a sense of placethrough application of 
design review, with particular emphasis on the area’s contribution to Factoria’s 
pedestrian environment and the area’s “gateway” location to the Factoria commercial 
center. 
 
POLICY S-FA-30.2. Encourage the development of a community retail node at the 
north end of Factoria Boulevard through mixed use zoning that supports pedestrian 
activity and transit service. 
 
POLICY S-FA-30.3. Consider the use of a land use incentive system in office and 
mixed use areas that incentivizes provision of infrastructure and amenities that offer 
public benefits through the potential for additional floor area ratio (FAR) and height.  
 
Park, Recreation, and Open Space 
 
POLICY S-FA-31. Provide for open space and recreation needs of residents, workers, 
and shoppers. 
 
POLICY S-FA-32. Create a series of open spaces and gathering places with visual 
and walking connections along Factoria Boulevard. 
 
POLICY S-FA-33. Orient open spaces to take advantage of sunshine and territorial 
views. 
 
POLICY S-FA-34. Provide seating, weather protection, special paving, shade trees, 
and landscaping. 



 
Utilities 
 
POLICY S-FA-35. Minimize disruptive effects of utility construction on property 
owners, motorists, and pedestrians. 
 
Critical Areas 
 
POLICY S-FA-36. Minimize erosion damage on slopes to protect downslope 
properties and stream beds. 
 
Transportation 

 
Transportation recommendations in the Eastgate/I-90 project and the FATS Update 
emphasize multi-modal mobility to guide future public infrastructure investments.  
 
POLICY S-FA-37. Encourage interjurisdictional cooperation among the City of 
Bellevue, the State, Metro, and Sound Transit on transportation concerns. 
 
POLICY S-FA-38. Ensure that development is conditioned to satisfy future right-of-
way, financing, and development standards as identified by the City of Bellevue. 
 
Pedestrian and Bicycle 
 
Pedestrian and bicycle system connectivity, as identified in the adopted Pedestrian 
and Bicycle Transportation Plan, is interrupted by gaps in the planned system. 
Pedestrian access to transit, employment and retail/ services is constrained by 
inadequate non-motorized facilities on public and private land. The Eastgate/I-90 
project and the FATS Update identify improvements to sidewalks, crosswalks, paths, 
and private walkways that will help fill gaps and increase accessibility. 
 
POLICY S-FA-39. Enhance connectivity and accessibility for pedestrians and bicyclists 
throughout the Factoria area. 
 



 
 
Transit 
 
Improving transit facilities and services is important to help residents, shoppers, and 
employees get around Factoria without a car. Investments in transit, together with 
pedestrian amenities will support Factoria livability and may reduce the long-term need 
to expand arterial capacity. 
 
Amenities such as passenger shelters and trash receptacles create a more pleasant 
environment for transit riders. To serve increasing numbers of transit passengers over 
time, it may be necessary to enhance facilities. A recommended Factoria Station 
transit center on Factoria Boulevard near SE 38th Street would provide for convenient 
transit access and transfers for the many thousands of employees, residents and 
shoppers within a mile of this site. Each day, regional buses pass by Factoria on I-90 
and I-405 without providing service to Factoria. Transit freeway stations on I-90 and I-
405 with pedestrian connections to the surface streets could capture this transit 
service for Factoria commuters. 
 
POLICY S-FA-40. Coordinate with Metro to provide passenger shelters, where 
warranted, at bus stops on Factoria Boulevard. 
 
POLICY S-FA-41. Work with Metro and adjacent property owners to develop a 
Factoria Station transit center at a location on Factoria Boulevard that is convenient to 
employees, residents and shoppers. 
 
POLICY S-FA-42. Work with Metro and Sound Transit to develop freeway stations on 
I-90 and I-405 to serve Factoria employees, residents and shoppers. 
 



 
 
Roadways 
 
A number of new projects were identified in the Eastgate/I-90 project and the FATS 
Update to improve traffic safety and traffic flow on arterials and to enhance access to 
the adjacent private parcels and to freeways. These recommended projects are 
catalogued and mapped in the East Bellevue Transportation Plan. 
 
POLICY S-FA-43. Maintain the adopted vehicular level of service on Factoria arterials, 
utilizing roadway projects recommended by the Eastgate/I-90 project and the FATS 
Update. 
 
Circulation and site access 
 
Multiple driveways and limited connections between sites exacerbate vehicular 
congestion and conflicts with pedestrians. Each driveway onto an arterial creates a site 
for potential vehicular/pedestrian conflicts. From both a traffic safety and pedestrian 
safety standpoint, the fewer driveways along an arterial, the better. 
 
Many parcels along Factoria Boulevard have more than one driveway. This pattern 
was developed when automobile mobility was considered one of the most important 
objectives. The resulting proliferation of driveways has resulted in just the opposite 
effect, congestion on the arterial that links all the businesses. With increased land 
development and better transit service, there are more pedestrians using the 
sidewalks. At each driveway, a motorist must watch for both pedestrians and other 
automobiles, but sometimes one or the other is missed, resulting in an accident. 
 
The FATS Update recommends a long-term strategy to reduce the number of 
driveways and to enhance circulation along the commercial corridor. This strategy 
involves two parts: consolidating driveway access points; and providing greater 
circulation between parcels. 
 



  
 
This photograph of the multiple curb cuts on a portion of Factoria Boulevard, north of 
SE 38th Street, illustrates the dominance of the automobile. The diagram at right 
suggests multiple businesses consolidating curb cut access points (red) and installing 
pedestrian connections (blue) between the three businesses and the sidewalk. 
 
As redevelopment occurs, or as city projects improve adjacent arterials, a parcel with 
multiple driveway would be required to consolidate access points. Further, when 
opportunities arise, the city could encourage adjacent property owners to combine and 
share driveways. An important part of this strategy involves creating off-street 
connections between parcels so that a customer, whether in a vehicle or on foot, could 
move along the corridor to patronize different businesses, without having to enter the 
arterial. Driveway design that incorporates traffic calming would keep arterial bypass 
traffic to a minimum and create a pleasant pedestrian environment. 
 
POLICY S-FA-44. Consolidate curb cuts/driveways as redevelopment occurs or when 
public arterial improvements are planned. 
 
POLICY S-FA-45. Encourage adjacent parcels to develop shared driveways to reduce 
the overall numbers of driveways along the arterial. 
 
POLICY S-FA-46. Provide non-arterial pedestrian and vehicular circulation both 
between and within commercial parcels. 
 
Boulevards 
 
Factoria Boulevard is designated as a “Boulevard” in the Urban Design Element. Both 
within the right-of-way and on adjacent private development, a boulevard incorporates 
design features such as gateways, street trees, colorful plantings, landscaped 
medians, special lighting, separated and wider sidewalks, prominent crosswalk paving, 
seating, special signs, and public art. 
 
POLICY S-FA-47. Establish Factoria Boulevard arterial streetscape standards for tree 
planting, pedestrian lighting, sidewalks, crosswalks, and other urban design elements 
to be applied when private property redevelops or public projects are implemented. 



 
Gateways 
 
Visitors arriving at Factoria use three major routes: south on Factoria Boulevard at I-
90, north on Factoria Boulevard at Coal Creek Parkway, or north on 124th Ave SE. at 
Coal Creek Parkway. Gateway designs for these entry points into Factoria should be 
provided to mark the transition into this special neighborhood and reinforce the 
Factoria identity. Street tree plantings; pedestrian scale lights, public art, district 
identification signs and banner poles; landmark features and wayfinding devices; and 
building placement should be considered at each of these “gateways”. A gateway can 
be dramatic and obvious, sometimes including non-commercial signs, art, structures, 
and unique lighting. It can also be subtle, using signs, a change in plant material or 
paving surface. 
 

  
 
As drivers approach the Factoria area from the south (left photograph) or from the 
north (right photograph), urban design elements can be provided to mark the arrival 
into the Factoria area. These “gateway” features can reinforce the image of Factoria as 
a neighborhood. The arrival into Factoria can be marked using special banners on light 
poles, landscape features, buildings and other elements. 
 
POLICY S-FA-48. Establish gateway design standards and guidelines to create a 
welcoming experience for pedestrians and motorists at the Factoria entry points on 
Factoria Boulevard. Apply these standards when private property redevelops and 
when public projects are implemented. 
 
POLICY S-FA-49. In partnership with adjacent property owners, take incremental 
steps to create mixed-use gateways and urban focal points at the following 
intersections along Factoria Boulevard: 
 

• SE 37th Place / Factoria Village entrance; 
• SE 38th Street 
• SE 40th Lane / Factoria Mall entrance; and 
• SE 41st Place 

 



Incorporate infrastructure improvements and implement design guidelines that will 
enhance pedestrian crossings (respecting the significant traffic volumes and multiple 
turning movements at these intersections), improve transit amenities, and develop an 
active building frontage along Factoria Boulevard with direct pedestrian routes to retail 
storefronts from the public sidewalk and weather protection for pedestrians. 
 
Community Design – I-90 Corridor 
 
POLICY S-FA-50. Apply design review for commercial, office, and mixed use 
development that promote pedestrian-friendly design, ensure quality and a sense of 
permanence, promote environmental sustainability, and create a distinct sense of 
place. 
 
POLICY S-FA-51. Reinforce a sense of place that reflects the area’s location on the 
Mountains to Sound Greenway and emphasizes the emerging urban character of the 
Eastgate I-90 corridor by encouraging building and site design that includes visibly 
recognizable natural features such as green walls, façade treatments, green roofs, and 
abundant natural landscaping. 
 
POLICY S-FA-52. Promote the feeling of a city in a park through development 
regulations that retain wooded greenbelts to provide a green backdrop for office and 
commercial uses and naturally buffer less intense development. 
 
Community Design – Factoria Boulevard 
 
In 2002, the City Council adopted zoning and design guidelines specifically applicable 
to redevelopment of the Factoria Mall site. This is the F-1 zoning district, where the 
Factoria TownSquare Design Guidelines are applicable. The Eastgate/I-90 project and 
the FATS Update recognize that many components of these guidelines are also 
applicable to the commercial corridor along Factoria Boulevard. 
 
The F-1 design guidelines are intended to achieve for the Factoria Mall site what the 
Eastgate/I-90 project and the FATS Update recommend for the Factoria Boulevard 
commercial corridor – that is, a mix of transportation and land use projects that create 
a more walkable urban environment. 
 
Implementing F-1 urban design guidelines on the Factoria Mall site and the Eastgate/I-
90 LUTP and the FATS Update specific guidelines elsewhere on the Factoria 
Boulevard commercial corridor, would transform the corridor from an auto-oriented 
strip to a commercial corridor that has a greater orientation toward pedestrians. To 
supplement the Urban Design Element of the Comprehensive Plan, and the guidelines 
of the Community Retail Design District, specific urban design guidance for 
redevelopment of Community Business-zoned properties along Factoria Boulevard 
should include the following key elements: 



 
• Building placement 
• Parking location 
• Pedestrian environment 

 
POLICY S-FA-53. Develop and implement design guidelines, to supplement the 
Community Retail Design District guidelines applicable to new development and 
redevelopment on commercial sites along Factoria Boulevard. 
 
Building Placement 
 
To create a walkable environment in an urban, commercial setting, the relationships 
between the buildings and the public sidewalks deserve considerable attention. In 
such an environment, buildings are located close to or adjacent to the right-of-way, 
and they are designed to invite pedestrians to the front door. 
 
Factoria Boulevard’s walkability is currently challenged by a land use pattern that 
generally favors automobiles over pedestrians. In Factoria, many buildings are situated 
at the rear of the lot. Seldom can one walk directly from the sidewalk to the building 
entry without encountering moving vehicles, a maze of parked cars, high curbs, and 
overgrown vegetation. Since everyone is a pedestrian at some point in their journey to 
a store’s front door, it is both good public policy and good business, to make the front 
door accessible to all. 
 
In the Community Business zoning area, Land Use Code regulations require no 
minimum front-yard setback, and the F-1 zoning calls for a minimum 15-foot setback 
from the right-of-way along Factoria Boulevard. To facilitate pedestrian activity, the city 
could establish a maximum building setback along Factoria Boulevard for the 
Community Business zoning designation. Site design should include an accessible 
walkway to a weather-protected main entrance, and parking that is located on the side 
or rear of the building, or perhaps underneath it. 
 
POLICY S-FA-54. Consider establishing a maximum building setback from the right-of-
way for structures along the Factoria Boulevard commercial corridor. 
 
POLICY S-FA-55. Allow buildings to abut the Factoria Boulevard public right-ofway, so 
long as there is adequate space for the arterial sidewalks. 
 
POLICY S-FA-56. Provide building-mounted weather protection for pedestrians. 
 
POLICY S-FA-57. Provide prominent, easily identifiable pedestrian entries to individual 
storefront businesses. 
 
POLICY S-FA-58. Incorporate high quality and pedestrian-scaled materials on building 



facades along public sidewalks and interior walkways. 
 
Parking Location 
 
The FATS Update recommends site planning that locates parking either behind the 
building or on the side of the building. If parking is located behind the building, then a 
driveway with directional signage would be incorporated into the site plan. If parking is 
located on the side of building, and thus adjacent to the sidewalk, then a visual 
screen/physical barrier between the parking lot and the sidewalk is appropriate. 
 

  
 

These diagrams illustrate the existing building/sidewalk/street relationship in Factoria 
(left) and a more walkable urban design configuration (right). The first diagram 
illustrates buildings set back from the street, with the parking in front. Pedestrians must 
traverse the parking lot to access the businesses. Each business has its own curb cut 
and parking inventory. The second diagram illustrates buildings adjacent to the 
sidewalk, with shared parking behind. 
 
As walking and transit use grow, and an increasing number of customers arrive to 
businesses on foot, it may be possible to reduce the amount of parking required. The 
FATS Update recommends studying reducing the minimum parking requirement if the 
site is adjacent to transit service and if the development includes amenities that foster 
transit use and pedestrian activity. 
 
POLICY S-FA-59. Locate and design buildings and parking such that there is a direct 
pedestrian connection between the public sidewalk and the primary building entrance. 
 
POLICY S-FA-60. Explore providing incentives to developers on the Factoria 
Boulevard commercial corridor to build underground parking that would enhance the 
pedestrian orientation of a site. 
 
POLICY S-FA-61. Use shared parking and provide accessible pedestrian linkages 
across adjacent sites. 



 
POLICY S-FA-62. Design surface parking lots so that they are not located between 
the building entrance and the public sidewalk along Factoria Boulevard, unless there is 
a direct accessible pedestrian connection through the parking lot. 
 

 
 
This illustration of a future, “walkable” Factoria illustrates the use of parking access 
streets between buildings that are located along Factoria Boulevard. These streets 
provide drivers with an indication that parking is available in front of stores, and 
provides a route to the parking behind buildings. With a double loaded parking 
configuration, these buildings should be 75-80 feet apart. 
 
Pedestrian Environment 
 
Sidewalk design should include a “buffer zone” along the curb that consists of items 
such as street trees, planting strips, kiosks, street furniture, pedestrian scale lights or 
signage. This buffer zone separates moving cars from pedestrians. Along the 
sidewalks, pedestrian scale/style lighting should augment the high intensity lights that 
illuminate the street for traffic. 
 



 
 
Streetscape design principles for a “walkable Factoria” 
 
Curbside parking should be provided where possible. While this is not a solution for 
Factoria Boulevard, pedestrians on other adjacent streets would benefit from this 
parking configuration. 
 
Sidewalk width should be proportionate to anticipated pedestrian flows, which means 
that sidewalk should be wider than the standard at transit service points. 
 
A pedestrian-oriented business district can be created when open spaces are 
incorporated into the site design. Public plazas invite relaxation, informal gatherings, 
and provide visual contrast to the buildings. Wide sidewalks provide for outdoor 
seating areas adjacent to restaurants and cafes and increase opportunities for 
business activity when the weather is nice. Whether as an expansion of the sidewalk 
or a plaza that extends away from the street, partial enclosure by buildings, 
landscaping, and/or street furniture will create comfortable public places. These 
spaces may be large and elaborate, or small and discrete. The design of a plaza 
should include good pedestrian circulation and active ground floor uses in the adjacent 
buildings. Buildings should provide weather protection using storefront awnings.  
 
POLICY S-FA-63. Establish design guidelines to create plazas and other quasipublic 
spaces when private properties along Factoria Boulevard redevelop to allow space for 
outside activities including café seating. 
 
POLICY S-FA-64. Provide pedestrian – scale lighting along Factoria Boulevard 
sidewalks and along on-site walkways. 
 
POLICY S-FA-65. Provide sidewalks along Factoria Boulevard that in places may be 
wider than the City’s standard 12-foot wide arterial sidewalk to comfortably 
accommodate pedestrians adjacent to this busy arterial, especially near transit stops.  
 



POLICY S-FA-66. Enhance pedestrian amenities along 124th Avenue S.E., 128th 
Avenue S.E., S.E. 38th Street, and S.E. 41st Street. 
 
POLICY S-FA-67. Encourage the coordination of amenities and development of bike 
racks and pedestrian shelters in key locations. 
 
POLICY S-FA-68. Encourage the use of landscaping that will serve as physical and 
visual buffers between pedestrians and parking areas. 
 
The details of pedestrian infrastructure can often make or break a neighborhood’s 
walkability. To minimize street crossing distances for pedestrians, curb bulbs could be 
installed where pedestrian flows warrant and traffic patterns allow. Crosswalks at 
controlled intersections could be constructed with special pavement to highlight the 
area as a pedestrian zone. At certain intersections where high volumes of pedestrians 
and vehicles converge, the installation of countdown signals can provide some 
measure of certainty for pedestrians wary of a signal that they think may change too 
fast. 
 

 
 
This diagram illustrates the potential of a pedestrian bridge across Factoria Boulevard 
and integrated with new development on both sides of the street. By using the 
topography that rises to the office development on the east side of Factoria Boulevard, 
the pedestrian flow can easily cross the right of way. 
 
In some locations, crosswalk enhancements and pedestrian activity may not be 
compatible with a roadway’s primary mission to move vehicles. In this situation, a 
grade-separated pedestrian crossing may be warranted. A decision to build a 
pedestrian bridge or tunnel should consider factors such as topography; accidents; 
volumes of pedestrians and vehicles; safety for pedestrians; origins and destinations; 
opportunities to create an urban focal point or gateway; and/or opportunities for 
partnerships between the city, adjacent property owners, and transit agencies. The 



design of a pedestrian bridge should be both distinctive and graceful, providing 
convenient pedestrian access while enhancing the streetscape. Design components of 
a pedestrian bridge should include visible and easily accessible connections with the 
sidewalks, and architectural characteristics that are perceived as part of the public 
right-of-way and are distinct from adjacent buildings. Weather protection is desirable 
but should not isolate pedestrians from the right-of-way below. A comprehensive 
graphic system of information and wayfinding can help residents and visitors alike get 
around in Factoria without a car. Wayfinding signage can be implemented by the city 
on public land, and by private developers with large sites (Factoria Mall, Factoria 
Village). A Factoria walking map could show the major access points to 
neighborhoods, regional trails, and transit service, as well as the shortest way on foot 
to a bus stop or to a favorite restaurant. 
 
POLICY S-FA-69. Enhance pedestrian crossings of Factoria Boulevard and other 
Factoria area arterials, considering such methods as: installing special paving types or 
markings; providing longer pedestrian signal phases; extending curbs; installing 
countdown signals; or providing pedestrian refuge islands. 
 
POLICY S-FA-70. A pedestrian bridge may be appropriate over Factoria Boulevard at 
SE 38th Street, provided there is a clear demonstration of public benefit and design 
criteria are fully met. 
 
POLICY S-FA-71. Develop and implement a wayfinding system to guide pedestrians 
to attractions in the Factoria area. 
 
POLICY S-FA-72. Provide pedestrian-oriented storefront signage. 
 
POLICY S-FA-73. Consolidate commercial signs to a single structure and limit their 
size. Apply Bellevue’s Sign Code and amortization program for nonconforming signs. 
 
 
 
 
 
 
 
 
 
 
 
 
 



FACTORIA SUBREA PLAN MAP AND FIGURE 
 
Update S-EG.1 Factoria Planning Districts to show areas superseded by the 
Factoria Neighborhood Area Plan and Eastgate Neighborhood Area Plan. 
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