
City of
STAFF REPORTBellevue   

DATE: March 25, 2026   

TO: Mayor Malakoutian and Members of the City Council 

FROM: Nick Whipple, Code and Policy Director, 452-4578 
Charlie Engel, Senior Planner, 452-6164 
Development Services Department 

SUBJECT: Proposed Land Use Code Amendment (LUCA) to revise the Land Use Code (LUC) 
and implement provisions to establish a development agreement (DA) pathway specifically 
for projects involving public-private partnerships (P3). File No. 26-105856 AD. 

I. BACKGROUND

State law expressly authorizes development agreements through the Local Project Review 
Act, Chapter 36.70B RCW. Under this framework, a development agreement is a voluntary, 
legally binding contract between a local jurisdiction and a party that owns or controls 
property within the jurisdiction. The agreement specifies the obligations of both parties 
and establishes the development regulations, standards, and conditions that will govern 
development of the property for the duration of the agreement. Once executed, a 
development agreement runs with the land and is binding on the parties and their 
successors.  

Development agreements provide certainty to developers by vesting applicable 
development regulations for the agreed term. In exchange, a city may negotiate project 
specific commitments, including mitigation of project impacts, clarification of phasing and 
timing, and provision of public improvements or amenities. Development agreements are 
approved through a City Council process and are negotiated at the project level as 
contracts executed by the Council.  

Existing Development Agreement Pathways in the Land Use Code 

The Land Use Code currently authorizes development agreements in the following specific 
contexts and geographic areas to advance defined policy objectives: 

Downtown (LUC 20.25A.030). In Downtown, development agreements may be used 
for the siting of pedestrian bridges and for Council 
option within the amenity incentive program. That option allows applicants to 
propose an amenity not listed among the standard downtown amenities when it 
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would substantially increase downtown livability, with Council determining whether 
the proposal meets this threshold through the development agreement process.  

East Main (LUC 20.25Q.030). In East Main, development agreements are authorized 
for transit-oriented redevelopment projects that provide higher levels of affordable 

  

Homeless Services Uses (LUC 20.20.455). The two process options currently 
available to review applications for homeless services uses are through a 
Conditional Use Permit or through a development agreement. Both processes 
require Bellevue City Council review, negotiation and approval.  

Light Rail Overlay District (LUC 20.25M.030). Regional Light Rail Transit (RLRT) 
systems and their facilities are permitted uses in all land use districts. However, the 
alignment location and profile of an RLRT system must be reviewed by Council 
wither through a Council-adopted resolution or ordinance, or through a 
development agreement. Review of these facilities through a development 
agreement provides certainty and predictability for both parties and ensures that 
the design, development, construction, and operations of such facilities are 
consistent with applicable Comprehensive Plan policies.  

Wilburton (LUC 20.25R.010.D). In Wilburton, development agreements are 
authorized for sites abutting the Grand Connection to provide substantial 
development flexibility in exchange for delivery of that major public connection. 

BelRed Spring District Catalyst Project. In 2009, the City executed a DA with the 
developer Wright Runstad for the Spring District, providing long term regulatory 
certainty and reduced incentive fee in lieu rates over a 15-year vesting period. In 
exchange, the developer committed to delivering developer funded infrastructure 
along with housing and office to spur development in the area.  

II. PROPOSED LUCA 

The proposed P3 DA LUCA will establish an additional development agreement pathway 
specifically for projects involving public-private partnerships. The intent is to allow greater 
zoning and development flexibility when the city has ownership or control of property or is 
a major funder of a project, in order to advance city policy priorities such as affordable 
housing, sustainability, and economic development. The threshold for the city-funded 
pathway requires a monetary contribution from the city that constitutes at least 10% of the 
project cost and totals at least $5,000,000.  

A primary use case includes redevelopment of city owned sites, such as parcels in BelRed 
and Wilburton areas where the city is seeking residential and mixed use development near 
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high capacity transit. Through a P3 DA, Council will be able to negotiate clear and 
enforceable public benefits and project outcomes while offering flexibility in development 
standards that may otherwise constrain development capacity or impact project feasibility. 
The additional DA pathway is intended to make city owner or city supported projects more 
attractive to private sector partners while ensuring deliver of defined public benefits.  

The LUCA will also consolidate existing DA provisions, which are currently dispersed across 
multiple sections of the LUC, into a single chapter to improve clarity, efficiency, and ease of 
use. It will define when a P3 DA is authorized, generally when the City owns or controls real 
property or serves as a major project funder. The LUCA will also establish submittal 
requirements, the review and approval process, which includes Council direction to initiate 
and negotiate a development agreement, the framework for city evaluation of proposed 
DAs, and procedures for modification of an approved agreement. 

III. REVIEW PROCESS 

The content of this LUCA was introduced and presented to the City Council on March 17. At 
this meeting, staff sought direction for the Council to enter a finding of necessity to retain 
authority for processing this LUCA. The public hearing for the proposed LUCA has been 
scheduled for April 14, 2026. Following the public hearing, the City Council may adopt the 
proposed LUCA. The proposed LUCA is included in this staff report as Attachment A.  

IV. STATE ENVIRONMENTAL POLICY ACT (SEPA) 

The Environmental Coordinator for the City of Bellevue has determined that this LUCA is 
Categorically Exempt from the Threshold Determination requirements of SEPA pursuant to 
the terms of WAC 197-11-800(19)(b).  

V. PUBLIC ENGAGEMENT 

Required Public Notice 
The public notice required for City Council Legislative Actions (Process IV) is governed by 
LUC 20.35.415 through 20.35.450. Notice of the LUCA application and public hearing was 
published in the Weekly Permit Bulletin on March 25, along with availability of this staff 
report. Availability of the Weekly Permit Bulletin was noticed in the Seattle Times. 

Department of Commerce Notice 
Pursuant to the Washington State Growth Management Act, proposed amendments to the 
LUC must be sent to the Washington State Department of Commerce to review and 
comment on the proposed amendments to the LUC. The required notice to the 
Department of Commerce and the initial draft LUCA were transmitted on February 20, 
2026, and a copy of both documents is available for review in the code amendment file. No 
comments have been received by Commerce as of the date of this report. 
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Online Presence 
A City webpage was published in March for members of the public to find more 
information on the LUCA, updates on the review process, staff contact information, and 
methods for providing comments. 

VI. DECISION CRITERIA 

LUC 20.30J.135 establishes the decision criteria for an application to amend the text of the 
Land Use Code. Those criteria, and the relationship of these proposed amendments to 
them, are discussed below: 

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

Finding: The proposed LUCA is consistent with the Comprehensive Plan. The City of 
Bellevue has adopted comprehensive plan policies ED-41, ED-42, and HO-47 that 
speak to increasing the tools available to advance city policy priorities through 
public-private partnerships that result in public benefits.  

Comprehensive Plan Policy ED-41. Use a variety of tools and partnerships to 

land use vision. 
 
Comprehensive Plan Policy ED-42. Facilitate economic development through 
public-
public benefits with an acceptable level of risk. 
 
Comprehensive Plan Policy HO-47. Encourage and prioritize the development of 
affordable housing through incentives, regulations, funding, policies, procedures 
and other tools. 

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

Finding: This LUCA will enhance public health, safety, and welfare by establishing 
standards for projects involving public-private partnerships the ensure the delivery 
of defined public benefits.  

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

Finding: The proposed LUCA is not contrary to the best interests of the citizens and 
property owners of the City of Bellevue. The LUCA serves the best interests of 
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increasing the opportunities for 
development to provide significant public benefits and advance city policy priorities. 

VII. RECOMMENDATION 

Staff has concluded that the P3 DA LUCA, as drafted in Attachment A, is consistent with the 
decision criteria required for adoption of amendments to the text of the LUC, pursuant to 
Part 20.30J LUC. Staff recommends the LUCA to City Council for adoption.   

ATTACHMENT: 

A.  P3 Development Agreement LUCA Strike Draft   



 
 

  
 

  
 

 

 
 

 

 
 

 

 
 

  
 

  
 

 

 
 

 

 
 

  
 

 

 



 
 

 
 

 
 

 
 

 
 

 
 

 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
  

 
 

 



 
 

 
 

 
 

  
 

 
 

 
 

 
 

 
 

 
 

 
 

  
 

  
 

 

 
 

 

 
 

 

 
 



 
 

  
 

 

 
 

 
 

 
 

 
 

 

 
 

 

 
 

  
 

 
 

 
 

 
  

 
 

 
 

 
 

 



 
 

 

 
 

 

 
 

 
 

 
  

 
 

 
 

 

 
 

 

 
 

 

 
 

  
 

 

 
 

 
 

 



 
 

 

 
 

 
 

 
 

 
 

  
 

 
 

 
 

 
 

  
 

 
 

 
 

 
 

  
 

 
 

 
  

 
 



 
 

 
 

  
 

 

 
 

 

 
 

  
 

  
 

 

 
 

 

 
 

 
 

 
 

 
 

  
 

  
 

  
 



 
 

 
 

 
  

 

 
 

  
 

 
 

 
 

 
 

 

 
 

 

 
 

 
 

 
 

 
 



 
 

  
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

  
 

 

 
 

 

 
 

  
 

 



 
 

 
 

 
 

 
 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

  
 

 
 

  
 

 



 
 

 
  

 
 

 
 

 
 

 
 

 
 

 
 

 
  

 
 

 
 

 

 
 

 

 
 

  
 

 

 
 



 
 

 

 

 

  

  
 

 
 

 
 

  

 

 

 
 

 
 

 

 

 
 

 

 
 

 
 

  

   
 

   
 

   
 

   

 

 

      

 

        

 

 

   

 

 

        



 
 

  

 

 

 
 

 
 

 

 

 
 

 

 
 

 
 

  

      
 

 
 

 
 
 

 
  

      

 

        

 
 

 

 

 

 

 

 

 

 



 
 

  

  
 

  

 

 

 

 

  

 

  

 

 

 

  

 



 
 

 

 

 

  

 

 

  

 

 

 



 
 

 

 

  

 

 

 

 

 

 

 

 

  

  
  

 



 
 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 
 



 
 

 
 

 
 

 

 

  

 

 

 
 

 

 

 
 

 

  
 

  

 

  

 

 

 



 
 

 
 

 
 

 
  

 
  

 

 

 

 

 

  
 

  
  

  

  
 

  
 

 

  
  

 

 

  

   



 
 

 

  

 

  

  
 

 

  
 

  

 

 

 

 

  

  
 

  

 



 
 

 

 

 

  
  

  

 

 

 

 

 

  

 

  
 

  



 
 

 

 

 

 

  

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 



 
 

  

 

 

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 



 
 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 



 
 

  

 

 

 

 

 

 

  
 

  

 

 

 

 

  
 

  

 

  

 

 

   

  



 
 

    

 

 

  
   

 

  
  

 

 

 

 

  
 

 

  
 

  

  
 

 



 
 

  

  
 

  

 

  

 

 

 

 

 

 

 

 

 



 
 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

  

 

 

 

 

 

 



 
 

 

 

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 



 
 

  

 

  

 

  
 

  

 

 

 

 

 

 

  
 

 

 

    
    

    
    

    

 
   

    
    

    

 
   

 



 
 

 
 

 

  

 

  
 

 

 
 

 
 

  

 

 

  

  

 

 



 
 

 

 

 

  

 

 

 

 

  

 

  

 

  



 
 

 

  

 

 

 

  

 

  

 

 

 

  
 

 

 

 

 

 



 
 

 


