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Direction
Confirm the recommended 
scope of work for policy 
amendments to the 
BelRed Subarea Plan 
occurring as part of the 
Comprehensive Plan 
Periodic Update. 
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Agenda
1. BelRed Vision
2. Looking back
3. Looking forward 
4. Key policy issues
5. Land use alternatives
6. Schedule & process
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BelRed Subarea

Downtown 
Bellevue

BelRed 
Subarea

Wilburton

East 
Main

Presenter Notes
Presentation Notes
The BelRed Subaea is the largest subarea part of Bellevue’s Transit corridor with BelRed parcels comprising nearly 730 acres. 
Four light rail stations shown in yellow on the map serve the subarea starting in the south with the Wilburton Station, followed by the Spring District Station at 120th, the 130th Station and finally, the Overlake Station in Redmond.



BelRed Vision
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Presenter Notes
Presentation Notes
a broad range of housing at various levels of affordability,  
a vibrant economy with a diverse mix of commercial uses,  
a distinctive and sustainable urban form and design including:  
a nodal land use pattern,  
an appropriate scale of development, 
mixed use, walkable neighborhoods, and
a sense of place with a unique cultural environment featuring a BelRed Arts District, 
a comprehensive, connected parks and open space system,  
a model of environmental sustainability including:  
stream corridor restoration, 
reduction of impervious surface and use of natural drainage practices,  
expanded tree canopy, and  
environmentally sensitive building design, and  
a complete, connected and well-balanced multi-modal transportation system that contributes to BelRed's sense of place and sustainability.   




BelRed Vision
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A broad range of housing at various levels of affordability,
A vibrant economy with a diverse mix of commercial uses,
A distinctive and sustainable urban form and design,
A comprehensive, connected parks and open space 
system,
A model of environmental sustainability, and
A complete, connected and well-balanced multi-modal 
transportation system that contributes to BelRed's sense 
of place and sustainability.

Presenter Notes
Presentation Notes
Broad range of housing at various levels of affordability,  
Vibrant economy including a diverse mix of commercial uses,  
Distinctive and sustainable urban form and design including:  
a nodal land use pattern,  
a sense of place with a unique cultural environment featuring the BelRed Arts District
an appropriate scale of development, and  
mixed use, walkable neighborhoods,  
a comprehensive, connected parks and open space system,  
A model of environmental sustainability:  
stream corridor restoration and use of natural drainage practices,  
expanded tree canopy, and  
environmentally sensitive design, and  
a complete, connected and well-balanced multi-modal transportation system that contributes to BelRed's sense of place and sustainability.   




Looking Back
• 2,100 new housing units built + 2,400 

units under construction or in review

• 2.2 M square feet of non-residential

• Four new light rail stations

• 194 million dollar in transportation 
improvements

• 8.6 million dollars collected for 
affordable housing

• 8.5 million dollars collected for parks 
and streams
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Development

Investments

Presenter Notes
Presentation Notes
Over 2,100 new housing units built (+ 2,400 units under construction or in review)
2.2 M square feet of non-residential space with:
970 thousand square feet of office
260 thousand square feet of retail
1 million square feet of institutional space including medical, education and government facilities
4 new light rail stations
$194 million dollars invested in the construction and improvement of new roadway, including multi-modal facilities
8.6 million dollars collected for affordable housing
8.5 million dollars collected for parks and streams



Housing Pre-2009
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Presenter Notes
Presentation Notes
Prior to 2009 and adoption of the BelRed Subarea Plan 117 units existed within the subarea. 72 condos along Lake Bellevue, 36 apartments along Bel-Red Road, and 9 apartments north of Northup Way just south of SR 520.



Housing Built or Under Construction
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Presenter Notes
Presentation Notes
Since 2009, over 2,100 new housing units have been built and another 700 are under construction. 
Around the Overlake Station, in the tail of BelRed, nearly 1100 units (1070)
Around 120th  in the Spring District, over 800 units  (813)
South of BelRed Road, 138 townhomes
Along 116th, housing for older adults: (256)
Aegis (118)
Inn at Bell Harbour (138)
Many of the most recent permits for residential development have been around the 130th station area, with over 600 units under construction today. 




Affordable housing 
Liv / Vue 22 = 54 affordable housing units at 80% and below; mostly 1 bdrm, but some 2 bdrm and only a couple of studios
Hyde Square = 35 affordable housing units at 80% and below; ditto about bedrooms
Illahee Apartments = 36 family apartments preserved.
Holland Chambers apartments under construction = 41 affordable housing units at 50 and 70% AMI and below; mostly 1 bdrm, no studios and some 3 bdrms (need to confirm source – spreadsheet says 40 and 41 for a total of 81.
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Presenter Notes
Presentation Notes
Around the Overlake Station, in the tail of BelRed nearly 1,100 units have been built– 451 at Liv/Vue Bellevue and 618 units at Hyde Square = 1,070

Affordable housing 
Liv / Vue 22 = 54 affordable housing units at 80% AMI and below; mostly 1 bdrm, but some 2 bdrm and only a couple of studios
Hyde Square = 35 affordable housing units at 80% AMI and below with a similar size distribution.
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Presenter Notes
Presentation Notes
Around 120th  in the Spring District, over 800 units have been built.
– zero affordable units were built on site – x fees in lieu were paid. This was much lower than other developments because the main amenity they provided was being the first to invest under and therefore had reduced fees under the catalyst provision. 
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Presenter Notes
Presentation Notes
South of Bel-Road has also seen a lot of residential development with 138 townhomes being developed in four separate complexes. These have contributed toward greater housing diversity, in terms of both tenure (ownership versus rental), size, and style. And while none of these new units are affordable to households with incomes at 80% of AMI or below, they provide new housing that is relatively more affordable than a new single-family detached house.

Lario Townhomes: 1,837 square feet, 2-4 bedrooms, 2.5 baths, 2 car garage; built in 2020, 1.3 million sales price 
90 degrees: 1,710 square feet, 4 bedrooms, 2.5 baths, 2 car garage; built in 2022, 1.5 million sales price.
Park 12 (GIS Townhomes): 2,400 square feet, 3 bedrooms, 3.5 baths, 2 car garage; built in 2017 and sold for 1M
Avid Townhomes: 1,600 square feet, 3-4 bedrooms, 2.5-3.5 bath, 2 car garage; built in 2017 –700K- 950K sales price.

Three more TH developments have begun the permitting process. 
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Presenter Notes
Presentation Notes
Along 116th Ave, two senior housing projects have been developed providing over 250 units of senior housing (118 units at Aegis
138 units at The Inn at Belle Harbor).
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Presenter Notes
Presentation Notes
Over 800 units are under construction in three projects around the 130th Station: 
The Big 1 = 173 units 
The Registry = 402 units Holland Chambers apartments under construction
= 41 affordable housing units at 50 and 70% AMI and below; mostly 1 bdrm, no studios and some 3 bdrms (need to confirm source – spreadsheet says 40 and 41 for a total of 81.
Ondina = 250 units Vulcan: https://vulcanrealestate.com/Properties/Ondina.aspx
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Presenter Notes
Presentation Notes
New permits under review or issued will add nearly another 1300 units:
Bellevue Station = 292 units, including two level townhomes, retail and restaurant space : https://encorearchitects.com/project/bellevue-station/
Holland Chambers = 238
Amity Court = 201 units
Summerhill Highland Park = 397 units

88 Degrees Townhomes = 80 units

Plus:
3 other townhomes developments (31, 41)
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Affordable Housing Preservation

Presenter Notes
Presentation Notes
Illahee Apartments, a garden-style community with 36 units conveniently located across the street from Bellevue Highlands Park and less than 1 mile from a future light rail station. This project preserves housing for extremely low-income households, those earning less than 30% of the area’s median income.
Affordable housing 
Liv / Vue 22 = 54 affordable housing units at 80% and below; mostly 1 bdrm, but some 2 bdrm and only a couple of studios
Hyde Square = 35 affordable housing units at 80% and below; ditto about bedrooms
Illahee Apartments = 36 very low-income apartments preserved.




Housing Diversity
• Affordability 

• Amenity incentive system: 100 onsite; $8.6 million 
fee in-lieu

• MFTE: 4 projects in pipeline supplying 269 units 
• 36 affordable housing units preserved serving 

families with incomes below 30% of AMI
• Mostly rental units – 94 percent
• Size of rental units built to date:
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Studio
10%

Open 1-BR
13%

1-BR
52%

2-BR
25%

Presenter Notes
Presentation Notes
All pipeline projects are using the MFTE program and will  provide nearly 270 affordable units affordable to households70 and 80




OMFE Transit Oriented Development
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30% 29% 24% 27%

43%
58% 60% 53%

16%
13% 15% 15%

10%
0.4%

5%

Affordable for
99 years

MFTE 12 years Market Rate Total

553 Units: Bedrooms by Unit Type 

3 bdrm

2 bdrm

1 bdrm

Studio

• 435K square feet of office
• 49K square feet of retail

Presenter Notes
Presentation Notes
Key partnerships are also producing affordable housing. The OMFE TOD will be developing  553 housing units, 42% of which will be affordable for 99 years and another 9 percent for 12 years under the MFTE program (48% market rate)
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Non-residential construction
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Nonresidential Built or 
Under Construction
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BLOCK 5

BLOCK 13 BLOCK 15

BLOCK 6

Presenter Notes
Presentation Notes
Block 5 = 327,000 SF Office, 4,500 SF Retail
Block 6 = 270,995 SF Office, 2,160 SF Retail
Block 13 = 217,181 SF Office
Block 15 = 380,750 SF Office





25



Transportation Improvements
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$194 million in Transportation Investments

TIFIA

Sound Transit

State

Federal

City

Presenter Notes
Presentation Notes
Since 2009, a total of $194 million dollars have been invested in transportation improvements including improvements along:
Northup Way – 13 M
120 Ave NE – 67 M
124 Ave NE – 49 M
130th Ave NE – 4 M
NE Spring Blvd – 61 M

Sources of funding:
City – 48%
Federal – 9%
State – 17%
Sound Transit – 10%
TIFIA loans – 16% 

The Transportation Infrastructure Finance and Innovation Act (TIFIA) program provides credit assistance for qualified projects of regional and national significance. TIFIA credit assistance is often available on more advantageous terms than in the financial market, making it possible to obtain financing for needed projects when that financing might not otherwise be available.
Low interest rate 
Interest does not accrue until proceeds are drawn 
Flexible amortization 
Up to 35-year repayment period (New Bipartisan Infrastructure Law allows up to 75 years for some projects)
Deferrable for five years after substantial project completion
No pre-payment penalty

https://www.transportation.gov/buildamerica/financing/tifia
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Presenter Notes
Presentation Notes
Bellevue’s Capital Investment Program (CIP) identified funding for improvements to Northeast Spring Boulevard as early as 2010. In 2017, the city secured a $99.6 million, low-interest federal loan, that directly supports five major transportation projects in BelRed. Specific to the Northeast Spring Boulevard improvements, the Transportation Infrastructure Finance and Innovation Act (TIFIA) loan is partially funding the 120th to 124th and 130th to 132nd segments. In addition to the city’s CIP funding in the amount of $27.6 million, further funding for Zone 1 (116th to 120th Avenues) and Zone 2 (120th to 124th Avenues) is provided. 
◼ $9.52 million Surface Transportation Program through the Puget Sound Regional Council (PSRC) 
◼ $9.2 million Build America Bureau (TIFIA loan) 
◼ $5.95 million Transportation Improvement Board 
◼ $3.5 million Private Contributions – Developer Contributions ($2.4 million) and Franchise Utilities ($1.1 million) 
◼ $1.09 million Sound Transit The city extends its greatest appreciation to these funding partners and our state and federal legislators for their support of the transformation of BelRed and the creation of Northeast Spring Boulevard
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Presenter Notes
Presentation Notes
120th
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Presenter Notes
Presentation Notes
124th Ave NE: NE 8th - NE 12th St
The project addresses safety issues along this segment of 124th Avenue Northeast until additional funding becomes available. The measures include:
providing a mid-block crossing at Northeast 10th Place, 
installing light fixtures and 
improving access for people with disabilities. 
Ultimately, plans call for adding separated, multi-use paths on both sides of the street, landscaping, irrigation and drainage improvements and other upgrades.

NE 12 to Spring Blvd
Widen 124th Avenue Northeast, from Northeast 12th Street to Northeast Spring Boulevard, to five lanes. 
include turn pockets or a center turn lane, and 
a pedestrian and bicycle facility on each side of the street, separated from vehicle traffic with a buffer. 
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Park, Trail & Open Space System Plan

Presenter Notes
Presentation Notes
Our current schedule has us beginning the master planning for the West Tributary park site (Safeway) in 2024.  That aligns with the current construction and staging use of the property winding down and should also line up with planning that Transportation is doing on the future Spring Blvd extension through the site.  Besides that, we always have an eye open for possible land acquisition opportunities.

Highland Park and Community Center are the only significant publicly owned park and recreation resources in the neighborhood. An extensive new system of neighborhood and community parks, restored natural areas and trail systems is envisioned. In order to build this system, the City created incentives within the Land Use Code to encourage private developer support in the acquisition and creation of the system. In addition, the City will also need to invest funds in the near future aimed at assembling and acquiring parcels of land that will be redeveloped into park, open space and trails, at a time when new residential and office space development occurs. The West Tributary property is an initial acquisition that will require planning in partnership with the Bellevue Utilities Department.
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A Sense of Place
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Fees in Lieu Collected To Date
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Parks and streams

Affordable housing

$8.6 million for Affordable Housing
$8.5 million for Parks and Streams
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Looking Forward
• Reflect new information
• Strengthen 

implementation 
strategies

• Increase residential 
capacity

• Reflect comments that 
would further the Vision

Presenter Notes
Presentation Notes
Look for opportunities to strengthen implementation strategies to better achieve the outcomes described in the BelRed Vision.
Update land use maps and policies to reflect new information such as station locations and new plans, policies and protocols. 
Look for opportunities to increase residential capacity to accommodate Bellevue’s housing growth as part of the Comprehensive Plan Update process. Being part of Bellevue’s growth corridor with access to four light rail stations makes BelRed a prime area to allow high density residential development.
Reflect public comments received that are aligned with BelRed Vision.

More overall housing capacity, affordable units and family-size units
Increase stream enhancement tools
Expand pedestrian and bicycle network
Implement Arts District concept
Vary density incentives by location
Continue development partnerships
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Key Policy Issues
• Land Use – Expand extent and capacity of nodal zoning, especially for 

residential development

• Housing – Incentivize family size as well as affordable units

• Arts – Define Arts District, incentivize art space, prevent displacement

• Transportation – Clarify east to west ped/bike connections, expand grid

• Environment – Strengthen restoration of streams and natural drainage

• Parks – Expand acquisition of parkland, access to trails and waterbodies

• Implementation – Contextualize Amenity Incentive System

Presenter Notes
Presentation Notes
More overall housing capacity, affordable units and family-size units
Increase stream restoration tools
Expand pedestrian and bicycle network
Implement Arts District concept
Vary density incentives by location
Continue development partnerships
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Existing Zoning
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Alternative 1 – Expand nodes
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Alternative 2 – Expand south
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Alternative 3 – Increase capacity & 
expand residential emphasis areas



Cost-burdened Households

43Of affordable housing (NOAH) have 3+ bedrooms

Presenter Notes
Presentation Notes
Very few larger units are income-restricted, but many low-income or cost-burdened families are larger.

Less than 5% of naturally occurring affordable units are 3BRs or larger



Gap Analysis
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Income Level Current Need 
(Existing 
Residents)

Future 
Worker 
Residents

Future 
Residents

Total Need 
2019-2044

% of Net 
Housing 
Need

0-30% AMI 4,070 682 2,068 6,820 19%

31-50% AMI 935 994 1,717 3,646 10%

51-80% AMI - 2,238 1,648 4,887 11%

81-100% AMI - 1,579 1,456 3,035 9%

101-120% AMI - 1,536 1,649 3,185 9%

120% AMI+ - 7,969 6,459 14,428 41%

5,005 14,998 14,998 35,000 100%



45



46



47



48



49

Schedule & Process



Schedule & Process
• April: DEIS released  45-day public comment period
• June and July: Preferred Alternative crafted
• August: Preferred alternative analyzed, and FEIS released
• Oct & Nov: Draft updated Plan reviewed and revised
• December- February: Public hearing and PC 

recommendation
• March: Council study session(s)
• May: Council adoption

50



Direction
Confirm the recommended 
scope of work for policy 
amendments to the 
BelRed Subarea Plan 
occurring as part of the 
Comprehensive Plan 
Periodic Update. 
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