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DATE: June 23, 2014 
 
TO: Mayor Balducci and Members of the City Council 
 
FROM:  Carol Helland, Land Use Division Director   452-2724 
  Sally Nichols, Senior Planner   452-2727 
  Development Services Department 
 
SUBJECT: Land Use Code Amendment related to Retail Uses and Dimensional 

Requirements in the Community Business (CB) Land Use District of the 
Wilburton Subarea, File No. 14130983-AD 

 
On May 19, 2014, Council initiated an amendment to the Bellevue Land Use Code 
(LUC) to allow retail uses exceeding 100,000 square feet in size in the Wilburton 
Subarea for properties designated CB when a Development Agreement is approved 
and includes design guidelines to address impacts associate with the scale of the use.  
The Land Use Code Amendment (LUCA) also modifies the dimensional charts to allow 
for heights of up to 75 feet on properties designated CB in the Wilburton Subarea 
between I-405 and the BNSF corridor.  The Council directed that the required public 
hearing associated with the LUCA be held by the City Council.  A development 
agreement was proposed for the Target property and any development agreement 
authorized by the terms of the LUCA, if approved, also requires a public hearing with 
the City Council under the terms of state statute. 
 
The proposed LUCA modifies certain dimensional requirements for property zoned CB 
in the Wilburton subarea.  The LUCA addresses two land use implementation issues 
raised by the Wilburton Subarea Plan Policies S-WI-2 (retail use size) and S-WI-4 
(heights).  Refer to Attachment 1 for the Staff Report analyzing the decision criteria in 
the Land Use Code that must be met to support adoption of the proposed LUCA.  The 
following amendments are proposed: 
 

 LUC 20.10.440 Wholesale/Retail Use Chart would be modified to allow a single 
retail use to exceed 100,000 square feet in the Wilburton CB land use district 
through a development agreement that includes design guidelines addressing 
the bulk and scale issues associated with that the larger.  Refer to the Draft 
Development Agreement in Attachment 2 for an example. 
 

 A new Note (46) would be added to the dimensional chart in LUC 20.20.010 to 
allow for a maximum height of 75 feet in areas of the Wilburton subarea zoned 
CB and located between I-405 and the BNSF corridor. 

 
 
 



 

 

BACKGROUND 
In early 2008, the City completed updates to the Wilburton/NE 8th Subarea Plan, which 
established a vision for the corridor.  A key component to unlocking the land use vision 
of a “retail village” as identified in the plan was the extension of NE 4th Street from 116th 
Avenue NE to 120th Avenue NE.  Just last month the City reached a settlement with the 
impacted property owners to obtain all of the property necessary for the NE 4th 
extension. 
 
Construction of NE 4th is currently underway, and adjacent property owners have 
identified new development projects that will implement some of the land uses identified 
as desirable for the area in the 2008 Subarea Plan update.  One such project is 
proposed by Target for the southeast corner of 116th Avenue NE and the extension of 
NE 4th.  See map at Attachment 3.  This property is included within the area described 
by Wilburton Subarea Policy S-WI-3 as appropriate for Commercial Business (CB) 
zoning, and a separate action is under consideration by the Hearing Examiner to rezone 
that parcel. 
 
If rezoned from General Commercial (GC) to CB, property within Wilburton would be 
subject to the city-wide design guidelines and land use regulations governing 
development within the CB land use district.  Those regulations include the general 
Community Retail Design District requirements in LUC Part 20.25I.  The Wilburton 
Comprehensive Plan policies, however, including policies S-WI-2, S-WI-4, and S-WI-51 
support some modifications to those generally applicable CB regulations and design 
guidelines.  The proposed LUCA would create the LUC authority to fully implement 
these policies for those areas of Wilburton that will be zoned CB as a result of the NE 
4th extension. 
 
When the City Council initiated the proposed LUCA at its Council meeting on May 19, 
the Council also indicated that the required public hearing associated with amendments 
be held by the City Council. The LUCA proposal was also an agenda item during the 
Council’s June 9 Study Session.  The Public Hearing scheduled for June 23 will satisfy 
the requirements for adoption of the proposed LUCA by the City Council, which is 
scheduled for July 7. This Staff Report analyzes the decision criteria in the Land Use 
Code that must be met to support adoption of the proposed LUCA. A proposed 
development agreement was also discussed on June 9 to accommodate development 
of a Target store consistent with the flexibility to exceed the 100,000 sf retail use cap 
that will be available under the terms of the proposed LUCA.  A separate public hearing 
on the requested development agreement will be held on June 23 pursuant to the 
requirements of state law. 
 
REVIEW PROCESS 
A LUCA is reviewed through Process IV per LUC 20.35.400 - .450.  This LUCA was 
presented to Council at a Study Session on June 9, 2014.  Council is scheduled to hold 
a public hearing on June 23, 2014 and final action is scheduled to be taken by the 
Council on July 7, 2014, based on specific decision criteria set forth in the Code.   
 
 
 



 

 

DECISION CRITERIA 
LUC 20.30J.135 establishes the decision criteria for an application to amend the text of 
the Land Use Code.  Those criteria, and the relationship of the proposal to them, are 
discussed below: 
 
A. The amendment is consistent with the Comprehensive Plan; and 

 
The Comprehensive Plan General Elements as well as the Wilburton Subarea 
Plan contain policies applicable to this LUCA proposal.  The most relevant 
policies are listed below: 

 
Land Use Element: 
Policy LU-13:  Reduce the regional consumption of undeveloped land by 
facilitating redevelopment of existing developed land when appropriate. 
 
Policy LU-31:  Encourage and foster economic development in areas 
designated for commercial uses. 

 
 Policy LU-32:  Maintain commercial areas outside the Downtown which can 

provide additional business opportunities and serve other parts of the community. 
 

Finding:  By amending the size and height dimensional requirements for uses 
within the CB land use district of the Wilburton Subarea, underutilized properties 
will be able to be developed with maximum design flexibility.  The combination of 
the more intense uses allowed in the CB, the dimensional flexibility, and the 
requirement that this flexibility be tied to adherence with design guidelines in a 
development agreement will help to guide development that will realize the vision 
of a “retail village” in the Wilburton subarea. 

 
Wilburton Subarea:  
Policy S-WI-2:  Support the provision of commercial services in Wilburton that 
complement Downtown such as large retail and auto sales; mixed use 
opportunities, and services that provide convenient shopping for the adjacent 
neighborhoods.  Implement this through zoning and development regulations. 

 
Discussion:  The Wilburton/NE 8th Street subarea includes a variety of 
commercial areas. 
 
The eastern portion of the subarea includes small commercial sites that 
primarily serve the immediate neighborhood. 

 
The western portion of the subarea includes more intense commercial areas 
between 116th and 120th Avenues and near Lake Bellevue that serve the 
broader community.  Some of these areas may be ready for redevelopment 
into new commercial or mixed uses. 

 
The area west of the BNSF corridor is appropriate for auto and motorcycle 
sales, large retail uses, office and hotel uses. 



 

 

 
The vision for the area on the west side of 120th Avenue, between NE 8th 
Street and the existing Home Depot property is for the development of a 
“retail village” this is an inviting, attractive, and pedestrian friendly retail area 
comprised of a mixture of community-oriented and neighborhood-oriented 
retail and residential uses.  

 
Policy S-WI-3:  Support the long term development of a “retail village” in the 
commercial area on the west side of 120th Avenue to provide a transition from 
more intense commercial areas to the west and the residential area to the east.  
Designate the area west of 120th Avenue NE between NE 8th and about NE 4th 
Streets General Commercial/Community Business (GC/CB).  Without access 
improvements, the area remains appropriate for General Commercial uses.  As 
NE 4th Street (East Bellevue Transportation Plan project #582) is extended to 
increase access to the area, Community Business uses are appropriate. 

 
Discussion:  The intent is to increase transportation capacity as 
redevelopment occurs.  It is recognized that the complexity of construction 
and property ownership may require phasing of the street project. Phasing 
may be accepted through a development agreement that assures adequate 
right of way and timely completion of the entire connection.   
 

Policy S-WI-4:  Recognize the area between I-405 and the BNSF corridor, and 
between NE 8th Street and SE 1st Street, as appropriate for a 75-foot height limit.  
Increased height limits for the portion of this area east of 116th Avenue should be 
limited to those areas rezoned for more intense uses consistent with Policy S-WI-
3 or future subarea plan amendment. 
 
Policy S-WI-51:  Encourage buildings developed in the Auto Row area, bounded 
by I-405, NE 8th St, 120th Avenue NE, and SE 5th Street, to enhance the area’s 
urban design character and pedestrian environment.  Buildings should be sited 
near the street front, with limited intervening surface parking, and include street 
oriented pedestrian entrances.  Where buildings are visible from street and 
pedestrian corridors they should be designed with visual interest and 
landscaping. 
 
Finding:  As described in the Background section of this staff report, these 
policies identify the vision of a “retail village” in the Wilburton Subarea and ways 
to realize this vision by allowing more intense uses through a change of zoning to 
CB and supporting 75-foot height limits in the Wilburton CB land use district.  
 
The design issues cited in Policy S-WI-51 support the use of a development 
agreement to allow development to take advantage of additional design flexibility 
when guidelines are adopted to mitigate the effects of additional bulk and scale.   
 
 
 

 



 

 

B. The amendment enhances the public health, safety or welfare; and 
  
 Finding:  The amendment will create additional economic opportunities in an 

area that has already been identified in the Comprehensive Plan as appropriate 
for more intense uses in order to realize the vision of a “retail village.” The sites 
along 116th Avenue NE are underutilized and will be enhanced with new 
development that will provide retail and service opportunities to the surrounding 
neighborhoods, including the Wilburton and Downtown communities.  These 
developments, including the proposed Target store, may also function as 
catalysts for developers to upgrade other underutilized sites in the vicinity.  
 
Through adherence to design guidelines for the Wilburton Subarea that will be 
required through a development agreement to take advantage of added bulk and 
scale, a development will incorporate features within their proposals that 
enhance the public health, safety and welfare – such as improved streetscapes 
and accessibility throughout this part of the Subarea. 

 
C. The amendment is not contrary to the best interest of the citizens and property 

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

owners as it will provide additional retail and service opportunities in Bellevue 
that will contribute to the City’s economic health and will help to stimulate 
redevelopment of an underutilized part of the Wilburton Subarea. 

 
STATE ENVIRONMENTAL POLICY ACT 
The application for SEPA review and an expected SEPA Determination of 
Nonsignificance was noticed on May 22, 2014. The minimum comment period ended 
June 5, and there were no comments up until the writing of this report. A final 
determination was issued and noticed on June 19, 2014.  Following is a summary of the 
environmental review for this proposal:      
 
B. Environmental Record 

The environmental summary consists of analysis based on the following 
documents and studies in the environmental record or, if noted, incorporated by 
reference. 
 Environmental Checklist, Supplemental Sheet for Nonproject Actions, 

prepared by Sally Nichols, Senior Planner, City of Bellevue Development 
Services Department, dated May 16, 2014.   

 Draft Proposed Land Use Code Amendment; File No. 14-1130983-AD. 
 Map showing affected parcels. 
 Draft development agreement for Target store site, located at the corner of 

116th Avenue NE and the extension of NE 4th Street. 
 2013-2024 Transportation Facilities Plan FEIS dated June 2013. 

 
B. Proposed Timing and Phasing 
 The Council is scheduled to hold a public hearing on the amendment on June 23, 

2014.  The City Council is then scheduled to act on the amendments on July 7, 
2014.   



 

 

 
D. Environmental Summary 
 

Purpose and Need:  Wilburton Subarea Policy S-WI-3 allows for the rezone of  
properties “on the east side of 116th Avenue from about NE 4th to SE 1st 
Streets” to be rezoned to CB once NE 4th Street is extended from 116th Avenue 
NE to 120th Avenue NE in order to support the vision of a “retail village.”  Phase 
1 of this NE 4th Street extension is under construction and the City has secured 
the development rights for Phase Two. 

 
 Target would like to build a new 3-story retail store that would start to implement 

the “retail village” vision.  The proposal includes a Target retail store on the top 
floor, parking on the 2nd floor, and a separate retail space and additional parking 
on the ground floor.  However, the following two actions need to take place in 
order for the proposal to move forward: 
1. The property must be rezoned from the current GC to CB to allow Target’s 

“general merchandise” use.  This rezone is currently under review (13-
130500-LQ) and a Public Hearing was held on for June 5, 2014.   The 
rezone is supported by Comprehensive Plan Policy S-WI-3. 

2. Target requires a store that exceeds 100,000 gross square feet, the 
maximum allowable in the zone. Currently their proposal is for 
approximately 135,000 gross square feet.  This Land Use Code 
Amendment would address that need and would apply to the entire CB 
District within the Wilburton Subarea. Under the proposed LUCA, Target 
would be required to enter into a development agreement with the City to 
follow design guidelines necessary to address the bulk and scale impact 
anticipated to occur with a larger structure.  Review under the State 
Environmental Policy Act was consolidated for both the LUCA and the 
Development Agreement under File No. 14130983-AD. 

 
 The proposed code amendment also creates a new height limit of 75 feet (an 

increase of 30 feet) in the CB district of Wilburton Subarea located between I-405 
and the BNSF corridor. Comprehensive Plan Policy S-WI-4 recognized that if 
Policy S-WI-3 was exercised, increased heights beyond the current 45-foot 
maximum would be appropriate in the areas rezoned to CB in the Wilburton 
Subarea in order to achieve the “retail village” vision. 
 
Major Conclusions, Significant Areas of Controversy and Uncertainty:   
 
The two major areas of concern associated with the larger retail operations that 
this code amendment makes possible are: (1) the increased demand on public 
utilities (sewer); (2) the increase in traffic generated by retail developments of this 
scale; and (3) the visual impacts associated with buildings of this bulk and scale.  
The City has confirmed the availability of sanitary sewer capacity for the project 
on the north parcel as substantially described and depicted in the project 
description.  Transportation impacts are discussed below. Aesthetic and visual 
impacts will be addressed by the required administrative design review. 
 



 

 

Aesthetics/Visual Quality 
The impacts from any increase in size of a retail use will be thoroughly reviewed 
and analyzed during the Design Review process required for any specific 
development within any CB land use district in the City, including any future CB 
land use districts within the Wilburton Subarea.  Design Guidelines found in LUC 
20.25I – Community Retail Design District address how the building and site 
designs respond to conditions on the site as well as to the surrounding context.  
Design Review approval criteria in LUC 20.30F.145.D specifically addresses 
compatibility with the surrounding vicinity.   
 
In addition, any modification of a retail building over 100,000 square feet would 
require additional review against design guidelines that will be adopted as part of 
the required development agreement.  These guidelines will also address bulk, 
scale and contextual compatibility.  Refer to the Draft Development Agreement in 
Attachment 2 for proposed guidelines drafted for the Target store. 

 
Many of the properties located in the area that could potentially benefit from this 
LUCA are also located on 116th Avenue at an elevation well below the residential 
neighborhoods to the east and the existing BNSF corridor in the Wilburton 
Subarea.  There will be adequate methods via landscaping and architectural 
detailing and siting development into the existing topography to reduce the 
apparent visual impacts. 

 
 Air Quality 

Air quality is generally assessed in terms of whether concentrations of air 
pollutants are higher or lower than ambient air quality standards set to protect 
human health and welfare.  Pollutants typically generated by traffic include 
carbon monoxide (CO), ozone precursors, hydrocarbons, and nitrogen oxides.  
Fine particulate matter (PM10) is also emitted in vehicle exhaust and generated 
by tire action on pavement, but the amount is small when compared with other 
sources.  Sulfur oxides and nitrogen dioxide are also emitted by motor vehicles, 
but concentrations of these pollutants are generally not high except near large 
industrial facilities.   
 
Because of the many variables involved, the impact of the proposed action on air 
quality is best determined at the project stage where a microscale air quality 
impact analysis can be performed at intersections where project traffic could 
reasonably be expected to adversely affect operational level of service. However, 
development under the proposed land use code amendment is not expected to 
generate more peak hour trips or percent more trips in the P.M. peak hour than 
equivalent square footage under the proposed CB zoning designation absent the 
code change, although larger buildings may concentrate impacts at particular 
driveways or intersections where smaller building size may distribute impacts 
more evenly around a site.   
 
While the overall impact to air quality from development under the code 
amendment is not expected to increase significantly above that expected under 
the proposed CB designation, it is reasonable to assume that, some localized 



 

 

increase in traffic generated pollutants may be associated with future 
development.  Whether this will translate to measurable air quality impacts 
depends on whether this increase in trips translates into significant decreases in 
capacity or longer travel times on local streets near the site.  However, since 
review of the traffic impacts of the proposal does not reveal any decrease in level 
of service (LOS) at local intersections, none of these impacts are expected to be 
significant.   
 
Transportation 
The long-term impacts of development projected to occur in the City by 2024 
have been addressed in the City’s 2013-2024 Transportation Facilities Plan 
FEIS. The impacts of growth that are projected to occur within the City by 2024 
are evaluated on the roadway network assuming that all the transportation 
improvement projects proposed in the City’s current Transportation Facilities 
Plan are in place. The Transportation Facilities Plan (TFP) EIS divides the City 
into several Mobility Management Areas (MMAs) for analysis purposes. This 
code amendment affects the area within MMA #4 that will be designated CB 
under a future rezone.  MMA #4 (Wilburton Area) has a 2024 total growth 
projection of186,916 square feet of new retail space (as well as 428,342 square 
feet of new office space).  Of this total, 158,848 square feet of retail is projected 
for that area of MMA #4 that will be rezone from GC to CB.  The proposed Target 
retail store will result in 132,774 square feet of new retail space in TAZ 222 
leaving an additional 26,074 square feet of anticipated capacity TAZ 221, 222, 
and 223 affected by the code amendment.  Therefore, the amount of proposed 
development is within the assumptions of the Transportation Facilities Plan FEIS.  
However, future retail development may not be covered and will require 
additional review under SEPA at the time of application. Since the TFP is 
updated every two years, land use projections can be updated to meet current 
growth trends. With this consideration in mind, the long-term transportation 
impacts are fully disclosed and mitigated. 
 
Development of a Target store of 132,774 square feet is expected to generate an 
additional 539 peak hour trips and will increase pm peak hour trips for 
Transportation  Analysis Zone 222 (the Target site and nearby vicinity) by 393 
new pm peak hour trips.  These figures equate to approximately three times the 
number of p.m. peak hour trips from Transportation Analysis Zone 222 than 
previously generated from the uses in the vicinity. Despite this increase, no 
decrease in level of service is forecast for development proposed under the 
overlay; average intersection delays increased only slightly.  
 
The Transportation Department reviewed this proposed Land Use Action with 
regard to potential traffic impacts to the City’s transportation system and supports 
the decision to approve the LUCA referenced herein as File No. 14130983-AD.  
The support for approval is based on the Transportation Department’s NE 4th 
Street extension project (CIP PWR-160), the settlement agreement associated 
with CIP PWR-160 and the completed concurrency analysis for the proposed 
Target development.   
 



 

 

City project CIP PWR-160 will extend NE 4th Street from 116th Avenue NE to 
120th Avenue NE providing a vital transportation link (both vehicular and 
pedestrian) within the Wilburton neighborhood and from/to the downtown 
Bellevue.  The alignment of NE 4th Street was designed to lessen, as much as 
possible, impacts to nearby existing retail stores (Home Depot and Best Buy) 
while at the same time maximizing safety and comfort of public access to all new 
businesses proposed along the new extension.  In addition, the alignment of the 
NE 4th Street extension can accommodate the proposed increases to height and 
square footage limits as mentioned above without risk to public safety or adverse 
impacts to the city’s transportation system.   
 
Access locations and driveway restrictions (per the settlement agreement aka 
City of Bellevue v. Bellevue Avenue LLC, King County Cause No. 12-2-19166-2 
SEA) for the parcels adjacent to the NE 4th Street extension west of the BNSF 
railroad right of way were negotiated to provide safe public access as well as to 
maintain the intended increase to the capacity of the street system within and in 
the vicinity of the Wilburton Area (via city project CIP PWR-160).   
 
Issues to be Resolved, Including Environmental Choices to Made Between 
Alternatives Courses of Action 

 No issues to be resolved.  The alternative course of action would be to not adopt 
the proposed LUCA.  In terms of environmental impacts, the two alternatives are 
not significantly different because the proposed code amendment permits 
building retail uses that exceed the 100,000 square-foot limitation required by the 
proposed CB zoning designation.  Thus while building size, bulk, and scale is 
affected by the amendment, total development intensity is the same in both 
instances.  Larger buildings simply allow more efficient use of an individual site, 
and the requirements to adhere design guidelines adopted through a 
development agreement will address the resultant bulk and scale issues.   
 

E. Conclusion and Determination 
For the proposed LUCA and Draft Development Agreement, environmental 
review indicates no probability of significant adverse environmental impacts.  
Therefore, issuance of a Determination of Non-Significance pursuant to WAC 
197-11-340 and Bellevue City code 22.02.034 is appropriate. 

 
Other adverse impacts that are less than significant may be mitigated pursuant to 
Bellevue City Code 22.02.140, RCW 43.21C.060, and WAC 197-11- 660. 

 
F. Mitigation Measures 

There are no recommended SEPA-based mitigating measures for this proposal. 
The lead agency has determined that the requirements for environmental 
mitigation have been adequately addressed in the development regulations and 
comprehensive plans adopted under Chapter 36.70A RCW and in other 
applicable local, state or federal laws or rules, as provided by RCW 42.21C.240 
and WAC 197-11-158.  Our agency will not require any additional mitigation 
measures under SEPA. 

 



 

 

RECOMMENDATION 
Move to direct staff to prepare a final ordinance to approve the proposed Land Use 
Code Amendment regarding retail uses and dimensional requirements in the 
Community Business (CB) Land Use District in the Wilburton Subarea, File No. 
14130983-AD on July 7, 2014. 
 
NEXT STEPS 
June 9, 2014: City Council Study Session (completed) 
June 23, 2014: Public Hearing 
July 7, 2014: Council Final Action 
 
ATTACHMENTS 

1. Proposed Land Use Code Amendment 

2. Draft Design Guidelines for the Target Development Agreement 

3. Vicinity Map and Proposed Target Development Location 

  



 

 

Attachment 1 
 

CITY OF BELLEVUE 
 

ORDINANCE No. __________ 
 

AN ORDINANCE amending the City of Bellevue Land Use Code 
relating to retail uses and dimensional requirements in the 
Community Business (CB) land use district in the Wilburton 
Subarea, amending Section 20.10.440 (wholesale and retail use 
chart, note (36)) and Section 20.20.010 (maximum building 
height), and adding a new note (46) to Section 20.20.010; 
providing for severability; and establishing an effective date. 

 
WHEREAS, the City of Bellevue Comprehensive Plan, Policy S-WI-3, anticipates that 

portions of the Wilburton Subarea will be rezoned to Community Business when NE 4th Street is 
extended; and 

 
WHEREAS, the City’s extension of NE 4th Street is underway; and 
 
WHEREAS, the City of Bellevue Comprehensive Plan, Policy S-WI-2, indicates that 

large retail uses are generally appropriate west of the former BNSF rail corridor; and 
 
WHEREAS, the City of Bellevue Comprehensive Plan, Policy S-WI-4, indicates that 

heights of up to 75 feet are appropriate for development generally between I-405 and the BNSF 
corridor, and along 116th Avenue NE in those areas zoned Community Business; and 

 
WHEREAS, Target Corporation is pursuing development of a retail store at the 

southeast corner of 116th Avenue NE and NE 4th Street, which requires Community Business 
zoning as well as code amendments implementing the Comprehensive Plan policies described 
above; and 

 
WHEREAS, the City Council finds that a Land Use Code Amendment is necessary and 

appropriate to implement the policies of the Comprehensive Plan cited above; and 
 
WHEREAS, on May 19, 2014 the City Council initiated a Land Use Code Amendment to 

allow retail uses exceeding 100,000 square feet in size in the Wilburton subarea for properties 
designated CB through a development agreement with design guidelines appropriate to the 
scale of the use, and allowing for heights of up to 75 feet on properties designated CB in the 
Wilburton subarea between I-405 and the BNSF corridor; and 

 
WHEREAS, on May 19, 2014 the City Council determined that, to allow for efficient 

processing of such amendment and anticipated development agreement, it is necessary for the 
City Council to hold the required public hearing on the LUCA as provided for in LUC Section 
20.35.410.A; and 

 
WHEREAS, the City Council held a public hearing on June 23, 2014 to consider the 

proposed Land Use Code amendment; and 
 
WHEREAS, the City of Bellevue has complied with the requirements of the State 

Environmental Policy Act (Chapter 43.21C RCW) and the Environmental Procedures Code 
(Chapter 22.02 BMC); now, therefore, 



 

 

 
THE CITY COUNCIL OF THE CITY OF BELLEVUE, WASHINGTON, DOES ORDAIN AS 
FOLLOWS: 

 
Section 1.  Section 20.10.440 – Wholesale and Retail Use Chart, note 36 - of the 

Bellevue Land Use Code is hereby amended to read: 
 

*(36) Retail uses in CB Districts in the following subareas, as designated in the Comprehensive 
Plan, are limited in size to 100,000 gross square feet or less: Bridle Trails, Evergreen Highlands, 
Newcastle, North Bellevue, Northeast Bellevue, Richards Valley, South Bellevue, Southeast 
Bellevue, and Wilburton; provided, that in CB Districts in the Wilburton Subarea, retail uses may 
be allowed to exceed 100,000 gross square feet through a Council-approved development 
agreement that is consistent with Chapter 36.70B RCW and includes design guidelines that (a) 
address the potential impacts of that scale of retail use, and (b) are consistent with the vision of 
Comprehensive Plan Policy S-WI-3 regarding the creation of a “retail village” on the commercial 
area west of 120th Avenue NE. 
 

Section 2.  Section 20.20.010 – Uses in land use districts dimensional requirements – is 
hereby amended to revise the Community Business column in the Maximum Building Height 
row to read: 

 
45 (46) 
 

Section 3.  Section 20.20.010 – Uses in land use districts dimensional requirements – is 
hereby amended to add a new note 46 to read: 

 
(46) Maximum building height in CB districts in the Wilburton Subarea is 75 feet. 
Section 4.  Severability.  Should any provision of this ordinance or its application to any 

person or circumstance be held invalid, the remainder of the ordinance or the application of the 
provision to other persons or circumstances shall not be affected. 

 
Section 5.  Effective Date.  This ordinance shall take effect and be in force five (5) days 

after adoption and legal publication. 
 
Passed by the City Council this _________ day of _______________, 2014 and signed 

in authentication of its passage this __________ day of ______________, 2014. 
 

(SEAL) 
 
 
 

____________________________________ 
Claudia Balducci, Mayor 

 
 

Approved as to form: 
 
Lori M. Riordan, City Attorney 
 
 
 

Attachment 2 



 

 

 

Draft Design Guidelines for the Target Development Agreement 
 
DESIGN GUIDELINES – NE 4

TH
 STREET AND 116

TH
 AVENUE NE 

CB LAND USE DISTRICT 
FR 408 – Proposed Settlement Exhibit 
 

GENERAL 
Support the vision of Comprehensive Plan Policy S-WI-3 regarding the creation of a “retail village” on the 

commercial area west of120th Avenue NE. 

 

STREETSCAPE 
Streetscapes shall have a high orientation to pedestrians and bicyclists. This shall be achieved by emphasizing the 

relationship between the first levels of the structure and the horizontal space between the structure and curb line.  

This relationship should emphasize to the greatest extent possible, both the physical and visual access into and 

from the structure.  In addition, amenities and special features shall be incorporated into the outside pedestrian 

space.  In order to achieve the intended level of vitality, design diversity, and pedestrian activity, retailing or 

marketing activities shall be provided for in the design.  Note: 116
th

 Avenue is designated as a ‘boulevard’ in Figure 

UD.1 – Urban Design Elements/Comprehensive Plan.   

 
Guidelines 
 Streetscapes: 

 Strong visual and physical pedestrian and bicycle connections shall be made to the BNSF corridor and 

bicycle parking shall be provided on site for use by future trail (corridor) users. 

 The site development shall incorporate a special corner feature on each of the corners at the intersection 

of NE 4
th

 Street and 116
th

 Avenue NE. 

 Bus shelters/transit waiting areas shall be incorporated into any streetscape design. 

 116
th

 Avenue NE: 

o Street level edges of the entire street frontage on 116
th

 Avenue NE shall incorporate retail activities.  

If a building is primarily residential, the residential entry may be on this frontage. 

o The following characteristics shall be incorporated into the design of the structure at the ground 

level: 

Windows providing visual access 

Street wall 

Multiple entrances 

Differentiation of ground level 

Public entrances to the building  

Continuous weather protection along the entire building frontage 

o The following characteristics should be incorporated into the design of the sidewalk on 116
th

 Avenue: 

Generous width of sidewalk, with a minimum of 10 feet 

Planting strip along entire frontage, a minimum of 7 feet with street trees 

Different types of seating, including benches, chairs, seat walls 

Street furniture including bicycle racks 

Special paving 

Integrated public art installations 

Pedestrian-scaled lighting 

 
 



 

 

 

BUILDING DESIGN/SITE PLANNING: 

Any buildings along 116
th

 Avenue NE will be viewed from above and from all sides.  Therefore, it is important to 

provide building facades that are interesting and dynamic.  Any urban village in this area will ultimately have a mix 

of commercial and residential uses and therefore the juxtaposition of any new building with surrounding 

residential – either existing or planned for the future – is important.  In addition, any development on 116
th

 

Avenue NE will be viewed from above (properties and neighborhoods to the east and the Downtown to the west).  

Therefore, treatment of the roof will be an important element of the overall building design. 

 

Guidelines: 

 Building Design: 

 Individual buildings should incorporate similar design elements, such as surface materials, color, roof 

treatment, windows and doors, on all sides of the building to achieve a unity of design. (LUC 20.25I.040.A) 

 Buildings shall be urban in character and sited at the back of sidewalk. 

 Building should be comprised of urban, highly durable and non-reflective materials 

 Minimize blank walls on all facades.  Any blank wall along street rights-of-way shall receive additional 

design treatment such as planted vertical trellises/green walls, additional plant material, and/or artwork.  

 Walls not facing public streets shall include elements such as windows, doors, color, texture, landscaping, 

and/or wall treatment to provide visual interest from adjacent properties. (LUC 20.25I.040.A)   

 Minimize expanses of building exterior walls visible from the BNSF corridor through 

modulation/articulation, windows, unique wall treatments, public art installations, changes in color and 

materials, and/or design techniques such that the building appears to be multiple smaller buildings.  

 Building exterior walls of large retail buildings visible from public or private streets shall have display 

windows, entry areas, and/or weather protections for no less than 60% of their horizontal length. 

 Special attention should be paid to the rooftop.  All mechanical equipment shall be screened in such a 

manner that the screening appears to be integral to the entire building design. (LUC 20.25I.050) 

 The rooftops of large retail buildings shall include significant vertical modulation of the roof line or 

parapet. 

 Building facades should be divided into increments through the use of offsets, modulation, articulation, 

recesses, change in materials and color, and other architecture features which serve to break down the 

scale. 

 Main entrances to large retail or building front facades should include pedestrian oriented spaces near 

the building entry, including covered areas, weather protection, seating, and landscaping. 

 

Site Design: 

 Surface parking shall either be underground, interior to the building with a buffer of building spaces 

between the parking and the sidewalk, or hidden behind the building and effectively screened with 

vegetation, berms, and/or walls. 

 Minimize garage openings on public streets (PCD). 

 Provide pedestrian and bicycle connections to the BNSF corridor. 

 Provide trees and vertical landscaping to soften expanses of open parking decks. 

 Provide landscaped buffers along internal property lines with tall trees to break up the mass of large retail 

buildings. 

 Strongly consider low impact development (LID) techniques, including green roofs and rain gardens. 

 Consider use of solar panels and design to be integral to the building design. 



 

 

 All loading shall take place off city streets.  Ideally provide for loading functions with the building.  If not 

feasible, loading shall be placed behind the building and screened with walls, berms, and/or vegetation.  

(LUC) 

 

SIGNAGE 
In addition to compliance with the Bellevue Sign Code, address the following: 

 Ensure that signage is an integral part of the overall architectural design. 

 Encourage signage which is scaled to the pedestrian and enhances the pedestrian environment. 

 Signage must comply with the applicable requirements of the Sign Code, BCC 22B.10. 

 Incorporate wayfinding signage to highlight connections to the BNSF trail, transit, the Downtown, and 

adjacent neighborhoods. 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 
Attachment 3 

Vicinity Map and Proposed Target Development Location 
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