
May 18, 2015

CITY COUNCIL STUDY SESSION ITEM

SUBJECT:
Transmittal of Downtown Livability Citizen Advisory Committee (CAC) Recommendations
Part 2.

STAFF CONTACTS:
Dan Stroh, Planning Director, 452-5255
Emil King AICP, Strategic Planning Manager, 452-7223
Patti Wilma, Community Development Manager, 452-4114
Department of Planning and Community Development

Paula Stevens, Transportation Planning Manager, 452-2802
Kevin McDonald AICP, Senior Planner, 452-4558
Transportation Department

POLICY ISSUES:
The City Council launched the Downtown Livability Initiative in 2013 to update the Land Use 
Code for Downtown Bellevue. A Council-appointed Citizen Advisory Committee (CAC) was 
tasked with developing recommendations that built upon the City’s successes and furthered the 
Great Place Strategy as articulated in the Downtown Subarea Plan:

Great Place Strategy: To remain competitive in the next generation, Downtown Bellevue 
must be viable, livable, memorable, and accessible. It must become the symbolic as well as 
functional heart of the Eastside Region through the continued location of cultural, 
entertainment, residential, and regional uses located in distinct, mixed-use neighborhoods 
connected by a variety of unique public places and great public infrastructure.

DIRECTION NEEDED FROM COUNCIL:
X Action
X Discussion
X Information

Tonight is a follow-up session to the January 20, 2015 Part 1 introduction to the CAC 
recommendations as contained in their Final Report (provided under separate cover). At the 
January 20 Council Study Session, staff was accompanied by CAC co-chairs Ernie Simas and 
Aaron Laing and jointly provided Council with highlights of the recommendations as well as an 
overview of the CAC process and community engagement. The meeting did not allow enough 
time to review all the CAC recommendations. Tonight’s session will complete the presentation 
of the CAC recommendations and ask Council to provide direction on next steps. 

BROADER LIVABILITY AGENDA:
The current work on updating the Downtown Land Use Code through the Downtown Livability 
Initiative is part of a broader agenda to make Downtown more people-friendly, vibrant and 
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memorable, and add to the amenities that make for a great city center. This includes a wide 
variety of new and upcoming projects, programs and events in the categories shown below that 
provide on-the-ground examples of how the City and other participants are furthering livability 
in Downtown Bellevue beyond the Code update. See Attachment A – Update on Broader 
Livability Agenda for Downtown Bellevue for more detail.

 Safety and security
 Walkability/pedestrian comfort
 Schools
 Character
 Public transit
 Bicycle mobility

 Vehicular mobility
 Parks and open space
 Cultural facilities
 Entertainment/events
 Affordable/workforce housing
 Neighborhood services

DOWNTOWN LIVABILITY LAND USE CODE UPDATE:
Council launched the Downtown Livability Initiative in 2013 to review specific regulations that 
guide development and land use activity in Downtown Bellevue. The scope of work and Council 
principles adopted in early 2013 focused on what had changed over the past few decades and 
how this effort should address livability (see Attachment B). The Downtown Land Use Code has
not been significantly updated since its inception in 1981 and does not reflect changes to the 
Downtown Subarea Plan that occurred in 2004.

Advisory Committee
In spring 2013, Council appointed an advisory group to help guide this process. The 14-member 
CAC was co-chaired by Aaron Laing (Planning Commission) and Ernie Simas (Transportation 
Commission) and included representation from all City boards/commissions and the Bellevue 
Downtown Association, Bellevue Chamber of Commerce, small business and nearby 
neighborhoods, as well as an architect, a Downtown resident, and a City-wide representative. 

The CAC began its work in May 2013. Committee meetings occurred monthly and were open to 
the public. From June through November 2013, the Committee conducted a thorough review of 
the existing Land Use Code through a series of “code audits” to understand what was working, 
what was not working, and where there was room for improvement. In January 2014, an 
“Alternatives Workshop” was held where the CAC provided guidance to staff on a range of 
alternatives and strategies to be evaluated as they formed their recommendations. Between 
March and June 2014, the CAC went through the analysis and evaluation for each topic and 
developed a set of recommendations. 

Integration with Downtown Transportation Plan Update
Council received the Transportation Commission recommendation for the Downtown 
Transportation Plan on October 7, 2013 and, at that time, provided direction to implement the 
plan through policy and projects (for which Council has provided early implementation funding). 
The Downtown Livability CAC incorporated a set of “referrals” from the Transportation 
Commission’s work related to Code changes for sidewalk widths, landscaping, through-block 
connections, etc. 



Public Outreach
The Downtown Livability Initiative is currently at a mid-point in the overall process. Public 
outreach has engaged a broad spectrum of stakeholder communities, beginning in late 2012 with 
a large public open house and scoping meeting. During the CAC process, the community 
participated in open houses, focus groups and walking tours, and attended monthly CAC
meetings which each had public comment opportunities at the beginning and end. In addition, 
dozens of presentations/discussions have been conducted to date with business, neighborhood 
and community groups regarding the Livability Initiative. The interested parties list currently 
stands at 868 individual email addresses. As noted below under “Next Steps,” another major 
round of public engagement will take place with work on detailed Land Use Code amendments.

CAC Recommendations
The Downtown Livability CAC’s Final Report details the process, community engagement, and 
full set of recommendations developed by the group. The CAC’s report includes work on the 
following topics:

 Public Open Spaces
 Pedestrian Corridor
 Design Guidelines
 Amenity Incentive System
 Station Area Planning

 Building Height and Form
 Downtown Parking
 Other Topics (mechanical screening, 

food trucks, etc.)

The CAC recommendations represent the culmination of a significant body of work. It’s 
important to note that they represent a mid-point in the overall process. The CAC set a broad 
framework to move forward, with recognition that much additional work is needed to refine the 
recommendations, perform additional analysis, develop fine-grain Code language and design 
guidelines, and continue to engage the public.

Non-Code Recommendations
The CAC report included a number of recommendations not related to the Land Use Code, under 
the heading “Other Recommendations.” While these were outside the group’s scope, the CAC 
felt it was important to comment on these items that complement the Code recommendations. 
Most of these involve funding priorities. They would not be included in the referral to the
Commission, but could be considered in other venues such as the biennial CIP update.

Re-cap of January 20 Council Meeting
On January 20, Council was able to review all the topics except “Building Height and Form” and 
“Downtown Parking”. A summary of Council comments at the meeting were:

 Ensure that there is a clear path to achieving desired results, whether it be public sector 
investment, incentives for the private sector, or a development requirement.

o Staff response: The refinement and Code development process will clearly 
articulate how desired results are to be achieved.

 The discussion of building height and form is a sensitive issue and will require robust 
analysis and discussion. Provide comparison of exiting code provisions versus CAC 
recommendations at next meeting.

o Staff response: At the May 18 meeting, staff will begin to show recently-
developed project-level comparisons of the CAC recommendations for height 



and form versus what is allowed under the current code. This type of work will 
continue on through the analysis and refinement process.

 Council has interest in a number of the new amenities suggested by the CAC to 
potentially incentivize through the Land Use Code, and wanted to make sure the City was 
set up to have consultant assistance for economic analysis and to look at different 
approaches to retool the incentive system.

o Staff response: Staff reserved a majority of the consultant budget allocated for 
the incentive system economic analysis for use during the refinement process. 

 There is significant interest in many elements of the CAC recommendations. Update the 
public engagement strategy for this phase of the project to allow for robust community 
engagement.

o Staff response: There will be a robust stakeholder and general public
engagement process as the Livability Initiative moves forward. A next step 
includes a community “check-in” scheduled for June 11 at City Hall.

The May 18 Council meeting will focus on the “Building Height and Form” and “Downtown 
Parking” topics.

Building Height and Form
The Building Height and Form recommendations from the CAC direct further consideration of 
allowable building heights and/or density in six geographic areas of Downtown. Building height 
and density are sensitive subjects in any planning discussion. The CAC used the following 
principles to help guide their work on any potential changes to height and form:

 The additional height or density would result in a better urban design outcome than 
current zoning. 

 Continue to distinguish the special market niche played by Downtown. 
 Help deliver additional amenities that enhance the livability and character of Downtown. 
 Address any impacts that may result from the additional height or density. 
 Continue to provide for appropriate transitions between Downtown and adjoining 

residential neighborhoods, while promoting better and more complementary linkages.

Staff will walk Council through each of the CAC’s height and form recommendations using a 
comparison of what development would look like under current Code provisions versus the CAC 
recommendation (see Attachment C for an example). Early identification of anticipated 
outcomes for each of the CAC recommendations will be highlighted. 

Once the Council referral is made to proceed with development of detailed Code amendments, it 
will be essential for the Commission and staff to consider the same principles noted above. 
Additional analysis and technical work will be needed, including consideration of tower design 
and separation, transition issues, effects at the pedestrian scale and larger scales, and mitigation 
of any localized traffic impacts.

Downtown Parking
The Downtown Livability CAC spent considerable time discussing parking, but ultimately ended 
up deferring potential Code changes and recommended that a comprehensive Downtown parking 
study be done. Their recommendations included:



 Conduct a comprehensive parking study to include items such as on-street parking, 
potential for public garages, and opportunities for coordinated management of the 
parking supply such as valet or shared use, etc. 

 Revisit parking Code to respond to changing needs of Downtown as East Link light rail 
nears completion (2021-23). 

 Ensure Old Bellevue parking requirements are clear and applied consistently, and 
enforced. 

Conducting a comprehensive parking study affecting the entire Downtown would be a very 
significant undertaking, and would likely be effective only with significant private sector 
partners and adequate staff and budget resources. Staff would be concerned about doing a study 
that “sits on the shelf,” and currently does not have the resources to effectively take on such a 
study. 

Staff is aware of the concerns about the adequacy of parking to serve retail destinations in Old 
Bellevue. As in other parts of Downtown, it is generally a private sector responsibility to provide 
adequate parking for shops, restaurants, and other private uses. Recent parking developments in 
Old Bellevue include: some businesses increasing use of valet parking, shared parking and other 
techniques to more efficiently use the private parking supply; the City adding 25 new on-street 
parking spaces along 100th Ave NE; increased monitoring of construction parking impacts; and 
beginning the process to clarify an exemption from parking requirements for small restaurants 
and shops in Old Bellevue.

From a non-code perspective, the CAC also recommended the City explore a potential shared 
public parking facility for short-term/retail/visitor use to serve the Old Bellevue area. The CAC
felt Old Bellevue has unique characteristics and associated needs that warrant a shared facility.
In late 2014 and early 2015, staff studied options for a public/private partnership with the BDA 
and OBMA to address parking in Old Bellevue and Downtown Park. The results of this work 
were discussed at the April 13, 2015 City Council meeting. Given the importance of continuing 
to provide for open space and improved park functions in the growing Downtown, and a 
recognition that the park is providing adequate parking to meet park needs, Council gave 
direction to proceed with completion of the Park Circle, Inspiration Playground, and the park’s 
parking as planned. If a private entity comes forward to partner with the City for a parking study 
regarding Old Bellevue parking needs and funding of additional parking the City will consider 
this in the future. 

POTENTIAL NEXT STEPS:
Staff is seeking direction from Council on the next steps to move the Livability Initiative 
forward. If the Council gives direction to proceed, the next steps would include the following:

City review process
The Planning Commission would be charged with overseeing the process to develop an updated 
Land Use Code and accompanying design guidelines to transmit back to Council for 
consideration for adoption. It is proposed that Planning Commission consult with other City 
boards and commissions on specific topics of common interest during their work.



Additional technical work
Additional technical work will be needed to develop the high-level CAC recommendations into 
detailed Code provisions. The following areas of additional analysis and related work have been 
identified; these are anticipated as part of the Commission and staff process:

• Additional analysis on specific details of building heights and form to determine precise 
standards and appropriate mitigation provisions, such as tower separation, transitions, 
protection of public view corridors, and building form.

• Development of new design guidelines, with illustrations that help convey the desired 
design intention. 

• Development of clear direction on allowable departures from design guidelines and any 
other applicable Code provisions. 

• Economic modeling needed to update the Amenity Incentive System.
• Transportation modeling needed to understand and address the impacts of potential 

changes in FAR, including equalization of residential and nonresidential FAR in the DT-
MU district.

• Development of new Code text, integrating the Downtown Code into a single, well-
integrated document. 

• Completion of the environmental review process.

Key Milestones
Apr 22 Planning Commission walking tour of Downtown
Jun 11 Downtown Livability “Community Check-in”
Jun-Jul Begin Planning Commission work (4 meetings)
Aug Commission break
Sept-Nov Continue Commission work (4-6 meetings)
Nov SEPA determination published
Winter 2015 Public event and on-line open house, public hearing on proposed code and 

design guidelines
Spring 2016 Council consideration for adoption

Public engagement
Staff will lead a robust stakeholder and general public engagement process as the Livability 
Initiative moves forward. This will ensure that the updated Code considers and appropriately 
incorporates public input. A community “check-in” is scheduled for June 11 at City Hall to 
review the CAC recommendations as a starting point and to make sure the community has a clear 
understanding of engagement opportunities during Commission and adoption processes.

DIRECTION REQUESTED AND STAFF RECOMMENDATIONS
Staff is seeking Council direction tonight on the process for moving the CAC recommendations 
forward. As noted above, the following questions apply only to the Land Use Code 
recommendations of the CAC. This includes Council response to the following questions:

Council Direction Requested Staff Recommendation Other Options
1. Is there any portion of the 

CAC recommendations 
that the Council would 

 Develop draft Code 
amendments on the entire 
set of CAC Code 

a. Develop code 
recommendations on 
the entire set of CAC 



Council Direction Requested Staff Recommendation Other Options
table without further 
development, or refine 
before forwarding to 
Commission?

recommendations, with one 
refinement. Staff 
recommends that an FAR 
(floor area ratio) limit be 
placed on residential 
development in the Core 
that takes advantage of 
increased height, so that the 
height results in an 
improved urban form vs. 
simply a larger building. 
The FAR limit should be 
commensurate with what is 
likely to be achieved today 
under the current height 
ceiling.

recommendations 
without staff’s 
suggested refinement.

b. Develop code 
recommendations on 
portions of CAC 
recommendations as 
identified by Council.

2. Is there any portion of the 
CAC recommendations 
that the Council would 
reserve for its own work 
and not forward to the 
Commission?

 Forward the full set of CAC 
“code-related”
recommendations to the 
Planning Commission. 

a. During the Bel-Red 
code development 
process, Council 
reserved the incentive 
system for their 
review and 
development, and 
may choose to do the 
same for the 
Downtown incentive 
system.

b. Other direction as 
identified by Council.

3. Is the Council ready to 
forward the CAC Code 
recommendations to the 
Planning Commission and 
staff, in order to develop a 
recommended package of 
Land Use Code 
Amendments?

 Forward the CAC’s Code 
recommendations to the 
Planning Commission and 
staff, with direction to 
develop a package of 
recommended Land Use 
Code amendments 
consistent with the 
Council’s Downtown 
Livability project principles 
and further guidance set 
forth below. The 
Commission would be 
asked to solicit input from 
other boards and 
commissions as appropriate, 

a. Take additional time 
and solicit additional 
information prior to a 
decision on 
forwarding the CAC 
recommendations. 



Council Direction Requested Staff Recommendation Other Options
e.g. the Transportation 
Commission may be asked 
for input in incorporating 
transportation-related items, 
and the Parks Board on 
open space-related items.

4. Is there additional 
guidance the Council 
chooses to provide the 
Planning Commission and 
staff as they proceed with 
development of Code 
amendments?

b. Provide additional direction 
to guide the next phase of 
work. The starting point is 
the set of Council Principles 
developed at the beginning 
of the Downtown Livability 
Initiative and still 
applicable. Following are 
some additional themes that 
staff has heard from 
Councilmembers:
- Code amendments 

providing for greater 
height and/or FAR must 
result in better urban 
design outcomes, such 
as additional open 
space, views, and 
amenities.

- Code amendments to the 
amenity incentive 
system should update 
the system to make it 
more effective in 
achieving today’s 
livability outcomes.

- Code amendments must 
include mitigation for 
potential undesirable 
impacts of changes.

- Major additional 
stakeholder/citizen 
engagement must 
accompany the 
development of 
recommended Code 
amendments.

a. Provide no additional 
guidance beyond the 
principles adopted at 
the onset of the 
project.

b. Provides additional 
guidance in addition 
to or other than that 
recommended by 
staff,



ATTACHMENT:
A. Update on Broader Livability Efforts for Downtown Bellevue
B. Downtown Livability Initiative: Scope and Council Principles
C. Example of on-going work regarding CAC height/form recommendations

AVAILABLE IN COUNCIL DOCUMENT LIBRARY:
Final Report: Downtown Livability Citizen Advisory Committee Recommendations



 

The current work on updating the Downtown Land Use Code through the Downtown Livability Initiative is 

part of a broader agenda to make Downtown more people-friendly, vibrant and memorable, and add to the 

amenities that make for a great city center. This includes a wide variety of new and upcoming projects, 

programs and events in the following categories that provide on-the-ground examples of how the City and 

other participants are furthering livability in Downtown Bellevue beyond the Code update.  

 

Council has set aside funding to 

begin site selection for a new Fire 

Station #10 to serve Downtown 

and the surrounding area. This 

funding will secure land for a facility to provide 

rapid response for fire and emergency medical 

calls. The Police Department has a designated 

Downtown Policing Squad comprised of a 

lieutenant, corporal, and four officers.

Over 1,000 children (ages 0-18) are 

currently living Downtown per City 

estimate. The City has worked with 

the Bellevue School District and they 

recently identified a site at 124th Ave NE and Main 

Street for a new elementary school to serve the 

growing number of Downtown families. Anticipating 

this need, the school was fully funded in the 

district’s 2014 capital construction bond. 

Creating a safer, more convenient 

and inviting pedestrian environment 

is a prime goal of the City. Current 

projects to improve walkability and implement the 

Downtown Transportation Plan include: 

enhancing the pedestrian crossing at 108th Ave 

NE/NE 4th Street; improving the intersections 

for pedestrians on the south side of Downtown 

Park; elevating the 106th Ave NE/NE 6th Street 

intersection adjacent to Compass Plaza to create a 

safer raised “table”; and a wider and gently 

sloping ramp in the “Garden Hillclimb” segment 

of the Pedestrian Corridor. The City is also 

following up with improvements for people 

that are mobility-impaired. Council provided a 

dedicated resource in the new Capital Investment 

Plan adopted in December 2014 for addressing 

citizen accessibility requests and implementing 

high priority improvements in the City’s ADA 

Transition Plan.

One of Council’s adopted priorities for 

2015-16 referred to as the Grand 

Connection will create major 

placemaking elements and open space 

from Meydenbauer Bay, through Downtown, and 

across I-405 to the Eastside Rail Corridor trail (old 

Burlington Northern rail line). Conceptual design 

work will be proceeding in 2015 on what will 

become a signature feature for Downtown. The Old 

Bellevue identity project including gateway 

signage, district markers, and historical utility box 

wraps was completed in early 2015. A downtown-

wide median study will prioritize planted median 

locations that will green the Downtown, aid in 

pedestrian safety and enhance neighborhood and 

gateway character. Implementation will take place in 

coordination with existing and planned 

transportation improvements. 
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Council and the Sound Transit 

Board recently approved an 

updated Memorandum of 

Understanding for the East Link 

light rail project. Light rail is now moving 

forward with two stations to serve Downtown, at 

East Main Street and NE 6th Street. In 2023, the 

system will open with a dedicated guideway to 

downtown Seattle, Redmond’s Overlake District, 

and the rest of the regional high capacity transit 

system. Work has been advancing on bus transit 

as well. The Downtown Transportation Plan 

identified access improvements and transit route 

modifications that will provide 97 percent of 

Downtown residents and employees with a short 

walk to a transit stop or station. The 108th Ave NE 

corridor study mentioned above will address 

transit speed and reliability issues. Work on 

pedestrian and bicycle facilities at the Bellevue 

Transit Center will help implement the Council 

direction to provide exceptional access to the 

Downtown light rail stations.

A number of street projects are 

underway or in the works to 

improve vehicle access to 

Downtown. The new NE 4th Street 

extension from 116th Ave NE to 120th Ave NE, and 

the widening of 120th Ave NE, add capacity for 

traffic entering and exiting Downtown. Both will be 

completed in 2015. Full funding is now in place for 

the Spring Boulevard connection between NE 12th 

Street and 120th Ave NE, which will provide 

additional capacity at the north end of Downtown. 

Council also recently approved funding for full 

design and environmental review of high-

occupancy vehicle (HOV) improvements on 

Bellevue Way just south of Downtown, which 

would add significant capacity to move people 

during the evening commute period. In the Old 

Bellevue area, 25 new on-street parking spaces 

have been added to support local small businesses, 

as recommended in the companion Downtown 

Transportation Plan.

The Downtown Transportation Plan 

provides for enhanced bicycle 

circulation both within Downtown 

and connecting to surrounding 

neighborhoods and to regional bicycle facilities 

along SR 520 and I-90. Projects at 108th Ave/Main 

Street and NE 8th Street/112th Ave NE will 

improve safety for people riding bicycles. The City 

recently installed bicycle wayfinding on 108th Ave 

NE between Main Street and I-90, and is working 

with Redmond on bicycle wayfinding between 

the downtowns of the two cities. A corridor 

planning effort is about to get underway that 

will address the multimodal mobility needs for 

106th Ave NE, 108th Ave NE and Main Street.

Council approved funding and work 

is expected to be underway this 

summer to complete Downtown 

Park, which includes constructing the 

remaining portion of the circular water feature and 

promenade, and completing a “gateway” at the 

Park’s northeast quarter fronting on Bellevue Way. 

The Rotary Club of Bellevue has partnered with the 

City to help fund and build Inspiration Playground 

within Downtown Park. It will feature universally 

accessible design and sensory-rich play experiences 

suitable for all ages and abilities. Work also 

continues on the first phase of Meydenbauer Bay 

Park, which will result in a spectacular connection 

between Downtown and the Lake Washington 

waterfront. 



 

KidsQuest Children’s Museum is 

planning to open their new facility 

Downtown in the Ashwood 

Neighborhood in the first half of 

2016. A new community-based 3,200 square foot 

performing arts venue named Resonance 

recently opened in the SOMA Towers, through the 

efforts of Su Development. Meydenbauer 

Convention Center is scheduled to begin a $12.5 

million renovation in 2015 that will enhance the 

facility’s atmosphere and deliver the latest 

technology upgrades to support events. Council 

recently offered to provide up to $20 million 

towards construction of the Tateuchi Center, a 

proposed 2,000-seat regional performing arts 

center. The City’s offer is contingent on other non-

City funds being raised by September 2016, having 

a City ownership interest in the facility, and a 

commitment for 50 years of operation and public 

programming.

Downtown is Bellevue’s fastest 

growing neighborhood and the 

location planned for the largest share 

of the City’s residential growth. As part of a broader 

City housing strategy, Bellevue is considering use of a 

multifamily tax exemption (MFTE) program to 

encourage development of workforce housing in 

Downtown, Bel-Red, Eastgate, Newport Hills 

Commercial Area, Crossroads, and Wilburton 

Commercial. The Low Income Housing Institute 

(LIHI) recently completed August Wilson Place, 

which adds 57 units of affordable workforce housing 

to Downtown, including 12 units for homeless 

people, eight units for veterans, and three units for 

families with developmental disabilities. 

A variety of entities such as the 

Bellevue Downtown Association, 

Old Bellevue Merchants 

Association, private groups and 

sponsors, and the City of Bellevue provide or a 

wide range of events and entertainment in 

Downtown. These include the Bellevue Farmers 

Market, Bellevue Jazz and Blues Festival, Live 

at Lunch, Four on the 4th Dog Jog & Walk, 

ChowDown(town) Food Truck Round-up, and 

Old Bellevue’s Taste of Main.

To serve the needs of residents living 

Downtown and the surrounding 

neighborhoods, a third major grocery 

store opened in the subarea. The 

Asian supermarket Hmart now joins QFC and 

Safeway in Downtown Bellevue. In addition, 

Downtown continues to evolve with an ever-

growing mix of retail, restaurants and coffee 

shops, and entertainment venues that offer 

services to Downtown residents, workers, and 

nearby neighborhoods as well as the rest of 

Bellevue and the region. 

 



The Project Scope includes the following:

•	 Amenity	incentive	system
•	Building	form	and	height
•	Design	guidelines
•	NE	6th	Street	Pedestrian	Corridor
•	 Light	rail	interface
•	Downtown	parking
•	 Vision	for	Downtown	OLB	district
•	 Downtown	signage

This	is	the	most	extensive	Code	update	since	the	adoption	of	the	original	Downtown	Land	Use	Code	in	1981.	In	the	
intervening	decades,	Downtown	Bellevue	has	evolved	dramatically,	from	a	bedroom	suburb	to	a	dynamic	regional	
employment	center,	as	well	as	the	City’s	fastest	growing	residential	neighborhood.	This	project	should	place	particular	
emphasis	on	the	following	changes	that	have	led	to	and	accompanied	Downtown’s	evolution.

The	over-arching	purpose	of	this	Initiative	is	to	advance implementation of the Downtown Subarea Plan,	in	
particular	the	Plan’s	central	theme	of	making	Downtown	more	Viable, Livable, and Memorable.	The	project	will	be	
guided	by	the	existing	vision	set	forth	in	the	Downtown	Subarea	Plan,	and	work	to	more	effectively	implement	the	Plan.	
The	focus	is	on	the	specific	elements	of	the	Land	Use	Code	and	related	codes	as	laid	out	in	the	Project	Scope	approved	
by	Council	in	September	2012,	which	includes	strong	coordination	with	the	companion	Downtown	Transportation	
Plan	update	occurring	in	this	same	timeframe.	However,	if	other	related	issues	arise,	the	Council	desires	to	hear	about	
these	and	have	the	opportunity	to	refer	them	to	this	or	another	venue,	such	as	the	Major	Comprehensive	Plan	Update.

•	 Sidewalk	widths	and	landscaping
•	 Vacant	sites	and	buildings
•	Mechanical	equipment	screening
•	 Recycling	and	solid	waste
•	 Vendor	carts
•	 Range	of	permitted	uses
•	 Green,	energy	efficient,	and	sustainable	development	forms
•	 The	Land	Use	Code	interface	with	the	mobility	work	
underway	through	the	Downtown	Transportation	Plan

Change Principle

	After	several	development	cycles	since	the	original	
Code	adoption,	it	has	become	increasingly	clear	what	is	
working	and	not	working	with	development	incentives.

	Downtown	Bellevue	has	experienced	a	massive	influx	
of	new	residents.	This	has	helped	create	long	hoped-
for	urban	qualities,	but	also	led	to	increased	frictions	
that	occur	in	a	dense,	mixed	use	environment.

	Downtown	has	seen	a	significant	increase	in	
pedestrians	and	street-level	activity.

	Through	new	development,	Downtown	has	an	
opportunity	to	create	more	memorable	places,		
as	well	as	a	distinctive	skyline.

1. Refine the incentive system to develop the 
appropriate balance between private return on 
investment and public benefit.

2. Promote elements that make Downtown a 
great urban environment while also softening 
undesirable side effects on Downtown residents.

3. Increase Downtown’s liveliness, street presence, and 
the overall quality of the pedestrian environment.

4. Promote a distinctive and memorable skyline 
that sets Downtown apart from other cities, and 
likewise create more memorable streets, public 
spaces, and opportunities for activities and events.

Continued on back 

Scope and Council Principles
Approved January 22, 2013
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Change Principle

	Environmental	rules	and	strategies	have	evolved	
over	the	past	decades	since	the	Downtown	Code		
was	adopted.

	Downtown	is	attracting	a	younger	and	more	diverse	
demographic	mix,	of	workers,	visitors,	and	residents.

	As	Downtown	has	become	a	more	mature	urban	
center,	it	is	experiencing	an	increase	in	visitors	and	
more	interest	in	tourism.

	We	live	in	an	increasingly	global	economy,	with	
flows	of	goods	and	services,	capital	and	people	
transcending	state	and	national	boundaries.

	Downtown’s	relationship	with	adjacent	residential	
neighborhoods	has	evolved.	It	remains	important	to	
achieve	a	transition	in	building	form	and	intensity	
between	Downtown	and	adjacent	residents,	
but	nearby	neighborhoods	are	also	seeking	the	
attractions	that	the	city	center	brings.

	The	development	arena	is	becoming	increasingly	
competitive,	as	Downtown	continues	to	seek	quality	
investments	that	implement	the	Subarea	Plan	vision.

	As	Downtown	has	matured	and	filled	in,	
opportunities	for	quality	development	are	becoming	
limited,	and	expectations	have	grown	as	to	how	each	
development	contributes	to	the	greater	whole.

	Bellevue’s	park	and	open	space	system	has	
dramatically	evolved,	for	example	with		
acquisition	and	planning	for	Meydenbauer	Bay	
Park,	development	of	the	Downtown	Park,	and		
the	nearby	Botanical	Garden	on	Wilburton	Hill.

5. Encourage sustainability and green building 
innovation in Downtown development. Enable 
design that promotes water, resource, and energy 
conservation, and that advances ecological 
function and integrity.

6. Respond to Downtown’s changing demographics 
by meeting the needs of a wide range of ages 
and backgrounds for an enlivening, safe and 
supportive environment. 

7. Promote elements that will create a great visitor 
experience and a more vital tourism sector for 
Downtown.

8. Strengthen Downtown’s competitive position 
in the global and regional economy, while 
reinforcing local roots and local approaches.

9. Maintain graceful transitions with adjoining 
residential neighborhoods, while integrating 
these neighborhoods through linkages to 
Downtown attractions.

10. Refine the Code to provide a good balance 
between predictability and flexibility, in 
the continuing effort to attract high quality 
development that is economically feasible and 
enhances value for all users.

11. Promote through each development an 
environment that is aesthetically beautiful and 
of high quality in design, form and materials; and 
that reinforces the identity and sense of place for 
Downtown and for distinct districts.

12. Advance the theme of “City in a Park” for Downtown, 
creating more green features, public open space, 
trees and landscaping; and promoting connections 
to the rest of the park and open space system.

Continued from front 



Area of Consideration

Building Height and Form
O-2 Zoning District
Nonresidential Buildings

Anticipated Outcomes
1 Increased opportunities for ground-level

open space

250’

300’

Existing Code CAC Recommendation

Height Comparison

Development per 
Existing Code

CAC 
Recommendation

Existing Max 
Height

Downtown Livability Initiative

2 Consolidation of massing for fewer towers

1

2

CAC Recommendations

3 Potential for increased tower spacing for
light and air

Other Related Work

• Tower spacing requirements
Per examples from Philadelphia & Toronto
Typical minimum spacing between towers
is 80 feet.  (Appropriate for departure)

CAC Recommendations
O-2 Zoning District
Further consideration of increasing maximum allowable 
building height from 250 feet to 300 feet in exchange 
for “exceptional amenities” and better urban design 
outcomes.  No change recommended to maximum floor 
area ratio (FAR).

3
4 Not Depicted Here: Opportunity to

create a more distinctive skyline and 
memorable architecture

Draft
O-2

Nonresidential

5 Potential to add lift to incentive system for
additional public amenities

• Open space design guidelines

• FAR Amenity Incentive System revisions

• Building design guidelines

Example of on-going work regarding CAC height/form recommendations

jsteedman
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