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Bellevue Planning Commission

Wednesday, April 27, 2016
6:30 to 8:45 p.m. = 1E-113
City Hall = 450 110th Avenue NE, Bellevue

Agenda

Regular Meeting and Public Hearing

6:30 p.m.

1.

Call to Order
Michelle Hilhorst, Chairperson

Roll Call
Michelle Hilhorst, Chairperson

Approval of Agenda
Special Guest Speaker — Bellevue School District Senior Staff

Public Comment*
Limited to 5 minutes per person or 3 minutes if a public hearing has been
held on your topic.

Communications from City Council, Community Council,
Boards and Commissions

Staff Reports
Draft Minutes Review

Public Hearing
A. Expansion of Floor Area Exception for Assisted Living
Uses through Provisions of Affordable Housing
Review of proposed code amendment to allow an incentive
in the code for affordable assisted living.
Carol Helland, Land Use Division Director

Public comment is welcome for this public hearing and it is
limited to 5 minutes per person.

10. Study Session

A. Expansion of Floor Area Exception for Assisted Living
Uses through Provisions of Affordable Housing
Review of proposed code amendment to allow an incentive
in the code for affordable assisted living.

Carol Helland, Land Use Division Director

Pg. 1

Department of Planning & Community Development = 425-452-6800 = Hearing Impaired: dial 711

PlanningCommission@Bellevuewa.gov = www.cityofbellevue.org/planning_commission.htm




B. Eastgate/lI-90 Corridor Implementing Regulations Pg. 13
Introduction and review of Transit Oriented Development Center
District, past studies, incentive zoning, use tables.
Patricia Byers, Code Development Manager
Terry Cullen, AICP, Comprehensive Planning Manager, PCD

11. Public Comment* - Limited to 3 minutes per person

12. Adjourn

Planning Commission Members

Michelle Hilhorst, Chair Aaron Laing
John deVadoss, Vice Chair Anne Morisseau
Jeremy Barksdale Stephanie Walter

John Carlson
John Stokes, Council Liaison

Staff Contacts

Terry Cullen, Comprehensive Planning Manager 425-452-4070
Emil King, Strategic Planning Manager 425-452-7223

Janna Steedman, Administrative Services Supervisor 425-452-6868
Kristin Gulledge, Administrative Assistant 425-452-4174

* Unless there is a Public Hearing scheduled, “Public Comment” is the only opportunity for public participation.

Wheelchair accessible. American Sign Language (ASL) interpretation available upon request. Please call at least 48 hours
in advance: 425-452-5262 (TDD) or 425-452-4162 (Voice). Assistance for the hearing impaired: dial 711 (TR).
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STAFF REPORT

DATE: April 21, 2016
TO: Chair Hilhorst and Members of the Planning Commission
FROM: Carol Helland, Land Use Division Director 452-2724

Development Services Department

SUBJECT:  Floor Area Increase for Assisted Living Uses through Provision of Affordable
Housing - File No. 16-126684-AD

INTRODUCTION

On December 14, 2015, representatives of Aegis Living came before the Council in Oral
Communications with a request to initiate and expedite a Land Use Code Amendment (LUCA)
that would affect their property in the BR-MO District. They presented specific LUCA language
that would allow the maximum floor area dedicated to “assisted living” use in the Bel Red
Medical Office District (BR-MO) to exceed the base FAR of 1.0 up to a maximum FAR of 2.0,
subject to provision of a fee-in-lieu affordable housing incentive.

The City Council discussed the merits of undertaking a code amendment to achieve the
objectives of the Aegis Living proposal on February 1 and February 22, 2016. On February 22,
the Council initiated a LUCA to enable increased density in multifamily districts city-wide for
assisted living where combined with on-site or fee-in-lieu provision of affordable housing, and
forwarded the LUCA to the Planning Commission for a public hearing and recommendation.

PROPOSAL SUMMARY
The LUCA prepared for Planning Commission consideration would enable a density increase in
the BelRed and Downtown subareas where:
1. Residential density is governed by FAR,
2. The FAR Amenity System currently does not apply or provide for an affordable housing
incentive, and
3. Assisted living, congregate care and nursing home uses are permitted.

The resulting amendment would expand the excepted FAR for affordable housing uses to the
BelRed-Medical Office (BR-MO) and BelRed-Office Residential (BR-OR) land use districts.
The balance of the BelRed districts either except affordable housing as an existing amenity, or do
not permit assisted living, congregate care and nursing home uses. Therefore, amendments to
the code outside these two land use districts are not necessary to achieve the Council direction.
In Downtown, excepted FAR for affordable housing uses would be permitted in any land use
district where assisted living, congregate care or nursing home uses are allowed.

Where the amendment is applicable, the new language would except up to 1 FAR of affordable
housing from the calculation of FAR for a residential project if certain criteria are met. If the



affordable housing is provided on-site, the amount of excepted FAR would be negotiated through
a development agreement and the affordable housing would be required to meet applicable
design criteria, a public benefit must be shown to be derived from development of affordable
housing at the proposed location, and an agreement must be executed with the City to ensure that
the affordable housing remains on the site for the life of the project.

If the affordable housing is not provided on-site, the applicant is required to pay a fee-in-lieu,
and must execute an agreement with the City to ensure that the use remains dedicated to assisted
living, congregate care or nursing home for the life of the project. In BelRed, calculation of the
in-lieu-fee would be based on the affordable housing amenity rates adopted into the BelRed
code. Affordable housing is not currently an amenity offered in the Downtown code. As a
result, payment of the in-lieu-fee in Downtown would be negotiated through a Council-approved
development agreement.

A draft LUCA was introduced to the Planning Commission on March 23, 2016. A copy of the
draft LUCA is included in Attachment 1 to this staff report.

REVIEW PROCESS

A LUCA is reviewed through Process IV per LUC 20.35.400 - .450. Following review of the
draft LUCA, the Planning Commission directed staff to schedule a public hearing for April 27,
2016. Following the public hearing on April 27, the Planning Commission will be asked to
develop a recommendation for transmittal to the City Council for final action. The Planning
Commission will either formulate its recommendation on the same night as the public hearing or
during a future meeting, based on specific decision criteria set forth in Land Use Code section
20.30J.135.

PUBLIC NOTICE

Notice of the public hearing and application for environmental review under the State
Environmental Policy Act (SEPA) together with the SEPA checklist were published in the City’s
Weekly Permit Bulletin on April 7, 2016. Notice of the SEPA threshold determination was
published on April 21, 2016 in the Weekly Permit Bulletin. As of the writing of this staff report,
no public comments on the proposal have been received.

Pursuant to the Washington State Growth Management Act, state agencies must be given 60

days to review and comment on proposed amendments to the Land Use Code. A copy of the
proposed amendment has been provided to the state agencies with a request to expedite their
review so that the City Council can take final action as soon as the Planning Commission has
prepared its recommendation.

The balance of this Staff Report analyzes the decision criteria in the Land Use Code that must be
met to support adoption of a Land Use Code Amendment and the required Environmental
Review.

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

Planning Commission, April 27, 2016



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

e Comprehensive Plan Housing Vision. Bellevue meets the housing needs of its
diverse population, strengthening neighborhoods and communities.

e Comprehensive Plan Housing Goal. 7o maintain the vitality and stability of
single family, multifamily and mixed used neighborhoods, and promoting a
variety of housing opportunities to meet the needs of all members of the
community.

e Policies HO-7 and HO-23. Encourage the development of affordable housing
through incentives and other tools consistent with state-enabling legislation.

e Policy HO-11. Encourage housing opportunities in mixed residential/commercial
settings throughout the City.

e Policy HO-12. Provide incentives to encourage residential development for a
range of household types and income levels in multifamily and mixed use
commercial zones.

e Policy HO-34. Provide reasonable accommodation for housing people with
special needs in all areas, and avoid concentrations of such housing, while
protecting residential neighborhoods from adverse impacts.

Finding: The LUCA encourages the development of affordable housing by excepting floor area
devoted to assisted living, nursing home or congregate care uses through the provisions of
affordable housing. The LUCA provides implementation flexibility by allowing use of the FAR
exception when a component of affordability is provided on-site subject to the terms of a
Council-approved development agreement, or by payment of a fee-in-lieu to support affordable
housing off-site.

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

Finding: By linking the affordable housing incentive to the creation of assisted living, the
LUCA may also encourage developers to accommodate affordability into assisted living projects
which will support a range of household types and income levels that are currently underserved
by affordable housing options.

Planning Commission, April 27, 2016



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

Finding: The LUCA allows the FAR exception only in those land use districts where assisted
living, congregate care and nursing home uses are currently allow. As a result, residential
neighborhoods will be protected from an increase in development intensity of a type and scale
this is not already contemplated by the underlying zoning.

STATE ENVIRONMENTAL POLICY ACT

The application for SEPA review was noticed together with the draft LUCA and the notice of the
public hearing that is scheduled for April 27, 2016. The environmental review indicates no
probability of significant adverse environmental impacts occurring as a result of the
programmatic proposal to amend the Land Use Code to allow a floor area increase for assisted
living uses through the provision of affordable housing. The City codes and requirements,
applicable to projects that could take advantage of this code amendment, including SEPA, the
Land Use Code, Noise Ordinance, Building Code and other construction codes will adequately
mitigate expected environmental impacts. Therefore, issuance of a Determination of Non-
significance (DNS) is the appropriate threshold determination under the State Environmental
Policy Act.

The following is a summary of the environmental review for this proposal:

A.  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 Trish
Byers, Code Development Manager, City of Bellevue Development Services Department,
dated April 7, 2016.

= Draft Land Use Code Amendment; File No. 16-126684-AD.

B.  Proposed Timing and Phasing

The Planning Commission is scheduled to hold a public hearing on the amendment on April 27,
2016. Following the public hearing, the Planning Commission will formation a recommendation
that they will transmit to the City Council. The City Council will ultimately be asked to act on
the Planning Commission recommendation on the draft LUCA during a future City Council
meeting.

C. Environmental Summary

Purpose and Need:

Aegis Living has requested an increase in density in the BR-MO District for assisted living that
also contributes to affordable housing. The rationale for the amendment was to facilitate assisted
living to meet the needs of a growing older population, as well as the public benefit in promoting
affordable housing. With a growing older population, Bellevue will face an increasing need for
assisted living housing. The Council has already recognized the need for more affordable
housing opportunities, and initiated work on an Affordable Housing Action Plan.

The Aegis proposal represents an opportunity for an “early win” in advancing the affordable
housing strategy. However, the opportunity is bigger than the BR-MO District where the request

Planning Commission, April 27, 2016



was targeted. As a result, the Aegis concept of promoting a density bonus for assisted living,
combined with on-site or fee-in-lieu affordable housing, would be enabled by the LUCA in
districts city-wide that set density by FAR (currently Downtown and BelRed).

Major Conclusions, Significant Areas of Controversy and Uncertainty:

The major conclusions are that the proposal will likely result in the generation of fees to support
the off-site construction of affordable housing when developers seek to increase floor area
available for their proposed assisted living, congregate care and nursing home uses. Uncertainty
exists as to whether the LUCA will support the creation of on-site assisted living, congregate
care and nursing home uses that are affordable to households with an income of less than 80% of
the median annual income for King County. There are no known significant areas of
controversy.

Issues to be Resolved, Including Environmental Choices to Made Between Alternatives
Courses of Action

Adoption of the proposed Land Use Code Amendment will permit assisted living developers to
exceed the applicable base FAR by up to 1.0 additional FAR, subject to provisions of a fee-in-
lieu for affordable housing. Any proposed assisted living development project that proposes to
use the FAR exception will continue to be subject to Design Review pursuant to the City of
Bellevue’s Process Il permit review procedure, and will require conformance with all applicable
design guidelines and development standards.

The alternative course of action would be to not adopt the proposed Land Use Code Amendment.
If the Land Use Code Amendment is not adopted, the contemplated fee-in-lieu would be not be
created. Known in-lieu-fee contributions proposed to be generated by the Aegis Living proposal
would be lost, and future fees would be foreclosed. At the standard BelRed residential rate of
$18/sf were applied to exempt 1.0 FAR on the 35,000 square foot Aegis Living property, this
would generate about $0.6M.

NEXT STEPS
April 27, 2016:
e Planning Commission holds the Public Hearing.
e Following the Public Hearing:
o Planning Commission develops a Recommendation.
o PC Recommendation transmitted to City Council.
e City Council takes final action.

ATTACHMENTS
1. Draft Land Use Code Amendment

Planning Commission, April 27, 2016



ATTACHMENT 1

FAR Increase for Assisted Living Uses though Provision of Affordable Housing

File No. 16-126684 AD

Section 1. Land Use Code Section 20.25A.020.B.3 is hereby amended as follows:

B. Exceptions to Dimensional Requirements.

3. Floor Area Ratio Exceptions.

a. Up to a maximum of 1.0 FAR of the floor area in a project limit that is devoted to retail
activities will not be counted for the purpose of calculating FAR in the proportions set forth in

LUC 20.25A.115, so long as the retail activities are designed and located in compliance with:

i. LUC 20.25A.115;

ii. Guidelines 2 and 3 for “A” Rights-of-Way in Section IV.F of the Design Guidelines
—Building/Sidewalk Relationships; and

iii. If applicable, Guidelines and Standards for Upper Level Retail in Section IV.F of

the Design Guidelines — Building/Sidewalk Relationships.

b. Inthe area of the Downtown bounded on the west by Bellevue Way, on the east by 112th
Avenue NE, on the south by NE 4th Street and on the north by NE 8th Street, the maximum
Floor Area Ratio may be exceeded if the major pedestrian corridor is constructed as required
by LUC 20.25A.100.E.1, or the major public open space is constructed as required by LUC
20.25A.100.E.4. The maximum Floor Area Ratio may only be exceeded by the amount
provided for under the major pedestrian corridor amenity bonus, LUC 20.25A.030.C.16 or by
the amount provided for under the major public open space amenity bonus, LUC

20.25A.100.E.4.d.vi, or by a combination thereof.

c. Up to 1 FAR of floor area dedicated to on-site affordable housing in a congregate care

senior housing, nursing home or assisted living project shall not be counted for the purposes

of calculating the FAR, provided that:




ATTACHMENT 1

i The square footage of excepted floor area shall be negotiated through a

Council-approved development agreement that is consistent with Chapter 36.70B

RCW;

ii. The bedroom mix and exterior finishes shall be comparable to the market

rate units, but interior design, unit size, amenities and interior finishes may vary;

iii. A public bengefit shall be derived from the development of affordable housing

in the proposed location; and

iv. An agreement in a form approved by the City shall be executed by the

applicant and recorded with the King County Record’s Office, or its successor

organization, requiring the affordable housing to remain for the life of the project.

This agreement shall be a covenant running with the land, binding on assigns, heirs,

and successors of the applicant.

d. Up to 1 FAR of floor area dedicated to Congregate Care Senior Housing, Nursing Home,

or Assisted Living uses shall not be counted for the purposes of calculating the FAR, provided

that the applicant:

i. Pays a fee-in-lieu of providing on-site affordable housing, negotiated through

a Council-approved development agreement that is consistent with Chapter 36.70B

RCW, for each square foot of excepted floor area; and

ii. Executes and records with the King County Record’s Office, or its successor

organization, an agreement in a form approved by the City dedicating the excepted

floor area to Congregate Care Senior Housing, Nursing Home, or Assisted Living

uses for the life of the project. This agreement shall be a covenant running with the

land, binding on assigns, heirs, and successors of the applicant.




ATTACHMENT 1

Section 2. Land Use Code Section 20.25D.080.B.3 is hereby amended as follows:

B. Exceptions to Dimensional Requirements.

3. Floor Area Ratio Exceptions.

a. Perthe FAR Amenity Incentive System, LUC 20.25D.090, floor areas dedicated to
affordable housing, public restrooms, and child care/nonprofit uses shall not be counted for

the purpose of calculating FAR.

b. Each square foot of ground floor retail and enclosed plaza meeting the criteria set forth

below shall not be counted for the purpose of calculating FAR:

i. Ground Floor Retail Uses: Ground floor retail uses as defined in LUC

20.25D.130.A shall not be counted provided the following limitations are met:

(1) The ground floor retail shall only be eligible for exception if located within

a multi-story, multi-use building;

(2) The ground floor retail shall meet the requirements set forth in LUC
20.25D.130.A, Bel-Red Subarea Development Standards, applicable to retail

uses;

(3) Outside the nodes the maximum depth of tenant space eligible for

exception is 60 feet; and

(4) Inside the nodes ground floor retail shall not be counted.

ii. Enclosed Plazas shall not be counted provided the following limitations are met:

(1) The enclosed plaza shall be clearly visible and accessible from the public

right-of-way;

(2) The enclosed plaza shall coordinate with and complement ground floor

retail uses to the maximum extent feasible;



ATTACHMENT 1

(3) Atleast 10 percent of the surface area of the enclosed plaza shall be

landscaped;

(4) The enclosed plaza shall contain at least one sitting space for each 100

square feet of plaza;

(5) The enclosed plaza shall be a minimum size of 1,000 square feet;

(6) Only 4,000 square feet of the enclosed plaza shall be excepted for the

purpose of calculating FAR;

(7) The enclosed plaza shall have a minimum horizontal dimension (width

and depth) of no less than 20 feet;

(8) The enclosed plaza shall be signed as “Public Access” and open to the
public from 7:00 a.m. to 9:00 p.m. daily or during business hours, whichever is
longer. The sign for the enclosed plaza shall be visible from the public right-of-

way; and

(9) Any use or feature for the exclusive use of the building users or tenants

shall be counted for the purpose of calculating FAR.

c. In the BR-MO and BR-OR land use districts, up to 1 FAR of floor area dedicated to on-

site affordable housing in a congregate care senior housing, nursing home or assisted

living project shall not be counted for the purposes of calculating the FAR, provided that:

i The square footage of excepted floor area shall be negotiated through a

Council-approved development agreement that is consistent with Chapter 36.70B

RCW;

i The bedroom mix and exterior finishes shall be comparable to the market

rate units, but interior design, unit size, amenities and interior finishes may vary;

iii. A public benefit shall be derived from the development of affordable housing

in the proposed location; and

10



ATTACHMENT 1

iv. An agreement in a form approved by the City shall be executed by the

applicant and recorded with the King County Record’s Office, or its successor

organization, requiring the affordable housing to remain for the life of the project.

This agreement shall be a covenant running with the land, binding on assigns, heirs,

and successors of the applicant.

d. In the BR-MO and BR-OR land use districts, up to 1 FAR of floor area dedicated to

Congregate Care Senior Housing, Nursing Home, or Assisted Living uses shall not be

counted for the purposes of calculating the FAR, provided that the applicant:

i Pays the residential fee-in-lieu of providing on-site affordable housing,

pursuant to LUC Chart 20.25D.080.B.3.c, in the fee amount required by LUC Chart

20.25D.090.C for each square foot of excepted floor area; and

ii. Executes and records with the King County Record’s Office, or its successor

organization, an agreement in a form approved by the City dedicating the excepted

floor area to Congregate Care Senior Housing, Nursing Home, or Assisted Living

uses for the life of the project. This agreement shall be a covenant running with the

land, binding on assigns, heirs, and successors of the applicant.

11
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DATE: April 27,2016
TO: Chair Hilhorst and Planning Commission Members
FROM: Terry Cullen, AICP, Comprehensive Planning Manager, tcullen@bellevuewa.gov,

452-4070, Planning & Community Development Department

Patricia Byers, Code Writing Manager, pbyers@bellevuewa.gov, 452-4241,
Development Services Department

SUBJECT: Eastgate Land Use Code Amendments — Introduction to the Transit Oriented
District (TOD), Results of the Economic Analysis, Proposed Use Tables

DIRECTION NEEDED FROM PLANNING COMMISSION

Action
X Discussion
X Information

The purpose of this agenda item is to introduce the Transit Oriented Development Center (TOD)
of the proposed land use code amendments that will implement the Eastgate Land Use and
Transportation Study.

The Planning Commission discussion is programmed over 2 meeting dates — April 27, 2016 and
May 25, 2016. The discussion for this meeting (April 27) will include the following:

1. the long-term direction established by previous studies and plans;

2. transportation components/considerations in the TOD;

3. land uses in the TOD; and

4. floor area ratio in the TOD and how to get there;

The discussion for the May 25 meeting will include:
5. the street standards for the district; and
6. the overall design standards for the district.

1) LONG-TERM DIRECTION ESTABLISHED BY PREVIOUS STUDIES AND PLANS

It is important the decision makers and the public understand the long-term direction established
by previous studies and plans. The objective for the present work is to develop and recommend
land use code amendments that are consistent with, and further, the intent of, the work done and
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adopted that lead up to this work phase.

There are two pieces of work that have been done relative to Eastgate that specify direction and
intent for the future of this area:

A.

The Eastgate/I-90 Land Use & Transportation Project-Citizen Advisory Committee
Final Report was completed and adopted by the Citizen Advisory Committee (CAC)
April 5, 2012 and transmitted to Bellevue City Council.

Since November 2010 the CAC has examined this corridor in depth, developed and

evaluated alternative course of action, and produced a land use and transportation vision

that will guide development in the area for the next twenty years. We believe this vision is

the right fit for the corridor, and promotes a desirable but realistic evolution in land use

supported by modes and implementable transportation solutions. (CAC Transmittal Letter
to Bellevue City Council, April 5, 2012)

The CAC and City staff conducted a thorough and lengthy process working with the public
to carefully establish a long-term vision and direction for the Eastgate/I-90 area.

Salient TOD Related Points from the Study:

B)

Eastgate has a history being a strong employment center but it lacks amenities and
conveniences that could affect its ability to remain competitive.

There is very little capacity to accommodate for office growth due to lack of
undeveloped land and zoning constraints.

The area has poor transportation connectivity.

Transportation capacity is limiting but additional growth can be accommodated with
modest improvements. Multi-modal options and land use mixes that create greater
internal trip capture will be needed.

The area on the north side of [-90 between Eastgate Way and Bellevue College, east
of the park and ride is suitable for the creation of a Transit Oriented Development
District.

Bellevue City Council adopted the Bellevue Comprehensive Plan in August 2015. The
comprehensive plan is a broad statement of community goals and policies that direct the
orderly and coordinated physical development of a city into the future. A comprehensive plan
anticipates change and provides specific guidance for future legislative and administrative
actions. It reflects the results of citizen involvement, technical analysis, and the judgment of
decision-makers. The maps, goals, and policies of the plan provide the basis for the adoption
of regulations, programs, and services, which implement the plan. The plan serves as a guide
for zoning, infrastructure development, and developing community services.
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Part of the adopted Comprehensive Plan is the Eastgate Subarea Plan. The major tenets of
the Eastgate/[-90 Land Use & Transportation Project are adopted and institutionalized in the
Comprehensive Plan.

The Eastgate/I-90 Land Use & Transportation Project CAC Final Report is a separate attachment
from the bound copy of the Planning Commission information packet. The Eastgate Subarea
Plan is included in the bound copy of this information packets and Attachment A. Staff will
review the components of both with the Planning Commission as it relates to the TOD. (This
includes: overall adopted policy direction, overall purpose of the TOD, development concepts,
uses, amount, floor area ratios, building heights, connectivity, leveraging other assets and
investments and design elements.) This will set the stage for the more detailed discussion about
the code amendments needed to implement the direction and intent.

Salient TOD Related Points from the Neighborhood Area Plan:

e It builds on the success of the corridor as a major employment and office center, by
adding capacity for additional office growth and allowing a greater mix of support retail
and service uses.

e [t establishes a mixed-use Transit-Oriented Development center around the transit center
and south of Bellevue College. A substantial portion of the future office and residential
growth in the corridor is expected to occur at this location.

e [t supports increased floor area ratios and building heights throughout the corridor to
meet demand for continued job and economic growth.

e [t encourages office and retail land uses to take advantage of freeway access, transit
service, and non-motorized transportation alternatives without adversely impacting
residential neighborhoods.

e [t encourages improvement of transit facilities and service to and from key points in the
Eastgate Subarea.

e [t requires that graceful edges and transitions be provided between more intense
development and existing residential land uses by maximizing the use of existing
vegetation and topography to buffer and maintain compatibility between different land
uses through land use regulations.

e [t requires that design review be considered for commercial, office, and mixed-use
development that promotes pedestrian-friendly design, ensures quality and a sense of
permanence, promotes environmental sustainability and creates a distinct identity.

e [t creates community character in commercial, office, and mixed use development
through the use of standards and incentives that support public art, street lighting,
landscaping, distinctive building design, and pedestrian-oriented site design.

15



e [t encourages the development of a dynamic public realm by integrating publicly
accessible plazas, open spaces, and other gathering spaces within private development in
commercial, office, and mixed use areas.

e [t encourages a mixed-use area between Bellevue College and 1-90 into a walkable,
transit-oriented center at the level of intensity needed to create a vibrant mix of offices,
residences, and locally-serving shops and restaurants that are urban in character.

Staff Requested Direction/Feedback from the Planning Commission — What components of the
Land Use & Transportation Project and the Eastgate Subarea Plan are the most important to
capture in land development regulations for the TOD that will best implement, and further, the
vision and intent of each?

2) TRANSPORTATION COMPONENTS IN THE TOD

The TOD must be designed in a way that accommodates multi-modal transportation options with
an emphasis on the pedestrian.

The transportation components in the TOD that staff is considering include:

e An east/west pedestrian friendly street in the mid-section of the TOD with varying street
widths, limited on-street parking and a cul-de-sac at the eastern terminus.

e Visually appealing north-south access roads leading into the center of the TOD.

e A pedestrian connection to Bellevue College from the TOD.

e Walking and biking friendly connections to the Mountains to Sound Greenway and to the
transit station and park and ride.

At the meeting, staff will describe these components in more detail and some of the staff
discussions that have taken place.

The following is an example of a potential transportation concept for the TOD.

16
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Eastgate Way

Staff Requested Direction/Feedback from the Planning Commission — Does this concept further
the direction of the CAC and the comprehensive plan? What components of the concept plan
work well? What could be improved?

3) PROPOSED USES IN THE TRANSIT ORIENTED DEVELOPMENT CENTER
DISTRICT

The CAC wanted the Transit Oriented Development District to be the central focus of
Eastgate. The CAC envisioned the TOD to have the tallest, most visible buildings in the
Eastgate area, which would be framed by the wooded slopes and the landscaping on Eastgate
Way. While the buildings would be of urban scale, they would also have pedestrian-oriented
facades fronting on the main street.

The CAC envisioned intense mixed-use development in the TOD that leverages the advantages
of the transit center and Bellevue College. Part of that vision includes an appropriate mixture of
uses such as office, residential and retail. In addition, the CAC recommended the inclusion of a
substantial residential component, which could include student housing that, would serve
Bellevue College students. Activation of the main street is one of the main goals of this project,
so the uses allowed within the TOD should lend themselves to a vibrant pedestrian environment
serving students, office workers, and those who use the transit center.

Attachment B is the proposed list of uses (including permitted uses, conditional uses and

administrative conditional uses) for the TOD zoning district. Staff will present this information

to the Planning Commission at the meeting.
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Staff Requested Direction/Feedback from the Planning Commission — Does the Planning
Commission agree with the use tables as proposed? Is it consistent with, and further, both the
land use component of the Eastgate plan as developed and recommended by the CAC and
Eastgate Subarea Plan adopted in the Bellevue Comprehensive Plan? If not, what changes
would you recommend?

4) FLOOR AREA RATIO IN THE TOD AND HOW TO GET THERE

The CAC envisioned a maximum 1.5 to 2.0 floor area ratio for the TOD. Transportation analysis
was completed a few years ago and improvements programmed with population and employment
commensurate with development built at 2.0 floor area ratio. This FAR would give the Eastgate
TOD additional capacity to remain competitive in the years to come, be achievable with
transportation infrastructure and planned improvements and be consistent with both the CAC
vision and the adopted comprehensive plan.

Two methods for regulating the FAR to encourage the development to respond with new
development or redevelopment include a zoning incentive system, or a more traditional approach
with set or fixed requirements.

The CAC and the updated Eastgate Subarea Plan called for the City to “consider” a zoning
incentive system whereby development provided needed infrastructure and amenities in return
for added floor area and height. The City staff asked CAI Community Attributes Inc. to conduct
an analysis of the economic underlying a potential incentive zoning program for the Eastgate
study area. Typically, economic modeling is not conducted for an area rezoning. In this case the
City conducted limited economic modeling only for the single purpose of considering and
calibrating a potential incentive zoning system. Would it be possible to have an incentive zoning
system similar to what is in place for the Bel-Red redevelopment area and the Downtown?

CAI completed that analysis in April 2015. The results demonstrated that the non-residential
areas examined could achieve greater economic surplus redeveloping to a higher FAR and that
would encourage a different development pattern over time, one characterized by less surface
parking perhaps, or one having more residential mixed into the development. From that, the
NMU and OLB-2 zoning districts were proposed to have 1.0 FAR, twice the amount of the
existing 0.5 FAR maximum permitted today in comparable districts. The TOD area would
continue to have 2.0 FAR maximum but now the base FAR would now be 1.0.

Given this, staff realized that a zoning incentive system would not be feasible in the Eastgate
TOD. Increased development costs to buy up the FAR from 1.0 to 2.0 would not be offset by
increased economic surplus for the developer. The variables that contribute to a higher
economic surplus (such as capitalization rates, rent rates and development costs) fluctuate so
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much that a developer would not take the risk. Likewise from the City’s perspective (the other
party in an incentive zoning transaction), increases in FAR over 2.0 could dramatically increase
other costs for the City (e.g. transportation).

The traditional approach setting the FAR and fixed requirements to achieve up to that FAR could
achieve intended results. Staff proposes to create a new TOD zoning district that will allow up to
2.0 FAR but will identify greater expectations through intent, requirements for design review and
new design guidelines and standards. For example, requirements will include elements that are
most critical to activating the Transit Oriented Development zoning district, such as pedestrian
oriented frontage on the east/west street in the TOD; weather protection for pedestrians, a green
factor for infrastructure and sustainability; usable open space; impervious surfaces; and sensitive
design of parking garages.

The economic analysis is available upon request. The detail and complexity of the analysis,
though interesting, is not always self-explanatory, and it could take a substantial amount of time
and discussion to explore it. Staff is available and willing to explore that independently with any
interested party.

Staff Requested Direction/Feedback from the Planning Commission — What types of uses and
TOD components should be required to get 2.0 FAR?

NEXT STEPS

The Planning Commission’s next meeting to discuss the Eastgate land use code amendments is
scheduled for May 25, 2016. The Planning Commission will be receiving the entire packet of
proposed code amendments at this time for review. TOD related items in that study session at
that meeting will include:

1. the street standards for the district; and
2. the overall dimensional and design standards for the district.

End of Staff Report
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Attachment A

Eastgate Subarea Plan

GoOAL:

To preserve and promote the accessibility and appearance of residential
neighborhoods, local amenities, and business establishments within the
Subarea.

Discussion: The Subarea is mostly developed. It is important that subsequent devel-
opment and redevelopment improves the function and appearance of the various land
uses and that they are compatible with each other.

OVERVIEW

The Eastgate Subarea provides a gateway for south Bellevue and an axis for travel
between the Eastside and metropolitan Seattle. Rolling tree- and house-covered hills
on either side of the 1-90 corridor surround a major commercial interchange located at
the center of the Subarea.

Convenient access makes the Eastgate Subarea a desirable place to live and work.
Jobs, stores, schools, churches, parks, and trails all are within easy walking distance
of each other. As one of Bellevue’s older areas, the Subarea contains established
residential neighborhoods, many with attractive views. Combined, these amenities
have greatly enhanced the quality of life for the Subarea’s residents and business
owners alike.

The Eastgate Subarea encompasses approximately 1,500 acres. Its boundaries are
137th Avenue S .E. to the west, S.E. 23rd Street to the north, 168th Avenue S.E. to the
east, and S.E. 41st Street to the south. With the Eastgate annexation in 2012, all of the
subarea is within City limits.

The I-90 business corridor covers 10 percent of the subarea and is home to major
corporations, high technology industries, and community shopping areas. When
combined with the adjacent Factoria commercial core, the area is the third largest
employment area in the city. The corridor, which has developed primarily since 1980
, owes its success to the area’s accessibility to [-90 and its proximity to major urban
centers. The Eastgate Plaza Shopping Center, which serves the large residential
neighborhoods in and near the Subarea, also is located in this corridor. The area north
of the I-90 corridor features large and small parks; a deep, wooded ravine; about

160 acres of publicly-owned land; and numerous public facilities such as churches,
government agencies, and Bellevue College. Parks, schools, and churches also are
found within the Subarea on both sides of 1-90.

Eastgate Subarea Plan Page 123
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In 2012, the Eastgate/I-90 Land Use & Transportation Project (Eastgate/I-90 project)
was completed. The study area boundaries of that project, which establishes a long-
range vision for the I-90 business corridor, incorporate much, but not all, of the
Eastgate subarea, as well as portions of the Factoria and Richards Valley subareas.

The Eastgate/I-90 project supports changes intended to capture market demand,

improve transportation conditions, address concerns of the employment sector as

well as the general public, and position the corridor to grow gracefully over time. It

includes the following key elements:

e It builds on the success of the corridor as a major employment and office center,
by adding capacity for additional office growth and allowing a greater mix of
support retail and service uses.

e Itestablishes a mixed-use Transit-Oriented Development center around the
transit center and south of Bellevue College. A substantial portion of the future
office and residential growth in the corridor is expected to occur at this location.

e Itincreases opportunities for residential development in the corridor, to add
vibrancy to the area, provide housing in proximity to Bellevue College and
places of work, benefit from existing transit service, and support nearby retail
uses.

e It seeks to enhance Bellevue College’s visual presence and connections to the
adjacent community.

e It promotes the Mountains-to-Sound Greenway by supporting the development
of the Mountains-to-Sound Greenway trail through Bellevue and by
incorporating sustainable design and abundant natural landscaping into the built
environment.

e Itidentifies modest but effective motorized and non-motorized transportation
improvements that may be accomplished through partnerships with other
agencies.

e It supports increased floor area ratios and building heights throughout the
corridor to meet demand for continued job and economic growth.

This Subarea Plan provides a framework for Land Use Code amendments that will
implement the vision of the Eastgate/I-90 Land Use & Transportation Project as
summarized above.

Land Use

PoLICIES

POLICY S-EG-1. Focus Eastgate growth into a mixed use center adjacent to the
Eastgate Transit Center with greater height and intensity than the surrounding area.

Eastgate Subarea Plan Page 124
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POLICY S-EG-2. Establish a pedestrian-oriented street that provides a community
plaza and allows for connections between Bellevue College, the Eastgate Park

and Ride, and the office, retail, and residential development in the transit-oriented
development center.

POLICY S-EG-3. Encourage office and retail land uses that take advantage of
freeway access, transit service, and non-motorized transportation alternatives without
adversely impacting residential neighborhoods.

Discussion: Intense office development can generate adverse traffic impacts and
block residential views. Site design also can impact residential quality. To support
this policy, office and retail development should be well designed so that it is
compatible with surrounding neighborhoods and be oriented around a multi-modal
transportation system that reduces vehicular congestion and traffic impacts.

POLICY S-EG-4. Encourage the integration of restaurants and other commercial
uses that serve local workers into and adjacent to office development to enhance the
mix of uses within walking distance of employment areas.

Discussion: The reason for encouraging restaurants and other commercial services
within office developments is to reduce vehicular traffic between the office parks and
retail areas. Retail areas are intended to serve primarily local needs.

Environment

PoLICIES

POLICY S-EG-5. Protect the Vasa Creek riparian corridor from development to
improve water quality, fisheries, and provide open space.

Discussion: The Vasa Creek riparian corridor has major segments that remain in a
natural state. This creek is one of the few natural areas left in the Subarea and should
be protected. A trail along the creek may be possible if environmental impacts can be
avoided.

POLICY S-EG-6. Ensure that increases in impervious surface area or stormwater
runoff will not increase the quantity or worsen the stormwater quality entering public
drainage systems, streams, Phantom Lake, Lake Washington, and Lake Sammamish.

Discussion: Construction activities should control erosion and sedimentation. This
could include seasonal limitation on grading activities, natural vegetative filtration,
and use of the best available technology. Storm water quality from developments
should be improved prior to discharge into the public drainage system.

Eastgate Subarea Plan Page 125
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POLICY-S-EG-7. Explore sub-regional stormwater detention as a future step to
provide a more effective approach to stormwater control and mitigation and to
achieve broader environmental benefits through coordinated treatment and detention
across multiple properties.

Residential Development

PoLICIES

POLICY S-EG-8. Maintain single-family housing as the predominant residential
land use in the Subarea in land area and appearance.

POLICY S-EG-9. Limit multifamily zoning to locations accessible directly from
arterials, as depicted on the Land Use Plan (Figure S-EG.1).

POLICY S-EG-10. Multifamily housing may be appropriate to separate office and
retail land uses from single-family neighborhoods or as a part of mixed use developments
where there is close proximity to transit or neighborhood-serving commercial uses, with a
special emphasis on meeting the housing needs of Bellevue College.

POLICY S-EG-11. Encourage more opportunities for affordable housing in the
Subarea by maintaining and rehabilitating existing housing stock.

Transportation and Circulation

PoOLICIES

POLICY S-EG-12. Discourage multifamily zoning and commercial traffic from
passing through local streets in single-family neighborhoods.

POLICY S-EG-13. Consider allowing a reduction in parking requirements where it
is possible to do so because of proximity to transit.

POLICY S-EG-14. Improve safety, convenience, and access by ensuring that
internal circulation systems are integrated with the street system to improve multi-
modal mobility within and between developments.

POLICY S-EG-15. Collaborate with the Washington State Department of Transportation
to relieve congestion created by vehicles entering and exiting Interstate 90.

POLICY-S-EG-16. Develop the Mountains to Sound Greenway trail through the

subarea to provide pleasant, safe, non-motorized facilities that provide local and
regional connections.

Eastgate Subarea Plan Page 126
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Discussion: the Mountains to Sound Greenway trail connects the Puget Sound with
central Washington along 100 miles of I-90. Within Bellevue, there is a 3 mile gap
through the Eastgate area from Factoria to Bellevue city limits. Closing this gap will
provide a transportation and recreation resource that will benefit Eastgate residents,
visitors, and businesses.

POLICY S-EG-17. Improve connectivity within the subarea for pedestrians and
bicycles where opportunities exist by integrating land uses, improving roadway safety
for all modes of travel, and linking commercial, office, parks, and public spaces with
trails and pathways.

POLICY S-EG-18. Encourage improvement of transit facilities and service to and
from key points in the Eastgate Subarea.

Discussion: 142nd Place SE should be established as a frequent transit network
corridor that reinforces the Transit Oriented Development Area, enhances bus service
connections to Bellevue College, and is designed to serve as a gateway feature for the
area. In addition, it may be possible to serve more parts of the Subarea, and to serve
the Subarea more efficiently, by working with partner agencies and organizations.

Community Design

PoLICIES

POLICY S-EG-19. Reinforce the area’s location on the Mountains to Sound
Greenway, accentuate Eastgate as a major entry into Bellevue, and emphasize the
emerging urban character of the Eastgate I-90 corridor through the application of land
use regulations, public amenity incentives, and design guidelines.

POLICY S-EG-20. Provide graceful edges and transitions between more intense
development and existing residential land uses by maximizing the use of existing
vegetation and topography to buffer and maintain compatibility between different
land uses through land use regulations.

POLICY S-EG-21. Consider design review for commercial, office, and mixed use
development that promotes pedestrian-friendly design, ensures quality and a sense of

permanence, promotes environmental sustainability and creates a distinct identity.

POLICY S-EG-22. Preserve the view amenities of adjacent single-family
neighborhoods as development and redevelopment occurs.

POLICY S-EG-23. Discourage new development from blocking existing views from
public spaces.

Eastgate Subarea Plan Page 127
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POLICY S-EG-24. Support the overall sustainability and green identity of the I-90
corridor consistent with the Mountains to Sound Greenway by including visibly
recognizable natural features in public and private development. Examples include,
but are not limited to green walls, facade treatments, green roofs, retained native
vegetation, and abundant natural landscaping,

POLICY S-EG-25. Diminish the effect of rooftop equipment on views from
residential areas by requiring rooftop equipment to be low-profiled and screened to
match the building’s exterior color, building materials, and styles.

POLICY S-EG-26. Maintain the Subarea’s predominantly treed skyline and
encourage preservation of existing stands of trees and landscaping.

POLICY S-EG-27. Encourage the State Department of Transportation to provide
landscaping that clarifies access patterns and improves the appearance of their
properties.

POLICY S-EG-28. Create community character in commercial, office, and mixed
use development through the use of standards and incentives that support public art,
street lighting, landscaping, distinctive building design, and pedestrian-oriented site
design.

POLICY S-EG-29. Encourage the development of a dynamic public realm by

integrating publicly accessible plazas, open spaces, and other gathering spaces within
private development in commercial, office, and mixed use areas.

Parks and Open Space

PoLICIES

POLICY S-EG-30. Integrate a system of parks, recreational facilities, and open
spaces that will benefit surrounding neighborhoods and help create an environment
that supports healthy lifestyles.

POLICY S-EG-31. Create and encourage an interconnected system of non-
motorized trails as a part of public and private development within the subarea
that will link community amenities, provide recreational opportunities, and offer
transportation benefits.

POLICY S-EG-32. Develop local connections to the Mountains to Sound Greenway

through the subarea in order to enhance the trail as a local and regional recreational
asset.

Eastgate Subarea Plan Page 128
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Coordination and Partnership

PoLICIES

POLICY S-EG-33. Coordinate with Bellevue College, the State of Washington,

the Mountains to Sound Greenway Trust, county and regional agencies, the private
sector, and others to implement the desired land use and transportation changes in this
subarea plan.

POLICY S-EG-34. Support the evolution of Bellevue College according to its

institutional mission and encourage campus growth that is physically and functionally
integrated into surrounding land uses.

Planning District Guidelines

PoLICIES

Planning District 1

POLICY S-EG-35. Retain significant vegetation and supplement vegetation on the
steep slope along the southeast edge of Kamber Road between 137th Avenue S.E. and
S.E. 24th Street.

POLICY S-EG-36. Designate the 10.5 acre site northwest of the I-90 Business Park,
known as the Old School District property, Single-family Urban Residential.

Discussion: At the reclassification stage particular attention should be given to the
mitigation of traffic impacts to the adjacent residential neighborhoods that could
result from the site’s development. Multiple access points should be considered in
order to disperse traffic. Alternatives to access from S.E. 26th Street/158th Avenue
S.E. should be pursued.

POLICY S-EG-37. Designate the 4-acre Saint Andrews Church property and the
northern 9.5 acres of the Latter Day Saints Temple property as Single-family High-
density (SF-H).

Discussion: The development of congregate care senior housing, nursing home,

or affordable housing may be appropriate for the site. A conditional use permit
should be required to insure compatibility with adjacent development and insure
that it is in keeping with the character of the Subarea. Multifamily Low density may
be appropriate for a rezone only to accommodate congregate care senior housing,
nursing homes, or affordable housing.

Eastgate Subarea Plan Page 129
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Planning District 2

POLICY S-EG-38. Retain sufficient vegetation on the eastern side of the Sunset
property to visually
buffer Bellevue Community College.

POLICY S-EG-39. Screen industrial development from residences to the north of
Kamber Road from light industrial development with a landscaped buffer.

POLICY S-EG-40. Protect the surrounding neighborhoods from future development
in the I-90 Business Park by observing transition area requirements from residential
uses as well as maintaining landscape buffers.

Discussion: Encourage retention of significant open space in the I-90 Business Park
in conjunction with utilization of the remaining Development potential. Apply the
OLB-O0S designation in support of this policy. [Amended Ord. 5392]

POLICY S-EG-41. Rezone master planned areas in District 2 to be consistent with
the underlying Land Use designation and implement the Eastgate Land Use and
Transportation project vision when existing concomitant agreements affecting the site
are renegotiated or repealed and upon approval of a new Master Development Plan.

Discussion: Large master planned projects in Eastgate are subject to Master Plan/
Design Review requirements and conditions associated with concomitant zoning
agreements that may prevent implementation of zoning consistent with the Eastgate
Land Use and Transportation Project vision. Portions of the Sunset Corporate
campus, subject to concomitant agreement 14463 and the area generally associated
with the 1-90 Corporate Campus, subject to concomitant agreements 6015, 11390,
and 33217 should only be rezoned when the existing concomitant agreements are
renegotiated or repealed.

POLICY S-EG-42. Encourage a mixed use area between Bellevue College and I-90
into a walkable, transit-oriented center at the level of intensity needed to create a
vibrant mix of offices, residences, and locally-serving shops and restaurants that are
urban in character.

POLICY S-EG-43. Retain neighborhood-serving commercial uses through flexible
zoning that allows a rich combination of neighborhood retail and services.

POLICY S-EG-44. Consider the use of a land use incentive system in office and

mixed use areas that incentivizes provision of infrastructure and amenities that offer
public benefits through the potential for additional floor area ratio (FAR) and height.

Eastgate Subarea Plan Page 130
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