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SUBJECT: Land Use Code Amendment from Eastgate/I-90 Land Use and Transportation
Project implementing the Citizen Advisory Committee’s recommendations to create three new
districts including a transit-oriented development district, an expanded version of Office and
Limited Business and a Neighborhood Mixed Use district. Use tables, dimensional
requirements, development standards and design guidelines will be adopted for each new
district. The recommendation also includes rezoning other areas to districts that already exist.
Some concomitant agreements will be repealed with the rezoning effort. File No. 12-132861AD

. BACKGROUND

A. Process.

The Eastgate/I-90 Land Use and Transportation Project was initiated to evaluate land use and
transportation conditions, policies and regulation in the corridor and to produce a plan that
builds on the area’s assets. These assets include accessibility, visibility, job diversity and the
stability of nearby residential neighborhoods. The area is home to a number of Fortune 500
companies, Bellevue College, and the Eastgate Park and Ride. In addition, the Mountains to
Sound Greenway runs through the corridor, which offers multi-modal transportation
opportunities to those who live, work, and play in the area.

The Eastgate /1-90 Citizen Advisory Committee (CAC) went through a planning process from
November 2010 through April 2012. That process included monthly meetings, several public
open houses, online surveys, stakeholder interviews, presentations to interest groups and
website updates. The Council provided guidance to the CAC in the 9 principles specific to the
Eastgate / 1-90 Land Use and Transportation Project Initiative. See Attachment B. Using the
year 2030 as the planning horizon, the CAC created a plan to:

e Provide a more coherent identity for the area,

e Improve its economic vitality and character and
e Ensure that that area has adequate transportation infrastructure and services to meet
changing community needs.

To implement the CAC'’s vision, amendments to Bellevue’s Comprehensive Plan, Transportation
Plan and Land Use Code would be required. The Comprehensive Plan Update in August 2015
included updates to the Eastgate Subarea Plan that reflected the CAC’s recommendations. In
addition, the Transportation Facilities Plan 2016-2027 and Capital Improvements Plan 2015-
2021 were updated to reflect the recommendations necessary to address the CAC's
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transportation concerns.! This Land Use Code Amendment is the third piece necessary for
implementation of the CAC'’s vision.

After the conclusion of the CAC’s work, the Eastgate Subarea Plan was amended to reflect the
CAC’s vision. The updated subarea plan has the following characteristics:

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

e It 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.

¢ 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.

¢ 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 It identifies 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.

The Eastgate Draft Land Use Code Amendments are based on the CAC'’s recommendations
and the Comprehensive Plan. Refer to Attachment A for the Eastgate Draft Land Use Code
Amendments.

After the CAC completed its work and a final report had been written, the Planning Commission
scheduled five meetings in 2015 to discuss the land use code amendments. The first meetings
with the Planning Commission oriented them to the work of the CAC, and included a walking
tour of the area chosen for the transit oriented development. In 2016, the Planning Commission
held five meetings to consider considered the following topics as they related to three new
districts: Permitted uses, dimensional requirements, development standards, and design
guidelines. They also discussed some of the concomitant agreements? that would be removed
by rezoning parcels.

A list of public comments received by the Planning Commission in provided in Attachment C.

1 A more detailed discussion of the transportation impacts can be found in the Planning Commission materials for
March 23, 2016. http://www.bellevuewa.gov/planning-commission-agendas-2016.htm

2 A concomitant agreement is a form of land use control that was applied prior to the authorization of the use of
development agreements by the state legislature in 1995. By using a concomitant agreement, communities could
condition development by applying property specific provisions at the time of zoning or rezoning. Development
provisions within the agreement are applied to the property until the concomitant is amended or repealed.
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B. Amendment Description

The draft Eastgate Land Use Code Amendments are included in Attachment A. The
amendments are organized under the three new districts that that are summarized below. They
are the Eastgate Transit Oriented Development Land Use District (EG-TOD), the Office Limited
Business District 2 Land Use District (OLB 2), and the Neighborhood Mixed Use Land Use
District (NMU):

1. Eastgate Transit Oriented Development Land Use District (EG-TOD).
a. Location. The EG-TOD will be located between Bellevue College and Eastgate Way
adjacent to the Eastgate Park and Ride. See Attachment D.

b. CAC Recommendation. The CAC recommended a transportation oriented
development center with a mixture of office residential and retail uses, true integration of
transit services, inviting pedestrian environment, and a strong relationship with Bellevue
College. Any development over .5 Floor Area Ratio (FAR) should have ground floor
retail, a master plan, substantial residential component and the provide public benefit.
The CAC recommended a maximum 2.0 FAR and a building height of 10-12 stories.

c. Description. The purpose of the TOD District is to provide an area for a mix of
housing, retail, office, and service uses, with an emphasis on housing. The district is
limited in area so that there is an appropriate level of density nearest the highest levels
of transit service.

d. Uses. (Attachment A, proposed LUC section 20.25P.030)
Manufacturing.
e Microbreweries would be allowed when combined with an eating and

drinking establishment which constitutes a majority of the use.
e Textiles and Apparel Manufacturing would be allowed when combined
with retail store which constitutes a majority of the use.

Recreation, Culture, and Entertainment.
e Most recreational uses would be permitted outright or with an
Administrative Conditional Use Permit (ACUP), except that public
assembly uses would be limited to 20,000 square feet.

Residential.
¢ Most residential uses would be allowed in this district. Group quarters

such as dormitories would require a Conditional Use Permit (CUP).
e Transient Lodging such as youth hostels or the YMCA would require an
ACUP.

Resources.
e Veterinary Clinic and Hospital would be allowed. Boarding and

commercial kennels are allowed as subordinate uses. Their operating
hours would be from 7 a.m. to 10 p.m.
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Services.
e Child Day Care Center would be allowed.
e Auto washing and detailing within a garage would be allowed.
¢ Medical Clinics would be allowed.
e Pet Grooming and Day Care would be allowed.
e Primary and Secondary Education would require an ACUP.

Transportation and Utilities.
e Some uses would require a CUP such as Essential Public Facilities,
Regional Utility Systems, and Electrical Utility Facilities.

Wholesale and Retail.

e Eating and Drinking Establishments would be allowed outright, but drive-
in windows would not be allowed.

e Miscellaneous Retail Trade would be allowed but drive through facilities
such as drive-through pharmacies would only be allowed in a structured
parking area.

o Pet Shops would be allowed.

e. Dimensional Requirements. (Attachment A, proposed LUC section 20.25P.060)

e Facade Separation — 10 feet

e Front Setback — 0 feet

e Side/Rear Yard - 5 feet

e FAR-2.0(Upto 1.0 FAR excepted for Affordable Housing, Open Space,
Public Restrooms, Special Dedications and Transfers)

¢ Maximum Building Height-160 ft. except 45 ft. maximum for parking
structures

e Maximum Lot Coverage by Structures -75%?3
e Maximum Impervious Surface -75%*

f. Development Standards. (Attachment A, proposed LUC section 20.25P.070-.090)
i. Landscaping

e The general landscaping requirements apply with respect to types of
landscaping, species selection, and maintenance.

e Street trees/landscaping are proposed for the EG-TOD.

e Interior property line softened with landscaping.

ii. Fencing

e No sight obstruction.

o No barbed wire, electric or chain link (except construction or temporary
use).

3 This percentage was modeled after BelRed, but will ultimately be aligned with the Low Impact Development project.
4 This percentage was modeled after BelRed, but will ultimately be aligned with the Low Impact Development project.
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iii. Parking

¢ Requirements are modeled after nodes in Bel-Red which are essentially
transit-oriented development.

e Requirements are reduced from those in other parts of the City as
recommended by CAC. The idea behind transit oriented development is
to provide other transportation opportunities so that fewer cars and less
parking is necessary.

e Parking requirements may be modified by the Director if the applicant
provides a parking demand analysis.

iv. Bicycle parking

e 1 per 10,000 net square feet (nsf) of nonresidential uses over 20,000 nsf.

e 1 per 10 dwelling units.

e 50% of spaces must be covered.

g. Design Guidelines. (Attachment A, proposed LUC section 20.25P.100.)
i. Integrate the Natural Environment. Development should provide:
e Access to open space.
¢ Views of urban elements against green backdrop.
e Access points to MTS Greenway.
e Architectural elements that harmonize with natural surroundings.
e MTS access points and complementary open spaces.
e Green walls and roofs, rain gardens.
¢ Promotion of environmental sustainability.

ii. Enhance Pedestrian System. Development should:
o Pedestrian hill climb and plaza that connects EG-TOD and Bellevue
College.
e Pedestrian routes that are safely integrated with streets.
e Pedestrian access connections shall be linked to public right of way, EG
Park and Ride and all areas of EG-TOD.

o Walkways should be sufficiently wide, unobstructed, offer visibility, paved
with high quality materials, and lit with pedestrian scale lighting.

iii. Establish and Strengthen Gateways. Development should provide:
Architectural treatments in buildings adjacent to gateways.
Free standing architectural elements.

Signhage, landscaping, and lighting to identify gateways.
Markers or inlaid art in sidewalks.

iv. Create a Variety of Activated Outdoor Spaces. Development should provide:
e Walkways and courtyards should be incorporated into residential and
office development.
Courtyards and plazas should be adjacent to active ground floor uses.

e Public spaces should be defined with materials such as furniture pavers,
colored concrete.
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e Plantings and buildings can define the open space.
e Easy access to outdoor spaces.

v. Pedestrian Emphasis Guidelines. Development should provide:
¢ Building entrances that are accessible from the street level.

e Transparent windows at street level.

o Walls with visual interest through form and materials.
e Selection and coordination of streetscape furnishing.

e Signs and lighting at ground level at pedestrian scale.

vi. Protect Pedestrians from the Elements. Development should provide
continuous weather protection - metal canopies, marquees, canopies, awnings.

vii. Integrate art. Development should:
e Incorporate art that relates to TOD characteristics.
Use art that emphasizes gateways.
Uses durable materials.
Ensures that the art will age well.
Uses art that is designed for the site and is functional or interactive.

viii. Promote Architectural Compatibility.
e Architectural elements used at a scale and level of detailing proportionate
to the size of the building.
e Refuse/recycling receptacles should be inside the building.

iv. Provide Interesting Building Massing.

e Long expanses of building frontage must be broken down vertically and
vertically (about 50 feet for nonresidential uses).

o Tripartite fagcade division- base, middle, and top should be used for
buildings over 5 stories.

e Vertical articulation of windows columns and bays.

¢ Building massing should maximize solar access to publicly accessible
open spaces.

v. Create Attractive Building Silhouettes and Rooflines. Development should
have:

e If visible from 1-90, a distinctive silhouette to announce entry into
Bellevue.
Vertical expression of important building functions.

o Varied roof line heights.
Green roofs or rooftop terraces.

vi. Foster Attractive Rooftops. Development should provide:
e Green roofs and rooftop terraces.
¢ Reduce and treat stormwater runoff.
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¢ Rooftop mechanical equipment should not be visible and should be full
screened and integrated in the buildings architectural style.

v. Promote Welcoming Residential Entries. Lobby entries and ground floor individual
entries should provide:
* Weather protection.
» Transparent doors windows or glazing (and transom windows or side
lights).
» Double or multiple doors.
» Visibility and security.

vi. Design Inviting Retail, Office and Commercial Entries
» Entries on street frontage and to each tenant space.
» Doors with 50% window area or more.
» Lighting that emphasizes entries.
» Large café or restaurant doors that open to the street.

vii. Activate and Emphasize Corners
» Primary building entrance at corner
* Weather protection, special paving and lighting

viii. Provide Inviting Ground Floor Retail and Commercial Windows
» Clear window glazing with visual access to activity.
* Operable and transom windows.

ix. Build Compatible Parking Structures and Surface Parking
» Structures should have habitable ground floor space if fronting on a local
street.
e Structures visible from 1-90 should have green walls or other screening.
» Surface parking should be located behind building.
» Parking areas should be screened by landscaping.

X. Lighting Guidelines. (For this guideline and the following two guidelines, please refer
to Attachment A)

Xi. Integrate Building Lighting.

xii. Sign Guidelines.

2. Office Limited Business 2 (OLB 2).
a. Location. Parcels that will be rezoned to OLB 2 are located in three general areas:
north of 1-90 and east of 148™ Ave. S.E., south of I-90 and east of Eastgate Plaza, and
south of 1-90 and west of 150" Ave. S.E. See Attachment D.

b. CAC Recommendation. The CAC recommendation focused on the 1-90 Office Park
which comprises the corridor’s greatest concentration of office development and largest
employment center. This district is has an expanded mix of retail and service uses from
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Office and Limited Business to serve those who are employed in the area. The CAC
recommended a maximum FAR of 1.0 and a maximum height of 4 to 6 stories.

c. Description. The purpose of the OLB 2 District is to provide an area of integrated
complexes made up of offices, hotels, or motels, eating and drinking establishments,
and retail sales within walking distance to support business and employees. The OLB 2
District has greater intensity and a larger mix of uses than the OLB District. Such
districts are located in areas that abut and have convenient access to freeways, major
highways, and transit. (Attachment A, proposed LUC section 20.10.285)

d. Uses (Attachment A, proposed LUC section 20.10.440)

Manufacturing.
e Microbreweries would be allowed when combined with an eating and
drinking establishment which constitutes a majority of the use.
e Measuring, Analyzing and Controlling Instruments Manufacturing would
be allowed when combined with retail store which constitutes a majority of
the use.

Recreation, Culture, and Entertainment.
e Most recreational uses would be allowed except that public assembly
uses would be limited to 20,000 square feet.

Residential.
o All residential uses would be permitted outright except for single family
dwellings and nursing homes which would not be permitted.

Resources.
e Veterinary Clinics and Hospitals would be allowed and would be allowed
to have boarding and commercial kennels as subordinate uses. They
would be required to open to the public between 7 a.m. and 10 p.m.

Services.

¢ Finance Insurance, Personal Services, Child Day Care, Business
Services, and Small Repair Services would all be allowed.

e Professional Services would be allowed.

o Pet Grooming and Pet Day Care would be allowed and boarding and
commercial kennels would be allowed as a subordinate use.

e Some government services, secondary and primary educational uses
would require an ACU.

o Religious Activities would be allowed.

e Social Service Providers would be allowed.
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Transportation and Utilities.

Utility Facility, Essential Public Facility, and Regional Utility Systems
would require a CUP.

Commercial Parking Lots would require a CUP and could only be located
west of 142" Ave. S.E.

Wholesale and Retail.

Hardware, Variety, Food, Apparel and Furniture Stores would all be
allowed.

Retail auto, truck, RB and boat showrooms would be allowed through a
development agreement. No outdoor storage of autos, trucks, boats and
RVs would be allowed.

Motorcycle sales would be allowed, however outdoor storage would not
be permitted.

Eating and Drinking Establishments would be allowed, but drive through
windows would not be allowed.

e. Dimensional Requirements. (Attachment A, LUC section 20.20.010)

Front Setback — 0

FAR -1.0

Maximum Building Height (feet) — 75
Maximum Lot Coverage by Structure — 40%°
Maximum Impervious Surface — 80%?°

f. Development Standards.
i. Landscaping (Attachment A, LUC 20.20.520) Perimeter landscaping is a Type
117, 10 foot wide landscape buffer applies on street frontage and interior property
lines unless the Transitional Area Design District applies because the parcel is
adjacent to a residential district. (See Attachment A, LUC Part 20.25B)

ii. All other Development Standards. Since the OLB 2 is a district that could be
applied citywide, all of the other citywide development standards would apply
including landscaping, parking, and circulation.

g. Design Guidelines. (Attachment A, Part 20.25C LUC)
i. Integrate the Natural Environment
e Protect and incorporate natural environments and connections.
¢ Maximize retention of existing vegetation
¢ Promote environmental sustainability in features such as LID, green walls,
and green roofs.

5 This provision may change with the Low Impact Development Project.

6 This percentage may decrease to 60% with the Low Impact Development Project.

7 Type Il landscaping is intended to provide visual separation of uses from streets, and visual separation of
compatible uses so as to soften the appearance of streets, parking areas and building elevations. It is comprised of
deciduous and evergreen trees and shrubs.
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ii. Promote Architectural Compatibility (with the quality and character of the area)
e Architectural elements at a scale and level of detailing proportionate to
building.
Elements should be sensitive to and enhance surrounding area.
e Multi-site development should have a unity of design.
Fences, walls refuse and receptacles should be consistent with scale and
architectural design of primary structure.

iii. Promote Community Gathering
e Incorporate outdoor gathering spaces near active ground floor uses.
e Landscaping should defined spaces, walkways and amenities.
e Incorporate public art.

iv. Build Compatible Parking Structures and Lots

Surface parking located behind building.

Parking areas should be designed to minimize pedestrian/car conflicts.
Parking areas should be landscaped.

Parking areas along street or pathway must be screened.

Bicycle parking shall be provided.

v. Design Welcoming Entries
e Street frontage should have entries.
Entrances at frequent intervals for retail.
Weather protection.
Transparent doors.
Double or multiple doors.
Visibility and security.
Lighting that emphasizes entrances.

iv. Promote Visually Interesting and Inviting Windows

3. Neighborhood Mixed Use (NMU).
a. Location. The parcels that will be rezoned NMU are located in or near Eastgate
Plaza. See Attachment D.

b. CAC Recommendation Many different uses are encouraged including office, retail,
eating and drinking establishments, general commercial, lodging and multi-family
residential. All of these uses are to serve the surrounding neighborhoods. The vision for
the district is to feature a highly visible and attractive multistory mixed use development
with structured or inconspicuously located parking. The CAC recommended a maximum
FAR of 1.0 with 4 to 6 stories if the surrounding single family residences can be
protected from development impacts.

c. Description. The purpose of the NMU District is to provide an area with a mix of
retail, service, office and residential uses with an emphasis on neighborhood retail and
service uses. This district is designed to be compatible with nearby neighborhoods and
is easily accessible from the nearby office and residential uses. (See Attachment A,
proposed LUC section 20.10.350).
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d. Uses.
Manufacturing.
e Microbreweries would be allowed when combined with an eating and
drinking establishment which constitutes a majority of the use.
¢ Handcrafted Products Manufacturing would be allowed when combined
with retail store which constitutes a majority of the use.

Recreation, Culture, and Entertainment.
e Most recreational uses would be allowed except that public assembly

uses would be limited to 20,000 square feet.

Residential.
e Most residential uses are allowed except for single family residences.

e Group quarters such as dormitories would require a conditional use
permit.

e Multi-family dwellings and senior citizen dwellings are allowed only if
located on the second floor and above the permitted ground floor
nonresidential use.

Resources.
e Veterinary Clinics and Hospitals would be allowed and would be allowed
to have boarding and commercial kennels as subordinate uses. They
would be required to open to the public between 7 a.m. and 10 p.m.

Services.

¢ Finance Insurance, Personal Services, Child Day Care, Business
Services, and Small Repair Services would all be allowed.

e Professional Services would be allowed.

o Pet Grooming and Pet Day Care would be allowed and boarding and
commercial kennels would be allowed as a subordinate use.

e Some government services, secondary and primary educational uses
would require an ACUP.

e Religious Activities would be allowed.

e Social Service Providers would be allowed.

Transportation and Utilities.
o Utility Facility, Essential Public Facility, and Regional Utility Systems

would require a CUP.
¢ Commercial Parking Lots and Garages would not be permitted.
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Wholesale and Retail.

Hardware, Variety, Food, Apparel and Furniture Stores would all be
allowed.

Eating and Drinking Establishments would be allowed, but drive through
windows would not be allowed.

e. Dimensional Requirements. (See Attachment A, LUC section 20.10.010)

Front Setback — 0

FAR — 1.0 (up to 1.0 FAR is excepted for Affordable Housing)
Maximum Building Height (feet) — 75

Maximum Lot Coverage by Structure — 40%?

Maximum Impervious Surface — 80%?°

f. Development Standards.
i. Landscaping (Attachment A, LUC section 20.20.520). Perimeter landscaping is
a Type 111*%, 10 foot wide landscape buffer on the street frontage and a Type I,
10 foot wide on interior property lines unless the Transitional Area Design District
applies because the parcel is adjacent to a residential district. (See Attachment
A, LUC Part 20.25B LUC)

ii. All other Development Standards. Since the NMU is a district that could be
applied citywide, all of the other citywide development standards would apply
including landscaping, parking, and circulation.

g. Design Guidelines. (Attachment A, LUC Part 20.251 LUC)

NMU is incorporated into the Community Retail Design District (CRDD). The CRDD
already has building and site design guidelines and design standards. The proposed
design guidelines are NMU-specific and are in addition to those applied to other districts

in the CRDD.

i. Integrate the Natural Environment

Orient open spaces and walkways around parks and open, natural
spaces.

Convenient access to open space.

Access points to local and regional trails.

Maximize retention of existing vegetation.

Promote environmental sustainability in design features-green roofs, LID,
green walls.

ii. Promote Community Gathering

Incorporate outdoor gathering spaces near active ground floor uses.
Landscaping should defined spaces, walkways and amenities.
Incorporate public art.

8 This percentage may change to be aligned with the recommendations of the Low Impact Development Project.

9 This percentage may decrease to 60% with the Low Impact Development Project.

10 Type Il landscaping is intended to provide visual separation of uses from streets, and visual separation of
compatible uses so as to soften the appearance of streets, parking areas and building elevations. It is comprised of
deciduous and evergreen trees and shrubs.
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iii. Build Compatible Parking Structures and Lots
e Surface parking located behind building (see also design requirements for
actual structure.
Parking areas should be designed to minimize pedestrian/car conflicts.
e Parking areas should be landscaped.
Parking areas along street or pathway must be screened.

iv. Enhance the Pedestrian System

Minimal curb cuts.

Safe convenient pleasant pedestrian connections to transit.
Traffic and emergency access and evacuation.

Direct walking routes.

Internal streets shall have street trees and sidewalks.
Weather protection of building walkway at entrances.

v. Provide Interesting Building Massing
e Break down long masses of building frontage both vertically and
horizontally.
e Buildings over 5 stories shall have vertically articulated tripartite facade
division - base, middle and top
¢ Vertical articulation of windows, columns and bays

vi. Create Attractive Building Silhouettes and Rooflines
e Visible from I-90 should have distinctive silhouette.
e Incorporate a combination of:
0 Vertical expressions of important building functions.
o0 Varied roof line heights.
0 Well detailed cornices.

vii. Promote Welcoming Residential Entries
e Ground related individual entries should have a clear transition from

public realm.
e Lobby entries to multi-family buildings should provide:
0 Weather protection at entries.
0 Transparent doors and windows.
o0 Double or multiple doors

viii. Promote Visually Interesting Upper Floor Residential Windows

ix. Design Inviting Retail and Commercial Entries
e Street frontage should include public entrances.
In retail areas with high-use pedestrian areas, entrances should be
provided at least every 50 feet to generate pedestrian activity.
e Doors with 50% window area or more.
Lighting that emphasizes entries.
e Large café or restaurant doors that open to the street.
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x. Design Inviting Ground Floor Retail and Commercial Windows
» Clear window glazing that provides visual access should be provided on
ground floor facades.

Il. REVIEW PROCESS

The review process began with the CAC as discussed in the Background, Section I, above. The
CAC completed its final report and the Eastgate land use code amendments were referred to
the Planning Commission. The Planning Commission conducted a walking tour of the EG-TOD
area on September 9, 2015. The Planning Commission also scheduled numerous study
sessions to discuss the land use code amendments. The 2015 dates included: June 10, July
22, October 14 and December 9. The 2016 dates include: January 27, February 24, March 23,
April 27, and May 25. The public hearing is scheduled to be held on June 22, 2016, after which
the Planning Commission will hold a study session and make its recommendation to the City
Council.

lll.  PUBLIC NOTICE

Notice of the Application for the Land use Code Amendment and associated review pursuant to
the State Environmental Policy Act (SEPA), was published on May 19, 2016. Notice of the
public hearing was published on June 2, 2016 in the Weekly Permit Bulletin. Notice of the
SEPA threshold determination is expected on June 9, 2016.

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 was provided to state agencies on June 2, 2016. City Council final action
can be taken anytime on or after August 3, 2016.

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.

IV. DECISION CRITERIA

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

A. The amendment is consistent with the Comprehensive Plan; and
The proposed amendments are supported by the following Comprehensive Plan policies:

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

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
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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.

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.

POLICY S-EG-13. Consider allowing a reduction in parking requirements where itis 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 multimodal mobility within and
between developments.

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-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 1-90 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-24. Support the overall sustainability and green identity of the 1-90 corridor
consistent with the Mountains to Sound Greenway by including visibly recognizable natural
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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-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.

POLICY S-EG-31. Create and encourage an interconnected system of nonmotorized 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.

POLICY S-EG-42. Encourage a mixed use area between Bellevue College and I-90 minto 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.

Finding: These code amendments will provide the necessary regulatory framework in the Land
Use Code to implement the policies contained in the Eastgate Subarea Plan. Proposed Land
Use Code amendments necessary to implement the CAC direction and the Subarea Plan
policies are discussed in greater detail in Section 1.B above.

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

Finding: The amendment will enhance the public health, safety, and welfare by ensuring that
development in the Eastgate corridor includes appropriate permitted uses, dimensions,
development standards and design guidelines. The Eastgate Land Use Code Amendment will
enhance the health, safety, and welfare of the public by providing safe and pleasant places to
live, work, and visit in Eastgate.
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C. The amendment is not contrary to the best interest of the citizens and property
owners of the City of Bellevue.

Finding: The amendment is consistent with the best interest of the citizens and property
owners. It will allow for a variety of business and residential housing opportunities in the
Eastgate/l-90 Corridor while preserving the quality and character of each Eastgate District with
standards to help ensure that policy of the Comprehensive Plan is implemented through
application of the LUC to new development and to redevelopment.

V. STATE ENVIRONMENTAL POLICY ACT
An optional Determination of Non-Significance (DNS) has been issued for this code
amendment, and a DNS is expected to be issued on June 9, 2016.

VI. RECOMMENDATION

The requested Land Use Code Amendment included in Attachment A is consistent with the
decision criteria required for adoption of a Land Use Code Amendment. Staff recommends that
the Planning Commission hold a public hearing on the draft amendment, and following
consideration of the testimony provided at the hearing transmit a recommendation approving all
of the draft amendments.

ATTACHMENTS

Eastgate Draft Land Use Code Amendments

Council Principles for Eastgate / 1-90 Corridor Project
Public Comment

Map of New Districts

oo
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Attachment B

Eastgate/l-90 Land Use and Transportation Project
Council Principles

Approved by the Bellevue City Council on February 1, 2010.

The following Council Principles are intended to provide consistent direction over the course of
this project. An over-arching consideration that cuts across all these Principles is the reality of
fiscal constraints that limit the City’s ability to fund major new infrastructure projects. To the
extent that new infrastructure is needed to support potential land use changes, costs and ability
to fund these improvements must be serious and early considerations.

1. Enhance the Eastgate corridor’'s economic vitality without degrading mobility in other parts of
the City, and ensure that it continues to contribute to the diversity of the City’s economic mix.

2. Retain and enhance neighborhood-oriented services and businesses, which are important to
nearby residents of Bellevue and the adjacent Eastgate potential annexation area.

3. Improve linkages with Bellevue College, which may include land use and transportation
strategies, as well as a variety of partnerships that benefit both the College and the City as a
whole.

4. Better integrate land use and transportation across Eastgate, which may include
consideration of transit-oriented development in portions of the area. Changes in land use
should be informed by transportation opportunities and impacts. For example, the large
Eastgate park and ride facility may create an opportunity for a transit overlay district, with well
integrated land use and transportation performance.

5. Continue to evolve Eastgate’s transportation infrastructure to a high performing, multi-modal
system, including coordinating with service providers on increased transit service to the area.

6. Increase connectivity across the Eastgate corridor, addressing the area’s numerous barriers
such as its limited street and non-motorized (both pedestrian and bicycle) network, and stand-
alone developments.

7. Model environmental sustainability in planning for Eastgate’s future, so that future plans for
the area produce measurable environmental benefits.

8. Improve the Eastgate Corridor's urban design quality and coherence, recognizing the area as
a major City gateway and prominent location on the Mountain to Sound Greenway.

9. Work to improve the performance of state facilities in the area — 1-90 and its access points—
which today create major issues for the City’s land use and arterial system.
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Attachment C
Planning Commission 2015 Eastgate Public Comment

Thank you so much Erika for your response! | will support this proposal, and appreciate
for your hard work!

Best Regards
JD Yu

On Thu, Feb 11, 2016 at 11:14 AM, <ERhett@bellevuewa.gov> wrote:

Mr. Yu,

Thank you for your question. In the proposed zoning regulations Marijuana retail outlets would not be
permitted in the new Neighborhood Mixed Use district. This is the new zoning district proposed for the
Eastgate Plaza Shopping Center and nearby commercial area.

| have attached the latest proposal for uses in the Eastgate corridor. If you scan to page 16 of the

attachment it shows a blank in the chart next to Marijuana Retail Outlets. The blank on the chart means
not permitted.

Erika Rhett, AICP

Senior Planner

City of Bellevue

425-452-2898

From: Jingdong Yu [mailto:jingdong.yu@gmail.com]

Sent: Tuesday, February 09, 2016 4:28 PM

To: PlanningCommission <PlanningCommission@bellevuewa.gov>

Cc: Rhett, Erika <ERhett@bellevuewa.gov>
Subject: inquiry about Eastgate/I-90 Land Use & Transportation Project

Dear Bellevue Planning Commissioners,

My name is JD Yu, a resident at Somerset. Recently | got a chance to know about this
project of Eastgate/I-90 Land Use & Transportation. | am glad to know that there will be
more business opportunities to be introduced in this area, which will benefit local
economy and enhance services for the people living around. Meanwhile | have some
concern about the details of new eased land use code, whether it would allow marijuana
stores in those area? There are some parks, schools, and day cares around Eastgate
area, and we have kids activities too, and my concern is about allowing marijuana
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stores under new code will have negative impact on the kids. Would you please let me
know if the project is related to my concern?

Best Regards!
JD Yu
4501 138th Ave SE

Bellevue, WA 98006

February 24, 2016

Members of the Planning Commission,

My name is Carrie Blanton and | was an appointed member of the CAC on the Eastgate/I-90
Land use and transportation project. | was selected because of my role as the Real Estate
Director for the Honda Auto Center of Bellevue and the office building next door and to the
west, called Newport Heights. This office building is the place of business for 5 local companies
including UW Medicine Factoria Medical and Urgent Care Clinic.

As you know, over the course of 18 months, we spent many hours deliberating and providing
input on the final plans for the Mountains to Sound Greenway Trail (“Trail Project”).

There were a few alternate routes for the proposed Trail Project extension through

Bellevue. The Honda Auto Center of Bellevue, and the Courter Family who own this parcel and
the Newport Heights building, were reluctant to support the current plan because of concerns
about how the trail would very likely compromise the visibility of the dealership from the
freeway and along SE 36t and the increased traffic on SE 36" with the introduction of the
landscape islands that reduce channeling of cars turning into office buildings and businesses
along SE 36%™. The Trail Project proposal has already interfered with our ability to get inventory
to the dealership by restricting our ability to load and unload vehicles along SE 36%". At this
study, we were assured by Dan Stroh and Fran Lowenhertz that the City would listen to our
concerns and work with us.

We have attended several open houses and have been in contact with the Project manager of
the Trail Project for the City, Chris Masek. | have attached a copy of a letter we sent to him in
December 2015 voicing our concerns with the current design. We want the Planning
Commission to know that we generally support the trail link, but not at the expense of the
businesses in the area. We ask that you look to reduce the density and height of the current
proposed landscaping along the freeway and in the landscape islands to allow for visibility to
the businesses and pedestrians. We have seen this done beautifully in downtown Kirkland and
along 85 street corridor and other cities in the
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Thank you for considering our comments,
Sincerely,

Carrie C. Blanton

Real Estate Director

Courter Corporate Group

13231 SE 36" Street Suite 200

Bellevue WA 98027

425-373-5562
carrieb@courtergroup.com

SENT VIA US MAIL & EMAIL TO:
cmasek@bellevuewa.gov

Chris Masek

City of Bellevue Transportation
4501 110" Avenue NE

PO Box 912

Bellevue, WA 98009

Re:  Mountains to Sound Greenway Trail
Dear Chris:

In November 2010, the City of Bellevue asked me to participate in the Eastgate/I-90 land
use transportation project citizen committee. Many topics were discussed over my time serving
on the committee, including the Mountains to Sound Greenway Trail ("Trail”). | was asked to
represent the interest of the automobile dealers and the Courter family with respect to the issues
presented to the citizen committee.

We felt confident at that time that the City appreciated how important automobile dealers
are to the economic vitality of the City. However, recent dealings with the City have caused us to
question whether the City does indeed value our business. It is critical that the City balance the
decisions to participate in the Trail extension with the interests of business owners.

The primary concerns that the Courter family have with the Trail are how the Trail might
compromise the visibility of the dealership from the freeway and SE 36" Street as well as
interfering with the ability to get our inventory to our location by eliminating the ability to load
and unload vehicles along SE36th.

When the initial proposed location for the Trial extension was presented to us and the
citizens committee for approvals, we expressed our concerns with the plan. Many at the City,
including Dan Stroh, Michael Bergstrom and Frank Loewenherz listened to and appeared at the
time to validate our concerns. They assured us the City did not want to see this design jeopardize
our business. However, the current Trail plan is, in fact, compromising how we conduct business.
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The current landscaping plan calls for large trees with a height of 14 feet or taller and an
increase in density of vegetation. We do not know why the trees have to be so tall and close
together in this urban area of the trail. We also have informed the City that we do not believe
WSDOT will maintain plantings within the trail and/or median and we asked the City to allow us
the opportunity to maintain this vegetation.

In addition, there is now a bike trail on the south side of SE 36" which further compromises
our ability to conduct business. With the landscape island buffer a part of the Trail and this bike
lane, we are being squeezed. We have been recently informed by your Transportation Department
that the right of way permit to load and unload cars that we have had for many years may not be
renewed. This is a major concern we have with Trail plan. It is not reasonable for the City to
impose not one, but two bike trials on our frontage and then ask our dealership to bear the full
consequence of these decisions.

We look forward to continuing our discussions and working with the City to agree upon a
final design that is in the best interest of all stakeholders.

Very truly yours,

Carrie Blanton

cc: Liz G. Gibon (KPG Design) via email at liz@kpg.com
Brad Miyake, City Manager
450 110" Avenue NE
P.O. Box 90012
Bellevue, WA 98009
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From: Todd R. Woosley, Hal Woosley Properties, Inc.

Representing Trailer Inns Eastgate RV Park CITY COUNCIL
Date: March 21, 2016

Re: Eastgate/I-90 Neighborhood Mixed Use Multi-Family Development

Thank you for taking the time to meet with me to discuss the potential for multifamily
development in the Eastgate/I-90 Corridor. I appreciate your interest in an updated Land
Use Code that would support the type of new apartment homes that are most feasible for
the area. In particular, we would like zoning in the new Neighborhood Mixed Use (NMU)
district that allows for six story residential buildings at a 2.5 Floor Area Ratio (FAK).

This density would allow for a high quality project that could deliver both private and
public benefits. In addition to providing a significant increase in Bellevue’s overall housing
supply, apartments built at the requested FAR have the potential to provide public benefits
beyond creating a nice new place to live for Bellevue’s growing population. Some of these
benefits could include affordable housing units, public open space, bicycle and pedestrian
connectivity between neighborhoods and the Mountain To Sound Greenway, support for
the neighborhood’s retail stores, and/or a contribution to area parks.

For your information, please find attached a Conceptual Design Study illustrating how such
an apartment project could look on the Trailer Inns Eastgate RV park site.

The owners and potential purchasers of the Trailer Inns Eastgate RV Park are all very
encouraged by the Planning Commission’s interest in allowing a FAR of up to 2.5 for
multifamily housing in the Eastgate/I-90 Corridor’'s new Neighborhood Mixed Use (NMU)
zoning district.

Also, a very good comparable example of how the proposed development could look can be
found right here in Bellevue. The brand new LIV BelRed Apartments, located at 2170 N.E.
Bel-Red Road, were recently built to nearly the same FAR (~2.25).

Please let me know if you would like a private tour of LIV BelRed. [ would be happy to
arrange it at your convenience.

For your information, Bellevue’s code incentives encouraged the inclusion of several
affordable housing units at LIV BelRed. Unfortunately, other incentives proved to be
unfeasible, negating the potential for further public benefits in exchange for maximizing the
allowed FAR in that project’s zoning district. Hopefully, the incentives for the Eastgate/I-
90 NMU zoning district will work better.
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5.16.16 Response to NOA
Please include us in the mailing list for Eastgate Land Use Code Amendment decisions, activities public
meetings and all venues applicable.

Comments: The residents that reside in this neighborhood are obviously directly impacted by all
development within this region. Motor vehicle traffic is an absolute ridiculous nightmare; peak hours for
commuting at the metered area require typical 20-25 minutes to merge onto 1-90 westbound, and that's
on a clear day. Impossible to merge from 1-90 to 1-405 at any given time. Double the time in our
seasonable rainy days. To consider the massive influx of what is being proposed for this area, including
retail, business, etc., maximize empty office areas and redesign areas for retail (i.e., Eastgate Business
Park), without the necessary EIS and traffic mitigation studies, is irresponsible but not unusual for the
city in order to justify a greater tax base. The impacts of what is being proposed is not supported by the
majority of residential homeowners in this area. Can you please provide the names associated with this
Eastgate Advisory Board? They are ill-advised thinking there is majority support enacting this proposed
land use amendment. We do not want a sub area of what a monstrosity downtown Bellevue has
become as the city has mandated with "proposed" land use code amendments...it's an atrocity to all
surrounding communities. Once the current buildout for retail and housing is occupied, that's when
everyone will complain as waiting time at stop lights and trips generated per hour will impact every
citizen within and surrounding outlying communities. We've noticed there has been no visible or
published traffic studies (or mitigation for that fact) for new development to address the impacts of
increased traffic generated on the existing infrastructure. Unknown to us is whether monies to be paid
by the developer is secured for future LID; and that money is to be appropriated for its intended use
within what time frame?

Again, Please provide the membership roster or notice of public meeting when or where this proposal
was or is to be brought before the Eastgate/Factoria/Newcastle communities. We bet that hasn't been a
consideration as yet for those sub areas; as they also will be directly impacted and most likely will not
support this endeavor. This proposed land use amendment is not in our best interest as Eastgate
residents, nor the other aforementioned communities.

Linda and Dan Belliveau

For email:
linda@lakestreetstudios.com

For postal delivery, address is:
Dan and Linda Belliveau
3273-163rd Place SE

Bellevue, WA
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Appendix D Map of New Districts



Land Use Code Amendment — 12-0132861AD

Page 26 of 26

Suruoz ajesdiseq pasodo.ag

910Z Ateniqay - g dey

syed Ao
Auadoid jooyds
sabueyq Buuoz pasodoiy D

eauy Apmis ajebiseg u




20.20.010 Uses in land use districts dimensional requirements.
Chart 20.20.010

Uses in land use districts ~ Dimensional Requirements

ST Professional | Office Office/ Office Light General Neighbor- | Neighbor- Com- Factoria | Factoria Fac- Downt | Down | Down | Down | Down DPown-
LAND Office Limited Limited | Industry | Commercial hood hood munity Land Land toria own town town | town | town town-
USE- Business Business Business Mixed Business Use Use Land Office | Office | Mixed | Resid Old Office-
COBE 2 Use District | District Use Distric | Distri Use- | ential | Belev and
REF 1 2 District 1 et2 Distri | Distri ue- Limited-
3 et et Distri | Business-
et District
LAND USE PO (0] OLB OoLB2 LI GC NB NMU CB F1 F2 F3 BNTN | BNF BNF BNF BNF DBNTN
CLASSIFICATION O-1 N N N N oLB
-2 MU R oB
DIMENSIONS (8 21) (8:21) | (&21) (21) (821) (8 21) (8 21) (21) (8;21) (28) (21,31) | (21,32 | & & & & &
Minimum Setbacks 30 30 50 0 15 15 0 50 20
of Structures (feet)
Front Yard (18) (20)
Rear Yard (17) (18) 25 25 50 0 2) 2) (2) 0 2) 30 5
(20)
Side Yard (17) (18) | 20 20 30 0 ) %) ) 0 ) 30 5
(20)
2 Side Yards (17) 40 40 60 0 2) 2) (2) (2) 60 10
(18) (20)
Floor Area Ratio (8) (48) (8) 1 (8) (8) (8) 1(47) (8) 75
(8)
Minimum Lot Area 2A 2A 2A
Acres (A) or
Thousands of
Sq. Ft. (3)
Dwelling Units per 10 (23) 20 30 (23) 15 (23) 30 (23) 30 (23) 30 (23)
Acre (23)
(15) (22)
Minimum 200 200 200
Dimensions (feet)
Width of Street
Frontage
Width Required in 200 200 200
Lot (4)
Depth Required in
Lot (4)
Maximum in 20 30 45 75 45 30 20 (25) 75 45 75 75/135
Building Height (6) 9) (46) (33, 34)
(feet)
(10)
Maximum Lot 35 (24) 35 35 (24) 35 50 35 (24) 35 35 (24) 40
Coverage by (24) (24)
Structures (percent)
(13) (14) (16)
Maximum 80 80 80 80 |8 | 8 | 80 | Bo s | s | so (1 0 0 00

Impervious Surface

(percent) (35) (37)

NOTE:  Dimensional Requirements for Downtown Districts are found in Part 20.25A LUC.

Commented [BT(1]: The impervious percentages for OLB
2 and NMU may be reduced to 60% as a part of the LID
project.

[ Commented [BT(2]: See comment above




Dimensional Requirements for Evergreen Highlands Design District (EH-A, EH-B, EH-C, EH-D) are found in Part 20.25F LUC.
Dimensional Requirements for Office and Limited Business — Open Space (OLB-OS) are found in Part 20.25L LUC.
Dimensional Requirements for Medical Institution District (M) are found in Part 20.25J LUC.

Dimensional Requirements for Bel-Red Land Use Districts are found in Part 20.25D LUC.

Dimensional Requirements for Eastgate Transit Oriented Development District is found in Part 20.25F LUC.



Notes: Uses in land use districts — Dimensional requirements
(1)  Side yard setback in R-30 Districts increases to 20 feet on any side yard where structure exceeds 30 feet above finished grade.
(2)  Allrear and side yards shall contain landscaping as required by LUC 20.20.520.
(3)  See LUC 20.20.012.
(4)  See LUC 20.20.015.

(5)  Except in Transition Areas, the maximum allowable building height in R-20 Districts may be increased to 40 feet if ground floor or underground parking for that building is provided and occupies a minimum of 75 percent of the building
footprint.

(6)  The maximum allowable building height is 75 feet on any property designated OLB which lies within 475 feet of the right-of-way of 1-405, between 1-90 and SR-520.

—Intentionally deleted.

(8)  Any office building or any office portion of a building in the PO, O, OLB, LI, GC, NB, CB or F1 Districts shall comply with the following limitations on Floor Area Ratio:

(@ At0.5FAR, no office building or office portion of a building may exceed 50,000 square feet of gross floor area; and

(b)  For any office building or office portion of a building greater than 50,000 square feet in gross floor area, the following sliding scale shall be observed as interpolated and extrapolated below:
(i) At0.3 FAR, no office building or office portion of a building may exceed 100,000 square feet of gross floor area; and

(i) At 0.1 FAR, no office building or office portion of a building may exceed 150,000 square feet of gross floor area.

(¢) Inan O District, north of Factoria Mall and directly adjacent to an F2 District, any office building or any office portion of a building may have a Floor Area Ratio greater than 0.50, not to exceed a Floor Area Ratio of 0.75 FAR. In this
district, the sliding FAR scale does not apply.

This footnote 8 shall not apply to sites in the Critical Areas Overlay District. Density/intensity on sites in the Critical Areas Overlay District is calculated pursuant to LUC 20.25H.045.

(9)  The maximum building height may be exceeded upon approval of the Director of the Development Services Department. Requests for such approval shall be processed in accordance with the administrative conditional use procedure of Part
20.30E LUC. Before granting any such approval, the Director of the Development Services Department must find that:

(@)  The height increase is only to accommodate equipment, structures or buildings that contain special equipment primarily related to light manufacturing, wholesale, trade and distribution use, and is not for office or bulk retail use; and
(b)  There is functional need for a height increase; and
(c)  The overall site development will minimize adverse impacts caused by the height increase. Notwithstanding the provisions of this note, no height increase is permitted within a Transition Area as defined in Part 20.25B LUC.

(10)  Except in Transition Areas, the allowable building height of any building located in PO, O, OLB, GC, NB, or CB Districts may be increased by one story, but not to exceed 15 feet, if basement parking for that building occupies a minimum
of 75 percent of the building footprint.

(11)  The LUC contains enhanced setback requirements for churches, clubs, and institutions (refer to LUC 20.20.190) and schools (refer to LUC 20.20.740) located in residential land use districts.

(12)  For each square foot of lot area devoted to open space in excess of 30 percent of the total lot area, one square foot is added to the lot area for the purpose of calculating density.

(13) Lot coverage is calculated after subtracting all critical areas and stream critical area buffers; provided, that coal mine hazards (20.25H.130) and habitat associated with species of local importance (20.25H.150) shall not be subtracted.
(14)  Maximum lot coverage by structures is determined after public right-of-way and private roads are subtracted from the gross land area.

(15)  Except for sites in the Critical Areas Overlay District, if there is a conflict between the minimum lot area and the permitted number of dwelling units per acre, the minimum lot area controls. Density/intensity on sites in the Critical Areas
Overlay District is calculated pursuant to LUC 20.25H.045

(16)  Exceptions to Lot Coverage. Although not considered structures for purposes of calculating lot coverage, the following may be considered impervious surfaces subject to the impervious surface limits. See LUC 20.20.460 and 20.50.026.

(@)  Underground buildings as defined in LUC 20.50.050 are not structures for the purpose of calculating lot coverage.



(b)  Buildings constructed partially below grade and not higher than 30 inches above existing or finished grade, whichever is lower, are not structures for the purpose of calculating lot coverage subject to the following conditions:
(i)  The 30-inch height limit must be met at all points along the building excluding those areas necessary to provide reasonable ingress and egress to the underground portions of the building; and

(i) The rooftop of the building shall be screened from abutting properties with 10 feet of Type I landscaping as described in LUC 20.20.520.G.2 except that the required trees shall be a minimum of 10 feet in height at planting; or, if a use is
proposed for the rooftop, the rooftop may be landscaped consistent with the planting requirements for the specific use that is proposed and for the land use district in which the use is located. All landscaping shall comply with standards set forth in
LUC 20.20.520. The provisions of LUC 20.20.520.J (Alternative Landscaping Option) are applicable.

(17)  If the setback abuts a street right-of-way, access easement or private road, the minimum dimension is 10 feet unless a greater dimension is specified.

(18)  See LUC 20.20.030 for designation and measurement of setbacks.

(20)  See LUC 20.25H.035 for additional critical area setbacks.

(21)  See LUC 20.25H.045 for calculation of density/intensity on sites in the Critical Areas Overlay District.

(22)  Density for senior citizen dwelling, congregate care senior housing, and assisted living is calculated as follows: units less than 600 square feet count as one-half unit and units 600 square feet or greater count as one unit.
(23)  This residential density may be in addition to FAR only for senior citizen dwellings, assisted living and congregate care senior housing.

(24) Lot coverage may be increased to 50 percent if congregate care senior housing, senior citizen dwellings, assisted living or nursing homes are constructed on site; provided, however, that coverage for the nonresidential portions of the
development cannot exceed the maximum limits indicated. Lot coverage within NB Districts may be increased to 50 percent for mixed use development which includes residential uses comprising at least one-half the square footage of the building
footprint. Underground parking in excess of 50 percent of the site area shall not be included in lot coverage calculations.

(25)  The maximum building height for structures is increased to 30 feet only if residential uses or administrative office uses are provided on the second floor, and provided the structure does not exceed two stories. For purposes of this note, a
story is defined pursuant to the International Building Code, Section 202, as adopted and amended by the City of Bellevue.

(26)  See LUC 20.20.125 for specific requirements applicable to detached accessory structures.

(27) Lot coverage for schools located in residential land use districts is limited to 35 percent of the site area (refer to LUC 20.20.740).

(28)  Dimensional requirements for the F1 Land Use District are listed in LUC 20.25F1.040.

(29)  (Repealed by Ord. 5726).

(30)  (Repealed by Ord. 5726).

(31)  Any office building or any office portion of a building in the F2 District may not exceed a Floor Area Ratio of 0.75 FAR.

(32)  The maximum FAR for the combined properties in the F3 Land Use District, regardless of use, shall be 1.26 FAR; provided, that individual parcels or portions of property lying within the F3 Land Use District may have FAR for those
individual parcels or portions which exceed an FAR of 1.26; provided, that the FAR calculated for the entire aggregated property within the F3 Land Use District shall not exceed 1.26. The maximum FAR permitted herein is based on a maximum

total development, including existing and new development of 950,000 square feet, calculated in the same manner as provided for in the calculation of FAR. In the event of an inconsistency between the FAR maximum of 1.26 and the maximum
total development amount of 950,000 square feet, the latter shall control.

(33)  Inno event shall building height exceed 324 feet above sea level, based on North American Vertical Datum, 1988 (NAVD - 88).

(34)  Maximum building height south of the F3 Land Use District Separation Line shall be 135 feet, with structural elements not intended for habitation above 135 feet, so long as structural elements do not exceed 275 feet above sea level based
on NAVD - 88.

(35)  See LUC 20.20.460 for exceptions and performance standards relating to impervious surface.
(36)  Impervious surface limits for legally established nonconforming nonresidential uses and for new allowed nonresidential uses in these residential land use districts shall be 80 percent.

(37)  Maximum impervious surface and maximum lot coverage by structures are independent limitations on allowed development. All areas of lot coverage by structures are included in the calculation of total maximum impervious surface,
unless such structures are excepted under LUC 20.20.460.

(38)  Certain non-critical area setbacks on sites in the Critical Areas Overlay District may be modified pursuant to LUC 20.25H.040.

(39)  These dimensional standards may be modified through an approved conservation subdivision, LUC 20.45A.060 or conservation short subdivision, LUC 20.45B.055.



(40)  The greenscape requirements of this section shall be imposed any time a permit, approval, or review, including land alteration or land development for Single-Family Land Use Districts, is required by the Bellevue City Code or Land Use
Code. Existing single-family front yard setbacks legally established on a site prior to January 1, 2008, which do not meet the minimum greenscape requirements set forth in Chart 20.20.010 shall not be considered nonconforming. The City shall
not, however, approve proposals to decrease the greenscape percentage set forth in Chart 20.20.010 where a site already falls below the minimum greenscape requirements. Where an existing site falls below the minimum requirements set forth in
Chart 20.20.010, the removal of greenscape shall not be approved unless an equal amount of existing impervious surface, pervious surface, or hardscape is removed, such that the net amount of greenscape is unchanged. The Director may modify
the requirements of Chart 20.20.010 for nonconforming lots, corner lots, or lots with unique sizes and shapes. See LUC 20.50.022 for the definition of greenscape.

(41)  See LUC 20.20.900.F for significant tree retention requirements relating to Single-Family Districts excluding, however, the R-1 Land Use District in the Bridle Trails Subarea which is otherwise governed by LUC 20.20.900.E.

(42) Dimensional requirements for the Bel-Red Land Use Districts are found at LUC 20.25D.080.

(43)  Floor Area Ratio (FAR) Threshold: Development which exceeds a gross Floor Area Ratio (FAR) threshold of 0.5 shall comply with the following requirements:

(@) Applicability: FAR threshold requirements are applicable to new single-family homes and additions to existing homes that result in a 20 percent or greater increase in gross square feet.

(b)  Maintain a minimum structure setback of 7.5 feet for each side yard; and, incorporate either daylight plane standards or a second story stepback of not less than 5 feet on each side of the building facing a side yard property line.

(c)  Exemptions: New single-family homes constructed as part of a subdivision pursuant to Part 20.45A LUC or planned unit development pursuant to Part 20.30D LUC are not subject to FAR threshold requirements. The Director may modify
the FAR threshold requirements on either side of the structure where it can be demonstrated that the adjacent structure has been constructed at an FAR that exceeds the 0.5 threshold and the adjacent structure is built to dimensions which exceed the

requirements noted in subsection (b) of this note.

(44)  Maximum building height for single-family uses in single-family residential land use districts is 30 feet measured from the average elevation of the existing grade around the building to the highest point of a flat roof, or 35 feet to the ridge
of a pitched roof. Refer to LUC 20.50.012 for definition of Building Height — Single-Family Uses in Single-Family Land Use Districts.

(45)  For new single-family residential homes and additions in single-family land use districts, the maximum height of any individual building facade is 40 feet measured from the existing grade at the building wall to the ridge of a pitched roof
or top of a flat roof. New single-family homes constructed as part of a subdivision pursuant to Part 20.45A LUC or planned unit development pursuant to Part 20.30D LUC are exempt from this requirement.

(46)  Maximum building height in CB districts of the Wilburton Subarea that are located between 116th Ave NE and the BNSF Corridor is 75 feet.

(47)  Upto 1 FAR of floor area dedicated to on-site affordable housing shall not be counted for the purposes of calculating the FAR of a project, provided that:

(a) 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;

(b) An agreement in a form approved by the City will 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.

(48)  Office-designated properties in the Eastgate Subarea annexed into the City with the Eastgate annexation (May 2012) shall not be considered nonconforming with respect to FAR if the development thereon was legally established prior to
the date of annexation.




20.10.020 Establishment of land use districts.

Land use districts in the City are hereby established as follows:

District Designation
Single-Family Residential Estate R-1
R-1.8
Single-Family Residential R-2.5
R-3.5
R-4
R-5
R-7.5*
Multifamily Residential R-10
R-15
R-20
R-30
Professional Office PO
Office O
Office and Limited Business oLB
Office and Limited Business 2 OoLB 2
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Office and Limited Business-Open Space
Light Industrial

General Commercial

Neighborhood Business

Neighborhood Mixed Use

Community Business

Eastgate Transit Oriented Development

Downtown

Office District 1

Office District 2

Multiple Use District

Residential District

Old Bellevue District

Office and Limited Business District
Evergreen Highlands Design District
Performance Area A

Performance Area B

Performance Area C

Performance Area D

Eastgate LUCA Draft for Public Hearing, Page 2

OLB-0OS
LI

GC

EG-TOD

DNTN-O-1
DNTN-O-2
DNTN-MU
DNTN-R
DNTN-OB
DNTN-OLB
EH

EH-A

EH-B
EH-C

EH-D



Factoria Land Use District 1

Factoria Land Use District 2

Factoria Land Use District 3

Medical Institution District

Bel-Red

Bel-Red-Medical Office
Bel-Red-Medical Office Node

Bel-Red Office/Residential
Bel-Red-Office/Residential Node 1
Bel-Red-Office/Residential Node 2
Bel-Red-Residential/lCommercial Node 1
Bel-Red-Residential/lCommercial Node 2
Bel-Red-Residential/Commercial
Bel-Red-Commercial/Residential
Bel-Red-Residential

Bel-Red-General Commercial
Bel-Red-Office/Residential Transition

Camp and Conference Center

Eastgate LUCA Draft for Public Hearing, Page 3

F1

F2

F3

Mi

Bel-Red-MO

Bel-Red-MO-1

BR-OR

Bel-Red-OR-1

Bel-Red-OR-2

Bel-Red-RC-1

Bel-Red-RC-2

Bel-Red-RC-3

Bel-Red-CR

Bel-Red-R

Bel-Red-GC

Bel-Red-ORT

CCC



20.10.285 Office Limited Business District 2 (OLB 2)

The purpose of the OLB 2 District is to provide an area of integrated complexes made up of offices, hotels, or motels, eating and drinking
establishments, and retail sales within walking distance to support business and employees. The OLB 2 District has greater intensity and a larger
mix of uses than the OLB District. Such districts are located in areas that abut and have convenient access to freeways, major highways, and
transit.

20.10.350 Neighborhood Mixed Use District (NMU)

The purpose of the NMU District is to provide an area with a mix of retail, service, office and residential uses with an emphasis on neighborhood
retail and service uses. This district is designed to be compatible with nearby neighborhoods and is easily accessible from the nearby office and
residential uses.

20.10.365 Transit Oriented Development District (TOD)

The purpose of the TOD District is to provide an area for a mix of housing, retail, office, and service uses, with an emphasis on housing. The district
is limited in area so that there is an appropriate level of density nearest the highest levels of transit service.
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Chart 20.10.440

Uses in land use districts

Manufacturing — Nonresidential Districts

STD Profes- | Office Office/ Light General | Neighbor- | Neighbor- | Com- Fac- Fac- Fac-
LAND sional Office/ Limited Industry Com- hood hood munity toria toria toria
USE Office Limited Business mercial Business Mixed Business | Land Land Land
CODE Business | 2 Use Use Use Use
REF District | District | District
1 2 3
LAND USE CLASSI- PO [} oLB OLB 2 u GC NB NMU cB F1 F2 ]
FICATION
2 and Manufacturing (1,4)
3
21 Food and Beverage P6 P5 S5 S P6 S S
Products Mfg.
22 Textile Products Mfg. P
23 Apparel, Fabric, B S S S
Accessories and Leather
Goods Mfg.
24 Lumber and Wood S S S S
Products Mfg.
25 Furniture and Fixtures P S S S
Mfg.
26 Paper Products Mfg. S2
27 Printing, Publishing and P P S S
Allied Industries
28 Chemicals and Related S3
Products Mfg.
31 Rubber Products Mfg. C
314 Misc. Plastic Products P P S S
Mfg.
321 Light Stone, Clay, and P P S S
322 Glass Products Mfg.;
324 Glass, Pottery and China
325 Ceramic Products, Stone
327 Cutting and Engraving

Eastgate LUCA Draft for Public Hearing, Page 5




Manufacturing — Nonresidential Districts

STD Profes- | Office Office/ Light General | Neighbor- | Neighbor- | Com- Fac- Fac- Fac-
LAND sional Office/ Limited Industry Com- hood hood munity toria toria toria
USE Office Limited Business mercial Business Mixed Business | Land Land Land
CODE Business | 2 Use Use Use Use
REF District | District | District
1 2 3
LAND USE CLASSI- PO (o] oLB OLB 2 Ll GC NB NMU CcB F1 F2 F3
FICATION
329 Handcrafted Products P P P7 P P
Mfg.
3427 Computers, Office P P
Machines and Equipment
Mfg.
3433 Electrical Equipment P S S S
3434 Mfg.; Appliances, Lighting,
3435 Radio, TV
3436 Communications,
3437 Equipment and
Component Parts
3491 Fabricated Metal P S S S
3492 Products Mfg.;
3493 Containers, Hand Tools,
3495 Heating Equipment,
3497 Screw Products, Coating
and Plating
35 Measuring, Analyzing and | P P P o7 P S S S P P
Controlling Instruments,
Photographic, Medical
and Optical Goods;
Watches and Clocks Mfg.;
Computer Software
3997 Signs and Advertising P S S S
Display Mfg.
3999 Misc. Light Fabrication P S S S

Assembly and Mfg. Not
Elsewhere Classified

Permitted uses in the Evergreen Highlands Design District (EH-A, EH-B, EH-C and EH-D) are listed in LUC 20.25F.010.
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Permitted uses in the Office and Limited Business-Open Space District (OLB-OS) are listed in LUC 20.25L.020.
Permitted uses in the Medical Institution District are listed in LUC 20.25J.020.

Permitted uses in the Bel-Red District (BR) are listed in LUC 20.25D.070.

Permitted uses in the Camp and Conference Center District (CCC) are listed in LUC 20.25N.040.

Permitted uses in the Eastgate Transit Oriented Development District (EG-TOD) are listed in LUC 20.25P.050.

Notes: Uses in land use districts — Manufacturing

(1) Manufacturing uses exclude concrete batch plants and primary metal industries such as foundries, smelters, blast furnaces and rolling mills.
(2) Paper products manufacturing excludes paper and pulp manufacturing in LI Districts.

(3) Manufacture of flammable, dangerous or explosive materials is excluded in & all Land Use Districts.

(4) An office is permitted if accessory and subordinate to a manufacturing use.

(5) Food and beverage public tasting rooms are permitted only as a subordinate use to the manufacturing use.

(6) Permitted only when combined with an eating and drinking establishment which constitutes a majority of the use.

(7) Permitted only when combined with a retail store which constitutes a majority of the use.

Chart 20.10.440
Uses in land use districts

Recreation-Residential Districts
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Chart 20.10.440

Uses in land use districts

Recreation — Nonresidential Districts

STD Professional | Office | Office/ Light General | Neighbor- Com- Factoria | Factoria | Factoria
LAND Office Limited | Office/ Indus- | Com- hood Neighbor- | munity Land Land Land
USE Business | Limited try mercial | Business | hood Business | Use Use Use
CODE Business Mixed Use District | District | District
REF 2 1 2 3
LAND USE PO (o] OoLB oLB2 LI GC NB NMU CB F1 F2 F3
CLASSIFICATION
7 Cultural Entertainment
and Recreation
711 Library, Museum P P P P P P P P P
7113 Art Gallery P P P P P P P P P
712 Nature Exhibitions: C C C C C C C C C
Aquariums, Botanical
Gardens and Zoos
7212 Public Assembly P A8 P P P P
7214 (Indoor): Sports,
7222 Arenas, Auditoriums A8
7231 and Exhibition Halls
7232 but Excluding School
Facilities
7212 Motion Picture, P A A P P P P
7214 Theaters, Night Clubs,
7218 Dance Halls and Teen
Clubs
7213 Drive-In Theaters C C C C
Adult Theaters (7) P P P P P P
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Recreation — Nonresidential Districts

Open Space Areas

STD Professional | Office | Office/ Light General | Neighbor- Com- Factoria | Factoria | Factoria
LAND Office Limited | Office/ Indus- | Com- hood Neighbor- | munity Land Land Land
USE Business | Limited try mercial | Business hood Business | Use Use Use
CODE Business Mixed Use District | District | District
REF 2 1 2 3
LAND USE PO [6) oLB OLB 2 u GC NB NMU cB F1 F2 3
CLASSIFICATION
7223 Public Assembly C C C
73 (Outdoor):
Fairgrounds and A8
Amusement Parks,
Miniature Golf, Golf
Driving Ranges, Go-
Cart Tracks, BMX
Tracks and Skateboard
Tracks
73 Commercial P A P A A
Amusements: Video
Arcades, Electronic
Games
7411 Recreation Activities: C C C A8 Cc C A8 C C C C
7413 Golf Courses, Tennis
7422 Courts, Community
7423 Clubs, Athletic Fields,
7424 Play Fields, Recreation
7441 Centers, Swimming
7449 Beaches and Pools
(2,11)
744 Marinas, Yacht Clubs
7413 Recreation Activities: C3 C P3 P3 A9 P P C C
7414 Skating, Bowling,
7415 Gymnasiums, Athletic A9 A9
7417 Clubs, Health Clubs,
7425 Recreation Instruction
7491 Camping Sites and C C C C C C C C C C
7515 Hunting Clubs
76 Private Leisure and P P P P P P P P P P
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Recreation — Nonresidential Districts

(10) - (10)

STD Professional | Office | Office/ Light General | Neighbor- Com- Factoria | Factoria | Factoria
LAND Office Limited | Office/ Indus- | Com- hood Neighbor- | munity Land Land Land
USE Business | Limited try mercial | Business hood Business | Use Use Use
CODE Business Mixed Use District District District
REF 2 1 2 3

LAND USE PO [6) oLB OLB 2 u GC NB NMU cB F1 F2 3

CLASSIFICATION

Excluding Recreation

Activities Above

Public/Private Park P P P P P P P P P P

Stables and Riding

Academies

Boarding or

Commercial Kennels
- City Park P/C(10) P/C P/C(10) | P P/C P/C (10) | P/C(10) P/A(12) P/C(10) | P/C(10) | P/C(10) | P/C(10)

Permitted uses in the Evergreen Highlands Design District (EH-A, EH-B, EH-C and EH-D) are listed in LUC 20.25F.010.
Permitted uses in the Office and Limited Business-Open Space District (OLB-OS) are listed in LUC 20.25L.020.
Permitted uses in the Medical Institution District are listed in LUC 20.25J.020.

Permitted uses in the Bel-Red District (BR) are listed in LUC 20.25D.070.

Permitted uses in the Camp and Conference Center District (CCC) are listed in LUC 20.25N.040.

Permitted uses in the Eastgate Transit Oriented Development District (EG-TOD) are listed in LUC 20.25P.050.

Notes: Uses in land use districts — Recreation
(1) Cultural activities include only branch libraries in R-2.5, R-3.5, R-4, R-5, R-7.5, R-10, R-15, R-20 and R-30 Districts.
(2) For carnivals, see LUC 20.20.160.

(3) Recreation activities do not include athletic clubs in O, LI and GC Districts.
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(4) Limited to a maximum of 2,000 gross square feet per establishment.

(6) Excludes zoos.
(7) Adult theaters are subject to the regulations for adult entertainment uses in LUC 20.20.127.

— Public assembly uses in this land use district shall

not exceed 20,000 square feet.

(9) Recreation activities are restricted to health clubs, recreation instruction, and gymnasiums, i+-NB-Bistricts-and-the-total-floerarea-forall-combinedrecreation-activity-uses
may-hotexceed5,000-squarefeetperNB-site—and an administrative conditional use is not required for these uses when less than 8,000 square feet.

(10) City parks are generally permitted in all zones. However, the following types of uses or facilities in City parks in single-family or R-10 zones require conditional use

approval: lighted sports and play fields, sports and play fields with amplified sound, community recreation centers, motorized boat ramps, and beach parks on Lake Washington,
Lake Sammamish, Phantom Lake and Larson Lake. Nonrecreation uses in City parks in all zones outside the Downtown require conditional use approval, except that the permit
requirements for wireless communication facilities shall be as set forth in LUC 20.20.195. For purposes of this requirement, “nonrecreation use” means a commercial, social
service or residential use located on park property but not functionally related to City park programs and activities.

(11) See LUC 20.20.190 for additional regulations.

(12) Outdoor recreation facilities that include lighted sports and play fields or sports and play fields with amplified sound require administrative conditional use
approval.

Chart 20.10.440

Uses in land use districts

Residential — Residential Districts
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Chart 20.10.440

Uses in land use districts

Residential - Nonresidential

(17)

Districts

STD Profes- | Office | Office/ Light | General Neighborhood Com- Factoria | Factoria | Factoria
LAND sional Limited | Office/ Indus- | Commercial | Business Neighborhood | munity Land Land Land
USE Office Business | Limited | try Mixed Use Business | Use Use Use
CODE Business District | District | District
REF 2 1 2 3

LAND USE PO (o] OoLB oLB2 LI GC NB NMU CB F1 F2 F3

CLASSIFICATION
1 Residential

Single-Family P15 P1 S S S P8 S S S S

Dwelling (3)

Two to Four P1 P P P8 P8 P6 P P P

Dwelling Units Per

Structure (6)

Five or More P1 P P P8 P8 P6 P P P

Dwelling Units Per

Structure (6)
12 Group Quarters: P C C C

Dormitories,

Fraternal Houses,

Excluding Military

and Correctional

Institutions and

Excluding Secure

Community

Transition

Facilities (16)

Rooming House P P P P P P P
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Residential - Nonresidential

Districts
STD Profes- | Office | Office/ Light General Neighborhood Com- Factoria | Factoria | Factoria
LAND sional Limited Office/ Indus- | Commercial | Business Neighborhood | munity Land Land Land
USE Office Business | Limited try Mixed Use Business | Use Use Use
CODE Business District | District | District
REF 2 1 2 3
LAND USE PO o oLB OLB2 Ll GC NB NMU cB F1 F2 ]
CLASSIFICATION
Senior Citizen P P P P P8 P8 P P P P
Dwellings (4,7)
13 Hotels and Motels P P B C C P P
15 Transient Lodging
Congregate Care P P P P P P P P P P
Senior Housing
(4,7,16)
6516 | Nursing Home C P P C P P P P
(7,16)
Assisted Living C P C 2 C P P P C C
(4.7)
Accessory S S S S S S S S S S
Dwelling Unit (9)

Permitted uses in the Evergreen Highlands Design District (EH-A, EH-B, EH-C and EH-D) are listed in LUC 20.25F.010.

Permitted uses in the Office and Limited Business-Open Space District (OLB-OS) are listed in LUC 20.25L.020.

Permitted uses in the Medical Institution District are listed in LUC 20.25J.020.

Permitted uses in the Bel-Red District (BR) are listed in LUC 20.25D.070.

Permitted uses in the Camp and Conference Center District (CCC) are listed in LUC 20.25N.040.

Permitted uses in the Eastgate Transit Oriented Development District (EG-TOD) are listed in LUC 20.25P.050.

Notes: Uses in land use districts — Residential

(1) No more than 50 percent of the gross floor area of the structure shall be devoted to residential use in O Districts, unless Conditional Use Permit approval is obtained and
the applicable Comprehensive Plan policies do not discourage multifamily uses.
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(2) {Deletedby-Ord-4999})-Intentionally deleted.

(3) A boardinghouse or bed and breakfast is permitted in a single-family dwelling, provided the requirements of LUC 20.20.140 are met.

i i ing: _An agreement must be recorded with the King County Rec
City Clerk, restricting senior citizen dwellings, congregate care senior housing, or assisted living to remain for the life of the project.

(4)

ssor agency, and filed with the Bellevue

A RES;
order’s Office, or its succe:

(5) Through the planned unit development process, senior citizen dwellings may include common dining and recreation facilities.

(6) Multifamily development in Planning Districts A and B of the Crossroads Subarea is not allowed. Multifamily development in Planning District E of the Crossroads Subarea
north of NE 8th Street may be allowed through a Council-approved development agreement that is consistent with Chapter 36.70B RCW and includes design guidelines that are
consistent with the vision of Comprehensive Plan Policies S-CR-79 and S-CR-81 regarding the creation of mixed-use developments with pedestrian connections, park connections
where appropriate, and public open space. Refer to the Crossroads Subarea Planning District Guidelines of the Comprehensive Plan for Planning Districts A, B and E.

(7) In Planning Districts A and B of the Crossroads Subarea and in Planning District E of the Crossroads Subarea north of NE 8th Street, existing legal nonconforming multifamily
uses can be converted to senior citizen housing, congregate care senior housing, assisted living or nursing homes. Refer to the Crossroads Subarea Planning District Guidelines of
the Comprehensive Plan for Planning Districts A, B and E.

(8) These residential uses are permitted in NB and NMU Districts only if located on the second floor and above the permitted ground floor nonresidential uses.
(9) Accessory dwelling units are permitted only as subordinate to single-family dwellings and are subject to the provisions of LUC 20.20.120.
(10)—{beleted-by-Ord—4999})-Intentionally deleted.

(11)—{Beleted-by-Ord—4999})- Intentionally deleted.

(12)—{Beleted-by-Ore—4999)- Intentionally deleted.

(13)—{Beleted-by-Ord-4999}). Intentionally deleted.

(14)—{Beleted-by-Ore—4999): Intentionally deleted.

(15) One single-family dwelling unit, occupying no more than 25 percent of the floor area of the structure, is permitted in the PO District.

(16) See LUC 20.20.190 for additional regulations.

(17) See LUC 20.20.700 for general development requirements for rooming house.

Chart 20.10.440

Uses in land use districts
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Resources — Residential Districts

Chart 20.10.440

Uses in land use districts

Resources — Nonresidential

District

STD
LAND
USE
CODE
REF

Profes-
sional
Office

Office

Office/
Limited
Business

Office/
Limited
Business

Light
Industry

General
Commer-
cial

Neighborhood
Business

Neighborhood
Mixed Use

Com-
munity
Business

Factoria
Land
Use
District
1

Factoria
Land
Use
District
2

Factoria
Land
Use
District
3

LAND USE
CLASSIFICATION

PO

oLB

OLB 2

LI

GC

NB

cB

F1

F2

F3

Resource
Production
(Minerals, Plants,
Animals Including
Pets and Related
Services)

81

Agriculture,
Production of
Food and Fiber
Crops, Dairies,
Livestock and
Fowl, Excluding
Hogs

P1

P1

P1

P1

Rl

P1

P1

P1

P1

P1

Marijuana
Production

A6

8192

Other
Horticultural
Specialties:
Medical Cannabis
Collective
Gardens (4)

Agricultural
Processing

P2
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Resources — Nonresidential

District
STD Profes- | Office | Office/ Light General Neighborhood Com- Factoria | Factoria | Factoria
LAND sional Limited Office/ Industry | Commer- | Business Neighborhood | munity Land Land Land
USE Office Business | Limited cial Mixed Use Business | Use Use Use
CODE Business District | District | District
REF 2 1 2 3
LAND USE PO (o] OLB OLB 2 LI GC NB NMU CB F1 F2 F3
CLASSIFICATION
Marijuana A6
Processing
8221 | Veterinary Clinic P P P7 P P P3 P7 P P
and Hospital (5)
8222 Poultry Hatcheries P P
83 Forestry, Tree C C C C C C C C C C
Farms and Timber
Production
8421 Fish Hatcheries P
85 Mining, Quarrying | C C C C C C C C C C

(Including Sand
and Gravel), Oil
and Gas
Extraction

Permitted uses in the Evergreen Highlands Design District (EH-A, EH-B, EH-C and EH-D) are listed in LUC 20.25F.010.

Permitted uses in the Office and Limited Business-Open Space District (OLB-OS) are listed in LUC 20.25L.020.

Permitted uses in the Medical Institution District are listed in LUC 20.25J.020.

Permitted uses in the Bel-Red District (BR) are listed in LUC 20.25D.070.

Permitted uses in the Camp and Conference Center District (CCC) are listed in LUC 20.25N.040.

Permitted uses in the Eastgate Transit Oriented Development District (EG-TOD) are listed in LUC 20.25P.050.

Notes: Uses in land use districts — Resources

(1) IntheR-2.5,R-3.5, R-4, R-5, R-7.5, R-10, R-15, R-20, R-30, NB, PO, O, OLB, F1, F2, F3, LI, GC and CB Districts agriculture is limited to the production of food and fiber crops.
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(2) Agriculture processing excludes grain mill products manufacturing and slaughtering in LI Districts.

(3) Veterinary clinics and hospitals are limited to 5,000 square feet per use in NB Districts.

(4) Medical cannabis collective gardens are prohibited in Bellevue. See LUC 20.20.535 for general requirements applicable to marijuana uses.

(5) See LUC 20.20.130.E for additional regulations.

(6) See LUC 20.20.535 for general development requirements for marijuana uses.

(7) Boarding and commercial kennels are permitted as a subordinate use to a veterinary clinic / hospital, veterinary clinic / hospital and kennel hours shall only be open to the

public between 7 a.m. and 10 p.m.

Chart 20.10.440
Uses in land use districts

Services — Residential Districts

Chart 20.10.440

Uses in land use districts

Services -
Nonresidential
Districts
STD Profes- | Office | Office/ Light General | Neigh Com- Factoria | Factoria | Factoria
LAND sional Limited Office/ Industry | Com- Bor- Neighbor- munity Land Land Land
USE Office Business | Limited mercial | hood | hood Business | Use Use Use
CODE Business Busi- | Mixed Use District District District
REF 2 ness 1 2 3
LAND USE PO (o] oLB oLB2 LI GC NB NMU CB F1 F2 F3
CLASSIFICATION (16)
6 Services
61 Finance, Insurance, Real P P P P1 P P P P P P P
Estate Services P
62 Personal Services: S P P2 P P P P P S S
Laundry, Dry Cleaning,
Barber and Beauty,
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Services —
Nonresidential
Districts
STD Profes- Office | Office/ Light General | Neigh Com- Factoria | Factoria | Factoria
LAND sional Limited Office/ Industry | Com- Bor- Neighbor- munity Land Land Land
USE Office Business | Limited mercial | hood | hood Business | Use Use Use
CODE Business Busi- | Mixed Use District District District
REF 2 ness 1 2 3
LAND USE PO [0} oLB OLB 2 L GC NB NMU CB F1 F2 F3
CLASSIFICATION (16)
Photography Studio and
Shoe Repair
6241 Funeral and Crematory C C C C C
Services
6262 Cemeteries C C C C C C C C C C
629 Child-Care Services{3;4}
624410 | Family Child Care Home | P P P P P P P P P P
in Residence 3,
624410 | Child Day Care Center P P P P P P P P P P P P
3,4
63 Business Services, P P P P P5 P P17 P P P P
Duplicating and Blue P
Printing, Steno,
Advertising (Except
Outdoor), Travel
Agencies and
Employment
634 Building Maintenance P30 P P P P
and Pest Control
Services
637 Warehousing and P P S S
Storage Services,
Excluding Stockyards
639 Rental and Leasing S P6 P A18 P7 P7 S S
Services: Cars, Trucks, P
Trailers, Furniture and
Tools
641 Auto Repair and P P A19 P P P
Washing Services (26)
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Services —

Nonresidential

Districts

STD
LAND
USE
CODE
REF

Profes-
sional
Office

Office

Office/
Limited
Business

Office/
Limited
Business

Light
Industry

General
Com-
mercial

Neigh
Bor-
hood
Busi-
ness

Neighbor-
hood
Mixed Use

Com-
munity
Business

Factoria
Land
Use
District
1

Factoria
Land
Use
District
2

Factoria
Land
Use
District
3

LAND USE
CLASSIFICATION

PO

oLB

ol
=]
[=-]
N

Ll

GC

NB
(16)

2
[

CB

F1

F2

F3

649

Repair Services: Watch,
TV, Electrical,
Upholstery

o
W
o

Professional Services:
Medical Clinics and
Other Health Care
Related Services

o
N
(e}

O
(e}

Professional Services:
Other

P9

Pet Grooming and Pet
Daycare (28)

I

1o

6513

Hospitals

66

Contract Construction
Services: Building
Construction, Plumbing,
Paving and Landscape

671

Governmental Services:
Executive, Legislative,
Administrative and
Judicial Functions

>

672
673

Governmental Services:
Protective Functions and
Related Activities
Excluding Maintenance
Shops

[>

c10

c10

1>

Limited Governmental
Services: Protective
Functions (21)

1o

1o

Limited Governmental
Services: Executive and
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Services —

Nonresidential

Districts
STD Profes- Office | Office/ Light General | Neigh Com- Factoria | Factoria | Factoria
LAND sional Limited Office/ Industry | Com- Bor- Neighbor- munity Land Land Land
USE Office Business | Limited mercial | hood | hood Business | Use Use Use
CODE Business Busi- | Mixed Use District District District
REF 2 ness 1 2 3
LAND USE PO o] oLB OLB 2 Ll GC NB NMU cB F1 F2 F3
CLASSIFICATION (16)
Administrative,
Legislative and
Protective
Functions (22)
674 Military and Correctional | C C C C C C C C C C
675 Institutions 27}
Secure Community C C
Transition Facility
(23,24)
681 Education: Primary and A A A A A A A A A A A A
Secondary (25)427}
682 Universities and Colleges | P P P P P P C P P P P P
24
683 Special Schools: P P P P P P P P P P
Vocational, Trade, Art, P
Music, Driving, Barber
and Beauty Schools
691 Religious Activities (27) P P P P P P C P P P P P
692 (A) Professional and Labor C C P P P P P P P
Organizations Fraternal P
Lodge
692 (B) Social Service Providers | C C P P P P P P P P P P
Administrative Office — P P P P P5 P P P P P P P
General
Computer Program, P P B P5 P P P
Data Processing and P P
Other Computer-Related
Services
Research, Development | P P P P P5 P P P P
and Testing Services
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Permitted uses in the Evergreen Highlands Design District (EH-A, EH-B, EH-C and EH-D) are listed in LUC 20.25F.010.

Permitted uses in the Office and Limited Business-Open Space District (OLB-OS) are listed in LUC 20.25L.020.

Permitted uses in the Medical Institution District are listed in LUC 20.25J.020.

Permitted uses in the Bel-Red District (BR) are listed in LUC 20.25D.070.

Permitted uses in the Camp and Conference Center District (CCC) are listed in LUC 20.25N.040.

Permitted uses in the Eastgate Transit Oriented Development District (EG-TOD) are listed in LUC 20.25P.050.

Notes: Uses in land use districts — Services

(1)
()
3)
(4)
(5)
(6)
(7)
(8)
(9)
(10)
(11)
(12)

(13)

Finance, insurance, real estate services are permitted only if commercially or industrially related in LI Districts.
Personal services are permitted in LI Districts only if located in a multiple function building or complex.
Refer to Chapter 20.50 LUC for definitions of child care service, family child care home, and child day care center.
A child care service may be located in a community facility in any land use district pursuant to LUC 20.20.170.E.
These uses are permitted in LI Districts only if located in a multiple function building or complex.
Automobile rental and leasing services require administrative conditional use approval and are subject to the decision criteria in LUC 20.20.135.
Rental services are restricted to autos and furniture in CB and F1 Districts and to truck, trailer, and tool rentals, provided the site has two street frontages.
Auto repair and washing services are permitted only if washing services are a subordinate use to a permitted or special use in Downtown-MU Districts.
Professional services are permitted in LI Districts only if located in a multiple function building or complex.
Governmental services include maintenance shops in LI and GC Districts.
Limited to a maximum of 1,500 gross square feet per establishment.
Nonresidential uses are permitted in Downtown-R Districts only if developed in a building which contains residential uses.

Drive-in facilities may be permitted through Design Review, Part 20.30F LUC, at any location in the Downtown-O-2 District, or within 200 feet of NE 4th Street or NE 8th

Street in the Downtown-O-1 District; but only if all the following criteria are met:

(a)

On-site capacity for vehicle stacking of 10 spaces for one drive-up station and 20 spaces for two or more drive-up stations must be provided.
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(b) The design of the vehicular access is compatible with high volume pedestrian walkways and parking access. The vehicular access will not disrupt established retail or service
frontages designed to serve pedestrians, nor can the vehicular access lanes be located between the street and the main pedestrian access to the buildings.

(c) The vehicle stacking lanes must be contained within a structured parking area, or be otherwise screened.

(d) Landscaping or screening must be provided to mitigate any adverse effects on nearby property. Perimeter walkways and sidewalks must conform to the requirements of
LUC 20.25A.060.

(e) Walk-up banking service, whether manned or electronically activated customer service stations, must be provided on-site during regular daytime business hours for
pedestrian business when there is no interior banking service.

(14) These uses are permitted only in Bellevue School District schools, whether under control of the School District or the City.
(a) Inthe review of the proposed use or uses under the Administrative Conditional Use Permit application, Part 20.30E LUC, the following criteria shall be considered:
(i) Consistency of the proposal with the goals and policies of the Comprehensive Plan.

(ii) Extent to which the physical environment will be modified by the proposal.

(iii)  Ability to provide on-site parking facilities to accommodate intended uses under the proposal.

(iv) Extent of additional demand on public utilities and public services resulting from the proposal.

(v) Noise impacts of the proposal.

(vi) Traffic volumes and street classifications in the area of the proposal.

(vii) Compatibility of the proposal with surrounding land uses.

(viii) Impact of the proposal on the visual and aesthetic character of the neighborhood.

In addition, the proposed use or uses shall not be more intensive than if the school were being used as a school.

(b) A master Conditional Use Permit listing a range of permissible uses from those permitted in the land use district as listed in LUC 20.10.440 can be obtained for the entire
school by using the conditional use process, Part 20.30B or Part 20.30C LUC. Uses listed in the permit shall be permitted outright and uses not listed but permitted as conditional
uses shall obtain a Conditional Use Permit.

(15) Permitted in inactive elementary school facilities. The following criteria shall be considered:
(a) Subsections a.i — viii of Note 14 — Uses in land use districts — Services.
(b) Hours of operation.

(c) Proposed signing.
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(16) Other than administrative office use, each individual service use in NB Districts is limited to 5,000 square feet. Administrative office use is limited as follows: when located
on the first floor of a building, administrative office use is limited to 5,000 square feet or 25 percent of the first floor footprint, whichever is less; when located above the first
floor of a building, administrative office use is allowed without a limit on total aggregate square footage, so long as each individual administrative office use is limited to 5,000
square feet. In no event may administrative office uses exceed more than 50 percent of the total building square footage. Administrative conditional use approval is required for
hours of operation between 12:00 midnight and 6:00 a.m. The applicant must meet the decision criteria for an Administrative Conditional Use Permit set forth in Chapter 20.30E
LUC, and must demonstrate that: (a) the use will meet the requirements of the Noise Control Ordinance, Chapter 9.18 BCC; and (b) the use will meet the lighting standards of
the Community Retail Design District for all lighting fixtures on the premises that would be lit between the hours of 12:00 midnight and 6:00 a.m. Businesses operating between
the hours of 12:00 midnight and 6:00 a.m. on the effective date of City of Bellevue Ordinance No. 4422 are exempt from the ACUP requirements.

(17) Only travel agencies are permitted in NB Districts.

(18) Rental services limited to truck, trailer and tool rentals are permitted in NB Districts with administrative conditional use approval, provided the site has two street
frontages.

(19) Auto repair and washing services are permitted with administrative conditional use approval only in NB sites that have two street frontages.

(20) Personal services are permitted only when functionally integrated within a building or complex used primarily as a hotel or motel; office building; university or college;
charitable, social service, professional or labor organization; or recreational facility.

(21) Uses are limited to neighborhood community police stations of 1,000 square feet or less.
(22) Uses are limited to 1,000 square feet, except for protective functions which are limited to community police stations of 1,500 square feet or less.

(23) No portion of a property on which a Secure Community Transition Facility is proposed to be located may be within 300 feet of the boundary of any land use district within
which the SCTF use is prohibited. The required 300 feet shall be measured in accordance with the policy guidelines established by the Department of Social and Health Services
pursuant to RCW 71.09.285(4), now or as hereafter amended.

(24) Secure Community Transition Facilities are subject to the regulations for Secure Community Transition Facilities in LUC 20.20.750.

(25) Primary and secondary educational facilities are an administrative conditional use in all land use districts; provided, that in all residential land use districts and the DNTN-R
District a Conditional Use Permit is required for:

(a) The siting of such educational facility on a site not previously developed with an educational facility; or
(b) The addition to or modification of a site previously developed with an educational facility where that addition or modification involves:

(i) Anincrease of 20 percent or more in the number of students occupying the school. The increase shall be measured against the number of students for which the school was
designed prior to the addition or modification, without regard to temporary structures that may have been added to the site over time. If there is no information establishing
the number of students for which the school was originally designed, then the increase shall be measured against the average number of students occupying the school in the
three academic years immediately preceding the proposed addition or modification; or

(ii) A change in the age group of students occupying the school, or the addition of an age group where such age group was not previously served at the school, except that the
addition of students younger than kindergarten age consistent with the definition of school in LUC 20.50.046 shall not be considered a change in the age group of students or an
Eastgate LUCA Draft for Public Hearing, Page 23



addition of an age group for purposes of this subsection. For purposes of this subsection, age group refers to elementary, middle, junior or high school, as defined and used by
the school district operating the school; or

(iii) The addition of facilities or programs that may result in impacts not anticipated at the time the original school was developed, including, for example: development of
lighted ballfields or the addition of lighting to existing ballfields; development of an exterior sound amplification system; development of fixed outdoor seating; or a proposal to
increase the height of the facility pursuant to LUC 20.20.740.A.3.b.

(26) Battery Exchange Stations are ancillary to Auto Repair and Washing Services, and are permitted through the applicable review process as a component of that use.
Operators of Battery Exchange Stations must comply with federal and state law regulating the handling, storage, and disposal of batteries.

(27) See LUC 20.20.190 for additional regulations.

(28) Boarding and commercial kennels are permitted as a subordinate use to a pet grooming or pet day care provided that the criteria of LUC 20.20.130 are met.

(29) Stand-alone emergency rooms shall not be permitted.

(30) Outdoor storage of materials is prohibited.

Chart 20.10.440
Uses in land use districts

Transportation and Utilities — Residential Districts

Chart 20.10.440

Uses in land use districts

Transportation and Utilities —
Nonresidential Districts
STD Profes- | Office | Office/ Light General Neigh- | Neigh- Com- Factoria | Factoria | Factoria
LAND sional Limited | Office/ Industry | Com- bor- bor- munity Land Use | Land Use | Land Use
USE Office Busi- Limited mer-cial hood hood Busi- District 1 | District 2 | District 3
CODE ness Business 2 Busi- Mixed ness
REF ness Use
LAND USE PO (o] oLB OLB 2 LI GC NB NMU CB F1 F2 F3
CLASSIFICATION
4 Transportation,
Communications and
Utilities
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Transportation and Utilities —

Nonresidential Districts

STD Profes- | Office | Office/ Light General Neigh- | Neigh- Com- Factoria | Factoria | Factoria
LAND sional Limited | Office/ Industry | Com- bor- bor- munity Land Use | Land Use | Land Use
USE Office Busi- Limited mer-cial hood hood Busi- District 1 | District 2 | District 3
CODE ness Business 2 Busi- Mixed ness
REF ness Use
LAND USE PO (o] oLB OLB 2 LI GC NB NMU CB F1 F2 F3
CLASSIFICATION
41 Rail Transportation: C C C C C C C C C C C
Right-of-Way, Yards,
Terminals, Maintenance
Shops
42 Motor Vehicle P P P P
4291 Transportation: Bus
Terminals, Taxi
Headquarters
4214 Motor Vehicle P C
422 Transportation:
Maintenance Garages
and Motor Freight
Services (23)
43 Aircraft Transportation: c11 Cc12 Cc12 €12 cq2 Cc12 c11 Cc12 c12 Cc12 Cc12
Airports, Fields,
Terminals, Heliports,
Storage and
Maintenance
Accessory Parking (6)(24) | P P P P P P P P P P P P
46 Auto Parking: C C26 C C C C C C
Commercial Lots and
Garages (24)
Park and Ride (5) (24) [ © C C C C C C C [ C C
475 Radio and Television P P P P P10 P10 P P P P P
Broadcasting Studios
485 Solid Waste Disposal (19) C
Highway and Street P P P P P P P P P P P P
Right-of-Way (24)
Utility Facility C C C C C C C C C C C C
Local Utility System P P P P P P P P P P P P
Regional Utility System C C C C C C C C C C C C
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Transportation and Utilities —
Nonresidential Districts

STD Profes- | Office | Office/ Light General Neigh- | Neigh- Com- Factoria | Factoria | Factoria
LAND sional Limited | Office/ Industry | Com- bor- bor- munity Land Use | Land Use | Land Use
USE Office Busi- Limited mer-cial hood hood Busi- District 1 | District 2 | District 3
CODE ness Business 2 Busi- Mixed ness
REF ness Use
LAND USE PO (o] oLB OLB 2 LI GC NB NMU CB F1 F2 F3
CLASSIFICATION
On-Site Hazardous A A A A A A A A

Waste Treatment and
Storage Facility (7)

1>

Off-Site Hazardous C
Waste Treatment and
Storage Facility (8)

Essential Public Facility C C C C C C C C C C C C

(20)

Regional Light Rail c/p c/p c/p c/p c/p c/p c/p c/p c/p c/p c/p c/p
Transit Systems and

Facilities (25)

Wireless Communication | 14, 16, 14, 14, 16, 14, 16, 14, 16, 14, 16, 14, 16, 14, 16, 14, 16, 14, 16,
Facility (WCF): (without 21 16,21 | 21 14,16, 21 21 21 21 14,16 21 21 21 21
WCF Support Structures) 21

Communication, 14, 16 14,16 | 14,16 14,16 14, 16 14, 16 14, 16 14,16 14, 16 14,16
Broadcast and Relay 14,16 14, 16

Towers Including WCF

Support Structures

(Freestanding)

Satellite Dishes (18) p P P P P P P [ P P P P
Electrical Utility Facility A/C22 A/C A/C22 A/C22 A/C22 A/C22 A/C22 A/C22 A/C22 A/C22 A/C22 A/C22

(22) 22

Permitted uses in the Evergreen Highlands Design District (EH-A, EH-B, EH-C and EH-D) are listed in LUC 20.25F.010.
Permitted uses in the Office and Limited Business-Open Space District (OLB-OS) are listed in LUC 20.25L.020.
Permitted uses in the Medical Institution District are listed in LUC 20.25J.020.

Permitted uses in the Bel-Red District (BR) are listed in LUC 20.25D.070.

Permitted uses in the Camp and Conference Center District (CCC) are listed in LUC 20.25N.040.
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Permitted uses in the Eastgate Transit Oriented Development District (EG-TOD) are listed in LUC 20.25P.050.

Notes: Uses in land use districts — Transportation and Utilities?

(1) {Peletedby-Ord-5086) Intentionally deleted.

(2) Intentionally deleted.

(3) Accessory parking is not permitted in residential land use districts as accessory to uses which are not permitted in these districts.

(4) The location of an off-site parking facility must be approved by the Director of the Development Services Department. See LUC 20.25A.050H.

(5) Park and Ride. A park and pool lot or other carpool facility is regulated as a park and ride. A park and ride providing no more than 50 parking spaces, and utilizing the
parking area of an existing use shall be regulated as an accessory use under LUC 20.20.200. Any other park and ride requires a Conditional Use Permit.

(6) Accessory parking requires approval through the review process required for the primary land use which it serves pursuant to LUC 20.10.440.

(7) On-site hazardous waste treatment and storage facilities as defined by LUC 20.50.024 are only permitted as administrative conditional use approvals as a subordinate use
to a permitted or special use. These facilities must comply with the state siting criteria as adopted in accordance with RCW 70.105.210.

(8) Off-site hazardous waste treatment and storage facilities as defined by LUC 20.50.024 must comply with the state siting criteria as adopted in accordance with RCW
70.105.210.

(9) (Deleted by Ord. 5086).
(10) These uses are permitted only if located in a multiple function building or complex.
(11) Aircraft transportation is limited in these districts to government heliports used exclusively for emergency purposes and regulated pursuant to the terms of LUC 20.20.450.

(12) Aircraft transportation is limited in these districts to government and hospital heliports used exclusively for emergency purposes and regulated pursuant to the terms of
LUC 20.20.450.

(13) Design Review approval, Part 20.30F LUC, or a Change of Use Permit is required to establish a commercial parking facility. Refer to LUC 20.25A.050E for additional
development requirements.

(14) Wireless communication facilities (WCFs) are not permitted on any residential structure, undeveloped site located in a residential land use district, or site that is
developed with a residential use. This note does not prohibit locating WCF: a) on any residential structure or undeveloped site in R-20 or R-30 Land Use Districts; or b) on any
nonresidential structure (i.e., churches, schools, public facility structures, utility poles, etc.) or in public rights-of-way in any residential land use district.

(15) Intentionally deleted.

(16) Refer to LUC 20.20.195 for general requirements applicable to wireless communication facilities and other communication, broadcast and relay facilities.
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(17) Intentionally deleted.

(18) Refer to LUC 20.20.730 for general requirements applicable to Large Satellite Dishes.

(19) Refer to LUC 20.20.820 for general requirements applicable to solid waste disposal facilities.
(20) Refer to LUC 20.20.350 for general requirements applicable to Essential Public Facilities (EPF).

(21) Antenna and associated equipment used to transmit or receive fixed wireless signals when located at a fixed customer location are permitted in all land use districts and
are exempt from the requirements of LUC 20.20.010, 20.20.195 and 20.20.525 so long as the antenna and equipment comply with 47 C.F.R. 1.400, now or as hereafter
amended. A building permit may be required to ensure safe installation of the antenna and equipment.

(22) For the definition of electrical utility facility, see LUC 20.50.018, and for reference to applicable development regulations relating to electrical utility facilities, see LUC
20.20.255. For new or expanding electrical utility facilities proposed on sensitive sites as described by Figure UT.5a of the Utilities Element of the Comprehensive Plan, the
applicant shall obtain Conditional Use Permit approval under Part 20.30B LUC, complete an alternative siting analysis as described in LUC 20.20.255.D and comply with decision
criteria and design standards set forth in LUC 20.20.255. For expansions of electrical utility facilities not proposed on sensitive sites as described by Figure UT.5a, the applicant
shall obtain Administrative Conditional Use Permit approval under Part 20.30E LUC and comply with decision criteria and design standards set forth in LUC 20.20.255.

(23) Battery Exchange Stations are ancillary to Motor Vehicle Transportation, and are permitted through the applicable review process as a component of that use. Operators
of Battery Exchange Stations must comply with federal and state law regulating the handling, storage, and disposal of batteries.

(24) Electric Vehicle Infrastructure, excluding Battery Exchange Stations, is ancillary to motor vehicle parking and highways and rights-of-way, and is permitted through the
applicable review process as a component of that use.

(25) Refer to Part 20.25M LUC, Light Rail Overlay District, for specific requirements applicable to EPF defined as a regional light rail transit facility or regional light rail transit
system pursuant to LUC 20.25M.020. A conditional use permit is not required when the City Council has approved a regional light rail transit facility or regional light rail transit
system by resolution or ordinance, or by a development agreement authorized by Chapter 36.70B RCW and consistent with LUC 20.25M.030.B.1.

(26) Auto parking, commercial lots and garages are only allowed in the OLB 2 District if they are west of 142" Avenue SE.
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Chart 20.10.440

Uses in land use districts

Wholesale and Retail — Residential Districts

Chart 20.10.440

Uses in land use districts

Wholesale and Retail — Residential

Districts
STD Professional | Office | Office/ Light General | Neighbor- Com- Factoria | Factoria | Factoria
LAND Office Limited | Office/Limited | Industry | Com- hood munity Land Land Land
USE Business | Business 2 mercial | Business Neighborhood | Business | Use Use Use
CODE Mixed Use (36%) District | District | District
REF 1 2 3
LAND USE PO (o] OLB OLB 2 LI GC NB NMU CB F1 F2 F3
CLASSIFICATION (5)
5 Trade
(Wholesale and
Retail) (39)
51 Wholesale P P
Trade: General
Merchandise,
Products,
Supplies,
Materials and
Equipment
except the
following: (1)
5111 | Wholesale P C
5156 | Trade: Motor
5157 | Vehicles,
5191 | Primary and
5192 | Structural
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Wholesale and Retail — Residential

Districts
STD Professional | Office | Office/ Light General | Neighbor- Com- Factoria | Factoria | Factoria
LAND Office Limited | Office/Limited | Industry | Com- hood munity Land Land Land
USE Business | Business 2 mercial | Business | Neighborhood | Business | Use Use Use
CODE Mixed Use (36%) District | District | District
REF 1 2 3
LAND USE PO [0} oLB OLB 2 L GC NB NMU CcB F1 F2 F3
CLASSIFICATION (5)
Metals, Bulk
Petroleum (2)
5193 | Scrap Waste
Materials,
Livestock
Recycling P P P P P P
Centers
521 Lumber and P35 P P P
522 Other Bulky
523 Building
524 Materials
Including
Preassembled
Products (3)
5251 | Hardware, P S35 P P P P P
Paint, Tile and
Wallpaper
(Retail)
5252 | Farm P35
Equipment
53 General P P P P
Merchandise:
Dry Goods,
Variety and
Dept. Stores
(Retail)
54 Food and P P P P P P

Convenience
Store (Retail)
(27)
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Wholesale and Retail — Residential

Districts

STD
LAND
USE
CODE
REF

Professional
Office

Office

Office/
Limited
Business

Office/Limited

Business 2

Light
Industry

General
Com-
mercial

Neighbor-
hood
Business

Neighborhood
Mixed Use

Com-
munity
Business
(36%)

Factoria
Land
Use
District
1

Factoria
Land
Use
District
2

Factoria
Land
Use
District
3

LAND USE
CLASSIFICATION

PO

oLB

Ll

GC

NB
(5)

NMU

CcB

F1

F2

F3

5511

Autos (Retail)

P6

A4,35

C

C

Trucks,
Motorcycles,
Recreational
Vehicles (Retail)

P25

P7,35

Boats (Retail)

P35

552

Automotive and
Marine
Accessories
(Retail)

P35

553

Gasoline Service
Stations (40)(34)

A34

[>

P 34,35

1o

A34

A34

56

Apparel and
Accessories
(Retail)

1o

1o

57

Furniture, Home
Furnishing
(Retail)

P 11,35

1o

58

Eating and
Drinking
Establishments
(37)

P 15,
29,35

P 16, 28

P14

59

Misc. Retail
Trade: Drugs,
Liquor,
Antiques,
Books, Sporting
Goods, Jewelry,
Florist, Photo
Supplies, Video

1o

Eastgate LUCA Draft for Public Hearing, Page 31




Wholesale and Retail — Residential

Districts

STD
LAND
USE
CODE
REF

Professional
Office

Office

Office/
Limited
Business

Office/Limited

Business 2

Light
Industry

General
Com-
mercial

Neighbor-
hood
Business

Neighborhood
Mixed Use

Com-
munity
Business
(36%)

Factoria
Land
Use
District
1

Factoria
Land
Use
District
2

Factoria
Land
Use
District
3

LAND USE
CLASSIFICATION

PO

oLB

Ll

GC

NB
(5)

NMU

CcB

F1

F2

F3

Rentals and
Computer
Supplies

Adult Retail
Establishments
(31)

59

Marijuana Retail
Outlet

A4l

A4l

5961

Farm Supplies,
Hay, Grain, Feed
and Fencing,
etc. (Retail)

P35

596

Retail Fuel Yards

P35

5996

Garden
Supplies, Small
Trees, Shrubs,
Flowers, Ground
Cover,
Horticultural
Nurseries and
Light Supplies
and Tools

P35

5999

Pet Shop (Retail
and Grooming)

P 26, 35

P26

Computers and
Electronics
(Retail)

P 12,35

P12

Permitted uses in the Evergreen Highlands Design District (EH-A, EH-B, EH-C and EH-D) are listed in LUC 20.25F.010.

Permitted uses in the Office and Limited Business-Open Space District (OLB-OS) are listed in LUC 20.25L.020.
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Permitted uses in the Medical Institution District are listed in LUC 20.25J.020.
Permitted uses in the Bel-Red District (BR) are listed in LUC 20.25D.070.
Permitted uses in the Camp and Conference Center District (CCC) are listed in LUC 20.25N.040.

Permitted uses in the Eastgate Transit Oriented Development District (EG-TOD) are listed in LUC 20.25P.050.

Notes: Uses in land use districts — Wholesale and Retail

(1) Wholesale trade includes sales offices for these goods.

(2) Wholesale trade of motor vehicles, primary and structural metals, and bulk petroleum includes sales offices for these goods and excludes tank farms.
(3) Bulk retail includes sales offices for these goods.

(4) Automobile (retail) is subject to the decision criteria in LUC 20.20.135.

(5) Each individual wholesale and retail use in NB Districts, except retail food stores and miscellaneous retail trade, is limited to 5,000 square feet. Wholesale and retail uses
intending to operate between the hours of 12:00 midnight and 6:00 a.m. must obtain administrative conditional use approval. The applicant must meet the decision criteria for
an Administrative Conditional Use Permit set forth in Chapter 20.30E LUC, and must demonstrate that: 1) the use will meet the requirements of the Noise Control Ordinance,
Chapter 9.18 BCC; and 2) the use will meet the lighting standards of the Community Retail Design District for all lighting fixtures on the premises that would be lit between the
hours of 12:00 midnight and 6:00 a.m. Businesses operating between the hours of 12:00 midnight and 6:00 a.m. on the effective date of the ordinance codified in this chapter
are exempt from the ACUP requirements.

(6) Retail auto sales are permitted only in the following locations:
a. The west side of 116th Avenue NE between NE 8th Street and the SE 8th Street off-ramp from northbound 1-405;
b. Along SE 36th Street west of the ravine located at the approximate alignment of 133rd Avenue SE and east of 132nd Avenue SE; and

c. West of 148th Avenue SE between SE Eastgate Way and Bellevue College, on properties fronting wholly or partially on 148th Avenue SE. Retail auto sales located in this area
shall be subject to design review per Part 20.30F LUC, which shall in particular address and control spillover lighting, and associated vehicle inventory storage shall
predominantly occur within a building or buildings. Transition area landscape buffers consistent with LUC 20.25B.040.C shall be provided along interior property lines that abut
properties located within OLB and LI land use districts.

(7) Motorcycle (retail) requires administrative conditional use approval in LI Districts.
(8) {Deletedby-Ord--5089)—Intentionally deleted.

(9) {beletedby-Ord-5089) Intentionally deleted.
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(10) {(Peleted-by-Ord-5089}). Intentionally deleted.

(11) Furniture and home furnishings are limited to uses with on-site warehousing in LI Districts.

(12) Computer supplies are permitted as a subordinate use to computer sales in LI and GC Districts.

(13) Eating and drinking establishments are excluded in transition areas in O Districts.

(14) Eating and drinking establishments are permitted in the OLB, F2 and F3 Districts subject to the following criteria:

(a) Such uses are physically integrated within a structure primarily used as a hotel or motel; office building; charitable, social, professional and labor organization; fraternal
lodge; recreational facility or institution such as a public assembly (indoor).

(b) Such uses do not exceed 20 percent of the gross floor area of the structure or structures.
(c) The entire site complex has a unity of design in terms of wall and roof materials, roof slopes and window patterns.
(15) Eating and drinking establishments are permitted in LI Districts only if located in a multiple function building or complex.

(16) Eating and drinking establishments may include liquor sales only if operated under a Class A or C liquor license issued by the Washington State Liquor Control Board.
Eating and drinking establishments with other classes of liquor licenses require administrative conditional use approval.

(17) Other retail trade is limited to drugstores only in O Districts.

(18) Intentionally deleted.

(19) Except for drugstores, all miscellaneous retail uses combined cannot exceed 10,000 square feet and each individual use cannot exceed 3,000 square feet.

(20) Garden supplies excludes items such as large trees, rock and bulk supplies which require special handling equipment in NB, CB, F1 and Downtown-MU Districts.
(21) Limited to a maximum of 1,500 gross square feet per establishment.

(22) Limited to a maximum of 3,000 gross square feet per establishment, except for food, retail.

(23) Nonresidential uses are permitted in Downtown-R Districts only when developed within the same project limit and simultaneously with an equal or greater amount of
floor area devoted to residential uses.

(24) No on-site outdoor display or inventory storage.

(25) Only retail sales of motorcycles is a permitted use and outdoor storage is prohibited.

(26) Only pet grooming is permitted in the LI and GC Districts.
(27) Food and convenience stores (retail) must contain at least 75 percent square footage of retail food sales not for consumption on premises.

(28) Drive-in windows are not permitted.
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(29) No more than one eating and drinking establishment is permitted in any building.

(30) Limited to a maximum of 15,000 gross square feet per establishment or up to 25,000 gross square feet through a conditional use.

(31) Adult retail establishments are subject to the regulations for adult entertainment uses in LUC 20.20.127.

(32) (Reserved).

(33) (Deleted by Ord. 5089).

(34) Gasoline service stations may include subordinate convenience stores.

(35) Any business which combines two or more permitted retail sales uses and also includes subordinate retail sales uses shall be limited in size to 50,000 square feet.

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

(37) Microbrewery manufacturing is permitted subordinate to an eating and drinking establishment; provided, that the manufacturing use occupies not more than 50 percent
of the total square footage of the combined establishment.

(38) Eating and drinking establishments and retail uses are permitted in the Downtown-OLB District, provided the following criteria are met:

(a) The uses are functionally integrated within a building or complex primarily used as a hotel or motel; office building; university or college; charitable, social service,
professional or labor organization; or recreation facility.

(b) The uses do not exceed 30 percent of the total floor area of the building or complex.
(c) Each individual retail use is limited to 15,000 gross square feet in area.
(d) The entire complex achieves a unity of design through the use of similar exterior building materials, colors, and window patterns.

(39) All wholesale and retail uses, which offer shopping carts to customers, shall (a) designate a shopping cart containment area as defined in BCC 9.10.010; (b) display signage
around shopping cart corrals and at the perimeter of the shopping cart containment area that provides notice that unauthorized removal of a shopping cart from the premises
constitutes theft under RCW 9A.56.270 and unauthorized abandonment of a shopping cart more than 100 feet away from the parking area of a retail establishment or shopping
cart containment area is a Class 3 civil infraction as defined in RCW 7.80.120; and (c) display information on each shopping cart that is consistent with the labeling requirements
of RCW 9A.56.270 and includes a 24-hour toll-free phone number to report abandoned shopping carts. Abandoned shopping carts or shopping carts located outside of a
shopping cart containment area constitute a public nuisance under BCC 9.10.030(H) and may be abated through the provisions of Chapter 1.18 BCC.

(40) Battery Exchange Stations are ancillary to Gasoline Service Stations, and are permitted through the applicable review process as a component of that use. Operators of
Battery Exchange Stations must comply with federal and state law regulating the handling, storage, and disposal of batteries.
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(41) See LUC 20.20.535 for general development requirements for marijuana uses.

(42) In the OLB 2 District, retail auto, truck, RV and boat showrooms may be allowed through a development agreement. No outdoor storage of autos, trucks, boats and RVs is
allowed.
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Miscellaneous Eastgate Amendments

20.20.005 Chart of dimensional requirements described.

Chart 20.20.010 sets forth the dimensional requirements for each land use district except: the Downtown Land Use Districts, the Evergreen
Highlands Design District, the Evergreen Highlands Subarea Transportation Improvement Overlay District, the Medical Institution District, the OLB-
OS Land Use District, and the Bel-Red Land Use Districts. All structures and activities in the City not located in the above districts shall conform to
the dimensional requirements in Chart 20.20.010. Dimensional requirements for the Downtown Land Use Districts are found in LUC 20.25A.020.
Dimensional requirements for the Evergreen Highlands Design District are found in Part 20.25F LUC. Dimensional requirements for the Evergreen
Highlands Subarea Transportation Improvement Overlay District are found in Part 20.25G LUC. Dimensional requirements for the Medical
Institution District are found in Part 20.25J LUC. Dimensional requirements for the OLB-OS Land Use District are found in LUC 20.25L.030.
Dimensional requirements for the Bel-Red Land Use Districts are found in LUC 20.25D.080. Dimensional requirements for the Eastgate Transit
Oriented Development Land Use District are found in 20.25P.060A. Additional special dimensional requirements for designated areas of the City
are contained in other parts of the Code as follows:

A. Part 20.25B LUC — Transition Areas;

B. Part20.25C LUC — OLB Districts;

C. Part 20.25E LUC — Shoreline Overlay District;

D. Part 20.25H LUC — Critical Areas Overlay District;

E. Part 20.45A LUC — Platting and Subdivisions;

F. Part 20.45B LUC — Short Plats and Short Subdivisions.

20.20.010 Uses in land use districts dimensional requirements.

Chart 20.20.010

Uses in land use districts Dimensional Requirements

NOTE: Dimensional Requirements for Downtown are found in Part 20.25A LUC.
Dimensional Requirements for Evergreen Highlands Design District (EH-A, EH-B, EH-C, EH-D) are found in Part 20.25F LUC.
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Dimensional Requirements for Office and Limited Business — Open Space (OLB-OS) are found in Part 20.25L LUC.

Dimensional Requirements for Medical Institution District (MI) are found in Part 20.25J LUC.

Dimensional Requirements for Bel-Red Land Use Districts are found in Part 20.25D LUC.

Dimensional Requirements for Eastgate Transit Oriented Development District are found in Part 20.25P LUC.

20.20.520 Landscape development.

F. Site Landscaping.

1. Perimeter Landscaping Requirements for Use Districts. The applicant shall provide site perimeter landscaping either according to the

following chart and subject to paragraphs F.2 and F.6 of this section; or in conformance with subsection J of this section.

Perimeter Landscaping Requirements for Use Districts

Land Use
District in
Which the
Subject
Property is
Located?

Street Frontage
(Type and Minimum Depth)

Interior Property Lines
(Type and Minimum Depth)’

R-10, 15, 20, 30

Type I, 10’ but if located in a
Transition Area, and directly abutting
S/F?, see Part 20.25B LUC for
requirements.

Type lll, 8' but if located in a Transition
Area, and directly abutting S/F?, see
Part 20.25B LUC for requirements.

OLB 2, OLB-0S

NB, PO, O, OLB,

Type I, 10’ but if located in a
Transition Area, and directly abutting
S/F?, R-10, 15, 20 or 30, see Part
20.25B LUC for requirements.*

Type lll, 10" but if located in a
Transition Area, and directly abutting
S/F?, R-10, 15, 20 or 30, see Part
20.25B LUC for requirements.*

LI, GC, CB, NMU

Type I, 10’ but if located in a
Transition Area, and directly abutting
S/F?, R-10, 15, 20 or 30, see Part
20.25B LUC for requirements.

Type lll, 8' but if located in a Transition
Area, and directly abutting S/F?, R-10,
15, 20 or 30, see Part 20.25B LUC for
requirements.
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H. Limitation of Landscaping Requirements.

1. Exceptin a Transition Area, the total Buildable Area of the subject property which is required to be landscaped is limited as follows. The
location of this landscaping within the Buildable Area must meet the purpose and intent of paragraphs A, F.1 and G of this section.

a. Twenty percent of the Buildable Area in an NB, PO, O, e~OLB, or OLB 2 Land Use District;
b. Fifteen percent of the Buildable Area in an LI, GC, NMU, or CB Land Use District;

c. Twenty percent of the Buildable Area of the Development Area in an OLB-OS Land Use District.

Part 20.25B Transition Area Design District

20.25B.010 Purpose.

The Transition Area Design District provides a buffer between residential uses in a residential land use district and a land use district which permits
development of higher intensity. Where multifamily development is planned adjacent to single-family residential uses or commercial development is
planned adjacent to residential uses, such development should incorporate elements in the site design and building design to soften its impact and
to result in a compatible transition.

20.25B.020  Applicability.
A. General.

This chapter applies to any portion of property located in a district designated on the chart below as “Districts providing transition” which is
located within 300 feet of property located in a district designated on the chart as “Single-family districts receiving transition” or within 150 feet of
property located in a district designated on the chart as “Multifamily districts receiving transition.”

B. Limitations.

1. Where a transition area abuts a portion of 1-90, 1-405, SR 520, Burlington Northern Railroad right-of-way, or power transmission line which
is located in a single-family or multifamily district, the City shall include that portion as part of the required width of the transition area.
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2. If the applicant establishes that a minimum 150-foot width of greenbelt or native growth protection easement is permanently dedicated for
nonbuildable purposes and is located in a single-family or multifamily district, the City shall include that portion as part of the required width of
the transition area.

3. Development within any Downtown Land Use District is not subject to Transition Area Design District requirements (refer to LUC
20.25A.090, Perimeter Design District).

4. Development within the F1 Land Use District is not subject to Transition Area Design District requirements.

5. Development within the OLB-OS Land Use District is not subject to Transition Area Design District requirements where that property
receiving transition is developed in a nonresidential use.

6. Development of a wireless communications facility is not subject to Transition Area Design District requirements.
7. Development within the Medical Institution Land Use District is not subject to Transition Area Design District requirements.

8. Development within the Bel-Red Land Use Districts is not subject to the Transition Area Design District requirements unless specifically
made applicable pursuant to Part 20.25D LUC.

9. Where a transition area abuts a single-family or multifamily district and all properties that would receive transition are developed with legally
permitted nonresidential uses, the requirements of this Part 20.25B shall not apply.

10. Development within the Camp and Conference Center Land Use District is not subject to Transition Area Design District requirements.
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CHART — DISTRICTS RECEIVING TRANSITION

Districts Receiving Transition
SINGLE-FAMILY MULTIFAMILY 'S:IAN'\%%-E MULTIFAMILY
- OoLB/ LUC
rlr-lr-lRr-lR-lR-|R- | R- | R- ok

?Esisgsiissieogo?opgg%gue@%% oc Heoe

Districts

Providing

Transition

R-10 X |x [x |x [x [x |x X

R-15 X |x [x |x [x [x |x X

R-20 X X |x [x |x |x |X X

R-30 X [x |Ix |x |x [x X X

PO X |x [x |x [x [x [x |x [x [x X X

o X x o [xox o [x o [x [x |x [x [x X X

OLB/

OLB-OS*™™** [x [x [|x [x |x |x [x [x [|x |x X X

OLB2

LI X [x |Ix |x |x |x [x [x |x [x X X

GC X |x [x |x |x [x [x |x [x [x X X

NB X [x Ix Ix |x |x [x [x |xX [x X X

NMU X X [x [x o [x |x [x [x |x |x X X

CB X |x o [x o |x |x [x [x |x [x [x X X

F2 X [x |x |x |x |x [x [x |x [x X X

F3 X [x |x |x |x |x [x [x |x [x X X
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Districts Receiving Transition
SINGLE-

MULTIFAMILY
SINGLE-FAMILY MULTIFAMILY FAMILY
*kk
Ie.le.lele e e lp e b oLB/ LUC x
RRRRRRRRRRP—QGSEUGGNBGB ocC* LUC OC

1(1.8/25(35| 4|5 |75[10|20|30

*

A land use district outside of the City boundaries which permits no more than five dwelling units per acre, and which is
classified as a residential district

*%

A land use district outside of the City boundaries which permits no more than five dwelling units per acre, and which is
classified as a residential district

*kk

Not effective within the jurisdiction of the East Bellevue Community Council
****  See LUC 20.25B.020.B.5
x Areas of transition

20.25B.030 Design Review requirements.

All development within a Transition Area Design District must be reviewed by the Director of the-Development-Services-Department using the
Design Review Process, Part 20.30F LUC. If any portion of a building is within a transition area, only that portion is subject to transition area
development standards; however, the entire building is subject to Design Review and site design guidelines. If any portion of a site is within a
transition area, only that portion of the site is subject to transition area development standards, site design guidelines and Design Review. However,
if the portion includes part of the street frontage, the entire street frontage is subject to the transition area buffer requirements.

20.25B.040 Development standards.
Pursuant to LUC 20.25B.030, all development activity within a transition area must comply with the following:

A. Building Height.
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1. Definition. In a Transition Area, building height shall be measured from average existing grade around the building to the highest point of a
flat roof or to the mean height between the tallest eave and tallest ridge of a pitched roof. Mechanical equipment and satellite dish antennas are
included in building height calculations, except that mechanical equipment may be located within the upper one-half of a pitched roof form not to
exceed 10 feet above maximum building height. This additional 10 feet is for equipment or screening purposes only and not to obtain additional
habitable space. Specifically excluded from this definition are parapet walls designed solely, and only to the extent necessary, to screen
mechanical and elevator equipment, and slender structural elements not intended for human habitation and not exceeding 10 feet above the
maximum building height including chimneys, smoke ventilation stacks, omni-directional antennas, and flagpoles. This definition supersedes the
building height definition in LUC 20.50.012 for purposes of this chapter only.

2. Maximum Height. The following chart sets forth the height limitation of any building within a transition area and the maximum height which
may be achieved through bonuses as indicated in paragraph A.3 of this section:

Zone
R-10
R-15
R-20
R-30

PO

O

OLB
OLB-0S

OLB 2

Basic Height w/out Bonuses Maximum Height w/Bonuses Limitation

LI
GC
NB

NMU
CB
F2
F3

30’ 30’
30’ 30’

30’ 40’

30’ 40’

20’ 30’

30’ 40’

30’ 45'

30’ 45'

4575’ (1) 4575 (1)
30’ 45’

30’ 40’

20730" (2) 35'(3) 2

75' (1) 75 (1)

30’ 45’

75' 75'

757135 (4) © 757135 (4) 3
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(1) In the OLB 2 and NMU Districts, the 45’-foot basic height may be achieved through adherence to the Transition Area Design
District development standards (LUC 20.25B.040) and the design guidelines (LUC 20.25B.050). The maximum height shall
include mechanical equipment embedded within the building structure via a mechanical room. Maximum height up to 75 feet
shall not exceed the maximum height for the district receiving transition when measured from the existing grade at the property
line of the district receiving transition.

(24) Inthe NB District, the 30-foot height limit may be achieved only when the development is in compliance with LUC
20.20.010, Note (25).

(32) The 35-foot height limit may be achieved only when the development is in compliance with LUC 20.20.010, Note (25), and
achieves a five-foot height bonus as indicated in paragraph A.3 of this section.

(43) In the F3 District, the 135-foot height limit may be achieved only on properties south of the F3 Land Use District Separation
Line and when the development is in compliance with LUC 20.20.010, Note (34).

3. Allowable Height Increase. Except in an R-10 or R-15 District, the height limitation may be increased up to maximum height with bonuses
limitation indicated in paragraph A.2 of this section only if one or more of the following items is provided, the decision criteria for Administrative
Design Review are met, and the intent of the Transition Area Design District is maintained.

Item Increase Allowed
a.  Underbuilding parking: 5-foot increase
b. Basement parking: 10-foot increase
c. Pitched roof: 5-foot increase
d. Top floor stepback on all sides of at least 10

feet: 5-foot increase
e. No mechanical equipment on the roof: 5-foot increase

Existing grade at the proposed building line is at
10 feet below the existing grade at the property
line of the property receiving transition: 5-foot increase

4. Modification to Height. Except in the OLB 2, NMU and F3 district, Fthe maximum building height allowed in paragraph A.2 of this section
may be modified through the Administrative Design Review process only if the following conditions are met:
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a.  When the location of the building pad is at least 20 feet below the existing grade at the property line of the property receiving transition;
and

b. The modified building height does not exceed the maximum height permitted by the underlying land use district for properties outside
transition areas; and

c. The project, with the height modification, will provide the same or better transition to the property receiving transition as with the
maximum height permitted in paragraph A.2 of this section.

B. Setbacks.

1. Setback for Primary Structures. Primary structures must be located a minimum of 30 feet from the property line of the district receiving
transition.

2. Distance Between Primary Structures. Primary structures must be located a minimum of 20 feet from other primary structures; provided,
that this separation requirement may be modified pursuant to LUC 20.25H.040 on sites in the Critical Areas Overlay District.

C. Landscaping, Open Space and Buffers.

1. Landscaping. All landscaping shall comply with standards set forth in LUC 20.20.520. The provisions of LUC 20.20.520.J (Alternative
Landscaping Option) are applicable and, in addition, may be used to modify up to 10 feet of required street frontage landscaping.

2. Buffer.

a. Alandscaped buffer, at least 20 feet in width, shall be provided along the entire street frontage where any portion of the street frontage
is abutting a district receiving transition and along the interior property line abutting the district receiving transition.

b. All significant trees within 15 feet of the property line shall be retained as required by LUC 20.20.520.E.
c. The buffer shall be planted with the following, and shall include at least 50 percent native species in the required plantings:

i. Evergreen and deciduous trees, of which no more than 40 percent can be deciduous. There shall be a minimum of five trees per
1,000 square feet of buffer area, which shall be a minimum of 10 feet high at planting, along with the evergreen shrubs and living
groundcover as described in paragraphs C.2.c.ii and iii of this section to effectively buffer development from adjacent residential
properties; and

ii. Evergreen shrubs, a minimum 42 inches in height at planting, at a spacing no greater than three feet on center; and
iii. Living groundcover planted to cover the ground within three years; and

iv. Alternatively, where the street frontage landscaping will be planted to buffer a building elevation and not a parking area, driveway or
site development other than a building, a lawn no less than five feet in width may be substituted for the shrubs and groundcover required
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in paragraphs C.2.c.ii and iii of this section; provided, that the soil in the entire area of lawn is amended in accordance with LUC
20.20.520.F.8. This paragraph does not apply in LI and GC Districts.

d. Where an LI, GC or CB zoned property abuts a residential district on an interior property line, an evergreen hedge a minimum of four
feet in height at planting and capable of achieving a continued visual screen with a height of five feet within a three-year period or a
combination of shrubs and fence shall be added within the required planting area to achieve the effect of a hedge.

e. Patios and other similar ground level features and trails may be incorporated into the buffer area, except that no more than 20 percent
of the area may be used for such features. Patios shall not be located within 10 feet of the property line.

©

Site Design Standards.

1. Surface parking lots shall be screened from street level views and from ground level views of an abutting residential district of a lower
intensity by berms, hedges, walls or combinations thereof. In appropriate circumstances, surface parking lots should be located away from
adjacent residential properties.

2. Site features such as fences, walls, refuse enclosures, light fixtures, carports and storage units shall be designed to be integrated with the
architectural design of the primary structure.

E. Mechanical Equipment.

Except in the OLB 2 and NMU Districts, Mmechanical equipment which is located on the roof shall be incorporated into the pitched or stepped
roof form, and not appear as a separate penthouse or box. In the OLB 2 and NMU Districts, the roof top mechanical equipment shall be fully
screened and accommodated within the maximum height limit.

F. Refuse Containers.

All refuse and recycling containers shall be contained within structures enclosed on all four sides and utilize lids made of molded plastic or other
sound buffering material.

G. Signs.

Building design shall provide for architecturally integrated signage consistent with the scale and architecture of the building. Signs shall meet
the requirements of Chapter 22B.10 BCC, Bellevue Sign Code.

20.25B.050 Design guidelines.
Pursuant to LUC 20.25B.030, all development activity within a transition area must comply with the following guidelines:

A. Site Design Guidelines.

1. Whenever possible, vehicular access should be designed so that traffic is not directed through an abutting residential district of lower
intensity.
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2. Loading and refuse collection areas should be on the side of a building facing away from an abutting residential district of a lower intensity,
but not in a front yard setback.

3. In addition to the minimum requirements of LUC 20.20.520, site development should maximize the retention of existing significant
vegetation in order to soften the visual impact on adjacent residential uses.

4. Surrounding vegetation, topography, street patterns, parking configuration and building massing should be considered in order to result in a
compatible fit between the proposed development and existing residential development.

B. Building Design Guidelines.

1. Building surfaces facing abutting residential districts should be clad with materials which are similar to or compatible with surrounding uses,
and which minimize reflected lighting.

2. Building facades should incorporate elements such as stepbacks, offsets, angled facets, deep roof overhangs, recesses and other
architectural features which serve to break down the scale. The larger the building, the greater the number and variety of such elements that
may be necessary to achieve the effect of diminishing scale.

3. Exceptin the OLB 2 and NMU Districts, Ppitched roof forms are preferred in order to enhance the compatibility with nearby residential
areas. However, under certain circumstances, a stepped roof form could achieve a similar effect.

4. In the OLB 2 and NMU Districts, roof top elements (including roof shape, surface materials, colors, and mechanical equipment) should be
integrated into the overall building design.

54. Communication dishes greater than one meter (3.28 feet) in diameter should not be visible from adjacent residential districts.

65. Materials and colors used on the building facades should be compatible with nearby residential buildings and the surrounding natural
environment; however, colors and materials used for the purpose of accent may be approved.

Part 20.25C Office and Limited Business (OLB) and Office and Limited Business 2 (OLB 2) Districts

20.25C.010 Applicability of site development and design standards.
All new development and substantial remodels are subject to the applicable site development and design standards of this Part 20.25C.

20.25C.020 Area and dimensional requirements_in the OLB District.

Only one structure may occupy a site of not less than the minimum lot size (two acres). Two structures may occupy a site of four acres and for each
increment of minimum lot size (two acres), an additional structure may be added. Structures on four acres or more may be clustered. All structures
shall conform to these requirements.
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20.25C.030 Minimum yard dimensions in the OLB District.
A. In the OLB Districts, required side yards may be reduced equally to permit building on 50 percent of the total property dimension measured
from one side property line to the other.

B. The combined dimension of the rear and front yards need not be more than 50 percent of the total property dimension measured from front to
rear property line, and may be adjusted as follows:

1. Where the required front and rear yard dimensions combined is more than 50 percent of the total property dimension, measured from front
to rear, the location of the rear building line may first be adjusted by measuring from the required front building line a dimension equal to 50
percent of the total property dimension.

2.  Where the required front yard dimension is greater than 50 percent of the total property dimension, measured from front to rear and after
making the maximum adjustment of the rear yard, the location of the front yard building line may be adjusted by measuring from the rear
property line a dimension equal to 50 percent of the total property dimension, and no rear yard shall be required. (Ord. 4972, 3-3-97, § 5; Ord.
4816, 12-4-95, § 104)

| 20.25C.040 Design standards in the OLB Districts.
A. Building Design Standards.

1. The entire site complex shall have a unity of design by use of similar wall and roof materials, roof slopes and window patterns, in order to
reduce adverse visual impacts to those on and along major access routes and to mitigate adverse impacts from major access routes on nearby,
less intensive uses.

2. Rooftop equipment shall be visually screened pursuant to LUC 20.20.525. The design and color of rooftop mechanical screening should be
integrated with the building architectural style.

3. The building should include architectural elements that provide weather protection such as overhangs and recesses at building entrances.
B. Landscaping Design Standards.

1. The provisions of LUC 20.20.520, Landscape development, except as they conflict with this section, shall apply to development in the OLB
District.

2. Except for retail auto sales uses, a minimum of 15 percent of the property area of each site shall be in landscaped open space. For each
percent that a structure’s ground floor area exceeds 15 percent, the landscaping requirements for that site shall be increased by 0.5 percent to
a maximum of 20 percent of the property area of the site.

3. Service yards and at-grade mechanical equipment shall be sight-screened from adjoining property or streets or highways by a solid
planting of evergreen trees and shrubs at least as high as the equipment or use being screened within two years from the time of planting.

4. Except for retail auto sales uses, parking areas shall include plantings using trees of three inches caliper or 14 to 16 feet high and 42-inch-
high shrubs at approximately 35 feet on-center parallel to the aisle, or shall be screened as a service yard using similar materials. Other parking
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lot landscaping shall meet LUC 20.20.590 requirements for Type V landscaping. Plantings shall include a minimum of 50 percent native
species. Noxious species, as designated by the Director in submittal requirements, are prohibited.

5.  When property abuts the right-of-way for 1-90, 1-405, or SR 520 highways, or abuts parallel frontage roads of said highways, plant material
shall be planted and spaced in a planting area a minimum of 10 feet wide. Deciduous trees shall have a minimum caliper of three inches,

evergreen trees shall have a minimum height of 14 to 16 feet tall and shall be at intervals of no greater than 35 feet on-center along the right-of-

way. No more than 30 percent of the trees shall be deciduous. Trees shall have a minimum mature height of 45 feet. Shrubs shall be a
minimum of 42 inches high.

6. Trees installed as part of general site landscaping shall be a minimum of one and one-half inches in caliper or eight to 12 feet high.

7. Accessible outdoor gathering areas should be provided for the employees, general public and visitors to the site.

8. Outdoor display of vehicles for retail auto sales uses shall meet the requirements of LUC 20.20.520 for Type V landscaping for auto display

areas and LUC 20.20.520.F.2.c for vehicle storage yards.
C. Signs.

All signs shall be an integral part of the architectural design consistent with the scale and architecture of the building. Signs shall meet the
requirements of Chapter 22B.10 BCC, Bellevue Sign Code.

20.25C.050 Standards and Design Guidelines in the OLB 2 District

A. Character and Site Guidelines.

Purpose.

These guidelines address the qualities that make the OLB 2 District unique. They describe what makes an area a special, distinct “place,” not
simply a group of individual buildings and streets.

1. Integrate the Natural Environment

a. _Intent.

Integrate new landscape areas, natural drainage/LID features, sustainable design elements and green open spaces into site design.
Reinforce existing linkages and orient buildings to the existing natural and landscaped features of the surrounding area.

b. Guideline.

Site and building design should capitalize on existing elements of the natural environment, such as parks and open spaces, trails, and
critical areas. Designs should also integrate new natural features, such as street trees, natural drainage systems and open space
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amenities for residents, employees and visitors. Depending on the location, this may be accomplished through integration of the natural
environment with new development or providing a smooth transition between the natural and built environments.

c. _Recommended.

i The following existing natural environments and connections should be protected and incorporated into new development or
redevelopment:

e Active and passive gathering places and walkways oriented toward parks and open, natural spaces.

e Clear and convenient public access to open space amenities.

o Open spaces and/or access points to local and regional trails, especially as relates to the Mountains to Sound
Greenway.

e For properties that can be seen from 1-90, views of urban elements against a green, forested back-drop.

ii. The minimum landscape development requirements of LUC 20.20.520 apply, and site development should maximize the
retention of existing vegetation. Trees installed as a part of general site landscaping shall be a minimum of 2.5 inches in
caliper or as approved by the Director, and eight to 12 feet high.

iii. Developments and design features that promote environmental sustainability such as natural drainage technigues,
preservation and enhancement of critical areas, green walls, and green roofs are encouraged.

2. Promote Architectural Compatibility.

a. Intent.

New buildings should contribute to the quality and character of the area.

b. Guideline.

Buildings should relate to nearby buildings, with similar design characteristics. Some degree of variation in architectural elements is
encouraged to create a sense of growth and development over time. The building’s form, materials and colors should enhance the area’s
overall character.

c. Recommended.

i Architectural elements used at a scale and level of detailing proportionate to the size of the building.

ii. The design of buildings shall incorporate elements such as special architectural details, distinctive color schemes, special art
and other features, which are sensitive to and enhance the surrounding area and serve to differentiate the development from
other developments in the city.
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iii. Any multi-site development shall have a unity of design through the use of similar architectural elements, such as roof
form, exterior building materials, colors, and window pattern.

iv. Site features, such as fences, walls, refuse receptacles and recycle enclosures and light fixtures should be consistent with the
scale and architectural design of the primary structure.

V. Rooftop and mechanical equipment shall be fully screened, accommodated within the maximum height limit, and integrated
into the building design. At-grade mechanical equipment shall not be permitted.

Vi. Building design shall provide for architecturally integrated signage. Signs shall be in proportion to the development and
oriented to the main direction access and to pedestrian movement. Signs shall meet the requirements of Chapter 22B.10
BCC, Bellevue Sign Code.

3.  Promote Community Gathering

a. _Intent.

A comfortable, well designed site provides an inviting and attractive area for community gathering.

b. Guideline.

Gathering spaces are well-defined, inviting, secure, and attractive. They provide space for both active use, and areas of respite for
employees, general public and visitors to the site. They provide space to enjoy the natural environment with weather protection. All
gathering spaces should be easily and safely linked with pedestrian access from and through the development.

c. Recommended.

i Outdoor gathering spaces should be incorporated into areas near active ground floor uses to provide opportunity for a variety
of activities as well as areas for stopping, sitting, and viewing. Spaces should be accessible, safe, and usable in all seasons.

ii. Trees, shrubs, and plants should define walkways, gathering spaces, and amenities.

iii. Site features such as fences, walls, refuse and recycling enclosures, and light fixtures should be designed and located to
contribute to the pedestrian environment and community gathering spaces.

iv. Incorporate public art the design of which:

o Responds or relates to the unique characteristics of the surrounding area;
e Utilizes durable, vandal-resistant materials; and
e |s designed to age well.

4. Build Compatible Parking Structures and Lots
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a. Intent.

Use design elements to enhance the compatibility of parking structures with the urban streetscape.

b. Guideline.

Parking structures should be designed so that their streetscape interface has a consistent form, massing and use of materials with the
vision for the area. Preference is given to parking structures that do not face public sidewalks. However, if due to site constraints there
are sidewalk facing parking structures, the frontages facing the sidewalk shall be designed to appear like any other occupied buildings in
the area. The horizontal garage form can be broken down by adding more wall surface and usable retail space, while retaining adequate
garage ventilation as defined by Mechanical Code.

c. Recommended.

i. Surface parking must be located behind the building and accessible via an internal street, alley or shared driveway (if applicable)
to minimize curb cuts.

ii. Parking structures should feature the following elements:

» Small openings that may be glazed to function as windows.

» _Stairways, elevators and parking entries and exits that occur at mid-block.

» _Single auto exit/entry control point to minimize number and width of driveway openings (entry and exit points may be

separated).

» Vertical expression of building structure.

» Cladding to disguise sloped floors from the outside view.

iii. Parking areas should be designed to minimize conflicts between pedestrian and vehicular movements. Parking area
landscaping should be used to define and separate parking, vehicular access, and pedestrian areas within parking lots.

iv. Loading areas should not be located between the building and the street unless there is no alternative location possible.
Loading areas, if located between the building and the street, should be oriented away from the street and screened to
minimize views of the loading area from the street and sidewalk. Loading areas should not be located on the side of a building
which faces toward a residential use.
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V. Parking areas shall include planting trees of two and a half inches caliper or 14 to 16 feet high and 42-inch high shrubs at
approximately 35 feet on-center parallel to the aisle, or shall be screened as a service yard using similar materials. Other
parking lot landscaping shall meet LUC 20.20.520 requirements for Type V landscaping.

vi. Any parking areas located along a street or pathway must be screened with shrubs that are 42-inches high or as approved by
the Director.

vii. Bicycle racks shall be provided on-site. Facilities for a minimum of 10 bicycles shall be provided for developments having 100
or fewer parking stalls. For each 100 additional stalls, facilities for five additional bicycles shall be provided.

B. Pedestrian Emphasis Guidelines.

Purpose.

The pedestrian emphasis guidelines promote an environment where pedestrians are a priority. The highest consideration should be given to the
ease and comfort of pedestrian movement and gathering places.

1. Enhance the Pedestrian System.

a. _Intent.

Prioritize the pedestrian by eliminating barriers and ensuring that walking routes are convenient, direct and pleasant.

b. Guideline.

Pedestrian routes should be attractive, easy to use and encourage walking and activity. Sidewalks should be continuous, avoiding
interruptions such as vehicle curb cuts or changes in direction or grade. The portion of the sidewalk dedicated to walking should be free
of barriers such as utility poles, newspaper boxes, café tables and chairs, permanent planters, tree grates, waste and recycling
receptacles, mechanical equipment, or other obstructions and clutter.

c. Recommended.

i The pedestrian network should include:

e Direct pedestrian routes.

e Minimal curb cuts along pedestrian routes for pedestrian safety and comfort. Internal drives between sites should be
continuous.

o Pedestrian routes that are safely integrated with the street system.

e Maintain pedestrian access where rights-of-way have traditionally been located.
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vi.

Vii.

viii.

In multiple-building complexes, buildings should be located to facilitate safe and comfortable pedestrian movement between
buildings. Building location should be chosen to facilitate pedestrian and vehicular connections to buildings on adjacent
properties.

The landscape design for the site should include plantings which emphasize the major points of pedestrian and vehicular
access to the site.

Parking areas should include pedestrian walkways and be designed to minimize conflicts between pedestrian and vehicular
movements. Parking area landscaping should be used to define and separate parking, access, and pedestrian areas within

parking lots.

Vehicle access connections between properties are required except in instances where the Director of Transportation
determines they are infeasible or undesirable.

Opportunities should be found for safe, convenient, and pleasant pedestrian connections to existing transit facilities. Where
needed, shelters and lay-bys for transit vehicles should be incorporated into the site development.

Frequent and attractive connections between destinations through a well-connected network of streets and pathways must be
provided and include the following:

e Planned streets that connect with surrounding streets to permit the convenient movement of traffic and to facilitate
emergency access and evacuation.

e An integrated and connected network of streets to provide “direct” walking route options, orientation, a sense of place,
and multiple travel route options.

Internal streets must meet the following requirements:

o Street trees and sidewalks must be included on all internal access streets (i.e., through vehicle access connections on
sites with any dimension 400 feet or greater).
e Planter strips shall be included on all internal access streets and will be at least 5 feet in width.
Pedestrian walkways should meet the following requirements:

e Landscape allows visibility and access and does not block pathway.

o Walkways, of six feet in width minimum, shall be provided from the public sidewalk or right-of-way to the building. At a
minimum, walkways shall be located to connect focus points of pedestrian activity such as transit stops and street
crossings to the major building entry points.

e Walkways shall be provided to connect with walkways or potential walkway locations on adjoining properties in the
district to create an integrated internal walkway system along the desired lines of pedestrian travel. The width of the
walkway should be commensurate with the anticipated level of pedestrian activity along the connecting walkway.

e Walkway surfaces shall be designed to be visually attractive and distinguishable from driving surfaces through the use
of durable, low maintenance surface materials such as pavers, bricks, or scored concrete to enhance pedestrian
safety and comfort.

e Continuous weather protection of the building walkway should be provided at the entrance area.
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C. Architectural Guidelines.

Purpose.

The architecture guidelines promote high quality development while reinforcing the area’s sense of place by encouraging innovative design,

construction techniques and materials that reflect local character.

1

Provide Interesting Building Massing.

a. Intent.

Use architectural features to break down the mass and scale of buildings to create a comfortable sense of enclosure with an
uninterrupted street edge.

b. Guideline.

The length and breadth of a building should be friendly in scale and inviting to the pedestrian. Portions of a large building mass should be
broken into smaller, appropriately scaled modules, with changes in plane indicated by projections and indentations. This allows an overly
large building to appear as multiple smaller, side-by-side buildings. Vertical and horizontal elements should be used to create a human
scale and form a coherent pattern providing visual interest to the public.

c. Recommended.

i. Long expanses of building frontage must be broken down both horizontally and vertically. Buildings with non-residential uses on
the ground floor must have articulation features along the street front to create a pattern of smaller spaces.

ii. Buildings should feature a vertically articulated tripartite facade division — base, middle and top for buildings over five stories.

iv. Vertical articulation of windows, columns and bays is encouraged.

Create Attractive Building Silhouettes and Rooflines.

a. _Intent.

Building rooflines should enliven the pedestrian experience, provide visual interest with details that create forms and shadows, and create
a distinct identity.
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b. Guideline.

A building’s silhouette should be compatible with the intended character of the area and enhance the streetscape. In some cases, it may
be appropriate to mark an entryway with a distinct form to emphasize the significance of the building entry. Roof massing should be
simple, yet contain elements of architectural detailing and have some level of articulation.

c. Recommended.

i. Buildings visible from 1-90 should have a distinctive silhouette to create a unigue identity within Eastgate and announce the entry
into Bellevue.

ii. Buildings should incorporate a combination of the following elements:

Vertical architectural expressions of important building functions such as entries.

»Varied roof line heights.

Well-detailed cornices that have significant proportions (height and depth) and create visual interest and shadow lines.
Green roof or roof-top terraces are encouraged.

3. Design Welcoming Entries.

a. _Intent.

Design entries appropriate to their purpose that contribute to the graceful transition between public and private realms.

b. Guideline.

Architectural detail should be used to help emphasize the purpose of the building entry and to bring life and vitality to the street.

c. Recommended.

i. The sides of a building which face a public street shall include public entrances to the building.

ii. _Where retail uses are provided, entrances should be provided at frequent intervals to generate pedestrian activity.

iii. Where residential uses are provided:

o Weather protection at building entries.
e Transparent doors, windows, or glazing near the door.
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e Double or multiple doors.

e Visibility and security. Entrances should be visible from the street or pedestrian path and located in areas with high
pedestrian activity or where residents can view the entry.

e Building name and address.

iii. Entrances should feature some of the following elements:

» Building lighting that emphasizes entrances.

» Doors combined with special architectural detailing and hardware.

4. Promote Visually Interesting and Inviting Windows

a. _Intent.

Windows should create an open and inviting atmosphere that adds visual interest and enhances the experience of the building both
inside and out.

b. Guideline.

Windows should add activity and variety at the street level, providing views both in and out. Their size and detailing should be of a
human scale with reqular spacing and a rhythm of similarly shaped windows.

c. Recommended.

i. _Vision glass that provides visual access to the activity within the building shall be provided at the ground floor facade in retail
areas. In other areas, commercial ground floors should feature a substantial amount of vision glass on the ground floor facade
between 2 and 8 feet above grade.

Part 20.251 Community Retail Design District

20.251.010 Purpose.

The purpose of the Community Retail Design District (CRDD) is to ensure that development within the retail districts outside the Downtown exhibits
a high quality of design in support of their role as the retail/service centers of the surrounding residential areas. Development in the district should
incorporate architectural, landscape and pedestrian features, which are compatible with and provide identification for the surrounding area.
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20.251.020 Community Retail Design District defined.
The Community Retail Design District includes all properties located within Community Business Districts, all Neighborhood Mixed Use Districts,
and all properties within Neighborhood Business Districts.

20.251.030 Design Review required.
All development activity within the Community Retail Design District must be reviewed by the Director of the Development Services Department
using the Design Review Process, Part 20.30F LUC.

20.251.040 Design guidelines.
The following design guidelines apply to development in the Community Retail Design District:

A. Building Design Guidelines.

1. All buildings within a multi-building complex should achieve a unity of design through the use of similar architectural elements, such as roof
form, exterior building materials, colors, and window pattern.

2. Individual buildings should incorporate similar design elements, such as surface materials, color, roof treatment, windows and doors, on all
sides of the building to achieve a unity of design.

B. Site Design Guidelines.

1.  Where a perimeter landscape area required under LUC 20.20.520.F may be relocated under Note (1) of that section, some or all of the
relocated area should be used to provide a landscaped courtyard. Any relocated landscape area should be visible from the public street. The
courtyard should be protected from wind on two sides and in sun during part of the day. Seating shall be provided.

2. Parking areas should be designed to minimize conflicts between pedestrian and vehicular movements. Parking area landscaping should be
used to define and separate parking, access, and pedestrian areas within parking lots.

3. The landscape design for the site should include plantings which emphasize the major points of pedestrian and vehicular access to the site.

4. Site features such as fences, walls, refuse and recycle enclosures, and light fixtures should be designed to be consistent with the scale and
architectural design of the primary structure(s). Such site features should be designed and located to contribute to the pedestrian environment
of the site development.

5. Loading areas should not be located between the building and the street unless there is no alternative location possible. Loading areas, if
located between the building and the street, should be oriented away from the street and screened to minimize views of the loading area from
the street and sidewalk. Loading areas should not be located on the side of a building which faces toward a residential use.

6. In multiple-building complexes, buildings should be located to facilitate safe and comfortable pedestrian movement between buildings. On
sites which are adjacent to other properties within the Community Retail Design District, building location should be chosen to facilitate
pedestrian and vehicular connections to buildings on those adjacent properties.
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7. Inlocations and districts specifically described in the Comprehensive Plan Urban Design Element Figure UD.1, consideration should be
given to locating buildings closer to the public street with entrances to the buildings from the public sidewalk, with no intervening parking or
driving area. Corner locations are particularly appropriate for this treatment.

8. Opportunities should be found for safe, convenient, and pleasant pedestrian connections to existing transit facilities. Where needed,
shelters and lay-bys for transit vehicles should be incorporated into the site development.

20.251.050 Design standards.
A. Special Corner Feature.

If the property is located at the intersection of two arterial streets, the site development shall incorporate a special corner feature at the corner of the
site. A special corner feature can be a landscape feature, seasonal color planting area, sculpture or water feature. The feature should provide a
visual landmark and some amount of seating area. If the property is not located at an intersection, a similar feature should be considered in
conjunction with a transit stop or at the primary access point to the site.

B. Building Design Standards.

1. The design of buildings shall incorporate elements such as special architectural details, distinctive color schemes, special art and other
features, which are sensitive to and enhance the surrounding area and serve to distinguish the complex from other retail complexes in the City.

2. The sides of a building which face toward a public street shall include public entrances to the building and windows to provide visual access
to the activity within the building.

3. The sides of a building which face toward an adjoining property, but not toward a public street, shall include elements such as windows,
doors, color, texture, landscaping or wall treatment to provide visual interest and prevent the development of a long continuous blank wall.

4. Building design shall provide for architecturally integrated signage. Signs shall be in proportion to the development and oriented to the main
direction access and to pedestrian movement. Signs shall meet the requirements of Chapter 22B.10 BCC, Bellevue Sign Code.

C. Internal Walkways.
The following design standards apply within the Community Retail Design District:

1. Walkways, of six feet in width minimum, shall be provided from the public sidewalk or right-of-way to the building. At a minimum, walkways
shall be located to connect focus points of pedestrian activity such as transit stops and street crossings to the major building entry points.

2. Walkways shall be provided to connect with walkways or potential walkway locations on adjoining properties in the district to create an

integrated internal walkway system along the desired lines of pedestrian travel. The width of the walkway should be commensurate with the
anticipated level of pedestrian activity along the connecting walkway.
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On the sides of the building which provide public access into the building, the walkway should be wide enough to allow for sidewalk seating
area or window gazing as well as pedestrian travel. Weather protection of the building walkway should be provided at a minimum at the
entrance area and, if appropriate, along the entire building walkway.

3. Internal walkway surfaces shall be designed to be visually attractive and distinguishable from driving surfaces through the use of durable,
low maintenance surface materials such as pavers, bricks, or scored concrete to enhance pedestrian safety and comfort.

D. Other Development Standards.

1. Rooftop equipment shall be visually screened pursuant to LUC 20.20.525. The design and color of rooftop mechanical equipment should
be integrated with the building architectural style.

2. The outdoor display of building materials and similar bulky products shall be screened from views from the public street, sidewalk, and
properties outside the district with a durable, solid wall or fence, or an evergreen hedge or a combination of the above. The screening
requirement does not apply to the display of seasonal products of a decorative nature such as bedding plants, Halloween pumpkins, and
holiday greens.

3. Bicycle racks shall be provided on-site. Facilities for a minimum of 10 bicycles shall be provided for developments having 100 or fewer
parking stalls. For each 100 additional stalls, facilities for five additional bicycles shall be provided.

20.251.060 Additional Design Guidelines for the Neighborhood Mixed Use District

The following design guidelines apply to development in the Neighborhood Mixed Use (NMU) District in addition to the CRDD guidelines contained
in LUC 20.251.040 and the standards contained in LUC 20.251.050.

A. Site Development Guidelines

Purpose. These site development guidelines address the qualities that make the Neighborhood Mixed Use District unique. They describe what
makes an area a special, distinct “place,” not simply a group of individual buildings and streets.

1. Integrate the Natural Environment.

a. Intent.

Integrate new landscape areas, natural drainage/LID features, sustainable design elements and green open spaces. Reinforce existing
linkages and orient buildings to the existing natural and landscaped features of the surrounding neighborhood.

b. Guideline.

Site and building design should capitalize on existing significant elements of the natural environment, such as parks and open spaces,
trails, riparian corridors and wetlands. Designs should also integrate new natural features, such as street trees, natural drainage systems
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and open space amenities for residents, employees and visitors. Depending on the location, this may be accomplished through
integration of the natural environment with new development or providing a smooth transition between the natural and built environments.

c. Recommended.

iv. The following existing natural environments and connections should be protected and incorporated into new development or
redevelopment:

e Active and passive gathering places and walkways oriented toward parks and open, natural spaces.
e Clear and convenient public access to open space amenities.
e Open spaces and/or access points to local and regional trails.

V. The minimum landscape development requirements of LUC 20.20.520 apply, and site development should maximize the
retention of existing vegetation.

Vi. Where a perimeter landscape area required under LUC 20.20.520.F may be relocated under Note (1) of that section, some or
all of the relocated area should be used to provide a landscaped courtyard. Any relocated landscape area should be visible

from the public street. The courtyard should be protected from wind on two sides and in sun during part of the day. Seating
should be provided.

vii. Developments and design features that promote environmental sustainability such as natural drainage techniques,
preservation and enhancement of critical areas, green walls and green roofs are encouraged.

2. Promote Community Gathering

a. _Intent.

A comfortable, well designed site provides an inviting and attractive area for community gathering.

b. Guideline.

Gathering spaces are well-defined, inviting, secure, and attractive. They provide space for both active use, and areas of respite for
employees, general public and visitors to the site. All areas should be welcoming to pedestrians and provide space for special events.

c. Recommended.

i Outdoor gathering spaces should be incorporated into areas near active ground floor uses to provide opportunity for a variety
of activities as well as areas for stopping, sitting, and viewing. Spaces should be accessible, safe, and usable in all seasons.

ii. Trees, shrubs, and plants should define walkways, gathering spaces, and amenities.
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iii. Site features such as fences, walls, and light fixtures should be designed and located to contribute to the pedestrian
environment and community gathering spaces. Refuse and recycling enclosures should be designed in a manner consistent
with the architecture of the adjacent buildings, and not be located adjacent to public gathering spaces or walkways.

iv. _Incorporate public art the design of which:

e Responds or relates to the unigue characteristics of the surrounding area;
o Utilizes durable, vandal-resistant materials; and
e Ensures that the art will age well.

3. Build Compatible Parking Structures and Lots

a. Intent.

Use design elements to enhance the compatibility of parking structures with the urban streetscape.

b. Guideline.

Parking structures should be designed so that their streetscape interface has a consistent form, massing and use of materials with the
vision for the area. Preference is given to parking structures that do not face public sidewalks. However, if due to site constraints, there
are sidewalk-facing parking structures, those frontages facing the sidewalk should be designed to appear like other occupied buildings in
the area. The horizontal garage form can be broken down by adding more wall surface and usable retail space, while retaining adequate

garage ventilation.

c. Recommended.

i. Parking structures should include space at the street level to accommodate uses when located adjacent to pedestrian walkways
or public open space. In other areas, active ground floor uses facing streets or walkways are strongly encouraged.

ii. Surface parking must be located behind the building and accessible via an internal street, alley or shared driveway to minimize
curb cuts.

iii. Parking structures should feature the following elements:

+ Small openings that may be glazed to function as windows;

» _Stairways, elevators and parking entries and exits that occur at mid-block;

» Single auto exit/entry control point to minimize number and width of driveway openings (entry and exit points may be
separated;
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* Vertical expression of building structure; and

» Cladding to disguise sloped floors from the outside view.

iv. Parking areas should be designed to minimize conflicts between pedestrian and vehicular movements. Parking area
landscaping should be used to define and separate parking, vehicular access, and pedestrian areas within parking lots.

V. Parking lot landscaping should meet LUC 20.20.520 requirements for Type V landscaping. Any parking areas located along
a street or pathway should be buffered by 5’ of Type |ll landscaping per LUC 20.20.520.

B. Pedestrian Emphasis Guidelines.

Purpose.

The pedestrian emphasis guidelines promote an environment where pedestrians are a priority. The highest consideration should be given to the
ease and comfort of pedestrian movement and gathering places.

1. Enhance the Pedestrian System.

a. _Intent.

Prioritize the pedestrian by eliminating barriers and ensuring that walking routes are convenient, direct and pleasant.

b. Guideline.

Pedestrian routes should be attractive, easy to use and encourage walking. Sidewalks should be continuous, avoiding interruptions such
as vehicle curb cuts or changes in direction or grade. The portion of the sidewalk dedicated to walking should be free of barriers such as
utility poles, newspaper boxes, café tables and chairs, permanent planters, tree grates, mechanical equipment, waste and recycling
receptacles or other obstructions and clutter.

c. Recommended.

X. The pedestrian network should include:

e Direct pedestrian routes;

e Minimal curb cuts along pedestrian routes for pedestrian safety and comfort; Internal drives between sites should be
continuous;

e Pedestrian routes that are safely integrated with the street system; and

e Maintain pedestrian access where rights-of-way have traditionally been located.
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Xi. In multiple-building complexes, buildings should be located to facilitate safe and comfortable pedestrian movement between
buildings. Building location should be chosen to facilitate pedestrian and vehicular connections to buildings on adjacent
properties.

Xii. The landscape design for the site should include plantings which emphasize the major points of pedestrian and vehicular
access to the site.

Xiii. Parking areas should include pedestrian walkways and be designed to minimize conflicts between pedestrian and vehicular
movements. Parking area landscaping should be used to define and separate parking, access, and pedestrian areas within

parking lots.

Xiv. Vehicle access connections between properties are required except in instances where the Director determines they are
infeasible or undesirable.

XV. Frequent and attractive connections between destinations through a well-connected network of streets and pathways must
be provided and include the following:

e Planned streets that connect with surrounding streets to permit the convenient movement of traffic between residential
neighborhoods and to facilitate emergency access and evacuation.

e An integrated and connected network of streets to provide “direct” walking route options, orientation, a sense of place,
and multiple travel route options.

o Where a proposed development abuts land that may be subdivided, provide street stubs that extend the street system
into the surrounding area.

XVi. Internal streets must meet the following requirements:

o Street trees and sidewalks must be included on all internal access streets (i.e., through vehicle access connections on
sites with any dimension 400 feet or greater).

xvii.  Pedestrian walkways should meet the following requirements:

e Landscape allows visibility and access and does not block pathway.

e Walkways, of six feet in width minimum, should be provided from the public sidewalk or right-of-way to the building. At
a minimum, walkways should be located to connect focus points of pedestrian activity such as transit stops and street
crossings to the major building entry points.

e Walkways should be provided to connect with walkways or potential walkway locations on adjoining properties in the
district to create an integrated internal walkway system along the desired lines of pedestrian travel. The width of the
walkway should be commensurate with the anticipated level of pedestrian activity along the connecting walkway.

xviii.  Weather protection of the building walkway should be provided at the entrance.

C. Architectural Guidelines.
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Purpose.

The architecture guidelines promote high quality development while reinforcing the area’s sense of place by encouraging innovative design,
construction technigues and materials that reflect local character.

1. Provide Interesting Building Massing.

a. __Intent.

Use architectural features to break down the mass and scale of buildings to create a comfortable sense of enclosure with an
uninterrupted street edge.

b. Guideline.

The length and breadth of a building should be friendly in scale and inviting to the pedestrian. Portions of a large building mass should be
broken into smaller, appropriately scaled modules, with changes in plane indicated by projections and indentations. This allows a large
building to appear to be multiple smaller, side-by-side buildings. Vertical and horizontal elements should be used to create a human scale
and form a coherent pattern providing visual interest to the public.

c.  Recommended.

i. Long expanses of building frontage must be broken down both horizontally and vertically. Buildings with non-residential uses on
the ground floor must have articulation features at least every 50 feet along the street front to create a pattern of small storefronts.

ii. Buildings should feature a vertically articulated tripartite facade division — base, middle and top for buildings over five stories.

iii. _Vertical articulation of windows, columns and bays is encouraged.

2. Create Attractive Building Silhouettes and Rooflines.

a. _Intent.

Building rooflines should enliven the pedestrian experience, provide visual interest with details that create forms and shadows, and create
a distinct identity.

b. Guideline.

Eastgate LUCA Draft for Public Hearing, Page 65



A building’s silhouette should be compatible with the intended character of the area and enhance the streetscape. In some cases, it may

be appropriate to mark an entryway with a distinct form to emphasize the significance of the building entry. Roof massing should be
simple yet contain elements of architectural detailing and have some level of articulation.

c. Recommended.

i. Buildings visible from 1-90 should have a distinctive silhouette to create a unique identity within Eastgate and announce entry into
Bellevue.

ii. Buildings should incorporate a combination of the following elements:

Vertical architectural expressions of important building functions such as entries

» Varied roof line heights.

Well-detailed cornices that have significant proportions (height and depth) and create visual interest and shadow lines

» Green roofs or rooftop terraces.

3. Promote Welcoming Residential Entries.

a. Intent.

Residential entries should provide a graceful transition between the public and private realms.

b. Guideline.

Residential entries should be substantial enough to suggest privacy yet welcoming to those who approach and enter.

c. Recommended.

i. _Ground-related individual unit entries should be provided on ground floor space not used by storefronts or a multifamily lobby
Where there are ground-related individual entries, a clear transition between public, semi-private, and private space should be
delineated with a combination of the following techniques:

Moderate change of grade (2 to 5 feet is preferred) from sidewalk level to entry.

Provision of a porch or deck at least 6 feet wide by 4 feet deep. A covered porch is preferred.

» _Private open space at least 10 feet wide.
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A low fence, rail, or planting 2 to 4 feet high. (This option is recommended in combination with any of the above.)

Other transition design measure(s) that adequately protects the privacy and comfort of the residential unit and the

attractiveness and usefulness of the pathway at least as effectively as a combination of the above, as determined by the
Director.

ii. Lobby entries to multifamily buildings should provide:

» Weather protection at building entries.

» Transparent doors, windows, or glazing near the door.

»Double or multiple doors.

Visibility and security. Entrances should be visible from the street or pedestrian path and located in areas with high
pedestrian activity or where residents can view the entry.

iii. Entries are encouraged to feature the following:

» Doors combined with transom windows or side lights.

* Durable, high-quality metal door hardware.

» Doors accessed from canopy-covered entries.

4. Promote Visually Interesting Upper Floor Residential Windows.

a. Intent.

Upper floor residential windows should create an open and inviting atmosphere that adds visual interest and enhances the experience of
the building both inside and out.

b. Guideline.

The windows of a residential building should be pleasing and coherent. Their size and detailing should be of a human scale with regular
spacing and a rhythm of similarly shaped windows.

c. Recommended.

i. Windows should feature the following:
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*  Multiple window lights) or divisions;

* Operable windows;

e Trim around framed openings; and

*  Windows recessed from building facade, not flush.

5. Design Inviting Retail and Commercial Entries.

a. _Intent.

Design retail and commercial entries should create an open atmosphere that draws customers inside.

b. Guideline.

Primary entries to retail and commercial establishments should be frequent and transparent, allowing pedestrians to see the activity
within the building and bring life and vitality to the street. Architectural detail should be used to help emphasize the building entry.

c.  Recommended.

i. The sides of a building-facing a public street should include public entrances to the building.

i. _In retail areas within high-use pedestrian areas, entrances should be provided at least every 50 feet on average to generate
pedestrian activity.

iii. _Entrances should feature some of the following elements:

* Doors with a minimum of 50 percent window area.

» _Building lighting that emphasizes entrances.

» Doors combined with special architectural detailing and hardware.

» Large cafe or restaurant doors that open the street to the interior by pivoting, sliding or rolling up overhead.

6. Provide Inviting Ground Floor Retail and Commercial Windows.

a. _Intent.

Use transparency to enhance visual interest and to draw people into retail and commercial uses.
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b. Guideline.

Retail and commercial uses should use unobstructed windows that add activity and variety at the street level, inviting pedestrians into
retail and commercial uses and providing views both in and out.

c. Recommended.

i. _Clear window glazing that provides visual access to the activity within the building should be provided on ground floor facades.
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Part 20.25P Eastgate Transit Oriented Development Land Use District

20.25P.010 General.

A. _Applicability.

1.

This Part 20.25P, Eastgate Transit Oriented Development Land Use District (EG-TOD), contains requirements, standards, and guidelines that

apply to development and activity within the EG-TOD. Except to the extent expressly provided in this Part 20.25P and as referenced in subsection

A.2 of this section, the provisions of the Land Use Code, other development codes, the City development standards, and all other applicable codes

and ordinances shall apply to development and activities in the EG-TOD. Except within the Critical Areas Overlay District (Part 20.25H LUC), where

there is a conflict between the EG-TOD regulations and the Land Use Code and other City ordinances, the EG-TOD regulations shall govern.

Where there is a conflict between EG-TOD regulations and the Critical Areas Overlay District, the Critical Areas Overlay District shall govern. Where

the requirements of the EG-TOD exceed those of the Land Use Code and other City ordinances, the EG-TOD regulations shall govern.

2. _The following general development requirements of Chapter 20.20 LUC do not apply in the EG-TOD:
a. LUC 20.10.400;
b. LUC 20.10.440;
c. LUC 20.20.005;
d. LUC 20.20.010;
e. LUC 20.20.012;
f. LUC 20.20.015;
g. LUC 20.20.017;
h. LUC 20.20.018;

LUC 20.20.060;
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j. LUC 20.20.070;

k. LUC 20.20.125

j. LUC 20.20.135;

. LUC 20.20.400;

m. Part 20.25B LUC;

n. Part 20.251 LUC; and

o. LUC 20.30V.170.

B. Purpose .

The purpose of the TOD District is to provide an area for a mix of housing, retail, office, and service uses, with an emphasis on housing. The district
is limited in area so that there is an appropriate level of density nearest the highest levels of transit service.

20.25P.020 Review Required.

A. Applicable Review and Guidelines.

The Director shall use this Part 20.25P LUC as currently adopted or subsequently amended or superseded in reviewing an application for Master
Development Plan or design review approval in the EG-TOD.

B. Master Development Plan.

1. Scope of Approval. Master Development Plan review (Part 20.30V LUC) is a mechanism by which the City shall ensure that the site
development components of a multiple building or phased single building proposal are consistent with the Comprehensive Plan and meet all
applicable site development standards and guidelines. Design, character, architecture and amenity standards and guidelines shall be met as a
component of the design review (Part 20.30F LUC). Master Development Plan approvals required pursuant to subsection B.2 of this section
shall identify proposed building location(s) within the project limit and demonstrate compliance with the following site development
requirements, standards, and guidelines:

a. Residential Requirement in EG-TOD. The Master Development Plan shall establish a minimum residential use requirement for the project
limit to ensure that the intended housing emphasis of the EG-TOD area is met.

b. Dimensional requirements pursuant to LUC 20.25P.060 as listed below:
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i. Setbacks:;

ii. Maximum impervious/lot coverage;

iii. _Building height for each building identified in subsection B.1 of this section;

iv. Floor area ratio for each building identified in subsection B.1 of this section

(1) At a minimum square footage excepted from FAR pursuant to 20.25P.060B shall be identified.

(2) Uses may vest pursuant to the vesting provisions applicable to the underlying Master Development Plan if the specific uses are
identified pursuant to LUC 20.25P.050.A;

c. _Landscape development pursuant to LUC 20.25P.070;

d. Parking, circulation, and internal walkway requirements pursuant to LUC 20.25P.080;

e. EG-TOD street development standards pursuant to LUC 20.25P.090; and

—h

Site development guidelines pursuant to LUC 20.25P.100.B.

2.  When Required.

a. A master development plan shall be required when an applicant proposes to develop more than one building under a single ownership.

b. A master development plan shall be required where the applicant proposes to build a single building on one parcel that is adjacent to any
street depicted on the figure in LUC 20.25P.090A.3.

3. For the purposes of this section, the project limit may be drawn to encompass a right-of-way that bisects a site, provided the Director finds
that the following connectivity criteria can be met:

a. A system of corner and mid-block crossings shall be provided to functionally connect on-site pedestrian paths across the bisecting right-
of-way within the proposed project limit;

b. Pedestrian paths shall be provided to connect all buildings and right-of-way crossings located within the proposed project limit;

c. Visual connections shall be provided between all buildings located within the project limit by minimizing topographic variation and
through use of vegetation and outdoor spaces; and
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d. Only a right-of-way meeting the requirements of LUC 20.25P.060.B.4 may be included in the land area located within the proposed
project limit for the purpose of computing maximum FAR.

C. Design Review.

1. Scope of Approval. Design review is a mechanism by which the City shall ensure that the design, character, architecture and amenity
components of a proposal are consistent with the Comprehensive Plan and any approved Master Development Plan, and meet all applicable
standards and guidelines contained in City Codes. Design Review is a mechanism by which the City shall ensure that the site development
components of a proposal are consistent with the Comprehensive Plan and meet all applicable standards and guidelines contained in City
Codes when site development components were not approved as part of a Master Development Plan.

2.  When Required. All development within the EG - TOD shall be reviewed by the Director through Design Review (Part 20.30F LUC).

3. Compliance with an applicable Master Development Plan. In addition to the decision criteria in LUC 20.30F.145, each structure and all
proposed site development shall comply with any approved Master Development Plan applicable to the project limit described in a Design
Review application. If the application for design review contains elements inconsistent with an applicable Master Development Plan, the
Director shall not approve the Design Review unless the Master Development Plan is amended to include those elements.

D. Procedural Merger.

Within the EG-TOD, any administrative decision required by this Part 20.25P LUC or by the Land Use Code, including but not limited to the
following, may be applied for and reviewed as a single Process Il Administrative Decision, pursuant to LUC 20.35.200 through 20.35.250:

1. Master Development Plan, Part 20.30V LUC;

2. Administrative Conditional Use Permit, Part 20.30E LUC;

3. Design Review, Part 20.30F LUC;

4. Variance, Part 20.30G LUC; and

5. Critical Areas Land Use Permit, Part 20.30P LUC.

20.25P.030 Permitted Uses.

A. Permitted Uses.

Specific categories of uses are listed in Chart 20.25P.050. Subsection B of this section explains Chart 20.25P.050 and describes the applicable
review procedures. The use chart description and interpretation provisions of LUC 20.10.400 do not apply to the EG-TOD.
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B. Use Chart Described.

In Chart 20.25P.050, land use classifications and standard Land Use Code reference numbers are listed on the vertical axis. City of Bellevue land
use districts are shown on the horizontal axis.

1. If no symbol appears in the box at the intersection of the column and the row, the use is not allowed in that district, except for short-term
uses, which are regulated under Part 20.30M LUC (Temporary Use Permits), subordinate uses which are regulated under LUC 20.20.840, and
non-conforming uses which are requlated under LUC 20.20.560.

2. If the symbol “P” appears in the box at the intersection of the column and row, the use is permitted subject to applicable general
requirements of Chapter 20.20 LUC for the use and the district-specific requirements of this Part 20.25P LUC.

3. _Ifthe symbol “C” appears in the box at the intersection of the column and the row, the use is permitted subject to the Conditional Use
provisions specified in Part 20.30B in addition to any applicable general requirements for the use and land use district.

4. If the symbol “A” appears in the box at the intersection of the column and the row, the use is permitted subject to the Administrative
Conditional Use provisions as specified in Part 20.30E LUC in addition to any applicable general requirements for the use and land use district.

5. If a number appears in the box at the intersection of the column and the row, the use is permitted through the applicable review process
and subject to the special limitations indicated in the corresponding Notes.

20.25P.040
Placeholder for EG-TOD specific definitions, if necessary

20.25P.050 Land Use Chart.
The following charts apply to EG-TOD. The use charts contained in LUC 20.10.440 do not apply within the EG-TOD.

Chart 20.25P.050.A

Manufacturing Uses in EG-TOD

STD LAND Manufacturing — EG-TOD Eastgate Transit

USE CODE Oriented Development

REF Land Use District
LAND USE CLASSIFICATION EG-TOD

21 Food and Beverage Products Mfg. P1

22 Textile Products Mfg. P2
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STD LAND Manufacturing — EG-TOD Eastgate Transit
USE CODE Oriented Development
REF Land Use District
LAND USE CLASSIFICATION EG-TOD
23 Apparel, Fabric, Accessories and Leather
P2
Goods Mfg.
24 Lumber and Wood Products Mfg.
25 Furniture and Fixtures Mfg.
26 Paper Products Mfg.
27 Printing, Publishing and Allied Industries
28 Chemicals and Related Products Mfg.
31 Rubber Products Mfg.
314 Misc. Plastic Products Mfg.
321 Light Stone, Clay, and Glass Products
322 Mfg.; Glass, Pottery and China Ceramic
324 Products, Stone Cutting and Engraving
325
327
329 Handcrafted Products Mfg.
3427 Computers, Office Machines and
Equipment Mfg.
3433 Electrical Equipment Mfg.; Appliances,
3434 Lighting, Radio, TV Communications,
3435 Equipment and Component Parts
3436
3437

Eastgate LUCA Draft for Public Hearing, Page 75




STD LAND Manufacturing — EG-TOD Eastgate Transit

USE CODE Oriented Development

REF Land Use District
LAND USE CLASSIFICATION EG-TOD

3491 Fabricated Metal Products Mfg.;

3492 Containers, Hand Tools, Heating

3493 Equipment, Screw Products, Coating and

3495 Plating

3497

35 Measuring, Analyzing and Controlling
Instruments, Photographic, Medical and P2

Optical Goods; Watches and Clocks Mfg.;
Computer Software
Signs and Advertising Display Mfg.

(%)
©
©
~

[O8]
[{e]
©
©

Misc. Light Fabrication Assembly and
Mfg. Not Elsewhere Classified

Notes: Uses in Eastgate Transit Oriented Development Land Use District — Manufacturing

(1) Permitted only when combined with an eating and drinking establishment which constitutes a majority of the use.

(2) Permitted only when combined with a retail store which constitutes a majority of the use.

Chart 20.25P.050

Recreation Uses in Eastgate Transit Oriented Development Land Use District

Recreation - Eastgate Transit Oriented
Development Land Use District

STD
LAND Eastgate Transit
USE Oriented Development

Land Use District
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CODE LAND USE CLASSIFICATION EG-TOD
REF
7 Cultural Entertainment and Recreation
711 Library, Museum P
7113 Art Gallery P
712 Nature Exhibitions: Aquariums, Botanical
Gardens and Zoos
7212 Public Assembly (Indoor): Sports, Arenas,
7214 Auditoriums and Exhibition Halls but
7222 Excluding School Facilities A5
7231
7232
7212 Motion Picture, Theaters, Night Clubs, A
7214 Dance Halls and Teen Clubs
7218
7213 Drive-In Theaters
_ Adult Theaters P2
7223 Public Assembly (Outdoor): Fairgrounds and
73 Amusement Parks, Miniature Golf, Golf
Driving Ranges, Go-Cart Tracks, BMX
Tracks and Skateboard Tracks
73 Commercial Amusements: Video Arcades, P
Electronic Games
411 Recreation Activities: Golf Courses, Tennis A1,4,5
7413 Courts, Community Clubs, Athletic Fields,
7422 Play Fields, Recreation Centers, Swimming
7423 Beaches and Pools
7424
7441
7449
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744 Marinas, Yacht Clubs

7413 Recreation Activities: Skating, Bowling,

7414 Gymnasiums, Athletic Clubs, Health Clubs,

7415 Recreation Instruction A3
7417

7425

7491 Camping Sites and Hunting Clubs

7515

76 Private Leisure and Open Space Areas

Excluding Recreation Activities Above
Public/Private Park

Stables and Riding Academies

Boarding or Commercial Kennels

10

City Park

Notes: Uses in Eastgate Transit Oriented Development Land Use District — Recreation

(1) __For carnivals, see LUC 20.20.160.

(2) Adult theaters are subject to the regulations for adult entertainment uses in LUC 20.20.127.

(3) Recreation activities are restricted to health clubs, recreation instruction, and gymnasiums, an administrative conditional use is not required for
these uses when less than 8,000 square feet.

(4) See LUC 20.20.190 for additional requlations applicable to churches, clubs and similar use structures.

(5) Public assembly uses in this Land Use District shall not exceed 20,000 square feet,
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Chart 20.25P.050

Residential Uses in Eastgate Transit Oriented Development Land Use District

Residential — Eastgate Transit Oriented
Development Land Use District
STD
LAND EastgateTransit
USE Oriented Development
CODE Land Use District
REF LAND USE CLASSIFICATION EG-TOD
1 Residential
Single-Family Dwelling
Two to Four Dwelling Units Per Structure P5
Five or More Dwelling Units Per Structure PS5
12 Group Quarters: Dormitories, Fraternal Cc2
Houses, Excluding Military and Correctional
Institutions and Excluding Secure
Community Transition Facilities
Rooming House 3
Senior Citizen Dwellings P1
13 Hotels and Motels P/A 4
15 Transient Lodging
Congregate Care Senior Housing P1,2
6516 Nursing Home
Assisted Living P11

Notes: Uses in Eastgate Transit Oriented Development Land Use District — Residential
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(1) An agreement must be recorded with the King County Recorder’s Office, or its successor agency, and filed with the Bellevue City Clerk,
restricting senior citizen dwellings, congregate care senior housing, or assisted living to remain for the life of the project.

(2) See LUC 20.20.190 for additional regulations.

(3) See LUC 20.20.700 for general development requirements for rooming houses.

(4) Hotels and motels are permitted uses in this district. Transient lodging requires an administrative conditional use permit.

Chart 20.25P.050

Resource Uses in Eastgate Transit Oriented Development Land Use District

Resources — Eastgate Transit Oriented

Development Land Use District
STD
LAND Eastgate Transit
USE Oriented Development
CODE Land Use District
REF LAND USE CLASSIFICATION EG-TOD
8 Resource Production (Minerals, Plants,

Animals Including Pets and Related

Services)
81 Agriculture, Production of Food and Fiber

Crops, Dairies, Livestock and Fowl,

Excluding Hogs

Marijuana Production
8192 Other Horticultural Specialties: Medical

Cannabis Collective Gardens
821 Agricultural Processing

Marijuana Processing
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Resources — Eastgate Transit Oriented
Development Land Use District
STD
LAND Eastgate Transit
USE Oriented Development
CODE Land Use District
REF LAND USE CLASSIFICATION EG-TOD
8221 Veterinary Clinic and Hospital P1,2
8222 Poultry Hatcheries
83 Forestry, Tree Farms and Timber Production
8421 Fish Hatcheries
85 Mining, Quarrying (Including Sand and
Gravel), Oil and Gas Extraction

Notes: Uses in Eastgate Transit Oriented Development Land Use District — Manufacturing

(1) _See LUC 20.20.130.E for additional regulations applicable to animal keeping and service uses.

(2) Boarding and commercial kennels are permitted as a subordinate use to a veterinary clinic / hospital, and veterinary clinic / hospital and kennel
hours shall only be open to the public between 7 a.m. and 10 p.m.

Chart 20.25P.050

Service Uses in Eastgate Transit Oriented Development Land Use District
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Services — Eastgate Transit Oriented
Development Land Use District (9)
STD
LAND Eastgate Transit
USE Oriented Development
CODE Land Use District
REF LAND USE CLASSIFICATION EG-TOD
6 Services
61 Finance, Insurance, Real Estate Services P9
62 Personal Services: Laundry, Dry Cleaning, | P
Barber and Beauty, Photography Studio
and Shoe Repair
6241 Funeral and Crematory Services
6262 Cemeteries
624410 Family Child Care Home in Residence
624410 Child Day Care Center P1,2
63 Business Services, Duplicating and Blue B
Printing, Steno, Advertising (Except
Outdoor), Travel Agencies and Employment
634 Building Maintenance and Pest Control
Services
637 Warehousing and Storage Services,
Excluding Stockyards
639 Rental and Leasing Services: Cars, Trucks,
Trailers, Furniture and Tools
641 Auto Repair and Washing Services P4,8
649 Repair Services: Watch, TV, Electrical, P7
Upholstery
Professional Services: Medical Clinics and
Other Health Care Related Services P6
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Services — Eastgate Transit Oriented
Development Land Use District (9)

STD
LAND Eastgate Transit
USE Oriented Development
CODE Land Use District
REF LAND USE CLASSIFICATION EG-TOD
Professional Services: Other P
Pet Grooming and Pet Day Care 10
6513 Hospitals
66 Contract Construction Services: Building
Construction, Plumbing, Paving and
Landscape
671 Governmental Services: Executive, A
Legqislative, Administrative and Judicial
Functions
672 Governmental Services: Protective A
673 Functions and Related Activities Excluding
Maintenance Shops
Limited Governmental Services: Protective
Functions P11
Limited Governmental Services: Executive | P 12
and Administrative, Legislative and
Protective Functions
674 Military and Correctional Institutions
675
Secure Community Transition Facility
681 Education: Primary and Secondary A
682 Universities and Colleges P

Eastgate LUCA Draft for Public Hearing, Page 83




Services — Eastgate Transit Oriented
Development Land Use District (9)

STD
LAND Eastgate Transit
USE Oriented Development
CODE Land Use District
REF LAND USE CLASSIFICATION EG-TOD
683 Special Schools: Vocational, Trade, Art, P
Music, Driving, Barber and Beauty Schools
691 Religious Activities P5
692 (A) Professional and Labor Organizations P

Fraternal Lodge

692 (B) Social Service Providers P
Administrative Office — General P
Computer Program, Data Processing and
Other Computer-Related Services P
Research, Development and Testing P

Services

Notes: Uses in Eastgate Transit Oriented Development Land Use District — Services

(1) Refer to Chapter 20.50 LUC for definitions of child care service, family child care home, and child day care center.

(2) A child care service may be located in a community facility in any Land Use District pursuant to LUC 20.20.170.E.

(4) Battery Exchange Stations are ancillary to Auto Repair and Washing Services, and are permitted through the applicable review process as a
component of that use. Operators of Battery Exchange Stations must comply with federal and state law regulating the handling, storage, and
disposal of batteries.

(5) See LUC 20.20.190 for additional requlations applicable to churches, club, and similar uses.

(6) Stand-alone emergency rooms shall not be permitted.

(7) Outdoor storage of materials is prohibited.
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(8) Only car washing and detailing within a garage is allowed. No auto repair is allowed in the EG-TOD district.

(9) Drive-in and drive-through facilities are permitted as a subordinate use pursuant to LUC 20.20.840 only if located within a structured parking
area and not adjacent to any publicly accessible space.

(10) Boarding and commercial kennels are permitted as a subordinate use to a pet grooming or pet day care meeting the criteria of LUC 20.20.130.

(11) Uses are limited to neighborhood community police stations of 1,000 square feet or less.

(12) Uses are limited to 1,000 square feet, except for protective functions which are limited to community police stations of 1,500 square feet or
less.

Chart 20.25P.050

Transportation and Utilities in Eastgate Transit Oriented Development Land Use District

Transportation and Utilities - Eastgate
Transit Oriented Development Land Use

District
STD Eastgate Transit
LAND Oriented Development
USE Land Use District
CODE | LAND USE CLASSIFICATION EG-TOD
REF
41 Rail Transportation: Right-of-Way, Yards,

Terminals, Maintenance Shops
42 Motor Vehicle Transportation: Bus Terminals,

4291 Taxi Headquarters

4214 Motor Vehicle Transportation: Maintenance
422 Garages and Motor Freight Services

43 Aircraft Transportation: Airports, Fields,
Terminals, Heliports, Storage and
Maintenance

Accessory Parking P1,3,10
Auto Parking: Commercial Lots and Garages

&
[e)]
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Transportation and Utilities - Eastgate

Transit Oriented Development Land Use

District
ST Eastgate Transit
LAND Oriented Development
USE Land Use District
CODE | LAND USE CLASSIFICATION EG-TOD
REF

Park and Ride Cc2.10
475 Radio and Television Broadcasting Studios P
485 Solid Waste Disposal

Highway and Street Right-of-Way P10

Utility Facility C

Local Utility System P

Regional Utility System C

On-Site Hazardous Waste Treatment and

Storage Facility

Off-Site Hazardous Waste Treatment and

Storage Facility

Essential Public Facility G

Regional Light Rail Transit Systems and C/P 11

Facilities

Wireless Communication Facility (WCF):

(without WCF Support Structures) 4,5,8

Communication, Broadcast and Relay Towers

Including WCF Support Structures 4,5

(Freestanding)

Satellite Dishes P6

Electrical Utility Facility A/C9

Notes: Uses in Eastgate Transit Oriented Development Land Use District — Transportation and Utilities
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(1) _The location of an off-site parking facility must be approved by the Director of the Development Services Department. See LUC 20.25P.080.C.

(2) Park and Ride. A park and pool lot or other carpool facility is requlated as a park and ride. A park and ride providing no more than 50 parking
spaces, and utilizing the parking area of an existing use shall be regulated as an accessory use under LUC 20.20.200. Any other park and ride
requires a Conditional Use Permit.

(3) _Accessory parking requires approval through the review process required for the primary land use which it serves pursuant to LUC
20.25P.050. Accessory surface parking is not permitted between the front building setback line and back of sidewalk.

(4) Wireless communication facilities (WCFs) are not permitted on any residential structure, undeveloped site located in a residential land use
district, or site that is developed with a residential use. This note does not prohibit locating WCF: a) on any residential structure or undeveloped site
in R-20 or R-30 land use districts; or b) on any nonresidential structure (i.e., churches, schools, public facility structures, utility poles, etc.) or in
public rights-of-way in any residential land use district.

(5) Referto LUC 20.20.195 for general requirements applicable to wireless communication facilities and other communication, broadcast and
relay facilities.

(6) Refer to LUC 20.20.730 for general requirements applicable to Large Satellite Dishes.

(7) __Refer to LUC 20.20.820 for general requirements applicable to solid waste disposal facilities.

(8) Antenna and associated equipment used to transmit or receive fixed wireless signals when located at a fixed customer location are permitted
in all land use districts and are exempt from the requirements of LUC 20.20.010, 20.20.195 and 20.20.525 so long as the antenna and equipment
comply with 47 C.F.R. 1.400, now or as hereafter amended. A building permit may be required to ensure safe installation of the antenna and

equipment.

(9) _For the definition of electrical utility facility, see LUC 20.50.018, and for reference to applicable development regulations relating to electrical
utility facilities, see LUC 20.20.255. For new or expanding electrical utility facilities proposed on sensitive sites as described by Figure UT.5a of the
Utilities Element of the Comprehensive Plan, the applicant shall obtain Conditional Use Permit approval under Part 20.30B LUC, complete an
alternative siting analysis as described in LUC 20.20.255.D and comply with decision criteria and design standards set forth in LUC 20.20.255. For
expansions of electrical utility facilities not proposed on sensitive sites as described by Figure UT.5a, the applicant shall obtain Administrative
Conditional Use Permit approval under Part 20.30E LUC and comply with decision criteria and design standards set forth in LUC 20.20.255.

(10) _Electric Vehicle Infrastructure, excluding Battery Exchange Stations, is ancillary to motor vehicle parking and highways and rights-of-way,
and is permitted through the applicable review process as a component of that use.

(11) Refer to Part 20.25M LUC, Light Rail Overlay District, for specific requirements applicable to EPF defined as a regional light rail transit facility
or regional light rail transit system pursuant to LUC 20.25M.020. A conditional use permit is not required when the City Council has approved a
regional light rail transit facility or regional light rail transit system by resolution or ordinance, or by a development agreement authorized by Chapter
36.70B RCW and consistent with LUC 20.25M.030.B.1.
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Chart 20.25P.050

Wholesale and Retail in Eastgate Transit Oriented Development Land Use District

Wholesale and Retail — Eastgate Transit
Oriented Development Land Use
District (1)

STD LAND
USE CODE Eastgate Transit Oriented
REF Development Land Use District
LAND USE CLASSIFICATION EG - TOD
5 Trade (Wholesale and Retail)
51 Wholesale Trade: General Merchandise,
Products, Supplies, Materials and
Equipment except the following:
5111 Wholesale Trade: Motor Vehicles, Primary
156 and Structural Metals, Bulk Petroleum
5157 5191
5192
5193 Scrap Waste Materials, Livestock
Recycling Centers P
521 Lumber and Other Bulky Building Materials
522 Including Preassembled Products
523
524
5251 Hardware, Paint, Tile and Wallpaper
(Retail)
5252 Farm Equipment
53 General Merchandise: Dry Goods, Variety | P
and Dept. Stores (Retail)
54 Food and Convenience Store (Retail) P2
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Wholesale and Retail — Eastgate Transit
Oriented Development Land Use
District (1)

STD LAND
USE CODE Eastgate Transit Oriented
REF Development Land Use District
LAND USE CLASSIFICATION EG-TOD
5511 Autos (Retail
Trucks, Motorcycles, Recreational Vehicles
(Retail)
Boats (Retail
552 Automotive and Marine Accessories
(Retail)
553 Gasoline Service Stations
56 Apparel and Accessories (Retail) P
57 Furniture, Home Furnishing (Retail) P
58 Eating and Drinking Establishments P3.4
59 Misc. Retail Trade: Drugs, Liguor, P5
Antiques, Books, Sporting Goods, Jewelry,
Florist, Photo Supplies, Video Rentals and
Computer Supplies
Adult Retail Establishments P6
59 Marijuana Retail Outlet
5961 Farm Supplies, Hay, Grain, Feed and
Fencing, etc. (Retail)
596 Retail Fuel Yards
5996 Garden Supplies, Small Trees, Shrubs,
Flowers, Ground Cover, Horticultural
Nurseries and Light Supplies and Tools
5999 Pet Shop (Retail and Grooming) P
Computers and Electronics (Retail) P
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Notes: Uses in EG-TOD— Wholesale and Retail

(1) __All wholesale and retail uses, which offer shopping carts to customers, shall (a) designate a shopping cart containment area as defined in
BCC 9.10.010; (b) display signage around shopping cart corrals and at the perimeter of the shopping cart containment area that provides notice
that unauthorized removal of a shopping cart from the premises constitutes theft under RCW 9A.56.270 and unauthorized abandonment of a
shopping cart more than 100 feet away from the parking area of a retail establishment or shopping cart containment area is a Class 3 civil
infraction as defined in RCW 7.80.120; and (c) display information on each shopping cart that is consistent with the labeling requirements of RCW
9A.56.270 and includes a 24-hour toll-free phone number to report abandoned shopping carts. Abandoned shopping carts or shopping carts
located outside of a shopping cart containment area constitute a public nuisance under BCC 9.10.030(H) and may be abated through the
provisions of Chapter 1.18 BCC.

(2) Food and convenience stores (retail) must contain at least 75 percent square footage of retail food sales not for consumption on premises.

(3) _Microbrewery manufacturing is permitted subordinate to an eating and drinking establishment; provided, that the manufacturing use occupies
not more than 50 percent of the total square footage of the combined establishment.

(4) Drive-in windows are not permitted.

(5) Drive-in and drive-through facilities are permitted as a subordinate use pursuant to LUC 20.20.840 only if located within a structured parking
area and not adjacent to any publicly accessible space.

(6) _Adult retail establishments are subject to the requlations for adult entertainment uses in LUC 20.20.127.

20.25P.060 Dimensional Reguirements.
A. General.

This subsection (Chart 20.25P.060.A, Dimensional Requirements in Eastgate Transit Oriented Development Land Use District) sets forth the
dimensional requirements for the district. The Dimensional Requirements of Chart 20.20.010 do not apply in the EG - TOD. Each structure,
development, or activity in the EG-TOD shall comply with these requirements except as otherwise provided in this section. If a number
appears in a box at the intersection of a column and a row, the dimensional requirement is subject to the special limitation indicated in the
corresponding Note.

Chart 20.25P.060.A Dimensional Requirements in Eastgate Transit Oriented Development District

EastgateTransit
Oriented Development
Land Use District

LAND USE CLASSIFICATION EG-TOD
DIMENSIONS (1)
Minimum Setbacks of Structures (feet) 0 (23)4)
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Notes: Chart 20.25P.060A Dimensional Requirements in Eastgate Transit Oriented Development Land Use District

(1)  See LUC 20.25H.045 for calculation of density/intensity on sites in the Critical Areas Overlay District.

(2) See LUC 20.20.030 for designation and measurement of setbacks.

(3) See LUC 20.25H.035 for additional critical area setbacks.

(4) If the setback abuts a street right-of-way, access easement or private road, the minimum dimension is 10 feet unless a greater
dimension is specified.

(5) Facade Separation. Where building height exceeds 45 feet, the facade of any building that fronts on the streets shown on the
figure in LUC 20.25P.090A.3 shall have a minimum facade separation of 10 feet that shall be measured from the back of the
required sidewalk dimension to all portions of the building located above 40 feet.

(6) _Stand-alone parking garages shall have a maximum building height of 45 feet.

B. Exceptions to Dimensional Requirements

1. Impervious Surface. See LUC 20.20.460 for exceptions and performance standards relating to impervious surface.

2. Floor Area Ratio. A maximum of 1.0 FAR floor area ratio may be excepted for affordable housing, public restrooms, open

EastgateTransit
Oriented Development
Land Use District

LAND USE CLASSIFICATION EG-TOD

DIMENSIONS 1)

Front Yard

Minimum Facade Separation (feet) 10 (5)

(Setback/Stepback)

Rear Yard (feet) 5 (2)(3) (4)

Side Yard (feet) 5 (2)(3)(4)

2 Side Yards

Floor Area Ratio 2.0 (1)

Maximum in Building Height (feet) 160/45 (6)

Maximum Impervious Surface (percent) @[ 7777777777777777777777777777777

Commented [BT(1]: This impervious surface percentage
is modeled after BelRed.

space, and special dedications as provided below. Provided, neither the combination nor the singular use of any of these
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methods shall exceed an exception of 1.0 FAR. Underground buildings as defined in LUC 20.50.050 are not structures for
the purpose of calculating floor area.

a. In the EG-TOD land use district, up to 1.0 FAR of floor area dedicated to on-site affordable housing shall not be counted for the purposes
of calculating the FAR of a project, provided that:

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;

i. An agreement in a form approved by the City will 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.

b. In the EG-TOD land use district, up to 1.0 FAR of floor area dedicated to on-site public restrooms shall not be counted for the purposes of
calculating FAR of a project, provided that,

i. The restrooms are open to the public during regular business hours.

i. An agreement in a form approved by the City will be executed by the applicant and recorded with the King County Record’s
Office, or its successor organization, requiring the public restrooms 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.

c. Floor Area Earned from Special Dedications and Transfers

i. General. Land that is dedicated to the City of Bellevue for right-of-way or to accommodate the linear alignment of an RLRT
system, or open space, without compensation to the owner, may be used for the purpose of computing maximum FAR notwithstanding
the definition of floor area ratio in LUC 20.50.020; provided, that the requirements of subsection c.ii or c.iii of this section are met. The
Director shall calculate the amount of square footage earned for transfer. Transferable floor area shall only be used in the EG-TOD.

ii. Right-of-Way and Linear Alignment of an RLRT System Special Dedications. The special dedication provisions of LUC
20.30V.170.B do not apply in the EG-TOD.

aa. Eligible Right-of-Way Identified in an Adopted Plan or Document. A property owner may make special dedication by
conveying land identified for right-of-way or linear alignment of an RLRT system acquisition in a Transportation Facilities Plan of
the Comprehensive Plan, the Transportation Facilities Plan adopted by the City Council, the Capital Investment Program Plan or
the street development standards of 20.25P.090 by an instrument approved by the City Attorney.

bb. Eligible Right-of-Way Not Otherwise Identified. A property owner may make a special dedication by conveying land identified
by the Director of Transportation as necessary for safety or operational improvement projects by an instrument approved by the
City Attorney.
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cc.  Floor Area Earned. The floor area available to transfer shall be equal to maximum FAR limits that apply to the square
footage of the area to be dedicated in conformance with this subsection c.ii_and shall be included in the project limit for the
purpose of computing maximum FAR. The transfer FAR shall be calculated based on applicable land use district regulations for
the dedication area.

Open Space Transfers.

aa. Eligible Open Space identified within the Eastgate Subarea Plan. A property owner may earn floor area for transfer to a
different site by conveying land identified for open space in the Eastgate Subarea Plan by an instrument approved by the City
Attorney.

bb. Floor Area Earned. The floor area available to transfer shall be equal to that permitted through the FAR limits that apply to
the square footage of the area to be dedicated in conformance with this subsection c.iii and shall be added to the allowed floor
area of the project for the purpose of computing maximum FAR. The transfer FAR shall be calculated based on applicable land
use district regulations for the dedication area.

20.25P.070 Landscape Development and Fence Standards

A. General.

1. Applicability. The provisions of LUC 20.20.520.A, D, E, G, |, J, K, and L apply to development in the EG-TOD in addition to the provisions

contained in this Section.

2. Review Required. The Director shall review the proposed landscape development, outdoor storage, retail display, and fencing and may

approve a proposed structure, alteration, site development, use, or occupancy only if the requirements of this section are met.

B. Street Frontage Landscape Development Requirements.

1. Purpose/Intent. Landscape development as required by this section is necessary to maintain and protect property values, to enhance the

visual appearance of the EG-TOD, to preserve the natural wooded character of the Pacific Northwest, to promote utilization of natural systems,

to reduce the impacts of development on the storm drainage system and water resources, to provide a better transition between the various

land use districts in the Eastgate Subarea and to enhance the pedestrian environment.

2. Street Trees and Landscaping — Perimeter.

a.

Street Tree Species.

i. On the A street on the figure in LUC 20.25P.090 A.3, Tulip Trees (Liriodendron tulipifera) shall be planted.

ii. On the B streets on the figure in LUC 20.25P.090 A.3 street trees shall be planted. The street tree species may be selected from one

of the following: Triumph Elm — Ulmus ‘Morton Glossy,” Katsura tree - Katsura japonica, or Yellowwood - Cladrastis kentukea.

iii. If the tree species listed above are impracticable to install because of disease or because they are unavailable, the Director may

approve a comparable substitute species during the Design Review process.
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b. Installation. Street trees, at least 2.5 inches in caliper or as approved by the Director, shall be planted at least 3 feet from the face of the
street curb, and spaced a maximum of 30 feet apart. A street tree planter area may also include decorative paving and other plant
materials, except grass that requires mowing. The use of planter strips for stormwater treatment is encouraged. Installation shall be in

accordance with the Parks and Community Services Department Environmental Best Management Practices and Design Standards, as now
or hereafter amended.

c. _lrrigation. A permanent automatic irrigation system shall be provided at the time of installation of street trees and sidewalk planter strip
landscaping located in a required planter strip. The irrigation system shall be served by a separate water meter installed by the applicant and
served by City-owned water supply with 24-hour access by the City. The use of rainwater to supplement irrigation is encouraged. Irrigation
system shall be designed per the Parks and Community Services Department Environmental Best Management Practices and Design
Standards, as now or hereafter amended.

d. Street Landscaping. Street trees together with shrubbery, groundcover and other approved plantings are required in a planter strip along
the length of the frontage. Vegetation included in the planter strip shall be able to withstand urban conditions, shall be compatible with other
plantings along the same street, and shall reflect the character of the area within which they are planted, as approved by the Director.

D. Interior Property Line Development.

1. Purpose/Intent. The landscape development required by this section is necessary to provide visual separation of uses so as to soften the
appearance of parking areas and building elevations.

2.  Where Required. A 10-foot landscape buffer shall be provided along an interior property not reqgulated elsewhere.
3. Applicable Standard.

a. Evergreen and deciduous trees, with no more than 50 percent being deciduous, a minimum of six feet in height, and planted at
intervals no greater than 30 feet on center; and

b. If planted to buffer a building elevation, shrubs, a minimum of three and one-half feet in height, and living ground cover planted so

that the ground will be covered within three years; or

c. _If planted to buffer a parking area, access, or site development other than a building, any of the following alternatives may be used
unless otherwise noted:

i. Shrubs, a minimum of three and one-half feet in height, and living ground cover must be planted so that the ground will be

covered within three years.
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ii. Earth-mounding, an average of three and one-half feet in height, planted with shrubs or living ground cover so that the ground

will be covered within three years.
iii. A combination of earth-mounding and shrubs to produce a visual barrier at least three and one-half feet in height.

E. Tree Retention and Replacement.
LUC 20.20.900.A, B, C, D and G shall apply in the EG-TOD.

F. Fences.

1. No fence shall be permitted to violate the sight obstruction restrictions at street intersections. (See BCC 14.60.240, as now or hereafter

amended.)

2. No fences shall be allowed at street frontage.

3. Prohibited Fences. The following types of fences are prohibited:

a. Barbed wire.

b. Electric fences.

c. __Chain link fences are not permitted on any street frontage in the EG-TOD except as follows:

i. To secure a construction site or area during the period of construction, site alteration, or other modification;

ii. _In connection with any approved temporary or special event use; or

iii. _As a component of an existing development pursuant to LUC 20.25P.030.

20.25P.080 Parking, Circulation, and Internal Walkway Reqguirements.
A. General.

1. _General. The provisions of LUC 20.20.590.C, E, G, H, |, and K apply to development in the EG-TOD in addition to the provisions contained
in this section.

2. Review Required. The Director shall review the proposed parking, circulation, and walkways and may approve the proposed structure,
alteration, site development, use, or occupancy only if the requirements of this section are met.
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B. Minimum/Maximum Parking Requirements by Use — Specified Uses.

1. Number of Parking Stalls. The requirements of this section for the number of parking stalls apply to each new use and to each new tenant.

2. Parking Standards for EG — TOD Land Use District — Chart 20.25P.080.B.2.

Chart 20.25P.080.B.2 — PARKING STANDARDS FOR EASTGATE TRANSIT ORIENTED DEVELOPMENT LAND USE DISTRICT (6) (7)

EG-TOD
Use Unit of Measure Min. | Max.
a. Financial institution Per 1,000 nsf 2.0 ?1?/3'5
b. Manufacturing/assembly |Per 1,000 nsf 1.0 2.0
Home furnishing retail
c. and maijor appliances Per 1,000 nsf 1.5 3.0
retail
Manufacturing/assembly
(other than high
d. technology/light L W s 1.0 15
industry)
Office: Business 3.0/3.5
e. services/professional Per 1,000 nsf 2.0 (1_) *
services/general office
Office:
f  Medical/dental/health- |Per 1,000 nsf 35 ?3/4'5
related services
a. Residential Per unit 0.75(5)|2.0
h. Restaurant and bar (3) |Per 1,000 nsf 5.0 (4) [15.0
i, Retall.l personal service, Per 1.000 nsf 25(4) |45
shopping center —
Retail and personal
i service in mixed-use Per 1,000 nsf 2.0 3.5
development (2, 3)
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k. Senior housing: Nursing Per patient bed 025 075
home
Senior housing: Senior

L. citizen dwelling or Per living unit 0.25 |1.0
congregate care

m. Wholesale, warehouse |Per 1,000 nsf 1.5 2.0

Notes applicable to parking standards for EG - TOD (Chart 20.25P.080.B.2):

(1) The maximum parking ratio for financial institutions and office uses in Chart 20.25P.080.B.2.a and e may be increased from 3.0 to 3.5 per
1,000 nsf and in Chart 20.25P.080.B.2.f from 4.0 to 4.5 per 1,000 nsf as follows:

a. For off-site parking, the additional 0.5 per 1,000 nsf increment shall be provided in an interim surface parking configuration no more than
500 feet away from the site. The interim parking will have a sunset clause of 10 years, or such other period approved through a phasing
plan, Part 20.30V LUC; or

b. For on-site parking, the additional 0.5 per 1,000 nsf increment may be constructed on-site if it is part of an approved phasing plan, Part
20.30V LUC, and dedicated for a portion of the parking requirement for a future phase of the project.

(2) If retail and personal service space in a mixed-use development exceeds 25 percent of the net square footage of the development, the retail,
personal service, and shopping center parking requirements in Chart 20.25P.080.B.2.i apply to the entire retail and personal service space.

(3) _If restaurant and/or bar uses exceed 25 percent of the total net square footage of a retail, shopping center, or mixed-use development, the
restaurant and bar requirements in Chart 20.25P.080.B.2.h apply to the entire restaurant and/or bar space.

(4) No parking is required for retail and restaurant and/or bar uses under 2,000 nsf when the use is: directly adjacent to a public on-street parking
supply of at least 20 spaces within 500 feet, or within 1,000 feet of a public parking garage, or within 500 feet of a light rail or bus rapid transit
station.

(5) The minimum requirement for up to and including one bedroom apartment units available to persons earning 60 percent or less than the
median income as determined by the United States Department of Housing and Urban Development for the Seattle Metropolitan Statistical Area is
0.25 stalls per unit. An agreement to restrict the rental or sale of any such units to an individual earning 60 percent or less of the median income
shall be recorded with King County.

(6) _Vanpool/Carpool Facilities. The applicant shall provide a vanpool/carpool loading facility that is outside of required driveway or parking aisle
widths and that is contained within the required parking and circulation areas. The facility shall be adjacent to an entrance door to the structure
served by the parking, or as nearly so as possible after barrier-free access parking has been provided, and shall be consistent with all applicable

design guidelines.
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(7) _Tandem/Stacked Parking Stalls. The applicant may use tandem/stacked parking stalls to exceed the minimum parking requirement, so long as
the maximum parking requirement is not exceeded.

C. Parking Structure Performance Standards.

The Director may approve a proposal for a parking structure through design review if the following criteria are met:

1. Exposed parking on the roof of a structure shall not be permitted;

2. Unfinished ceilings visible from the public right-of-way shall be substantially screened from view;

3. _Lighting shall utilize cut-off shields to prevent spillover upon adjacent uses and the right-of-way and to conceal the light source;

4. Parking structures shall include ground floor habitable space if fronting on a local street or public open space. In other areas, active ground
floors facing streets or walkways are strongly encouraged;

5. Parking garages shall be constructed with horizontal floors; and

6. Design Guidelines of LUC 20.25P.100 shall be met.

D. Phased Parking.

The property owner may install the required parking spaces in phases pursuant to a phasing plan, Part 20.30V LUC. Each phased parking
installation must include the approved minimum to meet the parking requirements for the completed phases of the development for which the
parking is provided. The phasing schedule must specifically indicate when all parking approved pursuant to this section will be provided.

1. Location. Phased parking may be located off site if the criteria of subsection C of this section are met.

2. Assurance Device. The Director may require an assurance device pursuant to LUC 20.40.490 to ensure compliance with the requirements
and intent of subsection C of this section.

E. Director’s Authority to Modify Required Parking.

1. The Director may modify the minimum or maximum parking ratio for any use identified in LUC 20.25P.080.B as follows:

a. The modified parking ratio is supported by a parking demand analysis including but not limited to:

i. Documentation supplied by the applicant regarding actual parking demand for the proposed use; or

ii. Evidence in available planning and technical studies relating to the proposed use; or

iii. Required parking for the proposed use as determined by other comparable jurisdictions.
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2.

b. The proposal does not result in any adverse impact beyond the site; and

c. A shared parking agreement is executed pursuant to LUC 20.20.590.1, for any Shared Use of Parking.

Periodic Review. The Director may require periodic review of the reduced parking supply to ensure the terms of the approval are being met.

E. Bicycle Parking.
Bicycle parking is required for all uses permitted in the EG-TOD Land Use District pursuant to the following standards:
1. Ratio.
a.  One space per 10,000 nsf for nonresidential uses greater than 20,000 nsf.
b. One space per every 10 dwelling units for residential uses.
2. Location. Minimum bicycle parking requirement shall be provided on site.
3. Covered spaces. At least 50 percent of required parking shall be protected from rainfall by cover.
4. Racks. The rack(s) shall be securely anchored and a bicycle six feet long can be securely held with its frame supported so the bicycle
cannot be pushed or fall in a manner that will damage the wheels or components.
5. Size Requirement. Each required bicycle parking space shall be accessible without moving another bicycle.
G. Unspecified Uses.

The Director shall establish the minimum number of parking spaces required and may establish the maximum number of parking spaces

allowed for any use not specified in LUC 20.25P.080.B. The Director may consider but is not limited to the following in establishing parking

requirements for an unspecified use:

1.

Documentation supplied by the applicant regarding actual parking demand for the proposed use; or

2.

Evidence in available planning and technical studies relating to the proposed use; or

3.

Required parking for the proposed use as determined by other comparable jurisdictions.

20.25P.085 Required Ground Floor Uses

A. Required Ground Floor Uses.
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1. Purpose/Intent. Ground floor wholesale, retail and service uses are an essential component of active and vital streets as well as transit

station areas. Ground floor uses create a vibrant “18-hour” pedestrian environment where neighborhood services are within an easy walk, bike

or transit trip.

2.  Where Required. Figure LUC 20.25P.090.A.3 identifies that street on which ground floor wholesale, retail and services uses are required

for building frontages. The wholesale, retail and service uses can be found in LUC 20.25P.030.

3. Applicable Standards for Ground Floor Uses.

a.__Ground floor uses shall satisfy the intent of subsection A.1 of this section and include uses such as:

i. Eating and drinking establishments;

ii. _Merchandise sales (including but not limited to grocery, food retail, art, and clothing); or

iii. _Personal services (including but not limited to laundry and beauty services).

b. Continuous retail storefronts shall be provided for 100 percent of the building frontage on a designated street.

c. _Interruptions in storefronts shall be limited to residential lobbies and required emergency access. Lobby interruptions shall be limited

to 25 percent of the building frontage.

d. All other uses are prohibited on the ground floor.

20.25P.090 Eastgate Transit Oriented Development Land Use District Street Standards

A. Required Streets.

1. Purpose. The intent of the local street grid is to introduce a public right-of way system that improves mobility by increasing access for multi-
modal traffic throughout the EG-TOD Land Use District.
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2. Where required. Figure 20.25P.090A.3. identifies the general location of new streets. The Director may approve modifications to the street
grid through a Master Development Plan to respond to specific site conditions, property ownership, and phasing considerations; provided the
street grid satisfies the purpose above in A.1 and meets the applicable standards below.

3. Street Diagram.

Eastgate Required Streets - Figure 1
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4. Applicable Standards.

a. The total perimeter distance of a block shall not exceed 1200 feet. For the purpose of measuring this dimension, a block may be bordered
by a right-of-way, an alley with pedestrian facilities, a private roadway with pedestrian facilities, or a pedestrian street.

b. All streets shall be accessible to the public at all times. Gates or other means of restricting access are prohibited.

c. Street and parking design details, including roadway sections and engineering, shall receive all approvals required pursuant to City codes
and standards, including but not limited to transportation and utility codes and development standards, as now or hereafter adopted.

B. Sidewalks — Perimeter.

1.

Minimum Width- Sidewalks for Segment A (Retail Street). See LUC 20.25P.090.A.3.

a. Sidewalk — 8 feet.
b. Planter Strip — 5 to 8 feet.
c. Curb — 6 inches.
._Minimum Width — Sidewalks for Segment B. See LUC 20.25P.090.A.3.

a. Sidewalk — 8 feet.
b. Planter Strip — 5 feet.
c. Curb — 6 inches.

C. Parking.
1. Purpose and Intent. On-street parking can contribute to the pedestrian environment, be a great benefit to retail uses, and enhance elements of

neighborhood character.

2. Where required. Short term parking is required on Segment A. See LUC 20.25P.090.A.3.

20.25P.100 Design Guidelines.

A

. _Introduction.

The Eastgate Design Guidelines support and complement the community vision described in the Eastgate Subarea Plan that is part of the
City’s adopted Comprehensive Plan. The Design Guidelines offer a flexible tool for quality and innovative development. They do not prescribe
specific design solutions or make rigid requirements. Each guideline must be met, but there are many ways to achieve the outcome intended
by a particular guideline. The guidelines are a descriptive template for promoting and improving the urban character of the area without
dictating or prescribing a specific style or theme.

Each individual guideline provides the following detail:

* __Intent: An initial concise statement of the objective of the guideline.
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» Guideline: Explanatory text describing the details of the guideline.

*Recommended: Standards and textual and photographic examples of development consistent with the intent of the guideline.

Visual examples are included as models for design and review purposes. They are intended to provide a means to effectively judge a
building or project relative to the design criteria; they are not intended to be specific examples to be replicated.

B. Character and Site Guidelines.

Purpose.

These guidelines address the qualities that make the EG-TOD unique. They describe what makes the area a special, distinct “place,” not simply a
group of individual buildings and streets. As a gateway for the City of Bellevue, with visibility from the I-90 corridor, Eastgate demonstrates both the
urban and the green elements of the City in a Park theme, and is important to achieving the vision of the Mountains to Sound Greenway. A sense of
arrival, and views of urban development against a green forested backdrop, characterize the area.

1. Integrate the Natural Environment.

a. Intent.

Integrate new landscape areas, sustainable design elements, natural drainage/LID features, and green open spaces. Reinforce existing
linkages, and orient buildings to Eastgate’s natural and landscaped features.

b. Guideline.

Site and building design should capitalize on existing elements of the natural environment, such as habitat corridors, the Mountains to
Sound Greenway (MTS), and other trail connections with Bellevue College, the Eastgate Park and Ride and other points of interest.

Designs should also integrate new natural features, such as pedestrian connections, street trees, natural drainage systems and open
space amenities for residents, employees and visitors. Depending on the location, this may be accomplished through integration of the
natural environment with new development or providing a smooth transition between the natural and built environments.

c. Recommended.

i The following existing natural environments and connections should be protected and incorporated into new development or
redevelopment:
e Clear and convenient public access to open space amenities.

e Views of urban elements against the green, forested backdrop of the hillside.
e Open spaces and/or access points to the Mountains to Sound Greenway ftrail.
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vi.

Vii.

viii.

The landscape development requirements of LUC 20.25P.070 shall apply.

New buildings should be sited to take maximum advantage of adjacent community facilities and natural areas and open
spaces.

Architectural elements should use materials, colors and forms that are harmonious with the natural surroundings.

The MTS trail should be identified as an asset to new development and redevelopment through the provision of
complementary open spaces and access points, signage and other design elements that raise awareness and use of the
trail.

Green walls, green roofs, rain gardens and abundant landscaping are encouraged on and around buildings visible from the |-
90 corridor, to promote Eastgate’s natural character.

Rain gardens, modular wetlands, and stormwater planters pursuant to Bellevue Utilities Department Engineering Standards
Chapter D9, now or as hereafter amended are encouraged.

Developments and design features that promote environmental sustainability such as low impact development, preservation
and enhancement of critical areas, and energy efficiency are encouraged.

2. _Enhance the Pedestrian System.

a. _Intent.

Prioritize the pedestrian by eliminating barriers and ensuring that walking routes are convenient, direct and pleasant.

b. Guideline.

Pedestrian routes should be attractive, easy to use and encourage walking and activity. Sidewalks should be continuous, avoiding

interruptions such as vehicle curb cuts or changes in direction or grade. The portion of the sidewalk dedicated to walking should be free

of barrier such as utility poles, newspaper boxes, café tables and chairs, permanent planters, mechanical equipment, waste and recycling

receptacles, tree grates or other obstructions and clutter.

c. Recommended.

The pedestrian network should include:

Required local streets meeting the standards of LUC 20.25P.090. Refer to the figure in LUC 20.25P.090.A.3.
The pedestrian hill climb and plaza that connects the EG-TOD to Bellevue College.

Pedestrian routes that are safely integrated with the street system.

Limited curb cuts along pedestrian routes for pedestrian safety and comfort.

Pedestrian access that maintain travel routes where rights-of-way have traditionally been located.
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ii. Parking structures shall be linked to the public right-of-way, include pedestrian walkways and comply with the parking
structure performance standards of 20.25P.080.

iii. Pedestrian access connections to the Eastgate Park and Ride area shall be coordinated with and connect to all areas of the

EG-TOD.
iv. Pedestrian walkways should meet the following requirements:
e Proposed pathway is sufficiently wide to accommodate the intended number of users.
e Landscape allows visibility and access and does not block pathway.
e Walkways paved with high-quality, durable materials, such as brick or stone.
e Pedestrian-scale lighting should be provided on all sidewalks and pathways.

3. Establish and Strengthen Gateways.

a. _Intent.

Use architectural and landscape elements to mark transitions and entrances.

b. Guideline.

Eastgate serves as a gateway into Bellevue. Entrances should be celebrated at many levels. Pedestrians, cyclists, transit passengers,
and motorists should experience a sense of “entering” or moving into the area. Some of the key gateways are listed below, although
additional areas not listed here may also receive a gateway treatment.

Key gateways in Eastgate include specific locations and corridors that provide physical and visual access as describe below:
e The intersection of 142" Place SE with Eastgate Way and with the required streets. Refer to the figure in LUC
20.25P.090.A.3.
e Visual connections from |-90, where Eastgate serves as a gateway into Bellevue.
e Visual and physical connections to the Mountains to Sound Greenway.
e Visual and physical connections to Bellevue College.

c. Recommended.

i The following types of gateway treatments are encouraged:

e Adjacent buildings designed to emphasize presence and importance of gateways. Use special architectural treatment
to further provide prominence to open spaces associated with gateways.

e Architectural free standing elements to emphasize the gateways in any identified plazas and open spaces. Structural
elements using artistic elements to elevate the importance of the identified gateways.
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e Signage, landscaping, and lighting, used to identify visual and physical gateways.

e Markers orinlaid art treatment in sidewalk paving to strengthen sense of entry into the EG-TOD area.

e Design elements that indicate a change or separation in transportation modes, such as a change from auto to
pedestrian areas.

4. Create a Variety of Activated Outdoor Spaces.

a. Intent.

Provide comfortable and inviting outdoor spaces for a variety of activities during all hours and seasons.

b. Guideline.

Inviting outdoor gathering spaces that maximize opportunities for use should be incorporated throughout the EG-TOD area. Outdoor

spaces should be spatially well-defined, inviting, secure, and easy to maintain. They should provide space for both active and passive

recreation for residents and visitors to the area. All areas should be welcoming to pedestrians and designed to accommodate special

events.

c. Recommended.

vi.

vii.

viii.

A variety of open space types should be incorporated into the EG-TOD area.

Pedestrian walkways and courtyards should be incorporated into residential or office development areas.

Courtyards, squares and plazas should be adjacent to active ground floor uses wherever possible.

Public spaces should be defined with materials such as pavers, street furniture, textural materials and colored concrete.

Trees, shrubs and plants should be used to define walkways, create transitions from the plaza to the street and provide
visual interest.

Buildings may surround green spaces to provide visual definition and vitality generated by active ground floor uses.

Structures, pavilions and seating areas should be easily accessible and feel safe and secure during both day and evening

hours. Spaces that are usable and inviting in all seasons are encouraged.

Spaces should be designed to consider solar orientation throughout different times of the year. Spaces should be oriented to

optimize exposure to winter sun, while providing areas of relief from summer sun exposure. Vegetation placed in these

spaces should be suited to the anticipated level of solar access.

C. Pedestrian Emphasis Guidelines.
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Purpose.

The pedestrian emphasis guidelines promote an environment where pedestrians are a priority. The highest consideration should be given to the
ease and comfort of pedestrian movement and creation of desirable gathering places.

1. Define the Pedestrian Environment.

a. __Intent.

Building and streetscape designs should provide a continuous, visually rich pedestrian experience along ground floor street frontages.

b. Guideline.

The most important part of a building to a pedestrian is its ground floor — the lowest 20 feet of the facade, which a person experiences
walking past or entering the building. This pedestrian experience zone should provide a continuous and comfortable street edge for the
pedestrian. Ground floor building transparency should foster interaction between the public and private realms.

c.  Recommended.

i The following design elements should be incorporated into buildings that front on required local streets. Refer to the figure in
LUC 20.25P.090.A.3.

e Building entrances that are directly accessible from the public street.
e Transparent windows or window displays at the street level.

ii. Buildings and streetscapes should incorporate the following elements to better define the pedestrian environment:

e Continuous buildings along a street front that frame the pedestrian portion of the right-of-way

e Walls that use a variety of forms, colors and compatible cladding materials to create visual interest and street detail
and avoid uniform treatment of the entire block face.

o Facades that provide a rhythm by using bays, columns, pilasters or other articulation at the street level.

o Careful selection and coordination of streetscape furnishings, materials, and fixtures to create a cohesive streetscape
design that relates to surrounding architectural details.

e Signs and lighting at the ground level that complement the human scale.

2. _Protect Pedestrians from the Elements.

a. Intent.

Provide pedestrians with weather protection on routes between the Eastgate Park and Ride and development in the TOD.
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b. Guideline.

Awnings, canopies, and marquees are encouraged along the ground floor of buildings to protect pedestrians from rain and snow and to
provide shade in summer.

c. Recommended

The design of weather protection should be an integral component of the building facade. Awnings should be in proportion to the building
and sidewalk, and not so large as to impact street trees, light fixtures or other street furniture. Continuity of overhead protection is
encouraged, particularly along high pedestrian travel routes.

i Weather protection should be continuous. Pedestrian weather protection should include at least one of the following:
e Fabric awnings
e Marquees
e Horizontal metal canopies, especially if transom or clerestory windows are above storefront glazing.
o Glazed canopies.

ii. Weather protection should follow the pattern of storefronts.

3. Integrate Art.

a. _Intent.

Art in the EG-TOD area should complement the context and character of a site, building or the district as a whole. Art should be
integrated at gateways.

b. Guideline.

Large scale art in both public and private applications should bring focus to an outdoor space while small scale pieces should bring detail
to the pedestrian realm surrounding a building or site. At any scale, art should not overwhelm outdoor spaces or render buildings mere
backdrops. Art should not be used as advertising.

c. Recommended.

i. Incorporate public art the design of which:

o Responds or relates to the unique characteristics of the EG-TOD area;
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e Emphasizes the presence and location of gateways;

e Utilizes durable, vandal-resistant materials; and

e Ensures that the art will age well.

OO CTAAYAY . -
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ii. The following types of public art should be incorporated:

e Art which is designed for the building or site and

e Functional or interactive artwork.

4. Provide Places for Stopping and Viewing.

a. Intent.

Provide comfortable and inviting places where people can stop to sit, rest and visit.

b. Guideline.

Seating, resting and viewing opportunities should be incorporated into open space, streetscapes and pathways to enhance vitality of the
urban environment. People-watching, socializing and eating are restful and pleasurable activities for the pedestrian; providing special
places where they can do these activities increases the pedestrian’s sense of enjoyment. Seating should be located in open, well-
designed areas with access to natural light and sun in order to receive the most use. The preservation of existing views from public
spaces is highly encouraged.

c. Recommended.

i The following elements should be incorporated into public spaces:

e Formal benches and informal seating such as wide steps, edges of landscape planters and low walls;

Eastgate LUCA Draft for Public Hearing, Page 109



e More seating near active retail establishments such as outside eating and drinking establishments and food vendors.

e Seating adjacent to pedestrian walkways;

e Places for stopping and viewing adjacent to and within open spaces, plazas, and courtyards; and

e A sense of separation from vehicular traffic.

ii. The following open space amenities should be incorporated into public spaces in a manner that relates to the surrounding
context and meet the needs of expected users:

e Protection from noise, access to sun, and places to sit and eat lunch;
e Play spaces, gathering and event spaces and seating for retail shoppers; and
e Ground level open spaces that are open to the public and visually and physically accessible from streets and occupied

buildings.

D. Architectural Guidelines.

Purpose.

The architecture guidelines promote high quality development while reinforcing the area’s sense of place and Northwest provenance. They do this
by encouraging innovative design, construction techniques and materials that reflect Eastgate’s relationship with the Mountains-to-Sound Greenway
Trail, role as a gateway into the City and the emerging urban character of the area.

1. Use High Quality Materials.

a.__Intent.

Create a sense of permanence and bring life and warmth to the EG-TOD area through the use of high quality building materials, while
promoting the use of locally sourced and sustainable building materials.

b. Guideline.

Wall and building materials must enhance the street environment while maintaining compatibility with adjacent buildings. Materials should
show depth, quality and durability. It should be apparent that the materials have substance and mass, and are not artificially” applied only
to the building’s surface. Durable, high quality materials are particularly important at the base of buildings where storefronts face
sidewalks or open space.
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c. Recommended.

i. The following materials or measures should be incorporated:

» Durable, natural materials such as brick, stone, terra cotta, and wood, and other high quality materials, such as finished
concrete and cement stucco. Local materials are preferred;

» Varied, yet compatible cladding materials; and

» _ Articulated window and storefront trim.

ii. Concrete, masonry, or other durable material is required within 18 inches of grade when adjacent to a public sidewalk, path, or
drive aisle to provide a durable surface where damage is most likely.

2. Promote Architectural Compatibility.

a. _Intent.

New buildings should contribute to the quality and character of the character and context of the area.

b. Guideline.

Buildings should relate to nearby buildings, with similar design characteristics. However, some degree of variation in architectural
elements and design is encouraged to avoid visual monotony. The building’s form, materials and colors should enhance, not detract from,
the area’s overall character. Development that is visible from [-90 should incorporate the wooded corridor adjacent to Bellevue College by
using striking forms and elements that highlight these natural features.

c. Recommended.

i Buildings should exhibit the following:

e Architectural elements used at a scale and level of detailing proportionate to the size of the building.

e Forms, proportions, rhythms, materials, colors and architectural motifs that are suggested by and complement
adjacent buildings and the natural environment of the adjacent habitat.

e Site features, such as fences, walls, and light fixtures should be consistent with the scale and architectural design of
the primary structure.

e Refuse and recycling receptacles should be enclosed within the building. If enclosing in the building is not feasible,
then the receptacles should be wrapped or complementary to street furnishings.
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3. Provide Interesting Building Massing.

a.__Intent.

Use architectural features to break down the mass and scale of buildings to create a comfortable sense of enclosure with an
uninterrupted street edge.

b. Guideline.

The length and breadth of a building should be friendly in scale and inviting to the pedestrian. Portions of a large building mass should be
broken into smaller, appropriately scaled modules, with changes in plane indicated by projections and indentations. This allows an overly

large building to appear as multiple smaller, side-by-side buildings. Vertical and horizontal elements should be used to create a human
scale and form a coherent pattern providing visual interest to the public.

c. Recommended.

i. Long expanses of building frontage should be broken down both horizontally and vertically. Buildings with non-residential uses

on the ground floor should have articulation features at approximately 50 feet or less along the street front to create a pattern of
small storefronts.

ii. Buildings should feature a vertically articulated tripartite facade division — base, middle and top for buildings over five stories.

iii. _Vertical articulation of windows, columns and bays is encouraged.

iv. Building massing should maximize solar access to publicly accessible open spaces, especially for lunchtime sunlight. Building
massing should also utilize solar orientation to maximize winter passive heating gains and minimize summer cooling needs.

4. Create Attractive Building Silhouettes and Rooflines.

a. _Intent.

Building rooflines should enliven the pedestrian experience, provide visual interest with details that create forms and shadows, and create
a distinct identity for the EG-TOD area.

b. Guideline.

A building’s silhouette should be compatible with the intended character of the area and enhance the streetscape.

c. Recommended.
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5.

i. Buildings visible from 1-90 should have a distinctive silhouette to create a unique identity within Eastgate and announce the entry
into Bellevue.

ii. Buildings should incorporate a combination of the following elements:

e Vertical architectural expression of important building functions as entries;

e Varied roof line heights;

e Green roofs or rooftop terraces; and

o Well-detailed cornices that have significant proportions (height and depth) and create visual interest and shadow lines.

Foster Attractive Rooftops.

a. _Intent.

Integrate rooftop elements into the building design, treat stormwater runoff and connect to the natural environment on the roof, and create

an activated roof form.

b

. _Guideline.

Roof shape, surface materials, colors, and penthouse functions should all be integrated into the overall building design. The roof
should take inspiration from the Mountains to Sound Greenway and treed corridor between Bellevue College and the TOD by
addressing environmental needs and making use of views of natural environmental elements. Telecommunications equipment,
including satellite dishes, cell-phone towers or antennas, should not be visible from public spaces or adjacent residential districts.

Recommended.

i. A green roof or rooftop terraces and gardens should be provided and should:

» Reduce and treat stormwater runoff; and

» _Provide habitat for local species.

ii. Rooftop mechanical equipment should be fully screened, accommodated within the maximum height limit and integrated into the
building’s architectural style.

6.  Promote Welcoming Residential Entries.

a

.__Intent.
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Residential entries should provide a graceful transition between the public and private realms.

b. Guideline.

Residential entries should be substantial enough to suggest privacy yet welcoming to those who approach and enter.

c. Recommended.

i. Lobby entries to multifamily buildings and individual units at the street-level should provide:

» Pedestrian weather protection entries.

» _Transparent doors, windows, or glazing near the door.

* Double or multiple doors.

»_Visibility and security. Entrances should be visible from the street or pedestrian path and located in areas with high
pedestrian activity or where residents can view the entry.

ii. Entries are encouraged to feature the following:

» Doors combined with transom windows or side lights.

» Durable, high-quality metal door hardware.

» Doors accessed from weather protected entries.

7. _Promote Visually Interesting Upper Floor Residential Windows.

a. _Intent.

Upper floor residential windows should create an open and inviting atmosphere that adds visual interest and enhances the experience of
the building both inside and out.

b. Guideline.

The windows of a residential building should be pleasing and coherent. Their size and detailing should be of a human scale with regular
spacing and a rhythm of similarly shaped windows.

c. Required or Recommended.
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i. Windows should be:

e Operable.

¢ Recessed from building facade, not flush.

e Broken into multi-planes.

8. Design Inviting Retail, Office, and Commercial Entries.

a. Intent.

Design retail, office, and commercial entries to create an open atmosphere that draws customers inside.

b. Guideline.

Primary entries to retail and commercial establishments should be frequent along the street front and transparent, allowing passersby to
see the activity within the building and bring life and vitality to the street. Architectural detail should be used to help emphasize the

building entry.

c.  Recommended.

i. The sides of a building which face a public street shall include public entrances to the building.

ii. Entrances should be provided to each tenant space and should create activity for the pedestrian at frequent intervals alone the
building frontage.

iii. _Entrances should feature some of the following elements:

* Doors with a minimum of 50 percent window area.

» _Building lighting that emphasizes entrances.

»Doors combined with special architectural detailing and door hardware.

» Double or multiple door entries.

» Large cafe or restaurant doors that open the street to the interior by pivoting, sliding or rolling up overhead
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9. Activate and Emphasize Corners.

a.__Intent.

Use corner entries to reinforce intersections as important places for pedestrian interaction and activity.

b. Guideline.

Locate entry doors on the corners of retail buildings wherever possible. Entries at 45-degree angles and free of visual obstructions are
encouraged.

c. Recommended.

i. Primary building entrance located at corner is recommended.

ii. The following architectural elements should emphasize the corner entry:

Weather protection, special paving and building wall lighting.

Architectural detailing such as materials, colors, and finishes as long as such details do not provide visual and physical
obstructions.

10. Provide Inviting Ground Floor Retail and Commercial Windows.

a. _Intent.

Use transparency to enhance visual interest and to draw people into retail and commercial uses.

b. Guideline.

Retail and commercial uses should use unobstructed windows that add activity and variety at the street level, inviting pedestrians into
retail and commercial uses and providing views both in and out.

c. Recommended.

i. _Clear window glazing that provides visual access to the activity within the building should be provided on the ground floor
building facades facing required local streets and public open space. On other internal streets, commercial ground floors should
feature some amount of transparent windows on the ground floor facades.

The following window types are encouraged:
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* Operable windows that open by pivoting, sliding or shuttering for restaurants and cafes.

» Painted wood, metal, and tile- or stone-clad panels below windows.

» Transom windows.

11. Build Compatible Parking Structures and Surface Parking.

a. _Intent.

Use design elements to enhance the compatibility of parking structures with the TOD streetscape.

b. Guideline.

Any sidewalk facing parking garage frontage should be designed to appear like any other occupied building in the area. The ground floor
facade shall retain a high degree of transparency into occupied space. The horizontal garage form can be broken down by adding more
wall surface and habitable space, while retaining adequate garage ventilation.

c. Recommended.

i. Surface parking should be located behind the building and accessible via an alley or shared driveway (if applicable) to minimize
curb cuts.

ii. Parking structure facades visible from 1-90, high-use pedestrian areas, or adjacent residential zones but not fronting on a local
street or public open space should feature green walls or other screening devices for the wall mass as approved by the Director.

iii. Parking structures should feature the following elements:

+ Small openings that may be glazed to function as windows.

» _Stairways, elevators and parking entries and exits that occur at mid-block.

» _Single auto exit/entry control point to minimize number and width of driveway openings (entry and exit points may be

separated).

»Vertical expression of building structure.

iv. Parking areas should be designed to minimize conflicts between pedestrian and vehicular movements. Parking area landscaping
should be used to define and separate parking, vehicular access, and pedestrian areas within parking lots.
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v. Parking areas shall include plantings using trees of 3 inches caliper or 14 to 16 feet high and shrubs no taller than 42 inches high
at approximately 35 feet on-center parallel to the aisle, or shall be screened using similar materials. Other parking lot landscaping
shall meet LUC 20.20.520 requirements for Type V landscaping.

vii. __Any parking areas located along a street or pathway should be screened with shrubs that are 42” high or as approved by the
Director.

E. Lighting Guidelines.

Purpose.

The lighting of buildings and open spaces should provide security, promote environmental sustainability and contribute to the character and overall
sense and vitality of the area.

1. Orient Lighting toward Sidewalks and Public Spaces.

a. _Intent.

Pedestrian-scaled lighting should be used to highlight sidewalks, street trees and other features, and harmonize with other visual
elements in the district.

b. Guideline.

Pedestrian-scaled lighting should be provided along pedestrian walkways and public open spaces. A single fixture type should be used
throughout an area with slight variations allowed to identify smaller districts. Fixtures should be visually quiet as to not overpower or
dominate the streetscape. Lighting may also be used to highlight trees and similar features within public and private plazas, courtyards,
walkways and other similar outdoor areas to create an inviting and safe ambiance.

c. Recommended.

i Lighting within commercial plazas or office areas should direct lighting to the interior of the site.

ii. The following lighting elements and strategies are recommended:

e Light poles and fixtures should accommodate both pedestrians and vehicles wherever possible.

e Lighting designs shall promote even, consistent lighting of streets and pedestrian areas.

e Lighting of landscape areas and open spaces shall meet public safety needs, but be minimized to control light
pollution.
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iii. The following lighting strategies are encouraged:

e Incorporation of artistic elements on light poles.

e Integration or concealment of light fixtures into the design of buildings or landscape walls and stairways.

e Application of lights that are no brighter than necessary and only placed where necessary.

e Incorporation of adjustable lighting to respond to site conditions;

e Incorporation of footlights that illuminate walkways and stairs.

e Incorporation of energy-efficient lighting.

e Incorporation of bollard lighting that is directed downward toward walking surfaces.

2. Integrate Building Lighting.

a. _Intent.

Architectural lighting should enhance and help articulate building design, including illumination of cornices and entries.

b. Guideline.

Exterior lighting of buildings should be an integral component of the facade composition. Lighting should be used to create effects of
shadow, relief and outline that add visual interest and highlight aspects of the building. Lighting should not cast glare into residential units
or onto adjacent parcels or streets in any way that decreases the safety of pedestrians and vehicles. Lighting should also not cast glare
onto natural areas or be used for advertising.

c. Recommended.

i The following lighting elements and strategies are encouraged:

Wall-washing lighting fixtures.

Decorative wall sconces and similar architectural lighting fixtures.
Screened uplight fixtures on buildings or within the landscape.
Lighting that provides natural color.

Adjustable intensity for brightness.

Energy-efficiency.

F. Sign Guidelines.
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Purpose.

Signs may provide an address, identify a place of business, locate residential buildings or generally offer directions and information. Regardless of
their function, signs should be architecturally compatible with and contribute to the character of the district. Signs should not compete with each
other or dominate the setting due to inconsistent height, size, shape, number, color, lighting or movement. Signs can contribute significantly to a
positive retail and pedestrian environment, improve public safety perceptions and reinforce a sense of place.

1. Consider Size and Placement of Wall Signs.

a. Intent.

Signs should be sized and placed so that they are compatible with a building’s architectural design and contribute to the character of the
building and the broader district.

b. Guideline.

Signs should not overwhelm the building or its special architectural features. Signs should not render the building a mere backdrop for
advertising or building identification. Signs should be scaled and designed for their environment and intended reader.

c.  Recommended.

i Signs should be scaled and oriented to pedestrian movement.

ii. Signs should be architecturally integrated into the building design and meet requirements of Chapter 22.10 BCC. The following
sign types exemplify ways to accomplish this standard:

» _Signs incorporated into the building architecture as embossing, low relief casting or application to wall surfaces.

» _Signs that are painted or made with applied metal lettering and graphics.

» _Signs made of durable materials.

» _Signs incorporating lighting as part of their design.

» _Signs located above storefronts, on columns or on walls flanking doorways.

2. Orient Hanging Signs to Pedestrians.

a.__Intent.

Eastgate LUCA Draft for Public Hearing, Page 120



Hanging signs can contribute significantly to a positive retail and pedestrian environment and reinforce a sense of place.

b. Guideline.

Signs should not overwhelm the streetscape. They should be compatible with and complement the building’s architecture, including its
awnings, canopies, lighting and street furniture.

c. Recommended.

i. Hanging signs should incorporate the following features:

»_Sign lighting that is integrated into the facade of the building.

»__Signs constructed of high-quality materials and finishes.

»_Signs attached to the building in a durable fashion.
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