AGENDA
BOTHELL PLANNING COMMISSION
***VIRTUAL MEETING***

Bothell City Hall, 18415 101st Avenue NE
October 6, 2021, 6:00 PM
Pursuant to Governor Inslee’s continued Stay Home Stay Healthy Proclamation 20-25 and the extension of
Proclamation 20-28 regarding open public meetings, and in an effort to curtail the spread of the COVID-19
virus, this Planning Commission meeting will be conducted remotely unless otherwise directed by the
Governor’s proclamation. We encourage members of the public to attend and participate in the meeting
remotely, as described in more detail below.
To attend the meeting virtually:
• Watch the meeting LIVE online on the City of Bothell YouTube Channel
• Watch the meeting live on BCTV Cable Access Channels 21/26 (must have Ziply Fiber/Comcast Cable)
• Attend the meeting by Zoom:
o Click this link (or copy the URL and paste into a web browser): https://us02web.zoom.us/j/86351168085
o Call-in to the Zoom meeting by dialing 253-215-8782 and entering 863 5116 8085#
• To provide public comments/testimony or to submit written comments please email Michael Kattermann at
Michael.Kattermann@bothellwa.gov by 3:00 PM. (day of the meeting)
Planning Commission meetings are also recorded and available the next day on the City of Bothell YouTube
Channel.

1. CALL TO ORDER
2. PUBLIC COMMENTS - Items not on the agenda
If you wish to comment (either in writing or orally) please submit your comments or request to
michael.kattermann@bothellwa.gov prior to 3PM (day of meeting). Persons making oral comments
will be allowed 3 minutes to speak. All comments will be made part of the record.
3. APPROVAL OF MINUTES
September 15, 2021
4. NEW BUSINESS
5. STUDY SESSION
Canyon Park Subarea Plan Implementation – Bonus Incentive System
6. UNFINISHED BUSINESS
7. REPORTS FROM STAFF
8. REPORTS FROM MEMBERS
9. ADJOURNMENT
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Projected Schedule of Land Use Items
City Council (CC) meetings, shown in bold. Planning Commission (PC) meetings, shown in italics.
Other Board meetings shown in normal text unless otherwise noted.
Meetings are held virtually unless otherwise noted. All meetings start at 6 p.m. unless otherwise noted
For planning purposes only: schedule subject to change without notice

October 2021
Monday

Tuesday

Wednesday

Thursday

Friday
1

4

5
Acceptance of 4Culture
grant for “Telling Bothell’s
Full Story”

6

7

8

Canyon Park Subarea
Plan Implementation –
Bonus Incentive System:
Deeper Housing
Affordability, and
Affordable Commercial
Space

11

12

13

14

15

18

19

20

21

22

28

29

Canyon Park Subarea
Plan Implementation –
Bonus Incentive System:
Green Building, and
Green Infrastructure

25

26

27

Landmark Preservation
Board
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September 15, 2021 Minutes
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BOTHELL PLANNING COMMISSION
REGULAR MEETING – September 15, 2021
COMMISSIONERS PRESENT (via Zoom Webinar): Jenne Alderks, Carston Curd,
Amanda Dodd, Sarah Gustafson, Kevin Kiernan, Claire Robson, Cary Westerbeck
COMMISSIONER ABSENT AND EXCUSED: None
STAFF PRESENT (via Zoom Webinar): Community Development Director Michael
Kattermann, Senior Planner Nathen Lamb
CALL TO ORDER: The Regular Meeting of the Bothell Planning Commission was called
to order by Chair Kevin Kiernan on September 15, 2021, at 6:00 p.m.
PUBLIC COMMENTS: (see video for detailed comments)
• Dave Shogren – asked that traffic pattern concerns be addressed in future
planning.
APPROVAL OF MINUTES:
DODD MOVED TO APPROVE THE MINUTES FOR JULY 7, 2021. CURD SECONDED.
MOTION PASSED WITH ALL PRESENT IN FAVOR.
NEW BUSINESS:
Commissioner Gustafson asked for more guidance on the new social media
guidelines recently released by the city. Director Kattermann stated that they are
waiting for more clarification from the City Attorney’s office and suggested that
someone from Legal attend a future meeting and discuss the new guidelines.
STUDY SESSION:
Chair Kiernan opened the study session on the transfer of development rights in
Canyon Park by turning the meeting over to Nathen Lamb who gave a presentation.
Discussion ensued.
UNFINISHED BUSINESS: None
REPORTS FROM STAFF:
Director Kattermann reported on the following:
• Action taken by Council o GDC Code Amendments Adopted.
o MFTE Program Adopted.
o Approved resolution on Health through Housing.
o Approved termination of temporary ordinance suspending expiration of
Permits/Permit applications.
o Extended the closure of Main St through March 2022.
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•
•
•
•
•
•
•

Closed on the sale of Block D.
Closed on the sale of Bothell Ski & Bike property – Affordable senior housing.
Permit activity continues to remain high.
The Growth Hearings Board found in favor for the City on the Canyon Park
Subarea Development Regulations appeal.
City Hall reopening has been postponed indefinitely while the situation around
COVID is monitored.
New hire/reclass in CD for a Community Engagement Specialist will be
introduced to the Commission in the near future.
APA conference Oct 13-15 – If any commissioner is interested in attending
please let staff know.

REPORTS FROM MEMBERS:
Commissioner Curd reported the City of Bothell maintains over 8,000 storm drains.
With the start of the wet season beginning, he would like to encourage everyone who
can to participate in the city’s Adopt-A-Drain program.
Commissioner Gustafson reported that Bellevue recently announced ground-breaking
on a new community supportive housing campus – 92 apartments, 100 bed shelter
and 353 affordable housing units.
Commissioner Alderks updated that she has been awarded the Public Leadership
credential from Harvard University.
ADJOURNMENT:
DODD MADE A MOTION TO ADJOURN THE JULY 7, 2021 MEETING.
SECONDED AND IT PASSED WITH ALL PRESENT IN FAVOR.

ALDERKS

The meeting was adjourned at 7:47 p.m.
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Canyon Park Subarea Plan
Implementation – Bonus
Incentive System
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MEMORANDUM

Community Development Department
DATE:

October 6, 2021

TO:

Planning Commission

FROM:

Nathen Lamb, Senior Planner

SUBJECT:

Bonus Floor Area Ratio Incentive System in Canyon Park

Purpose/Action
The purpose of this study session is to discuss awarding bonus floor area ratio (FAR) in Canyon
Park in exchange for delivering four public benefits through development which Planning
Commission previously identified. Staff has provided information for the four public benefits
using a “triple bottom line lens” (social and environmental impact and value added for
stakeholders), and the duration of those benefits per Planning Commission’s request. Staff is
asking Planning Commission to further refine a framework for bonus FAR using the discussion
sections below as a guide.
Deeper housing affordability and affordable commercial space will be discussed at the October
6 meeting, and green buildings and infrastructure will be discussed at the October 20 meeting.
No action is required at this time.
Background
At the March 17, 2021 meeting, Planning Commission used the Canyon Park Subarea Plan
recommendations to select four desirable public benefits that could be delivered through a
bonus FAR incentive system. The public benefits chosen were: deeper housing affordability
beyond current requirements, affordable commercial space in redeveloped or newly developed
buildings, green building, and green infrastructure.
The benefits delivered can last on a continuum between temporary to long term. For that
reason, Planning Commission has asked staff to help compare and contrast the four public
benefits, listing whether the benefits are achieved through residential or non-residential
development, and what stakeholder groups would receive “gains” from the benefits. In addition,
the Commission has discussed including the following parameters for the incentive system, in
no particular order:
1. The bonus FAR program shall be voluntary.
2. The maximum base FAR prescribed in the Canyon Park Subarea development
regulations can only be exceeded through a bonus FAR program, however there
is currently no maximum FAR established for the bonus incentive system
(Attachment 1).
3. Bonus FAR shall not be used to assist developers with meeting the adopted
affordable housing requirements.
4. In lieu fees to be eligible for bonus FAR should not be an option because they are
limited in that they don’t provide for maintenance and tracking expenses.
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Public Benefits
The four tables below describe the public benefits, applicable land uses, stakeholders affected,
example gains for stakeholders involved, and the duration of those gains. Accompanying notes
(*) are provided for clarification. Canyon Park Subarea Plan recommendations are added
where applicable. Finally, some additional information is included about the experiences of
similar bonus systems in cities surveyed by staff (i.e. Bellevue, Bellingham, Shoreline and
Marysville).
Deeper Housing Affordability
Public Benefit

Deeper housing
affordability*

Land Use

Multifamily
(micros, apts.,
“missing
middle”), and
mixed-use
buildings

Duration of
Gains

Triple Bottom Line

Stakeholder Gains

People

Increased affordable
housing stock

Profit

Cash return on units
built with bonus FAR

Long term

Planet

Smaller building
footprint (building up,
not out)

Long term

Long term

*Current mandatory requirements: At least 10% of new units must be affordable, owner-occupied must be
affordable to moderate income households (80% AMI), renter-occupied shall be affordable to mid-moderateincome households (70% AMI) in RMU-H, RMU-M, OR-H, and OR-M zones (see Attachment 2 for descriptions).

Analysis:
Bonus FAR for deeper affordability could be layered with other city programs such as MFTE,
or stacked with other incentives in the system. The following are examples for each scenario:
• Layered: (combines bonus FAR incentive with other City programs)
After meeting the mandatory affordability and MFTE requirements, a developer could
qualify for bonus FAR by:
Option 1: deepening affordability beyond mandatory and MFTE requirements; or
Option 2: providing more affordable units beyond mandatory and MFTE requirements;
or
Option 3: utilizing either of the above options depending upon the proposed project and
city priorities at that time.
 Example: Recently, the City amended the General Downtown Corridor 3- Floor Overlay
to award bonus height with MFTE so that:
 The combined value of greater development capacity and tax exemption would
justify deeper affordability from the same number of affordable units using 8-year
MFTE; and
 Utilizing 12-year MFTE would increase the number of affordable units to 20% of a
project, as required by statute.
 Both options above were found to maximize the public benefit up to a point that still
enhances a project’s bottom line.
 Subarea Plan recommendation: Under the residential mixed-use scenario, achieving
affordability within new residential development would be possible through layering
different available incentives.
 Bellingham: Developers using bonus FAR and MFTE must make 20% of affordable
units permanently affordable.
 Shoreline: Developers are utilizing MFTE because they already must meet Shoreline’s
mandatory affordability requirements.
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•

Stacked: (developer provides more than one public benefit to gain more FAR)
After qualifying for bonus FAR through either of the three options above, a developer
may qualify for additional bonus FAR by providing one, two, or three more of the
remaining pubic benefits in the incentive system for the same project.
 Subarea Plan recommendation: From the lower rates of return for projects with
affordability requirements…it’s clear that accommodating affordable units through
market-rate projects will be challenging, and likely require a combination of tools.

According to the University of Washington Center for Real Estate Research Washington State
Apartment Market Report at the time of the Canyon Park study (fall 2019), the average rent
per unit floor area in Snohomish County was $1.84 (see table below). Staff will compare this
ratio to the cost of developing a rental unit per square foot (SF), to determine how many of
bonus SF should be awarded per one SF of deeper affordable housing.
Apartment Summary Statistics, 2019.

Discussion:
 In the layering scenario, which of the three options should be used (more affordable units,
deeper affordability, or flexibility to use either or both)?
 If Planning Commission wants to allow stacking, which public benefits are a priority?
 How long should units stay affordable?
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Affordable Commercial Space
Public Benefit

Triple Bottom
Line

Land Use

Profit
Affordable
Commercial
Space*

Commercial and
mixed-use
buildings

People
Planet

Stakeholder Gains
Cash return on bonus leased
space
Reduced barriers to new or
rehabbed commercial space,
increased availability of
affordable commercial space
N/A

Duration of
Gains
Long term
To be
determined
N/A

*In addition to providing affordable commercial space, the Prosper Portland Affordable Commercial Tenanting
program includes protective leases, grants, technical assistance, and TI allowances (or developer provides “hot
shell”).

Analysis:
Prosper Portland’s Affordable Commercial Tenanting Bonus Space Program (ACT) includes
three branches of support for women and minority-owned businesses, and non-profits that
serve underserved communities. The first is access to public and private space, which includes
an affordable commercial bonus program. The second is technical assistance for business
owners. The third is financial support in the form of grants and loans. It’s important to note that
ACT provides tenant improvement allowances as opposed to reduced rent rates, because new
construction space is the most expensive kind of space to build.
Portland awards a FAR bonus of two SF for each one SF of on-site affordable commercial
space provided. An in lieu fee option is available for developers, which is set at $24.00 per SF
of bonus FAR awarded. The market study adopted as part of the Canyon Park Subarea Plan
revealed the rent rates (shown below) per SF in Canyon Park compared to the region (p.33,
Appendix C – Canyon Park Market Study). Staff will use the rents shown below to analyze how
many SF of bonus FAR should be awarded per one SF of on-site affordable commercial space.
Staff is not proposing a fee-in-lieu option.
Rent rates per SF, Canyon Park study area and region, 2019:
Type

Area

Region

Flex
Office
Retail

$19.22
$29.88
$28.45

$17.58
$35.72
$23.78

Discussion:
 Who specifically is eligible to qualify as tenants?
 ACT only allows local, women-owned, minority-owned, and financially qualified
businesses.
 Subarea Plan recommendation: Start-up entrepreneurs, local immigrant, people-of-colorand disadvantaged populations.

 Subarea Plan recommendation: Building a “flex-shell” that is ready-made to immediately
accommodate small, start-up, or microbusinesses reduces the initial financing needs for
enterprises on a tight budget.
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Any important lease terms?
 ACT requires 10-year duration, re-tenant only with approved tenants, and annual
reporting.
If a developer wants to redevelop beyond the maximum FAR, should the City award bonus
FAR for retaining businesses?
 Subarea Plan recommendation: Retention/relocation incentive- As Canyon Park evolves,
redevelopment could physically displace existing businesses or rising rents may pressure
some businesses to move. To support the lively and diverse business environment in
Canyon Park, developers could agree to retain current businesses in the new development
for a period of time or offer relocation assistance. The City, as part of developer agreements
or other methods, may consider offering incentives to make this feasible.

Should the City offer fee-in-lieu for flexibility to let developers pay into a fund to create
affordable commercial opportunities?
THE FOLLOWING INFORMATION ON GREEN BUILDING AND INFRASTRUCTURE IS
FOR COMMISSION DISCUSSION ON OCTOBER 20TH. IT IS PROVIDED AS PART OF
THIS PACKET AS CONTEXT FOR THE OVERALL BONUS PROGRAM.

Green Building
Public Benefit

Green building

Land Use

Commercial,
mixed-use,
multifamily, and
“missing
middle”
residential
buildings

Duration of
Gains

Triple Bottom Line

Stakeholder Gains

People

Lower cost utilities
(energy savings),
physical health and wellbeing

Profit*

Lower operating
expenses, certification

Long term

Planet

Reduced carbon
footprint

Long term

Long term

* While there are additional upfront costs to build green, there are long terms gains returned mostly in the form
of energy efficiency and operating costs.

Analysis:
There are a variety of green building certifications and rating systems that exist. Staff in
neighboring jurisdictions advised that Bothell consider what certifications the market will
deliver and provide bonus FAR for those. Further analysis is needed to determine which
certifications would be supported by the market.
Currently, the City offers two incentives for green building in the form of permit fee rebates,
and reduced off-street parking (when within 600 ft. of transit) for Leadership in Energy and
Environmental Design, National Green Building Standard, Built Green (three-star level or
higher), or other similar certification programs. Both incentives have been minimally used. It
should be noted that the adoption of the aforementioned incentives predates the current 2018
Washington State Energy Code, which now requires building standards similar to Built Green
Four Star certification requirements.
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Planning Commission could use Built Green Four Star as a minimum standard to obtain
bonus FAR. Shoreline for example, requires Built Green Four Star in their planned station
areas. Moreover, as part of their tiered Deep Green Incentive Program, Shoreline offers
departures from certain development regulations, waiver of preapplication and permit fees,
and bonus base density (dwelling units per acre or floor area ratio – divided by land area).
The amount of benefits above the developer receives is tied to the corresponding tier for
which the green building certification they obtained places them in. Higher tiers receive a
greater amount of benefits.
Discussion:
 Should the City award bonus FAR when expanding an existing building beyond maximum
FAR and retrofitting an existing building, e.g. adding solar panels? Or must the developer
achieve a green building certification for the entire structure before being awarded bonus
FAR?
 Should the City offer a tiered system like Shoreline? Or offer one ratio of awarded bonus
FAR for all certifications?
Green Infrastructure
Public Benefit

Green
Infrastructure

Land Use

All

Duration of
Gains

Triple Bottom Line

Stakeholder Gains

People

Climate and disaster
resiliency

Profit

Reduced mitigation
and grey infrastructure
costs

Long term

Planet

Net ecological gain and
restoration

Long term

Long term

The City requires Low-Impact Development (LID) in all development activities, where feasible.
LID is a stormwater management and land development strategy that emphasizes
conservation and use of onsite natural features integrated with engineered, small-scale
hydrologic controls, and aims to capture water, slow it down, allow it to enter the soil, and clean
and cool the water before it reaches streams. The table below from the Bothell Surface Water
Design Manual shows the required best management practices (BMPs) for managing
stormwater in the city.
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Furthermore, within the Canyon Park Subarea,
developers must comply with stricter surface water
management policy than in other areas of the city,
because a higher than average level of flow control is
needed to prevent aggravation of documented flooding
problems.
Outdated
stormwater
management
standards used for the existing development is much
less effective for flow control and water quality than what
is currently required. Lastly, Canyon Park spans the
Perry Creek, Upper North Creek, and Lower North
Creek surface water management areas.
Existing environmental features such as wetlands and
manmade BMPs such as stormwater lakes which need
restoration/enhancement have been identified in each
of the surface water management areas. Bothell City
Public Works staff have determined that retrofits to the
existing development would be ideal circumstances to
use green infrastructure as an intervention. Because the
City already requires many desired green infrastructure
BMPs for new development, bonus FAR could be
granted for redeveloping the entire parcel to current
stormwater management standards.
The developer could also be awarded bonus FAR for
reducing impervious area, planting trees, and/or
restoring wetlands and other ecological features. It is important to note the City currently
incentivizes reducing impervious area by reducing impact fees. Finally, developers could
contribute to the restoration and enhancement of the large privately owned substandard
stormwater pond, and wetlands adjacent to North Creek and the North Creek Trail.
Recommendations and Scoping
Alternative #1
Implement the bonus FAR system using a phased approach starting with deeper housing
affordability or affordable commercial, and choose a layering option. Then integrate the
remaining three public benefits for bonus FAR one at a time.
The City could start implementing the system by amending the City Code to award bonus FAR
for one public benefit. It could subsequently add provisions to incentivize one of the remaining
three public benefits after a certain amount of time has elapsed, and so forth. Doing so would
significantly reduce the scope of the bonus FAR system, allowing the City to focus time and
resources on one facet of the system at a time.
Staff held interviews with four jurisdictions in the region that have seen little interest in the
bonus FAR systems the jurisdiction offers. Notwithstanding, Canyon Park has seen recent
increased activity in redevelopment potential with large land acquisitions by Alexandria Real
Estate Equities, signaling that the subarea is a strong candidate for employment growth in the
life sciences industry. Initiating the program with a single public benefit would be less
complicated and time consuming to develop and allow the program’s effectiveness to be
evaluated before deciding whether or how to expand it.
Planning Commission - October 6, 2021
Page 13 of 33

 Pros: Less complicated and simpler to implement; allows the City to be able to read and
react to the market.
 Cons: Could miss out on opportunities to deliver other public benefits if the market is
poised to deliver them. Choosing affordable commercial first versus deeper housing
affordability would slightly delay implementation due to administration constraints (see
estimated timelines).
 Monitoring considerations: If there are development applications filed with the City
utilizing the first phase of the system within two years, make recommendations to City
Council for additional provisions in the City Code to incentivize the remaining three
public benefits.
Alternative #2
Implement the system by awarding bonus FAR for all four public benefits, and choose a
layering option.
The City could start implementing the system by amending the City Code to award bonus FAR
for all four public benefits. A developer could elect to utilize bonus FAR provisions by providing
one public benefit, and would have the ability to layer other City programs such as MFTE for
the same project. This alternative would slightly reduce the scope of the bonus FAR system,
allowing the City to focus on creating provisions to deliver all four desired public benefits,
without the complexity of stacking the remaining three public benefit incentives. Further, the
City could focus on appropriate ratios of bonus FAR per SF for each public benefit provided.
 Pros: More predictable outcomes, and less complicated with layering not permitted.
 Cons: Less flexibility for developers.
 Monitoring considerations: Adjust the City Code where needed after five years based
on utilization of the incentive, and the public benefits chosen by developers.
Alternative #3
Implement a tiered system awarding bonus FAR on a prioritized basis, choose a layering
option, and allow stacking.
The Commission may elect to categorize the four public benefits into a tiered system. For
example, the City of Bellevue FAR Amenity Incentive System allows developers to achieve a
maximum FAR beyond the base limit within the City’s BelRed District (Figure 1). Amenities
from Tier 1 and Tier 2 must be provided at the specified ratio for every bonus SF of building
area. The number of amenities required is based on the underlying land use district for the
project. However, this alternative would significantly increase the scope of the bonus FAR
system, potentially delaying Canyon Park Subarea Plan recommended actions. Further, this
approach would require staff to seek expertise and resources that could further extend the
bonus FAR implementation timeline.
 Pros: A more comprehensive program, and affords increased flexibility for developers.
 Cons: The complexity of the system may prove to be a disincentive for developers.
 Monitoring considerations: Scale down after five years if not being utilized.
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Figure 1. BelRed FAR Amenity Incentive System (See Attachment 3 for list of
amenities)

Estimated Timelines
The following table represents staff’s estimations of when Planning Commission could have a
recommendation prepared to transmit to City Council. Estimated timelines include staff’s
analysis, public outreach, and bonus FAR system framework refinement. It is anticipated that
the estimated timelines will flux depending on input received from public engagement.
Fall
2021

Winter
2021/22

Spring
2022

Deeper Housing
Affordability as 1st choice

Summer
2022

Fall
2022

Winter
2022/23

Affordable Commercial as
1st choice

Smaller scope, less complex, faster implementation;
focused public engagement with less meetings required.
Narrowed scope, fairly complex, slower implementation;
expanded public engagement and greater number of meetings required.
Wider scope, complex administration, delayed implementation;
expanded public engagement and greatest number of meetings required.

Next Steps
Staff will seek feedback from the Commission on October 6 for the deeper housing affordability
and affordable commercial public benefits only. Staff will return to Planning Commission
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October 20th for a study session to further refine the bonus FAR system framework by
discussing the green building and green infrastructure public benefits. After Planning
Commission chooses a layering option and alternative, staff can scope a workplan more
accurately and begin to identify concrete action items and milestones needed to help Planning
Commission formulate a recommendation to City Council for a code amendment(s).
One significant milestone staff has identified regardless of the alternative chosen is public
engagement. Besides local stakeholders, staff will need to survey local developers and
determine the added value of bonus FAR once a framework has been defined. Each alternative
would require a different degree of input sought by staff. Developers need to benefit from the
bonus system, while the public benefits delivered must be proportional to the added value to a
developer’s project. Moreover, staff will seek input to understand the rent gaps between market
rate and affordable units/space, and the value of additional SF to make projects delivering
public benefits feasible. Staff will include engagement feedback in its analysis to help facilitate
the Planning Commission discussions and recommendations.
Attachments
Attachment 1: Canyon Park Subarea Development Regulations, Table 12.48.130
Attachment 2: Canyon Park Subarea Zoning Map
Attachment 3: Bellevue FAR Amenity Incentive System
Attachment 4: Regional Bonus FAR Systems for Affordable Housing
Attachment 5: Glossary of Acronyms
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Attachment 1
Canyon Park Subarea Development Regulations, Table 12.48.130
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Attachment 1. Canyon Park Subarea Development Regulations
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Attachment 2
Canyon Park Subarea Zoning Map
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Attachment 2. Canyon Park Subarea Zoning Map
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Attachment 3
Bellevue FAR Amenity Incentive System
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Attachment 3. Bellevue FAR Amenity Incentive System
APPLICABLE ZONES AND BONUS (3)
AMENITY (1)

DESIGN CRITERIA

MO-1, OR-1, OR-2, RC-1, RC-2, RC-3,
CR, R

TIER 1a
1. AFFORDABLE HOUSING*

Rental: 4.6 sf bonus building area per sf

1. May be integrated into the same

Threshold bonus for

of affordable rental housing at 80%

building as market rate housing, or

median income. Owner: 7.2 sf bonus

in a stand-alone building on-site.

building area per sf of ownership

2. Design shall be generally

residential/mixed-use development
at up to 80% median income level
for rental and up to 100% income
level for ownership. (2)
*Floor area shall not be counted for
the purpose of calculating FAR.

affordable housing at 100% median
income. Fee-in-lieu for Tier 1 residential:
$18 per sf bonus area.

consistent with associated market
rate housing; provided, that unit
size, amenities, and interior finishes

Fee-in-lieu for nonresidential and Tier 2:

may vary from market rate units;

$15 per sf bonus area.

and further provided, that the
bedroom mix and exterior finishes
shall be comparable to the market
rate units.

TIER 1b
2. PARK DEDICATION

3.0 sf bonus building area per sf of park

Dedication of land for park purposes dedication. Fee-in-lieu: $15 per sf bonus
area.
that is provided by the owner

1. Park dedications shall be
consistent with the BelRed Parks
and Open Space Plan identified

consistent with the BelRed Parks and

locations and sizes.

Open Space Plan generalized

2. Park dedications do not need to

locations and size requirements as

be contiguous with the site on

depicted in the BelRed Subarea Plan

which development is proposed.

(Figure S-BR.3).

3. Park dedications shall include
FAR associated with the dedicated
area.
4. The dedication shall be provided
in a form satisfactory to the City.

3. PARK IMPROVEMENTS

2.7 sf bonus building area per sf of new

1. Improvements made on private

Improvements made on private

park, (does not include land value). Fee-

property to function as park area

property to function as park area, or in-lieu: $15 per sf bonus area.

must be consistent with the BelRed

improvements made to City-owned

Subarea Plan.

community, neighborhood, and

2. Improvements made on private

mini-parks.

property to function as park area
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APPLICABLE ZONES AND BONUS (3)
AMENITY (1)

DESIGN CRITERIA

MO-1, OR-1, OR-2, RC-1, RC-2, RC-3,
CR, R

do not need to be contiguous with
the site on which development is
proposed.
3. Improvements made on private
property to function as park area
must include signage and
effectively function as part of the
Bellevue parks system, including
the ability to be programmed by
the City.
4. Owners of private property
improved to function as a park
area shall provide an easement in a
form satisfactory to the City that
allows for public access and
maintenance.
5. Improvements made to Cityowned parks must be constructed
by the developer consistent with
applicable City plans.
4. TRAIL DEDICATIONS AND

3.0 sf bonus building area per sf of trail

1. Trails are dedicated or provided

EASEMENTS

dedication.

through an easement for public

Dedications and easements of land

1.5 sf bonus building area per sf of trail

use at the discretion of and in a

for public access trail purposes that

easement.

form approved by the City.

are provided by the developer

Fee-in-lieu: $15 per sf bonus area.

2. Trail dedications and easements

consistent with the BelRed Subarea

shall be consistent with the BelRed

Parks and Open Space Plan paved

Parks and Open Space Plan paved

multi-purpose or soft surface

multi-purpose or soft surface

locations and size requirements

locations and sizes.

(Figure S-BR.3).

3. Trail dedications and easements
do not need to be contiguous with
the site for which development is
proposed.
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APPLICABLE ZONES AND BONUS (3)
AMENITY (1)

DESIGN CRITERIA

MO-1, OR-1, OR-2, RC-1, RC-2, RC-3,
CR, R

4. Trail dedications shall include
FAR associated with the dedicated
area.
5. Trail easements shall allow City
access for trail construction and
maintenance.
5. STREAM RESTORATION

66.7 sf building area bonus per $1,000

Stream restoration bonus to be

stream restoration (does not include land prepared by a qualified

applied for improvements above
and beyond City’s Critical Areas

value).

1. A restoration plan shall be
professional and approved by the

Fee-in-lieu $15 per sf bonus area. Fee-in- City.

provisions, Part 20.25H LUC. Projects lieu is not subject to the minimum 10,000 2. Must be coordinated with public
must be in the BelRed Subarea Plan, sf requirement.

trail system to the greatest extent

and may include removal of fish

possible.

passage barriers, daylighting piped

3. Improvements and plans to

stream segments, restoration of

support those improvements shall

natural streamside vegetation, and

be in addition to those required by

enhanced fish and wildlife habitat.

Part 20.25H LUC, Critical Areas
Overlay District.
4. Minimum 10,000 sq. ft.
5. May occur on site or off site.
6. Owner shall provide easement
allowing City access for
maintenance, monitoring, and trail
construction.

6. REGIONAL TRANSFER OF

1,333 sf bonus building area per TDR

1. TDR credits defined in

DEVELOPMENT RIGHTS (TDRs)

credit, or per Bellevue-King County TDR

accordance with the King County

Transfer of development rights to

Interlocal Agreement as originally

TDR Program as approved or

adopted or subsequently amended.

subsequently amended by the City

designated BelRed areas that
achieve conservation of rural

pursuant to the Bellevue-King

resource lands outside the

County TDR Interlocal Agreement.

Countywide Urban Growth

2. TDR credits for use in the entire

Boundary.

BelRed Subarea are limited to 75.

TIER 2
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APPLICABLE ZONES AND BONUS (3)
AMENITY (1)

DESIGN CRITERIA

MO-1, OR-1, OR-2, RC-1, RC-2, RC-3,
CR, R

7. CHILD CARE/NONPROFIT

13.7 sf bonus building area per sf of

1. Child care services must comply

SPACE*

nonprofit/community service space.

with the requirements of LUC

Floor area dedicated to child care,

Fee-in-lieu at $15 per sf bonus area (or

20.20.170.

nonprofit groups whose purpose is

higher rate).

2. Nonprofit arts/cultural uses

to provide community or social

include art education, rehearsal,

services, or nonprofit groups whose

and performance, art production,

purpose is to provide arts/cultural

and artist live/work space.

uses.

3. Space shall be used in manner

*Floor area shall not be counted for

described for the life of the project.

the purpose of calculating FAR.

4. Documentation of nonprofit
status shall be provided.
5. Director may approve a buy-out
of space originally dedicated to
child care/nonprofit space at the
prevailing fee-in-lieu rate if
applicant shows good faith efforts
to locate eligible tenant. If buy-out
option is approved, covenant
required in number 3 above shall
be released.

8. PUBLIC RESTROOMS*

16.7 sf bonus building area per sf of

1. Shall be located on the ground

A room or rooms containing toilets

public rest room space.

level of the building.

and lavatories for the use of the

2. Shall be open for use by the

general public, with only limited

public during normal business

control for purposes of personal

hours.

safety.

3. Exterior of building shall be

*Floor area shall not be counted for

signed to identify location and

the purpose of calculating FAR.

public access of facility.
4. Maintenance of the facility is the
obligation of the owner of that
portion of the building within
which the rest room is located for
the life of the project.

9. PUBLIC ART

66.7 sf building area bonus per $1,000

1. Shall be permanent and

artwork.

displayed outside of or on the
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APPLICABLE ZONES AND BONUS (3)
AMENITY (1)

DESIGN CRITERIA

MO-1, OR-1, OR-2, RC-1, RC-2, RC-3,
CR, R

Sculpture, mural, water feature or

building in areas open to the

other artwork that is located outside

general public and/or any adjacent

of or on a building and fully

public right-of-way, perimeter

accessible to the general public.

sidewalk or pedestrian way.

Includes building-related art

2. May be an object or integrated

treatments for awnings, doors,

feature of the building’s exterior.

planters, etc., as well as fountains,

3. Art must be accepted by the

cascades, and reflection ponds.

Bellevue Arts Commission per the
Public Art Selection Criteria.
4. Value of art to be determined
through appraisal accepted by
Bellevue Arts Program.
5. Maintenance of the art is the
obligation of the owner of that
portion of the site where the public
art is located for the life of the
project.

10. PUBLIC ACCESS TO OUTDOOR 2.3 sf bonus building area per sf of

1. Shall abut and be within 3 ft. in

PLAZA

elevation of a perimeter sidewalk

A continuous open space,
predominantly open above, and

outdoor plaza.

or pedestrian connection so as to
be visually and physically

designed predominantly for use by

accessible.

people as opposed to serving

2. Shall provide protection from

specifically as a setting for a

adverse wind, wherever practical.

building.

3. At least 20% of the plaza surface
area shall be landscaped.
4. Shall provide at least one sitting
space for each 100 sf of plaza.
5. Shall be enclosed on at least two
sides by a structure or by
landscaping which creates a wall
effect.
6. Minimum size is 1,500 sq. ft.
7. Maximum size is 15,000 sq. ft.
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APPLICABLE ZONES AND BONUS (3)
AMENITY (1)

DESIGN CRITERIA

MO-1, OR-1, OR-2, RC-1, RC-2, RC-3,
CR, R

8. Minimum horizontal dimension
is 20 ft.
9. Shall provide opportunities for
penetration of sunlight in majority
of plaza between 11:00 a.m. and
2:00 p.m.
10. Shall not be used for parking,
loading or vehicular access.
11. Shall provide “Public Access”
signage and be open to the public
from 7:00 a.m. to 9:00 p.m. daily or
during business hours, whichever is
longer.
11. LEED GOLD OR PLATINUM

0.13 FAR bonus for LEED Gold.

1. Building shall meet minimum

CERTIFICATION

0.33 for LEED Platinum.

criteria for LEED certification in
chosen category.
2. A performance bond equivalent
to the value of the bonus shall be
provided to the City by the
developer. In the event the project
does not achieve the planned
rating, all or part of the money
shall be used for environmental
improvements identified by the
City.

12. ACTIVE RECREATION AREA*

9.7 sf bonus building area per sf of active 1. May not be used for parking or

An area which provides active

recreation area. 66.7 sf building area

storage.

bonus per $1,000 active recreation

2. May be located out of doors, on

recreational facilities for tenants of

the development of which it is a part improvement (does not include land
and for the general public. Does not value).
include health or athletic clubs.

top of, or within a structure.
3. Recreational facilities include,
but are not limited to, sport courts,

*Floor area shall not be counted for

child play areas, and exercise

the purpose of calculating FAR.

rooms.
4. May be fee-for-use but not
exclusively by membership.
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APPLICABLE ZONES AND BONUS (3)
AMENITY (1)

MO-1, OR-1, OR-2, RC-1, RC-2, RC-3,

DESIGN CRITERIA

CR, R
13. NATURAL DRAINAGE

0.7 sf bonus building area per sf of

1. Shall meet criteria of the

PRACTICES

effective natural drainage practice.

Bellevue Utilities Department

Low impact development techniques

Engineering Standards Chapter D9,

that improve natural drainage

now or as hereafter amended.

practices such as rain gardens,

2. Underlying soil condition and

pervious pavement, vegetated roof,

infiltration rate must be

and amended soils.

appropriate for the practice.
3. Requirement for large storm
events as determined by Bellevue
Utilities Department shall be met.
4. Maintenance of the natural
drainage practice is the obligation
of the property owner for the life
of the project.
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Attachment 4. Regional Bonus Systems for Providing Affordable Housing
Marysville
a) Benefit units consisting of rental housing permanently priced to serve
nonelderly low-income households (i.e., no greater than 30 percent
of gross income for household at or below 50 percent of Snohomish
County median income, adjusted for household size). A covenant on
the site that specifies the income level being served, rent levels and
requirements for reporting to the city shall be recorded at final
approval.
b) Benefit units consisting of rental housing designed and permanently
priced to serve low-income senior citizens (i.e., no greater than 30
percent of gross income for one- or two-person households, one
member of which is 62 years of age or older, with incomes at or below
50 percent of Snohomish County median income, adjusted for
household size). A covenant on the site that specifies the income
level being served, rent levels and requirements for reporting to the
city of Marysville shall be recorded at final approval.

Incentive
1.5 bonus units per benefit, up to a maximum of 30 low-income
units per five acres of site area; projects on sites of less than five
acres shall be limited to 30 low-income units.

c)

1.0 bonus unit per benefit unit.

Benefit units consisting of mobile home park space or pad reserved
for the relocation of an insignia or no insignia mobile home that has
been or will be displaced due to closure of a mobile home park.

Bellingham
a)
All purchasers or tenants shall be from a household whose annual
income, at the household’s initial occupancy of the single-family
residence, is 80 percent or less of the median income (determined
by Housing and Urban Development) as adjusted by family size of
the Bellingham Standard Metropolitan Statistical Area (SMSA),
specifically defined as Whatcom County.
b)
The monthly expenditure by a purchaser, as described in
subsection (B)(4)(b)(ii)(A) of this section, for housing including rent
or mortgage repayment, insurance, taxes and utilities (water and
sewer) shall not exceed 38 percent of the gross household income
at the time of purchase and the amount for rent or mortgage
repayment shall not exceed 30 percent of gross household income.
All other variable living expenses associated with the resident’s
occupancy shall not be a factor in the calculation of affordability.

1.5 bonus units per benefit, up to a maximum of 60 low-income
units per five acres of site area; projects on sites of less than five
acres shall be limited to 60 low-income units.

Incentive
Provide 1 SF; receive 4 SF.

Provide 1 SF; receive 4 SF.
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Bellevue
a) Bonus for residential/mixed-use development at up to 80% median
income level for rental.
b)

Bonus up to 100% income level for ownership.

*

Floor area shall not be counted for the purpose of calculating FAR.

Shoreline
a)
When each of the additional units is provided for rental households
in these groups:
- Extremely low income – 30 percent of MHI;
- Very low income – 31 percent to 50 percent of MHI;
- Low income – 51 percent to 80 percent of MHI;
- Moderate income – 80 percent of MHI;
b) When each of the additional units is provided for ownership:

*

*
*

The affordable units constructed under the provisions of this chapter
shall be included within the parcel of land for which the density bonus
is granted. Segregation of affordable housing units from market rate
housing units is prohibited.
MHI is the amount calculated and published by the United States
Department of Housing and Urban Development each year for King
County.

Incentive
4.6 sf bonus area per sf of affordable rental housing at 80%
median income. Fee-in-lieu for Tier 1 residential: $18 per sf bonus
area.
7.2 sf bonus building area per sf of ownership affordable
housing at 100% median income.
Fee-in-lieu for nonresidential and Tier 2: $15 per sf bonus area.
Incentive

Density may be increased by up to a maximum of 50 percent
above the underlying base density.

Up to a maximum of 50 percent above the underlying base density
when each of the additional units or residential building lots are
provided for households in the extremely low, very low, or lowincome groups.

(Fractions of 0.5 or greater are rounded up to the nearest whole
number.)

A development fee waiver may be approved by the Director for City
imposed fees based on the percentage of affordable housing units to
be constructed or remodeled that will be affordable to residents
whose annual income does not exceed 60 percent King County Area
Median Income. The development fee waiver will be commensurate
with the percentage of affordable units in the development.
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Attachment 5. Glossary of Acronyms
Affordable Commercial Tenanting Bonus Space Program (ACT) – Prosper
Portland’s Bonus Program allows mixed-use development projects to access a floor
area ratio and height bonus to add additional space to residential, commercial office or
hotel projects within approved Commercial/Mixed-Use zones. Priority tenants for the
affordable space are local businesses owned by women and/or people of color; local
businesses primarily owned by individuals who are members of historically underserved
populations; and non-profit organizations which serve historically underserved
communities, including communities of color.
Area Median Income (AMI) – Area median income is the midpoint of a region's income
distribution, meaning that half of households in a region earn more than the median and
half earn less than the median
Best Management Practice for Stormwater (BMP) – Structural, vegetative or
managerial practices used to treat, prevent or reduce water pollution.
Floor Area Ratio (FAR) – The floor area of all buildings on a lot divided by the area of
that lot.
Low Impact Development (LID) – A stormwater management and land development
strategy that emphasizes conservation and use of onsite natural features integrated with
engineered, small-scale hydrologic controls, and aims to capture water, slow it down,
allow it to enter the soil, and clean and cool the water before it reaches streams.
Multifamily Tax Exemption (MFTE) – Tax exemptions for developers that create
affordable housing in areas zoned for multi-family development.
Square Feet (SF) – A unit of area equal to a square one foot long on each side.

Planning Commission - October 6, 2021
Page 33 of 33

