
2018 Annual Threshold Review Comprehensive Plan Amendment 
 Recommendation and Consideration of Geographic Scoping 

Site-Specific Amendment 
 

Bellevue Nursery 
 
Staff recommendation: Include the Bellevue Nursery Comprehensive Plan Amendment in the 2018 
annual work program. If included, do not expand the geographic scope of the proposal. 
 
Application Number: 18-103877 AC 
Subarea: Southwest Bellevue 
Original Addresses: 842 104th Ave SE 
Applicants: Rich Fielding Holding, LLC 
 
PROPOSAL 
Threshold Review is the first step in Bellevue’s two-part plan amendment review process. Its purpose is to 
determine the amendments that should be included in the annual Comprehensive Plan Amendment work 
program. If included, the next step for the application would be to move forward for Final Review evaluation 
and decision with another staff review, Planning Commission public hearing, and City Council action. 
 
Bellevue Nursery  
              
This privately-initiated application would amend 
0.53 acres of the Southwest Bellevue Subarea map 
from Single Family-High (SF-H) to Neighborhood 
Business (NB) at 842 104th Avenue SE. The site is 
developed with a plant nursery and buildings. 
 
The application states that aligning this long-time 
neighborhood use with zoning that would 
encourage its continued contributions to the 
neighborhood addresses Plan topics for 
neighborhood core needs both for local 
commercial businesses and as a community “third 
place.” The nursery is also established as contributing to a 
neighborhood character—acknowledged in the Southwest 
Bellevue Subarea Plan—"providing a sense of place and continuity for residents in a fast-changing 
community [that for] many years contributed to the quality of life for Bellevue residents” (SW Bellevue, 
p. 273). 
 
The application notes that the Plan did not anticipate that as a result of the residential designation now 
on the site, rather than encouraging single family development—an unlikely outcome—the designation 
has prevented redevelopment of this locally-contributing community business. 
 
OVERVIEW OF STAFF RECOMMENDATION 
Staff recommends including this proposed amendment in the 2018 work program because the 
application meets Land Use Code decision criteria for Threshold Review of a privately initiated 

Neighborhood: Southwest Bellevue 



Comprehensive Plan Amendment (LUC 20.30I.140). In particular, that the following decision criterion is 
met: 
 

The proposed amendment addresses significantly changed conditions since the last time the 
pertinent Comprehensive Plan map or text was amended. (LUC 20.30I.140.E) 

 
The context of the issue for this proposal: change the designation on an existing property that has only 
ever been used for commercial purposes but which is nonconforming to the residential designation that 
has long been applied to the site. 

 
The proposed amendment demonstrates evidence of significant change due to the unanticipated 
consequences of an adopted policy—the historical establishment of a residential land use designation 
directing redevelopment—setting up a conflict with the reality of the site and its’ extremely long-tenured 
use for commercial purposes. Thus, the nonconforming designation prevents the site from sustaining its 
community role. 
 
The city’s land use strategies are to ensure redevelopment fits into neighborhoods with a goal of 
maintaining and enhancing shared qualities of stability, maintenance, and healthy levels of re-
investment. 
 
The nursery is a business that is an anchor of the local community. It’s role as a “third place” is in conflict 
with the Plan designation for the site as residential. 
 
BACKGROUND 
The site was part of the original city incorporation (annexation). The history of the R-4 zoning appears 
lost to the mists of time, but we can speculate—based on the plat record—that the unique location and 
triangle configuration of this site stems from 104th 
Avenue SE and Bellevue Way SE being “cut in” to 
the original and very rectangular plat grid 
established with the C.R. Myers First Addition to 
Moorland. The underlying residential zoning was 
likely established with the original plat action, 
carried forward as subsequent ROW and 
jurisdiction actions occurred. 
 
The business’s web site states that 
 

“Bellevue Nursery has been part of the 
community for more than half a century, so our story is also the story of Bellevue, one of the fastest 
growing cities on the Eastside. Many of our customers still think of us fondly as the “Triangle Nursery”, 
since we sit on the triangular lot bounded by Bellevue Way SE, SE 10th St. and 104th Ave SE…” 
 
“Bellevue Nursery first opened as a Christmas tree lot because the building was not completed, but by 
the spring of 1955 it had become a full-scale nursery. The Mizokawa’s operated the nursery for 30 
years, selling it in 1984 to Walt and Myrna Smith. Their son Ken and his wife Lori bought the business in 
1989, and along with a dedicated team, worked hard to build on the quality of Bellevue Nursery’s 
service and products. 

 



“When Ken retired in the summer of 2014, the Tian family (Edwin, Jessica and three young daughters) 
pledged their commitment to this neighborhood gathering place, continuing to provide you with 
quality products, superior service, advice and inspiration!” 

 
THRESHOLD REVIEW DECISION CRITERIA 
The Threshold Review Decision Criteria for a proposed Comprehensive Plan Amendment are set forth in 
the Land Use Code in Section 20.30I.140.  A proposal must meet all of the criteria to be included in the 
annual work program. Department of Planning and Community Development staff has concluded that the 
proposal should be included in the annual work program.  
 

Threshold Review Decision Criteria Meets/Does Not Meet 

A – Appropriately addressed through Plan Meets 

B – Compliance with three-year limit Meets 

C – Does not raise policy issues outside CPA Meets 

D – Reasonably reviewed with resources Meets 

E – Addresses significantly changed conditions Meets 

F – Expand Geographic Scope Meets 

G – Consistent with current general Plan policies Meets 

 
This conclusion is based on the following analysis: 
 
A. The proposed amendment presents a matter appropriately addressed through the Comprehensive 

Plan; and 
 

The proposed amendment presents such a matter. The question of appropriate density on such site 
is appropriately addressed through Comprehensive Plan land use strategies that ensure that 
redevelopment fits into neighborhoods with a goal of maintaining and enhancing shared qualities of 
stability, maintenance, and healthy levels of re-investment. 

 
B. The proposed amendment is in compliance with the three-year limitation rules set forth in LUC 

20.30I.130.A.2.d; and 
 

The proposed amendment is in compliance. The Bellevue Nursery has not previously applied for a 
plan amendment. 

 
C. The proposed amendment does not raise policy or a land use issues that are more appropriately 

addressed by an ongoing work program approved by the City Council; and 
 

The proposal does not raise such issues. The city’s active and ongoing economic development work 
seeks to sustain an environment that supports local businesses and their established relationships 
with their communities, but it does not directly address appropriate land use designations.  

 
D. The proposed amendment can be reasonably reviewed within the resources and timeframe of the 

Annual Comprehensive Plan Amendment Work Program; and  
 

The proposal could be reasonably reviewed within the resources and timeframe of the annual work 
program. The proposal is a site-specific plan amendment at the Bellevue Nursery property. 



 
The existing SF-L and R-4 zoning of the roughly half-acre lot could permit up to two single family 
dwelling units. NB designation and zoning could permit an FAR “bucket” of .5 which is roughly 10,000 
square feet of development capacity. The reasonable effect of this limited amount of capacity, 
dimensional zoning constraints, and the triangular configuration of the site together would not 
require resources and time outside of the annual work program to review. 
 

E. The proposal addresses significantly changed conditions on the subject property or its surrounding 
area where such change has implications of a magnitude that need to be addressed for the 
Comprehensive Plan to function as an integrated whole. 
 

Significantly changed conditions.  Demonstrating evidence of change such as 1) unanticipated 
consequences of an adopted policy, or 2) changed conditions on the subject property or its 
surrounding area, or 3) changes related to the pertinent Plan map or text; where such change has 
implications of a magnitude that need to be addressed for the Comprehensive Plan to function as 
an integrated whole.  This definition applies only to Part 20.30I Amendment and Review of the 
Comprehensive Plan (LUC 20.50.046); and 

 
The context of the issue for this proposed amendment is changing the designation on an existing 
property that has only ever been used for commercial purposes, but which is nonconforming to the 
residential designation that has long been applied to the site. 
 
The proposed amendment demonstrates evidence of significant change due to the unanticipated 
consequences of an adopted policy—the historical establishment of a residential land use 
designation directing redevelopment—setting up a conflict with the reality of the site and its’ 
extremely long-tenured use for commercial purposes. Thus, the nonconforming designation prevents 
the site from sustaining its community role. 
 
The city’s land use strategies are to ensure redevelopment fits into neighborhoods with a goal of 
maintaining and enhancing shared qualities of stability, maintenance, and healthy levels of re-
investment.  
 
The circumstance the nursery business finds itself in is very similar to that of other aging 
neighborhood commercial centers that not only provide goods and services to residents but serve as 
important focal points and gathering spaces for surrounding communities. “They are places where 
people run into their neighbors, where groups gather for meetings, and where celebrations happen. 
Bellevue recognizes the importance of maintaining the health of these neighborhood centers.” 
(Neighborhood Commercial Centers, Land Use Element p. 43) 

 
The Bellevue Nursery site is too small to take advantage of commercial center redevelopment. 
Redevelopment, rather than seen as something to take advantage of a newly-acquired commercial 
zoning, is instead a way to meaningfully sustain the site’s role in the community. 

 
F. When expansion of the geographic scope of an amendment proposal is being considered, shared 

characteristics with nearby, similarly-situated property have been identified and the expansion is the 
minimum necessary to include properties with those shared characteristics; and 

 



Because the site is bounded on all three of its sides by right-of-way (ROW) the street ROW creates a 
strong divide for the site to its surrounding uses and there as such are no similarly situated or shared 
characteristics. Staff has recommended no expansion of the geographic scope. 

 
G. The proposed amendment is consistent with current general policies in the Comp Plan for site-specific 

amendment proposals. The proposal must also be consistent with policy implementation in the 
Countywide Planning Policies (CPP), the Growth Management Act, other state or federal law, and the 
Washington Administrative Code; or 

 
The proposed amendment is consistent with current general policies and with CPP policy 
implementation. The conflict posed by the proposed amendment’s solution aligns with issues 
identified in the Land Use Element for neighborhood commercial centers, and is consistent with 
current general policies in the Comp Plan for site-specific amendment proposals: 

•  “Neighborhood Commercial Centers - Bellevue has several smaller, neighborhood-oriented 

retail centers…These centers not only provide goods and services to local residents, they serve as 

important focal points and gathering spaces for the surrounding communities. Neighborhood 

centers help establish neighborhood identity through the unique mix of local stores, design, and 

even public art. They are places where people run into their neighbors, where groups gather for 

meetings, and where celebrations happen. Bellevue recognizes the importance of maintaining the 

health of these neighborhood centers.  

Local neighborhood centers are not expected to grow significantly, but changes in neighborhood 

needs and retail demands may change land use over time…The Land Use Element supports 

continued engagement and investment to maintain the health of these important neighborhood 

centers. 

Bellevue residents desire places to gather and connect with neighbors. These places are neither 

home nor work but an additional type of gathering place referred to as “third places.” The 

Economic Development Element provides further discussion about the value of revitalizing third 

places. In some cases, it may also be appropriate to create new neighborhood gathering places.” 

(Land Use Element p. 43.) 

 

• Adaptability (Neighborhoods Element): Bellevue is a growing, international, world-class city. 
Bellevue’s neighborhoods reflect its past, present and future. Bellevue’s neighborhoods are not 
static. They are dynamic communities that will continue to adapt and change while seeking to 
preserve what residents’ value most. They will grow with new schools, businesses, parks and 
amenities. They will reflect the market forces that respond to the changing needs and external 
pressures that impact their community. 
 

and: 
 
G. State law requires, or a decision of a court or administrative agency has directed such a change. 
 

State law or a decision of a court or administrative agency has not directed the suggested change. 
 
PUBLIC NOTICE AND COMMENT 
The 2018 annual proposed amendments were introduced to the Planning Commission with a January 24 
“Comprehensive Plan Amendment Overview” study session; a March 14 “Introductory and statutory 



process review” study session; and an April 25 study session examining the potential expansion of 
geographic scope for each of the privately-initiated applications. 
 
The Bellevue Nursery application was introduced to the Commission during an April 25, 2018, study 
session. Notice of the Application was published in the Weekly Permit Bulletin on February 22, 2018, and 
mailed and posted as required by LUC 20.35.420.  Notice of the June 13, 2018, Public Hearing before the 
Planning Commission was published in the Weekly Permit Bulletin on May 24, 2018, and included notice 
sent to parties of interest. Owners and residents within the 500-foot noticing perimeter of the site 
receive official notice, as did people signed up to receive such notices. 
 
Four public comments have been submitted on this application to date (May 23). Three comments were 
for information; the fourth expressed specific objections to the proposed amendment regarding 1) the 
“significantly changed conditions” criterion and 2) the “not materially detrimental…” rezone decision 
criteria. Examining rezone criteria is a premature exercise here during Threshold Review. 
 
Effective community engagement, outreach, and public comments at Threshold Review 
Applicants, residents, and communities are engaging across a variety of media in proactive public 
participation during the 2018 annual review process. The city’s early and continuous community 
engagement includes: 
 

• Responsive early outreach to requests for information and to become parties of interest 

• Responding in writing to each written public comment submitted and returning phone calls 

• Expanded web page material at Comprehensive Plan Amendments with the review schedule, the 
applications list, and a “What’s Next” timeline 

• A January 24 “Comprehensive Plan Amendment Overview” Planning Commission study session 

• A March 14 “Introductory and statutory process review” Planning Commission study session 

• Official Weekly Permit Bulletin notice as required 
 
Public comments come in throughout the process. All written comments are included in the public 
record, for reference and for use by decision-makers. At the various steps, the comments are included in 
their original form to the Planning Commission as attachments to staff report recommendations. They 
are posted on the web site. 
 
The next steps in this continuous public engagement process include the City Council’s agenda item 
establishing the annual work program. Then, the city will take the proposed amendments out into the 
various neighborhoods for discussion during Final Review evaluation. 
 
ATTACHMENTS 
1. Site map 
2. Application materials 
3. Public Comments 
 



370

2,220

Map Generated on: The City of Bellevue does not guarantee that the information on this map is accurate or complete. This data is provided on an "as is" basis and disclaims all warranties.

Bellevue Nursery CPA

02/20/2018

2510 125

Locator    Map

1,505Scale 1: Feet

City Parks

Parcels






































	Bellevue Nursery 2018 CPA TR staff recommendation 6-13-2018
	Bellevue Nursery CPA ortho site map
	2018 18-103877 AC Bellevue Nursery CPA application
	2018 Bellevue Nursery CPA public comments
	2018 Bellevue Nursery CPA public comments.pdf
	2018 Bellevue Nursery CPA public commentsb.pdf


