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

Site-Specific Amendment 
 

Jewish Day School 
 
Staff recommendation: Do not include the Jewish Day School Comprehensive Plan Amendment in the 
2018 annual work program. If included, expand the geographic scope of the proposal to include Temple 
B’nai Torah (TBT). 
 
Application Number: 18-103963 AC 
Subarea: Crossroads 
Original Addresses: 15749 (JDS) and 15727 (TBT) NE 4th Street 
Applicants: Rosen Harbottle 
 
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. 
 
Jewish Day School  
                
This privately-initiated application would amend 
9.3 acres of the Crossroads Subarea map from 
Single Family-Low (SF-L) to Single Family-High 
(SF-H) at 15749 and 15727 NE 4th Street. The 
site is developed with classroom and gym 
buildings, fields and parking (JDS) and the  
(separately-owned) Temple B’nai Torah. 

 
The applicant states that the Plan does not 
anticipate the need for higher housing densities for 
sites that are evolving from containing privatized 
educational facilities. The applicant has stated that 
the proposed amendment would align 
Comprehensive Plan principles that seek to manage 
impacts of forecasted community-wide growth; and that it would 
maintain the city’s image in the face of competing social, economic, 
and environmental demands. 
 
OVERVIEW OF STAFF RECOMMENDATION 
Staff recommends not including this CPA in the 2018 work program because the application does not 
meet all the Land Use Code decision criteria for Threshold Review of a privately initiated 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) 

Neighborhood: Crossroads 



 
The proposal does not demonstrate evidence of significantly changed conditions under any of the 
standards set for unanticipated consequences, changes on the property or surrounding area, or changes 
related to the pertinent Plan map or text. 
 
The proposal does not demonstrate evidence of the unanticipated consequence of an adopted policy or 
policies. The bundle of policies governing neighborhoods includes direction in the Residential Areas 
section of the Land Use Element; the Adaptability section of the Neighborhoods Element, and the in the 
goals of the Housing Element for community objectives for housing. The Crossroads Subarea is silent on 
this area; status quo for appropriate density. 
 
A change of ownership or use is not a changed condition on the subject property needing attention 
through the amendment process. School and religious institutions are expected parts of a neighborhood 
through the conditional use permit (CUP) process. The underlying zoning is the “backup” to anticipating 
change of ownership or use. Plan policy supports increases in density where the infrastructure supporting 
such density—access to transit, commercial areas, and open space—is available. The presence of SF-L 
and SF-H does not suggest a conflict between them, so the level of appropriate density needs 
responsiveness to a larger issue. 
 
The proposal does not identify changes to the pertinent Plan map or text other than as a response to 
citywide growth. The city has documented adequate capacity to meet its housing growth targets. For the 
changing role of such institutional sites in responding to growth pressure—with implications of a 
magnitude that need to be addressed for the Plan to continue to function as an integrated whole—a 
nexus to larger issues is necessary, because it is that nexus that is an unanticipated consequence of Plan 
policy. 
 
BACKGROUND 
The zoning and rezoning history in the Hillaire area around NE 4th documents that such actions occurred 
within a few years of the 1967 annexation of the area. The zoning and rezoning actions typically 
established city zoning from county zoning after annexation. Ordinance 1783 is all the zoning to the east, 
south and west of JDS and the Temple. Ordinance 1200 is JDS itself. Ordinances 1050 and 1197 are the 
Hillaire area. Although the names of the zones are not the same as they are now—e.g. city zoning of R-
7.2 then is today’s R-5, the underlying density is the same. 
 
The history of these zoning actions suggest that zoning has remained consistently over the years what it 
is today. We have found no evidence of other zoning actions. 
 
The JDS and Temple sites together have 23,000 net square feet of school buildings and 19,000 square 
feet of Temple building on a 9.3-acre total site. 
 
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 CPA work program. Department of Planning and Community Development staff has concluded that 
the proposal should not 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 Does not Meet 

F – Expand Geographic Scope Meets 

G – Consistent with current general Plan policies Does not Meet 

 
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. Neither JDS nor Temple B’Nai Torah have 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. Keeping the focus on this site and its relationship to its 
neighborhood assures that review stays within annual plan amendment expectations.  

 
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 because the potential maximum density is measurable.  The proposal is a site-specific CPA 
on the combined JDS/Temple B’nai Torah property. 
 
The existing SF-L and R-1.8 zoning could permit a density of up to 17 units per acre and an SF-H, R-5 
zoning could permit up to 47 units per acre. There are no identified critically sensitive areas on site 
which could constrain density. 
 
JDS and the Temple share various recorded agreements which could influence redevelopment 
capacity, since each property could be separately sold: 
 

1. TBT has a lease to use classrooms at JDS.  The initial 50-year term expires 8/14/2046 and is 
subject to five 10-year renewals. 



2. A recorded Covenant (attached) between TBT and JDS establishes TBT’s right to be 
conveyed  Lot 2 by JDS under certain circumstances.  Both parties have mutual rights of first 
refusal to purchase each other’s property. 

3. A recorded Reciprocal Easement Agreement (REA) between TBT and JDS provides certain 
rights for ingress, egress, parking, and utilities.  The REA was amended and the easement in 
the REA were made perpetual. 

 
E. The proposal does not address 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 use of an existing institutional 
property in a neighborhood to housing. Is the appropriate housing density: 
 

• The existing zoning—itself a result of city policy that zones non-residential uses in neighborhoods 
with residential zoning, intended to provide stability in anticipating growth? Or is it 

• An opportunity to examine a site that did not previously have residential uses, in anticipation of 
larger city growth issues? 

 
The application states there is a need for higher housing densities to address citywide growth 
pressures, and that the Comprehensive Plan does not anticipate the use of sites evolving from their 
privatized educational facility role in identifying appropriate and responsive redevelopment densities. 
 
We disagree. The proposal does not demonstrate evidence of the unanticipated consequence of an 
adopted policy or policies. Changes to the pertinent Plan text in 2015 introduced adaptability as a 
part of a suite of strategies in the Neighborhood Element to address redevelopment. This means that 
the Comprehensive Plan did anticipate the use of such sites at the pertinent time. 

 
The application also suggests that the site is under-capacity for redevelopment when compared to its 
neighbors because it is a non-residential use with a residential designation. The application also 
states that redefining the JDS role within the community requires it to pursue the question of 
appropriate density on the site. This redefinition is particularly necessary for JDS if the site, or the site 
of the separately-owned Temple, were to be sold for residential development. 
 
A change of ownership or use is not a changed condition on the subject property needing attention 
through the amendment process. School and religious institutions are expected parts of a 
neighborhood through the conditional use permit (CUP) process. The underlying zoning is the 
“backup” to anticipating change of ownership or use. Plan policy supports increases in density where 
the infrastructure supporting such density—access to transit, commercial areas, and open space—is 
available. The presence of SF-L and SF-H does not suggest a conflict between them, so the level of 
appropriate density needs responsiveness to a larger issue. 



 
The proposal does not identify changes to the pertinent Plan map or text other than the proposal is a 
response to citywide growth. The city has documented adequate capacity to meet its housing growth 
targets. For the changing role of such institutional sites in responding to growth pressure—with 
implications of a magnitude that need to be addressed for the Plan to continue to function as an 
integrated whole—a nexus to larger issues is necessary, because it is that nexus that is an 
unanticipated consequence of Plan policy. 
 
We also disagree that additional density on this site is required to respond to citywide growth 
pressures, because the city’s land use strategies and policies already anticipate higher housing 
densities in specifically-designated areas of the city. Additional land use strategies and policies ensure 
redevelopment fits into neighborhoods, with a goal of maintaining and enhancing shared qualities of 
stability, maintenance, and healthy levels of re-investment. And in the absence of a nexus to a larger 
policy issue—i.e. affordable housing—examining these institutional sites in neighborhoods does not 
create a consequence, change on the site, or map amendment need. 
 
In this regard, private institutions face the same issues as other property owners in neighborhoods. 
For the larger Comprehensive Plan to continue to function as an integrated whole, policy 
implementing such infill development should continue to evolve to address the various roles that 
these institutions seek for their property. 

 
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 

 
The original proposal involved a 6.2-acre map change from Single Family-Low (SF-L) to Single Family-
High (SF-H) at 15749 NE 4th Street in the Crossroads Subarea. 
 
The site is located on NE 4th Street just east of 156th 
Avenue NE. Across NE 4th Street to the north are existing 
single-family properties with the same allowed density as 
the JDS site. To the east and south of the site are existing 
single-family properties at the same density as that sought 
by the applicants. To the west is the separately-owned 
Temple B’nai Torah site. 

 
The JDS site and the Temple site are similarly situated in 
relationship to their surrounding neighborhoods and share 
characteristics of being bounded by NE 4th (effectively 
stopping consideration north of the street) and 
surrounding single family.  
 
The Planning Commission provided consensus direction 
that, based on staff comment and a letter from the 
attorney representing Temple B’nai Torah, the JDS site 
should be geographically expanded to include the Temple 
site. This expanded the area to approximately 9.3 acres. 

 



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 inconsistent with current general policies and with CPP policy 
implementation. The proposal for increased density on this site is not aligned with the 
Comprehensive Plan’s bundle of policies governing neighborhoods includes direction in the 
Residential Areas section of the Land Use Element; the Adaptability section of the Neighborhoods 
Element, and the in the goals of the Housing Element for community objectives for housing. The 
Crossroads Subarea is mostly silent on this area, a status quo for appropriate density. 
 

• Residential Areas (Land Use Element): The city’s residential areas exemplify Bellevue as an area 
of safe, quality neighborhoods with strong schools and great parks…A major objective of the Land 
Use Element is to maintain the vitality, quality, and character of Bellevue’s single family and 
multifamily residential neighborhoods while recognizing that neighborhoods will continue to 
adapt even while maintaining their character. 
 
…The city’s land use strategies work to ensure that new infill development appropriately fits into 
existing neighborhoods. Some older neighborhoods have not attracted much private investment. 
In these cases, the city may encourage and promote investments in neighborhoods that add 
vitality and are compatible with the neighborhood context. Additional information and policies 
regarding neighborhoods are in the Neighborhoods Element. 
 

• 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. 

 

• Introduction (Housing Element): The Housing Element works in conjunction with land use, 
transportation, economic development, and other community objectives addressed in this 
Comprehensive Plan. For instance, locating denser housing in mixed use areas along major transit 
corridors supports the city’s transportation objectives. Increasing the supply of housing available 
to the city’s diverse workforce supports economic development objectives. 
 

• Citizen Engagement-2 Consider the interests of the entire community and the goals and policies 
of this Plan before making land use decisions. Proponents of change in land use should 
demonstrate that the proposed change responds to the interests and changing needs of the entire 
city, balanced with the interests of the neighborhoods most directly impacted by the project.  

 
The proposed amendment is inconsistent with Countywide Planning Policy for: 

 

• DP-13 All jurisdictions shall plan to accommodate housing and employment targets. This 
includes: 
 



•     Adopting comprehensive plans and zoning regulations that provide capacity for residential, 
commercial, and industrial uses that is sufficient to meet 20-year growth needs and is 
consistent with the desired growth pattern described in VISION 2040; 

•     Coordinating water, sewer, transportation and other infrastructure plans and investments 
among agencies, including special purpose districts… 

 

• DP-39 Develop neighborhood planning and design processes that encourage infill 
development, redevelopment, and reuse of existing buildings and that, where appropriate 
based on local plans, enhance the existing community character and mix of uses. 
 

• H-4 Provide zoning capacity within each jurisdiction in the Urban Growth Area for a range of 
housing types and densities, sufficient to accommodate each jurisdiction’s overall housing 
targets and, where applicable, housing growth targets in designated Urban Centers. 

 
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 JDS 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 geographically-
expanded site receive official notice, as do people signed up to receive such notices. 
 
Twelve public comments have been submitted on this application to date (May 23). Comments ranged 
from asking for process information, to the land use impacts of developing the site at a higher density, to 
how the current zoning in the area came about, to aligning the Temple site with JDS for purposes of 
study, to differences between R-1.8 and R-5 zoning, to what the owners are contemplating for future 
redevelopment plans. 
 
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 
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