
2019 Annual Threshold Review Comprehensive Plan Amendment 
 Recommendation and Consideration of Geographic Scoping 

Site-Specific Amendment 
 

The Park in Bellevue 
 
Staff Recommendation: Do not include The Park in Bellevue Comprehensive Plan Amendment in the 2019 annual 
work program. 
 
Application Number: 19-104143 AC 
Subarea: North Bellevue 
Original Addresses: 1515 Bellevue Way NE 
Applicant: Continental Properties Inc. 
 
PROPOSAL 
Threshold Review is the first step in Bellevue’s two-part plan amendment review process. Its purpose is to determine 
which amendments should be included in the annual Comprehensive Plan Amendment work program. If included, the 
next step for the application would be Final Review evaluation and decision with another staff review, Planning 
Commission public hearing, and City Council action. 
 
The Park in Bellevue CPA 19-104143 AC 
This privately-initiated application proposes one site-specific amendment to the 9.4-acre site at 1515 Bellevue 
Way NE in the North Bellevue Subarea from Multifamily-Medium (MF-M) to a Comprehensive Plan designation—
Multifamily-Urban Residential (MF-UR). This designation does not exist in the Comprehensive Plan. See 
Attachment 1. 

 
This application also proposes two non-site-specific 
amendments to the Bellevue Comprehensive Plan 
Glossary to add a Multifamily-Urban Residential (MF-UR) 
definition (allowing more than 30 units per acre), and to 
delete Policy S-NB-39 (Attachment 3) in the North 
Bellevue Subarea Plan providing for conditions on any 
rezone in the vicinity of the intersection of Bellevue Way 
NE and NE 12th Street to minimize the impact of any 
development of adjoining single-family areas. 
 

NOTE: Only the Planning Commission, City Council, or 
Development Services Director can initiate amendments to 
the text of the Land Use Code (LUC 20.30J). The following text 
is provided here as an informational courtesy: 

 
The applicant also requested the city initiate a Land Use Code Amendment to establish an “R-110” zone that 
would be consistent with an MF-UR designation under the Growth Management Act, allowing up to 110 units 
per acre, with a maximum building height of 75 feet, and amending LUC Sections 20.10.220, 20.10.440, 
20.10.010 and 20.25B. 

 
The application states that “the land use context of the Northwest (sic) Bellevue Subarea Plan has changed 
dramatically due to the upcoming introduction of regional light rail to Downtown, explosion of growth in 
Downtown Bellevue…[a] need to provide a diversity of housing options and new housing capacity has reached an 
urgent level due to unanticipated sharp rises in population and housing costs in the City and King County” with the 
result that “redevelopment of the property is currently limited by the current MF-M designation of the property 
because the designation is not consistent with higher-density residential zoning adjacent to Downtown Bellevue.” 
 

Neighborhood: Southwest Bellevue 

Neighborhood: North Bellevue 



The application concludes then, that “The MF-M designation…is not sufficient to maximize the quality of life, 
economic, and efficiency benefits inherent to the property’s location adjacent to the major commercial, 
employment, and transportation center of Downtown Bellevue.” See Attachment 2. 
 
OVERVIEW OF STAFF RECOMMENDATION 
Staff recommends not including this proposed amendment in the 2019 work program because the application 
does not meet 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 criteria are not met: 
 

Threshold Review Decision Criteria Meets/Does Not Meet 
A – Appropriately addressed through Plan Does Not Meet 
B – Compliance with three-year limit Meets 
C – Does not raise policy issues outside CPA Does Not Meet 
D – Reasonably reviewed with resources Does Not Meet 
E – Addresses significantly changed conditions Does Not Meet 
F – Expand Geographic Scope Meets 
G – Consistent with current general Plan policies Does Not Meet 
H – State law, court or admin decision requires it  N/A 

 
BACKGROUND 
The site contains 184 multifamily housing units and is built out at its R-20 zoned density. 
 
Staff recommends not expanding the geographic scope of the proposal. The Planning Commission at its March 13 
study session agreed; the application and staff report reflect that. 
 
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. Community Development staff has concluded that the proposal should not be included in the annual 
work program. This conclusion is based on the following: 
 
A. The proposed amendment presents a matter appropriately addressed through the Comprehensive Plan; 

and 
 
The proposal does not present such a matter. 
 
Premature to consider Plan as appropriate place 
Combining land use issues of such complexity as these has been accomplished through City Council direction 
on major land use and transportation initiatives, with extensive public engagement demanded by the GMA, 
and with a SEPA focus on thorough environmental analysis. We know right away that a new designation—one 
so open-ended as to be defined as “anything over 30 DU” would create potential impacts well outside of the 
annual amendment process, a process that exists to raise questions of appropriate density inside of the 
existing framework of the Comprehensive Plan. 
 
Staff measured this criterion against the predictability and stability sought by the Plan along with Citizen 
Engagement policy direction. Such appropriateness might be addressed only after engaging in the wide-area 
citizen engagement called for by these policies. The combination of non-existent Plan designation, new and 
open-ended Glossary definition, and just to make sure—new Land Use Code definition and zone—make it 
premature to consider the Plan as the appropriate place, without first implementing Citizen Engagement 
policy at CE-2, CE-7, and CE-8: 
 



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

• CE-7 Prepare a public involvement program that is tailored to effectively and efficiently involve the public 
in major revisions to the general elements and subarea plans of the Comprehensive Plan. Utilize citizen 
advisory committees or other methods that represent a broad spectrum of viewpoints as part of the 
public involvement program. 
 

• CE-8 Encourage community involvement through master planning of large public projects to provide a 
predictable review process.  

 
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 Park in Bellevue has not previously applied for a proposed 
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 
 
Ten-year major plan update 
The annual amendment process exists to amend within existing map and policy frameworks. Proposing a 
designation and zone that do not exist in the Plan is an action that could only be addressed in the larger, 
citywide 10-year major plan update process because that is when we take on things we haven’t done before. 
 
However, the larger issue of locating Downtown-level densities outside of the Downtown (or outside of any of 
the other designated growth centers) is a topic that is unlikely to become part of an ongoing work program 
approved by the City Council. 
 
The proposal is inconsistent with the outsized role that community engagement, and stability and 
predictability emphasized by the plan play in comprehensive planning decisions. Deciding where lines are 
drawn always has citywide ramifications; the city continues to effectively use the plan amendment process to 
address geographic proximity and transition uses within existing development areas (emphasis added.) 

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

Comprehensive Plan Amendment Work Program; and  
 

Staff determines this proposed amendment cannot be reasonably reviewed. 
 
Plan designation that does not exist needs analysis outside the annual scope 
The proposal could not be reasonably reviewed within the resources and timeframe of the annual CPA work 
program due to the proposed new Plan designation and definition. The additional requirement amending the 
Land Use Code to allow an “R-110” zone to be able to implement an MF-UR designation and glossary term, 
and proposal to delete existing Subarea Plan policy on the premise that the policy is no longer needed are 
topics outside of the scope of the annual plan amendment process, properly belonging to the Land Use Code 
Amendment and Great Neighborhoods subarea planning process, respectively. Their community engagement 
efforts fall outside of the annual plan amendment’s schedule scope. 
 
That preliminary geographic scoping analysis suggested up to 5,000 new housing units of capacity just in this 
one area, with 1,000+ just on the Park in Bellevue site, up from 184, emphasizes that we need to understand 



these kind of environmental impacts citywide, and not just where someone needs a spot zoning. Plan 
implementation has worked precisely because a line limit does matter when it is a house on one side and a 
downtown office building on the other, and have put mitigation tools in place such as Downtown perimeter 
and transition standards. 
 

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 

 
No change in growth strategy 
The application does not demonstrate significantly changed conditions on the site or its surrounding area. 
The City-wide Comprehensive Plan update was adopted by the City Council in 2015. It lays out the City’s 
overall growth strategy specifically in the Land Use, Economic Development, and Neighborhood Elements. 
Placing more Downtown-levels growth on this site outside of the Downtown (doesn’t matter how close) is not 
part of that overarching strategy, of managing growth and development while working to protect and 
enhance neighborhoods. 
 
The context of the issue for this proposed amendment is proposing a designation that does not exist in the 
Plan. The proposed amendment does not demonstrate evidence of significant change due to the 
unanticipated consequences of an adopted policy—that the upcoming introduction of regional light rail to 
Downtown, an “explosion of growth” in Downtown Bellevue, and the need to provide new housing that has 
reached an urgent level—have somehow not been anticipated by the Plan. Aging buildings do not represent 
significantly changed conditions on the subject property or in its surrounding area. Deleting an important 
subarea policy (S-NB-39) would only be a change related to the pertinent Plan map or text if the deletion had 
occurred through a subarea planning process or separate amendment.  

 
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 

 
Staff recommends no expansion of geographic scope. The site is on the west side of Bellevue Way about 500 
feet north of the Downtown boundary. At first glance, it seems that properties to the north, east and south of 
the site share similar low, medium, and high multifamily land uses—a density characteristic of multifamily 
that is outside of the Downtown. All of the properties in turn, including the site, also share some boundary 
with areas of single-family built land use densities. 

 
Similarly-shared characteristics are more than land use, though. The application signals a readiness for site 
redevelopment that has not been indicated by the other nearby multifamily sites. Were a conclusion to be 
reached that a shared multifamily land use designation alone is grounds for expansion of the geographic 
scope of the proposal, we would have to anticipate that the existing 184 housing units on the site under the 
existing designation would expand to a 1,034-housing unit capacity outcome under an MF-UR designation at 
the density contemplated by the requested LUCA. A proposal geographically expanded to the approximately 
47 acres included in all of the multifamily designations—situated similarly by land use and proximity to single 
family land use densities—would further expand the existing 751 housing units to a 5,170-housing unit 



capacity. This potential outcome is not what “the minimum necessary” language intended for expanding the 
geographic scope of a plan amendment proposal. 

 
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(s) are inconsistent with current general policies and with CPP policy 
implementation. 

 
The focus of the Land Use Element—the foundational part in the Plan’s foundational policy document role, 
balances growth through various policies and maps, drawing a line both literally and figuratively to enforce 
what the communities mean about appropriate growth in appropriate places. 
 
Plan growth geography and the bright line 
Reflecting Plan implementation, growth boundaries such as [the] Urban Growth Boundary, subareas like 
BelRed, and  the defined Urban Center that is Bellevue’s Downtown (or Redmond’s Overlake), exist in fact and 
not just in desire. These boundaries exist to inform and direct development to the most appropriate areas and 
limit development beyond those areas. The boundary is a geographic delineation which marks the separation 
of areas where more intense development is appropriate from those where it isn’t appropriate. 
 
Growth boundaries direct growth to locations where it is desired and will be supported by necessary 
infrastructure, facilities and services. Its advantages are many, including but not limited to preservation of 
community character, promotion of efficient and cost-effective infrastructure, and indications to property 
owners, developers, and the public which land is most appropriate for development. 

 
• Goal of the LU Element and LU-1 

It is the goal of the Land Use Element to maintain a land use pattern that protects natural systems and 
retains trees and open space; maintains and strengthens the vitality, quality and character of Bellevue’s 
neighborhoods; and focuses development activity in Downtown and other commercial and residential 
centers. 

 
LU-1. Promote a clear strategy for focusing the city’s growth and development as follows: 

1. Direct most of the city’s growth to the Downtown regional growth center and to other areas 
designated for compact, mixed use development served by a full range of transportation options. 

2. Enhance the health and vitality of existing single family and multifamily neighborhoods. 
3. Continue to provide for commercial use and development that serve community needs. 

 
Land Use Element p. 37. Bellevue has sufficient land capacity to accommodate about 23,000 additional 
housing units and about 83,300 jobs, giving it more than enough capacity to meet is projected growth to 
2035. About half of future housing and job growth is planned for Downtown Bellevue… 
 
Land Use Element p. 46. Bellevue’s land use pattern creates sufficient land capacity to achieve growth 
targets, while directing growth to appropriate areas.  

 
Successful and unsuccessful Downtown amendments 
Where the plan amendment process has treated attempts to successfully amend the Downtown boundary 
(2015, Southern Boundary adjustments Ordinance No 6251; and 2017, 10777 Main Ordinance No. 6394) it has 
done so with recognition of the existing boundary framework around existing zones. Where the plan 
amendment process has treated attempts to unsuccessfully amend the Downtown boundary (a 2013 
proposed amendment “Encouraging transit-appropriate development densities in existing non-Downtown 



OLB commercial districts adjacent to Downtown” 13-106261 AC—was withdrawn by the applicant) it has done 
so noting that non-existent designations need more than an annual plan amendment pass. 
 
Consequence of eliminating subarea plan policy direction 
Finally, eliminating an existing policy specifically applicable to any development or redevelopment, and 
designed to mitigate impacts to single-family neighborhoods does not enhance the health and vitality of 
existing single family and multifamily neighborhoods 

 
and: 
 
H. 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 2019 annual proposed amendments were introduced to the Planning Commission with a February 27 
introductory study session, and a March 13 study session examining the potential expansion of geographic scope 
for each of the privately-initiated applications. 
 
Notice of the Application was published in the Weekly Permit Bulletin on February 21 and mailed and posted as 
required by LUC 20.35.420.  Notice of the April 24 Public Hearing before the Planning Commission was published 
in the Weekly Permit Bulletin on April 4  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. 
 
Ten public comments have been submitted on this application to date. Two comments were for information; the 
remaining eight expressed specific objections to the proposed amendment regarding building height and bulk, 
and the idea of location such density outside of Downtown. See Attachment C. 
 
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 2019 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 February 27 “Comprehensive Plan Amendment Overview” Planning Commission study session 
• A March 13 “Introductory and statutory process review” Planning Commission study session 
• “Drop-in” CPA sessions at Mini City Hall on March 22 (nine individuals) and March 25 (four individuals) 
• Official Weekly Permit Bulletin notice 

 
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, and are posted on the web site. 
 
The next step in this continuous public engagement process includes the City Council’s agenda item establishing 
the annual work program. After that, the city will take any proposed amendments out into the various 
neighborhoods for discussion during Final Review evaluation. 
 
ATTACHMENTS 



1. Site map 
2. Application materials 
3. North Bellevue Subarea Plan Policy S-NB-39 
4. Public Comments (online) 
 

https://bellevuewa.gov/city-government/departments/community-development/planning-initiatives/comprehensive-plan/comprehensive-plan-amendments
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