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

Site-Specific Amendment 
 

12620 Northup Way 
 

Staff Recommendation: Do not include the 12620 Northup Way Comprehensive Plan Amendment in the 
2019 annual work program. 
 
Application Number:  19-104147 AC 
Subarea: BelRed 
Original Addresses: 12620 Northup Way 
Applicant: YuxhRealty/Yu XaiHou    
 
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. 
 
12620 Northup Way CPA 19-104147 AC 
This privately-initiated application proposes a site-specific amendment to a 1.47-acre site at 12620 Northup 
Way NE in the BelRed Subarea from BelRed-General Commercial (BR-GC) to BelRed-Commercial Residential 
(BR-CR). See Attachment 1. 
 
The applicant states that their site was perhaps 
inadvertently included in the BR (sic) zone, 
claiming that it is a zone that anticipates large 
footprint buildings with surface parking; that 
WSDOT’s rebuild of the SR 520-124th Avenue 
NE interchange is a significantly changed 
condition warranting the reorientation of their 
site to this interchange—what they refer to as 
“porosity”—rather than to its current 
orientation towards BelRed areas and the Spring 
District; and that the use of BelRed zoning’s FAR 
incentive systems which are not available to 
them under their current designation would be 
the most practical application of current codes 
to yield productive use of real estate while 
contributing to the goals of the Spring District. This latter advantage, the application asserts, makes the 
proposed amendment consistent with the vision of the Comprehensive Plan because it will help generate 
revenue which Bellevue is depending on to fund new amenities that the Comprehensive Plan envisions. 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 (LUC20.30I.140). In particular, that the following decision criteria are not 
met: 
 

Threshold Review Decision Criteria Meets/Does Not Meet 
A – Appropriately addressed through Plan Meets 
B – Compliance with three-year limit Meets 
C – Does not raise policy issues outside CPA Does Not Meet 
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 
H – State law, court or admin decision requires it  N/A 

 
BACKGROUND 
 
12620 Northup Way site 
This site is undeveloped. The site immediately to the west and owned by the State of Washington is 
also undeveloped. Sites to the east are developed with existing buildings. All of it is part of the band 
of BR-GC extending across the northern tier of the BelRed Subarea and intended to provide 
appropriate density, height and development buffering to neighborhoods outside of BelRed as well 
as to create reasonable zoning to transition property in the Subarea that was originally designated 
General Commercial. 
 
The entire BelRed subarea, including the subject area, was reviewed during the Bel-Red planning 
process in 2006-2009, which resulted in a new subarea plan and comprehensive new zoning 
categories for the entire subarea. 
 
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 appropriate land use designation on a specific site or sites presents a matter appropriately 
addressed through amendment of the Comprehensive Plan. 
 

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. 12620 Northup Way has not previously applied for a 
proposed plan amendment. 
 

C. The proposed amendment does not raise policy or land use issues that are more appropriately 
addressed by an ongoing work program approved by the City Council; and 

 
Staff concludes this amendment raises policy or land use issues inappropriate to the annual 
amendment process. 
 
This proposal raises land use issues that are more appropriately addressed through the BelRed 
Look Back process. If BelRed densities are mis-arranged (and this staff recommendation does 
not subscribe to that perspective) the BelRed Look Back might be appropriate although the City 
Council has not yet made that an ongoing work program.  
 

D.    The proposed amendment can be reasonably reviewed within the resources and timeframe of the 
Annual Comprehensive Plan Amendment Work Program; and  

 
The application can be reasonably reviewed within the resources and time frame of the current 
Annual Comprehensive Plan Amendment Work Program. 

 
E. The proposed amendment addresses significantly changed conditions since the last time the 

pertinent Comprehensive Plan map or text was amended.  Significantly changed conditions are 
defined as:  

 
Significantly changed conditions.  Demonstrating evidence of change such as unanticipated 
consequences of an adopted policy, or changed conditions on the subject property or its 
surrounding area, or 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 proposal does not address significantly changed conditions. 

 
The BelRed Subarea Plan facilitates redevelopment at various densities in Bel-Red node and 
edge locations.  The applicant suggests adopted BelRed Subarea plan policy did not anticipate 
reorientation of the site to a rebuilt freeway interchange; this interpretation of the idea that 
growth should focus on center elements, while novel, is not consistent with how BelRed districts 
have been laid out. It is, therefore, difficult to see it as nothing more than a benefit to an 
immediately adjacent property owner or indeed something that has changed, but not 
significantly. In addition, edge site properties designated BR-GC are not a catalyst to the 
redevelopment growth planned for BelRed, and the densities surrounding planned light rail 
station sites have not changed. 
 
The applicant provides no evidence that the interchange redevelopment was not foreseen when 
the BelRed District and land use codes were adopted in 2009. A significantly changed condition 
has not been demonstrated. 

 



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 the geographic scope. The site immediately to the west and 
owned by the State of Washington is also undeveloped. This site is similarly situated both to 
property to the west, and properties to the east, in this particular area south of Bel-Red Rd.   
 
Staff acknowledges that state ownership of the site to the west and its likely role in interchange 
redevelopment suggest the application should not be geographically expanded to include this 
western site. 

 
G. The proposed amendment is consistent with current general policies in the Comprehensive Plan 

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

 
The proposed amendment is inconsistent with current general policies. It is inconsistent with a 
Land Use, Transportation, and Economic Development element focus on nodes—not highway 
interchanges—as centers of redevelopment concentration. It is inconsistent with the purpose of 
higher densities supported by a full range of transit options, not just cars. It is inconsistent with 
the Land Use Element’s affirmation of policy, zoning and development regulations providing for 
the land use and building types necessary to achieve the city’s economic development strategy. 
 
Sole-site benefits 
12620 Northup Way—rightly so—focuses on its own redevelopment benefits. It suggests that the 
existing BR-GC designation is insufficient to realize a single land use: a hotel with surface parking 
that should be typically and traditionally oriented towards a highway interchange. It then points 
out two economic benefits of such single land use: 1) the bonus incentive system associated with 
higher densities in BelRed nodes would at this site offset structured parking costs, and 2) higher 
densities would enable the amenities bought with incentives to be realized—because the city 
needs the money. 
 
BelRed subarea plan consistency 
The BelRed Subarea Plan’s broader goals are “to develop a sustainable urban development 
pattern that dramatically reshapes the future of the Subarea, while allowing it to transition 
gracefully from its past. The overall thrust of the subarea plan is to guide BelRed on a new path, 
towards a model of compact, mixed use, ‘smart growth.’ Its land use arrangements concentrate 
density in nodes, supported by multimodal infrastructure and the restoration of urban 
environmental features.” 
 
In this, BelRed implements general policy in Bellevue. 
 
Highway interchange as development node 
It is inconsistent with a Land Use, Transportation, and Economic Development element focus on 
nodes—not highway interchanges—as centers of redevelopment concentration. It is inconsistent 
with the purpose of higher densities supported by a full range of transit options, not just cars. It is 
inconsistent with the Land Use Element’s affirmation of policy, zoning and development 



regulations providing for the land use and building types necessary to achieve the city’s economic 
development strategy. 
 
Concentrating infill purpose 
The Land Use Element (p. 34 and p. 41 LU-1) notes planning efforts that have identified BelRed 
and Eastgate as both designed for compact mixed-use development and for additional infill 
development opportunities in nodes that leverage convenient access to transit. The purpose of 
locating denser (i.e. higher FAR) development close to these nodes—and not at freeway 
interchanges—is that interchanges are not the nodes that transform areas into walkability and 
leveraging. 

 
Multimodal strategy intent 
It is inconsistent to propose a higher density at a location around a traditional highway 
interchange and not see it in conflict with the Transportation Element’s goals of broad and 
detailed multimodal mobility strategies, where planning considers the modes of transportation 
and the context as inputs to design and investment decisions. 
 
Urban design- 
Finally, the intersection lacks a need for a heightened urban design focus because it is not on the 
map list (UD-1) of boulevard and intersection improvements warranting such urban design 
treatment. This is simply focusing amenities and design where they are best able to realize plan 
vision, not just as afterthoughts. 

 
; 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. 
 
The 12620 Northup Way application was introduced to the Commission during a March 13 study 
session. 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. 
 
One public comment has been submitted on this application to date. The comment was for 
information. 
 
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 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, and 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 (online) 
 

https://bellevuewa.gov/city-government/departments/community-development/planning-initiatives/comprehensive-plan/comprehensive-plan-amendments
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Attachment 3 
 
North Bellevue Subarea Plan Policy S-NB-39 
 
POLICY S-NB-39. Provide for conditions on any rezone in the vicinity of the intersection of 
Bellevue Way N.E. and N.E. 12th to minimize the impact of any development of adjoining 
single-family residential areas. Conditions to be included are: 
 
• Development should appear residential in character by reducing the density and through 

scale and design features. This would include designing smaller, more highly detailed 
buildings rather than massive, bulky buildings of an institutional character. 
 

• Orient structures toward major arterials with parking or vehicular circulation oriented 
toward the interior of development so that it is not visible from public right-of-way or 
residential areas. 

 
• Incorporate identifiable space and existing pedestrian routes within the site development to 

provide for pedestrian traffic between buildings, from parking areas to buildings, and to 
adjacent streets. 

 
• Coordinate development between offices and office and multifamily developments with 

respect to access points, pedestrian traffic, and parking. 
 
• Incorporate solid sight screening for all roof- or ground-mounted mechanical equipment 

such that it cannot be seen from any abutting street, walkway, or single-family residential 
property. 
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