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I. REQUEST/PROPOSAL DESCRIPTION: 
 

A. Background: 
Victory Court Church (VCC) is requesting an Administrative Conditional Use 
approval to allow an interior only change of use of 2,876 square feet of existing 
vacant office space into a religious activity (church).  The site and building exteriors 
have no changes associated with the work.  A religious activity is allowed in the 
BR-ORT (Bel-Red-Office/Residential Transition) land use district only through the 
ACU process. Exterior changes to the building and site will be limited to new 
signage, and cleaning and repair of existing windows. This proposal is for the 
change of use only, there will be no construction associated with this ACU.  VCC 
has submitted for a Tenant Improvement Permit under 16-126264-BY to remodel 
2, 876 square feet of existing vacant office space into a church (worship area and 
associated support facilities).  New signage for this function will require review 
under a sign permit (SA permit). Refer to Conditions of Approval in Section VIII 
of this report regarding Signage (VIII.A.1) and Changes to Building Exterior 
and/or Site (VIII.A.2). 

 
Victory Court Church will use this space regularly on Sunday mornings for a 
worship service and at least two evenings each week for Scripture study, choir 
practice and other church related activities. Nearly all participants at VCC events 
will arrive by car, most with multiple passengers. 
    
The proposed hours of operation and anticipated participants for Victory Court 
Church are the following: 

• A Sunday service each week for approximately 120 participants. 

• Weekday evening meetings each week generally begin at 7 PM and will involve 
up to 50 participants. 

• Occasional evening or Saturday use for special events may occur from time to 
time. 

• Weekday business hour use of the space would be for administration, 
counseling, and small meetings that are similar in nature to a normal office or 
personal service tenant.   

     
Future growth:  The occupancy numbers and stall count reflect the anticipated 
maximum capacity of the building.  If attendance were to regularly exceed the 120 
people shown, multiple services would be instituted to handle the 
attendees.  Refer to Condition of Approval in Section VIII of this report 
regarding Potential for Future Growth (VIII.A.4). 

 
B. Review Process 

Administrative Conditional Use (ACU) approval is a Process II decision made by 
the Director of the Development Services Department. The process includes public 
noticing with a minimum 14-day comment period.  The Director’s decision shall be 
written in a staff report to indicate whether the application has been approved, 
approved with conditions, or denied.  The decision will be publically noticed with a 
mandatory 14-day appeal period. Process II decisions may be appealed by parties 
who submitted comments on the application, and any appeal shall be heard at a 
public hearing before the City Hearing Examiner.   
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II. SITE ZONING, CONTEXT AND DESCRIPTION: 
 

The subject site is located at 
13555 NE Bel-Red Road in the 
existing Avidex Building, a multi-
tenant two story structure with a 
parking lot with 133 parking 
spaces, 3 of which are 
accessible.  The site is located in 
the Bel-Red Corridor Subarea 
within the BR-ORT Land Use 
District. 
The site is bounded on the south 
by a Single Family Residential 
Land Use District (R-2.5) and on 
the south portion of the east 
boundary by a Multifamily 
Residential (R-20) Land Use 
District. A BR-CR Land Use 
District is located across Bel-Red 
Road from the site.  
 

 
III. EXISTING SITE: 

 
Site: Residential properties abutting the site include apartments to the southeast 
and single family lots adjacent to the southwest corner.  Kelsey Creek runs through 
an undeveloped lot 
immediately to the site’s 
southern edge. To the east the 
site is bounded by 136th 
Avenue NE and a parcel 
beyond that is currently being 
developed into a multi-family 
residential project with twelve 
units. The site is bounded on 
the west and across Bel-Red 
Road by low rise multi-tenant 
office buildings and retail.  The 
site is accessed off of Bel-Red 
Road. Residential properties 
to the south are screened from 
the site by mature coniferous 
and deciduous trees along the 
site’s south property line.  
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IV.  PUBLIC COMMENT & RESPONSE: 
 

Application Date:   January 25, 2016 
Completeness Date:  April 22, 2016 
Notice of Application:   April 28, 2016 
Public Notice Sign:  April 28, 2016 
Min. Comment Period: May 12, 2016 

 
V.   SUMMARY OF TECHNICAL REVIEWS: 
 

A. Transportation Department 
Based on the information provided, the change of use will trigger a reduction in 
trips from 4 Office Use Trips to 2 Religious Activity Trips.  Facilities are adequate 
based on the size of the religious institution. 

 
Transportation determined that a traffic concurrency analysis will not be required, 
the new use will be a lessening of PM peak trips.  There will be no site construction 
activity as a result of this ACU.  The Transportation department has approved this 
permit with no conditions.    

 
B. Clear and Grade Division 

There will be no site construction activity as a result of this ACU.  The Clear and 
Grade Department has approved this permit with no conditions.    

 
C. Utilities Department 

There will be no site construction activity as a result of this ACU.  The Utilities 
Department has approved this permit with no conditions.    

 
D.   Fire Department 

There will be no site construction activity as a result of this ACU.  The Fire 
Department has reviewed and approved this permit and has the following 
comment: A separate BY Permit is required. 
 

VI. APPLICABLE DECISION CRITERIA: 
 

Administrative Conditional Use:  The Director may approve or approve with 
modifications an application for Administrative Conditional Use if it complies with 
the decision criteria of Land Use Code Section 20.30E.140. The approval of an 
Administrative Conditional Use may at any time be revoked if the uses of on-site 
facilities are changed from the stated application.  Refer to Condition of Approval 
in Section VIII of this report regarding Revocation of Administrative 
Conditional Use permit/approval (VIII.A.3). 

 
After conducting the various administrative reviews of this project, including 
Comprehensive Plan goals and policies and the Land Use Code provisions, the 
following conclusions are made with regard to the Administrative Conditional Use 
decision criteria: 
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A. The Administrative Conditional Use is consistent with the Comprehensive 
Plan. 
 
POLICY TR-2: Strive to reduce congestion and improve mobility.  

 
Finding: The subject property is located in Suite 200 of the Avidex Building at 
13555 Bel-Red Road in the Bel-Red Corridor Subarea. Through locating in an 
existing vacant office space Victory Court Church is adding into and extending the 
use of property typically vacant on Sundays.  By doing so on a commercial site 
immediately accessible to a major arterial (Bel-Red Road) the church is improving 
mobility for those attending services from the nearby residential neighborhoods, 
while also keeping Sunday morning traffic out of those neighborhoods, thereby 
mitigating potential congestion on residential streets. 

 

POLICY S-BR-22. Promote parking design and management that supports local 
uses in a manner compatible with the area’s urban design, transit and pedestrian 
orientation, including: 

 
Finding:  The proposed change of use will result in the shared use of an existing 
parking lot. Table 1: Victory Court Church Proposed Parking Space Usage 
enumerates the existing on-site parking spaces required for Victory Court Church 
and the aggregate of all other Avidex Building tenants for various timeframes 
during a typical week. Table 1 summarizes a parking report provided by the 
applicant.  Refer to Attachment A: Avidex Building Tenant Roster & Parking 
Use. 

 
Victory Court Church has varying needs for parking spaces depending on the day 
and time frame referenced. During a typical weekday the church will require only 
four spaces for church employees while on Sunday mornings forty spaces will be 
needed to accommodate attendance at the morning service. Based on the parking 
requirements reported by Victory Court Church and the other tenants in the Avidex 
Building and shown in Table 1 below, no negative parking impacts on other 
building tenants will occur as a result of this Administrative Conditional Use permit 
as parking stall availability significantly exceeds the anticipated parking use 
associated with Victory Court Church. 
 

Table 1: Victory Court Church Proposed Parking Space Usage  

 Weekday 
DAY 

Weekday 
EVENING 

Saturday 
DAY 

Saturday 
EVENING 

Sunday 
DAY 

Sunday 
EVENING 

Victory Court Church 4 12 6 6 40 10 

+     All Other Tenants        116    90 59 18 22 16 

=  Total Spaces Used   120 102 65 28 62 26 

Spaces Available   133    

 
 

POLICY S-BR-93. Provide for a mix of office and housing in this area, with low 
intensity buildings of one or two stories serving as an appropriate buffer between 
the uses north of Bel-Red Road and the single-family residential neighborhoods to 
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the south. While office should remain a focus, housing in this area is also a suitable 
transition use. 
 

Finding:  The proposed change of use will add a new tenant to a vacant space in 
the existing Avidex Building, thereby extending the economic sustainability of site’s 
use as a low rise office development.  In so doing the Avidex Building will continue 
to act as an appropriate buffer between the single family neighborhood to the south 
and potentially higher density development on the site and properties north of Bel-
Red Road. 

 
B. The design is compatible with and responds to the existing or intended 

character, appearance, quality of development and physical characteristics 
of the subject property and immediate vicinity, and 

 
Finding:  The proposed change of use will not change the existing character, 
appearance or physical characteristics of the subject property and the immediate 
vicinity. The proposal will utilize existing striped parking spaces and is not 
proposing any change to the existing parking lot.   
 

C. The Administrative Conditional Use will be served by adequate public 
facilities including streets, fire protection, and utilities, and 

 
Finding:  The proposed change of use is located on a site that is already served 
by adequate public facilities, including streets, fire protection and utilities.  

 
D. The Administrative Conditional Use will not be materially detrimental to uses 

or property in the immediate vicinity of the subject property, and 
  
 Finding:   

The proposed change of use will not modify the existing parking lot or the exterior 
of the existing building. The proposed church will use the site and building primarily 
on Sunday mornings when there will be little to no use of the site by other building 
tenants. The additional Sunday traffic will not result in a significant impact.  Kelsey 
Creek runs through parcels adjoining the site to the east and south of the Avidex 
Building property but Critical Area review is not triggered by this application. 
Therefore, this Administrative Conditional Use will not be detrimental to uses or 
property in the immediate vicinity of the subject properties, as no substantial visible 
change would result from this application. 

 
E. The Administrative Conditional Use complies with the applicable 

requirements of this Code. 
 
 Finding:  

The proposed change of 2,876 sf of existing vacant office space to a religious 
activity (church) use complies with applicable requirements of this Code.   
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VII. DECISION:  
After conducting the various administrative reviews associated with this proposal, 
including applicable Land Use consistency, City Code and Standard compliance 
reviews, the Director of the Development Services Department does hereby 
APPROVE WITH THE FOLLOWING CONDITIONS: 
 
Vested Status of Administrative Conditional Use Approval:  The vested status 
of the Administrative Conditional Use approval shall expire two years from the date 
of the City’s final decision, unless a completed building permit application is filed 
before the end of the two year term.   Upon issuance of a building permit, the 
vested status of a land use permit or approval shall be automatically extended for 
the life of the project. Additionally, an ACU is subject to revocation.  The Director 
may approve or approve with modifications an application for an ACU.  The final 
approval may be revoked at any time if the use of the facility is changed from the 
approved application. 

 
VIII. CONDITIONS OF APPROVAL: 

The following conditions are imposed under authority referenced: 
 
Compliance with Bellevue City Codes and Ordinances 
The applicant shall comply with all applicable Bellevue City Codes, Standards, and 
Ordinances, including but not limited to: 
 
Applicable Codes & Ordinances Contact Person                Contact Phone 
Clearing & Grading Code   Janney Gwo,   425-452-6190 
– BCC 23.76    
Construction Codes – BCC Title 23 Building Division,     425-452-6864 
Uniform Fire Code – BCC 23.11 Sean Nichols,           425-452-2926 
Land Use Code – BCC Title 20 Mark C. Brennan,         425-452-2973 
Noise Control – BCC 9.18 Mark C. Brennan,  425-452-2973 
Sign Code – BCC Title 22 Mark C. Brennan,        425-452-2973 
Right-of-Way Use Code 14.30 Tim Stever,               425-452-4294 
Utility Code – BCC Title 24 Chris Brookes,           425-452-6825 
Transportation Code – BCC Title 24 Ryan K. Miller,           425-452-7915 

  
A. GENERAL CONDITIONS: 

 
1. Signage: 

 
Design review of individual signs shall occur through review of a sign permit 
application (SA Permit type). 

 
a. Location 
b. Size/dimensions 
c. Illumination (if any) 
d. Color and Materials 
 
Authority:  BCC 22B.10, Bellevue Sign Code, LUC 20.25A.110. LUC 20.30F. 
Reviewer: Mark C. Brennan (425) 452-2973 
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2. Changes to Building Exterior and/or Site: 
 

Any changes made to the building exterior (including painting, installation of 
new windows or doors, etc.) or to the landscaping (other than cleaning up the 
existing planting areas) shall be approved via a Land Use Exemption.  

 
Authority: LUC 20.30F.175.C. 
Reviewer: Mark C. Brennan (425) 452-2973 

 
3. Revocation of Administrative Conditional Use Permits:  

  
Approval of an Administrative Conditional Use permit may at any time be 
revoked if the use of on-site facilities, traffic pattern/parking or transportation 
methods are changed from the submitted application.  

 
 Authority:   LUC 20.30E.175.B. 
 Reviewer:  Mark C. Brennan, (425) 452-2973 
 

4. Potential for Future Growth:   
 

If over 120 people attend services on a consistent basis, Victory Court Church 
administration will work with Land Use to revise the existing Administrative 
Conditional Use to reflect any changed conditions.  
 
Authority:   LUC 20.30E.175.C. 

 Reviewer:  Mark C. Brennan, (425) 452-2973 
 

Attachments:  A: Avidex Building Tenant Roster & Parking Use 
       
 



 
Attachment A:  Avidex Building Tenant Roster & Parking Use        

Suite # Tenant  

Name 
Use Rentable  

Area  

Parking 

Ratio in 

BR-ORT  

District 

Min. Pkg. 

Spaces 

Req’d by 

LUC 

Existing / 

Proposed

Weekday 

DAY 

Existing / 

Proposed 

Weekday 

EVENING 

Existing / 

Proposed 

Saturday 

DAY 

Existing / 

Proposed 

Saturday 

EVENING 

Existing / 

Proposed 

Sunday 

DAY 

Existing / 

Proposed 

Sunday 

EVENING 

226-230,  1A Avidex Office 9,815 4: 1,000 39 26 26  0 0 0 0 

232-

232A 

1B Avidex Office 4,119 4: 1,000 16 16 4  0 0 0 0 

Server 1C Avidex Office 205 4: 1,000 1 1 1 0 0 0 0 

208 2 Dale  

Carnegie 

Training 2,938 Per 

tenant 

25 25 25 25 0 0 0 

206-207 3 Quality  

Pacific 

Office 1,372 4: 1,000 6 6 6 6 0 0 0 

232-

232A 

4 Brain  

Child 

Tutoring 4,305 Per 

tenant 

6 6 6 6 0 0 0 

108-110 5 Vacant  Office 1,359 4: 1,000 5 6 6 6 6 6 0 

205 6 Eastside 

Massage 

Massage 1,411 3:1,000 4 10 10 10 10 10 10 

111B 7 Status  

Control 

Office 612 4: 1,000 2 2 0 0 0 0 0 

200 8 

 

Vacant Office 

 

2,786 4:1,000 

 

6 6/0 6/0 6/0 6/0 6/0 6/0 

  Victory 

Ct. Church 

Religious 

 

 Notes  

1 – 3 

Per 

tenant 

0/4 0/12 0/6 0/6 0/40 

 

0/10 

111A 9 Pac 

Cos. 

Office 810 4: 1,000 3 2 0 0 0 0 0 

122 & 

124 

10 Learning  

Garden 

Day Care 2149 Per 

tenant 

10 10 0 0 0 0 0 

120 11 Vacant Office 600 4: 1,000 2 6 6  6 6 6 6 

Stalls 

Used 
 

    
125 122/120 96/102 65/65 28/28 28/62 22/26 

Existing 

Stalls 
 

    
133 

      

Notes:  
1. Church Use Parking is for anticipated planned use and congregation demographics.   
2. These calculations anticipates growth of the church to fill the space. 
3. Church figure is higher than the code for assembly use of 10 stalls per 1000 nsf. The code requires 28 spaces.  



 








