
City of 
Bellevue                               MEMORANDUM 
 
 
DATE: October 3, 2008 
  
TO: Bellevue Planning Commission 
  
FROM: Paul Inghram AICP, Comprehensive Planning Manager 452-4070 

pinghram@bellevuewa.gov
Nicholas Matz AICP, Senior Planner 452-5371 
nmatz@bellevuewa.gov
 

SUBJECT: October 8, 2008, Study Session – Sambica CPA (08-103705 AC) 
 
The October 8 study session will focus on review of the potential Comprehensive Plan 
amendment for the Sambica application. No action is requested at this time.  Staff will seek 
direction to schedule and notice an upcoming public hearing. 
 
The Bellevue City Council initiated the proposed Sambica Comprehensive Plan Amendment 
(CPA) into the 2008 work program on September 15, 2008.  The proposed amendment is now in 
Final Review before the Planning Commission 
 
BACKGROUND 
The site is currently the Sambica camp and conference center. Existing uses include summer 
youth camps and year-round before- and after-school care facilities.  There are also conference 
meeting facilities, kitchen and short-term camp stay facilities, camp staff offices and staff 
housing, shorefront facilities on property shared with the Strandvik residential community, other 
recreational facilities, and parking.   
 
The Sambica application notes a long-term need to plan for more efficient use of their property 
and the implementation of facilities and uses necessary for its long-term stability and 
accomplishment of its mission.  The problem, notes the application, is that current 
Comprehensive Plan designations and zoning do not allow the range of uses currently on the 
property (some are nonconforming to use and/or dimensions). The current zoning also impedes 
rebuilding that is being considered for the future and doesn’t allow for the location of uses to be 
reconfigured due to the multiple property lines and arrangement of parcels. 
 
The application proposed a map change of the existing, multiple same-owner parcels from SF-H 
(Single Family-High), NB (Neighborhood Business) and MF-M (Multifamily-Medium) to [the] 
most appropriate designation for current and future uses.  Each designation has corresponding R-
5, NB, and R-20 zoning respectively.  See Attachment 1. 
 
In 2001 the City adopted policies providing specific direction for the Sambica area in Newcastle 
Subarea Policies S-NC-10a and S-NC-10b: 
 

• Policy S-NC-10a: Consider Sambica master planning processes holistically, and in 
support of the current mix of land uses and their redevelopment.  Refer to Subarea 
Planning District “A” on the Newcastle Subarea Land Use Plan Map. 
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• Policy S-NC-10b: Encourage the use of development review tools for Sambica that can 

effectively address master planning issues, including the conditional use permit and the 
planned unit development. 

 
It is a mutual goal to resolve the mix of existing Comprehensive Plan designations, land use 
policies, conforming and non-conforming land uses, existing property lines and existing zoning 
districts, and potential zoning uses.  In addition to a Comprehensive Plan amendment, correcting 
the zoning issues for the Sambica site will likely require a Land Use Code amendment, rezoning, 
and a Shoreline Master Program amendment. New development on the site may also ultimately 
require lot reconfiguration and/or consolidation and a master development plan permit, in 
addition to various building permits. 
 
CITY OBJECTIVES 
Recognizing input that suggests that the community values the Sambica use, but assuming that 
the community and Sambica are both interested in a Comprehensive Plan framework that 
provides greater predictability, city objectives for the Sambica CPA may include the following: 
 

• Allow the historic Sambica use to continue 
 
• Maintain compatibility with the surrounding residential neighborhood 
 
• Avoid Code changes that could result in unintended impacts to other parts of the city 
 
• Avoid unexpected redevelopment of the site with a new, different or more intense use 

that is less compatible with the neighborhood and shoreline environment 
 
• Assure predictability to both Sambica and its surrounding community 
 
• Create a Comp Plan framework that supports subsequent Code revisions, zoning and for 

master planning of the site that that addresses appropriate performance standards for the 
use and site 

 
PROPOSED COMPREHENSIVE PLAN AMENDMENT 
While there are numerous options to address the nonconformity of the Sambica uses, evaluation 
of the above objectives leads toward a combined policy and regulatory processes. The 
Comprehensive Plan amendment would consist of: 
  

• A new Comprehensive Plan designation for the Sambica group of parcels that allows for 
the continuation of the “camp, conference, and retreat center” use. 

 
• Amendments to the Comprehensive Plan text and Policies S-NC-10a and S-NC-10b to 

more clearly articulate the intended uses and review process for redevelopment. 
 
 
 



Following the Comprehensive Plan amendment, zoning and Code changes would be needed 
consisting of: 
 

• A new zoning district consistent with the Comprehensive Plan designation that is specific 
to a new “camp, conference, and retreat center” use category.  This would replace the 
current R-5, R-20 and NB zones at the site. 

 
• Corresponding Code amendments that establish the use and dimensional regulations and 

performance standards for the new zone.  Standards might include height limits and lot 
coverage limits similar to residential zones, limits on impervious surfaces, and setbacks 
similar to transition areas. 

 
• An amendment to the Shoreline Master Program that would be integrated with the 

ongoing SMP update.  Implementation of zoning of the site would coordinate with the 
SMP update process. 

 
A new “camp, conference, and retreat center” designation would make the Comprehensive Plan 
designation specific to the Sambica types of uses and avoid code changes or processes that could 
result in unintended consequences to other parts of the city.  
 
At the time of redevelopment, the applicant would need to apply for a master development plan 
and may need to consolidate the parcels of the site, adjust boundary lines or pursue a Single-Site 
Agreement for the purpose of treating a combination of lots as a single development site for 
purposes of land use review. A master development plan, whose role is set up in the 
Comprehensive Plan, would be a road map for long term redevelopment of the site.  It would: 
 

• Address the program of existing and future uses (see Attachment 2). 
 

• Emphasize Sambica’s continued historic community role together with its long-term 
viability at this specific location. 

 
• Assure predictability of the continued use of the site. 

 
• Enforce performance standards that address such issues as dimensional limits, parking 

capacity, and impervious surfaces. 
 

A rezone would be necessary to maintain GMA consistency.  Both the rezone and Land Use 
Code Amendments (LUCA) to address the performance requirements of a “camp, conference, 
and retreat center” that are specific to the shoreline areas will require Shoreline Management 
Program (SMP) amendment action. 
 
OTHER OPTIONS 
Other options were given consideration to address the applicant’s request, but are not 
recommended: 
 

• Keep the Comprehensive Plan designations as they area and rely solely on a Code 
amendment that defines a new “camp, conference, and retreat center” use and allows the 
use as a conditional use.  This option provides a short-term solution to the clean-up issue 



and gives Sambica and the surrounding community clarity in starting up development 
right away.  It does not provide the predictable-path clarity of Comprehensive Plan policy 
direction, and leaves open the potential of unintended redevelopment with a different use 
mix. 

 
• Re-designate the existing NB (NB) and MF-M (R-20) applicable portions of the Sambica 

property to Single Family-High (R-5), and process a corresponding down zone. Include 
the same “camp, conference, and retreat center” definition in the LUC, and amend the 
LUC to allow the use as a conditional use only in the R-5.  This option consolidates the 
mix of designations but remains unspecific to the intended use. 

 
• Make no change to the Comprehensive Plan or zoning, and require use of the Code’s 

existing non-conforming use and site provisions to build out the facility.  This avoids the 
process of the CPA and subsequent Code amendments, but does not address the specific 
intended uses, does not allow Sambica to alter the range of uses currently on the property 
or those being considered for the future, and does not allow for the most appropriate 
locations of the uses due to the multiple property lines and arrangement of parcels.   

 
The CPA should work for the Comprehensive Plan to function as an integrated whole by 
assuring stability to a long-term use like Sambica and its surrounding, long-established 
neighborhood.  This stability can be assured by addressing the specific intended use of the site 
and by enabling a master development plan requirement that can be used to address site specific 
issues and enforce performance standards. 
 
DIRECTION REQUESTED 
Following the Commission’s review of the proposed Comprehensive Plan amendment 
framework, staff requests Commission direction to proceed with crafting the specific 
Comprehensive Plan designation and policy amendments, and to schedule a public hearing. The 
staff report will extensively document the basis for the recommendation. 
 
NEXT STEPS 
A tentative schedule for completing the review of this proposal includes: 
 

October 22  Briefing on proposed Comprehensive Plan Amendment 
 
October 23  Notice of hearing 
 
November 12 Public hearing 
 
November 19 Review, deliberate and make recommendation 

 
This schedule will be adjusted as needed to reflect the review process of the Planning 
Commission. 
 
ATTACHMENTS 
1. Sambica site designation map 
2. Sambica-provided program master list of uses 
3. Existing Comprehensive Plan map for Sambica 
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Sambica Ministries Camp and Conference Center  
Existing and Long Range Uses by Area (source: Sambica) 
 
 
 Area 1  

(beach park) 
Area 2  
(north) 

Area 3  
(south) 

 
Use 

 
Existing

Long 
Range 

 
Existing

Long 
Range 

 
Existing

Long  
Range

Religious Activities X X X X X X 
Beach house: conference mtg room, 
storage 

X X     

Dock with water slide X X     
Boathouse: storage X X     
Amphitheater, campfire area X X   X X 
Pump house: irrigation, storage X X     
Gazebo: rec and storage X X     
Volleyball court X X     
       
Private single family houses     X X 
Staff housing   X X X X 
Camp/conference center facilities I: 
auditorium, meeting rooms, sleeping 
rooms 

   
X 

 
X 

  

Dining hall/laundry    X X  
Restaurant    X   
Administrative offices   X X   
Small retail: Bookstore, e.g.    X   
Espresso Stand    X   
Accessory Parking   X X X X 
       
Camp/conference center facilities II: 
sleeping rooms/cabins, meeting 
space 

    
X 

 
X 

 
X 

Recreation facility: gym, pool (new), 
multi-purpose rooms, camp store, 
administrative space 

   
X 

   
X 

Day Care facility   X  X X 
Outdoor recreation: Soccer/softball 
fields, play equipment, mini-golf, 
horseshoes, archery, ropes course 

   
X 

  
X 

 
X 

Maintenance shop     X X 
Storage buildings     X X 
RV camping sites     X X 
Wireless Facility     X X 
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Fire Stations

Public Schools

Planning Districts

Lakes

Bellevue City Limits (6/2005)

Village Overlay

SF       Single Family               
MF      Multi Family                 
 -L       Low Density                 
 -M      Medium Density           
 -H      High Density                
 -UR   Urban Residential         
                                        

PO          Professional Office             
O            Office                
OLB        Office, Limited Business
OLB-OS  Office, Open Space        
NB          Neighborhood Business       
CB          Community Business           

Newcastle Land Use Plan
GC          General Commercial
LI            Light Industrial
PF           Public Facility
P             Park   

FIGURE S-NC.2
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