
City of 
Bellevue                               MEMORANDUM 
 
 
DATE: November 13, 2008 
  
TO: Chair Orrico 

Members of the Planning Commission 
  
FROM: Nicholas Matz AICP, Senior Planner  452-5371 

nmatz@bellevuewa.gov
  
SUBJECT: Public Hearing for Comprehensive Plan Amendment for Sambica (08-103705 AC)
 
On November 19, 2008, the Planning Commission will conduct a public hearing to receive 
testimony related to a Comprehensive Plan Amendment (CPA) for Sambica. 
 
BACKGROUND 
 
Sammamish Bible Camp—Sambica--proposed to amend the Comprehensive Plan designations 
on their site with designations more appropriate for their existing and future uses—to “change 
the map designation(s) to allow in the Sambica district the mix of uses currently on the Sambica 
camp properties, resort/group camp uses, and uses envisioned by the existing NB, MF-M, and 
SF-H land use designations.” 
 
This application was initiated into Final Review identifying it as a process to amend Sambica’s 
existing Comprehensive Plan designations into the most appropriate designation for current and 
future uses.  The city agreed, as a result of Threshold Review, that it is a mutual goal to resolve 
the mix of existing Comprehensive Plan designations, conforming and nonconforming land uses, 
land use policies, existing property lines and existing zoning districts, and potential zoning uses 
at Sambica. 
 
In developing the proposal and during discussions with Sambica, the city identified three 
objectives for this CPA: 
• Assure the predominant non-commercial character of the camp and conference center; 
• Provide predictability in development processes; and 
• Maintain compatibility with the surrounding neighborhood. 
 
At its October 8, 2008, study session on the Sambica CPA the Planning Commission clarified 
those objectives.  Commissioners noted the recommendation should be cognizant of the potential 
for broader application of a new designation to other, non-Sambica areas, establish a long-term 
designation in a single action without needing future plan amendments, and clearly define the 
designation to include only camp and conference center-driven commercial purposes. 
 
City staff developed the recommendation that is being presented to the Planning Commission.  
We evaluated Newcastle Subarea framework policies that were adopted in 2001, and we 
evaluated the need—identified in the Sambica application—to plan for more efficient use of their 
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property and the implementation of facilities and uses necessary for its long-term stability and 
accomplishment of its mission. 
 
Proposed Sambica CPA amendments include:  
• Amend the Glossary of the Comprehensive Plan with a new definition for “Camp and 

Conference Center” 
• Amend the Newcastle Subarea Map designation on multiple, same-owner parcels known as 

Sambica and generally located at 4114 West Lake Sammamish Parkway SE to a new 
designation of Camp and Conference Center (CCC) from SF-H (Single Family-High), NB 
(Neighborhood Business), and MF-M (Multifamily-Medium) 

• Delete the Subarea Planning District “A” boundary and text references to it 
• Amend Newcastle Subarea policies S-NC-10, S-NC-10a and S-NC-10b with new text 

articulating the intended uses and review processes for redevelopment of Sambica under a 
CCC designation. 

 
The October 30, 2008, staff report provides additional background information, discusses the 
public notice process, and analyzes the consistency of the proposal with the Comprehensive Plan 
Amendment decision criteria.  Please bring the October 30 staff report to the November 19 
Planning Commission public hearing.   
 
PUBLIC COMMENT 
 
Sambica has commented on the staff recommendation including specific wording changes to the 
proposal.  See Attachment 2.  Staff are reviewing these changes for discussion at the public 
hearing.  Previous public comments on the CPA show that the surrounding residential 
community is interested in seeing Sambica continue on into the future, albeit at a level of 
intensity that remains compatible with that surrounding community. 
 
STAFF RECOMMENDATION 
 
As detailed in the October 30 staff report, this proposal satisfies the decision criteria for a 
Comprehensive Plan Amendment.  Following the November 19 public hearing and consideration 
of the public comment and analysis in the staff report, staff recommends APPROVAL of the 
proposed Comprehensive Plan Amendment. 
 
PLANNING COMMISSION ACTION 
 
We request that you conduct and close the public hearing, discuss the proposal, ask questions of 
staff and reach a recommendation. 
 
ATTACHMENT 
1. Public comment 
2. Sambica comment letter 
 






















