
City of 

Bellevue                               MEMORANDUM 
 
 

DATE: June 16, 2011 

  
TO: Bellevue Planning Commission 

  
FROM: Nicholas Matz AICP, Senior Planner 452-5371 

nmatz@bellevuewa.gov 

 

SUBJECT: June 22, 2011, Public Hearing on 2011 Annual Comprehensive Plan 

Amendment Threshold Review and Site-specific Geographic Scoping 
 

 Ren-Fu 11-102908 AC 

 

PLANNING COMMISSION ACTION 
 

On June 22, 2011, the Planning Commission will hold a public hearing to consider the 2011 Ren-Fu 

application for CPA under Threshold Review. The Planning Commission is asked to recommend by 

motion whether the application should be initiated for Comprehensive Plan amendment under LUC 

20.30I.140. See Attachment 1. 

 

Sample motion language (for reference):  I move initiation/no further consideration of the Ren-Fu 

CPA application for the 2011 Annual Comprehensive Plan amendment process, as expanded through 

geographic scoping. 

 

BACKGROUND 
 

The 2011 List of Initiated Applications has been established to consider amendments to the 

Comprehensive Plan.  The List is the tool the City uses to consider proposals to amend the 

Comprehensive Plan.  Such consideration is limited to an annual process under the state GMA. 
 

Threshold Review action produces proposed amendments for the annual CPA work program.  This 

2011 annual CPA work program consists of four steps: 

 

Threshold Review 

1. Planning Commission study sessions and public hearings to recommend whether initiated 

proposals should be considered for Comprehensive Plan amendment (tonight’s step); 

2. City Council action on Planning Commission recommendations to establish the annual work 

program (summer); 

 

Final Review 

3. Planning Commission study sessions and public hearings to consider and recommend on 

proposed Comprehensive Plan Amendments (fall); 

4. City Council action on Planning Commission recommendations to adopt amendments (fall). 
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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. Based on the criteria, Department of Planning and 

Community Development staff is recommending that the Ren-Fu application not be included in the 

2011 annual CPA work program.  The recommendation is explained in Attachment 1.   

 

Staff Recommendation Summary 

CPA Application 

 

Description of Applicant Proposal 

Subarea 

 

Attachment 

Staff recommendation 

 

Ren-Fu, et al 

11 102908 AC 

Map change of 4.2 acres from Single Family-High 

(SF-H) to Multifamily-Medium (MF-M) 

1112 and 1114 Bellevue Way SE 

1108, 1110, 1124 Bellevue Way SE 

  1134, 1138, 1220 Bellevue Way SE 

  1300, 1310, 1312, 1314, 1316 Bellevue Way SE 

Southwest Bellevue 

Attachment 1 

Do not include 

 

 

In testimony during the original May 11, 2011, Threshold Review public hearing the applicant 

proposed consideration of additional properties, noting the desire of some of the owners to enter into 

a unified development proposal. 

 

At its May 11, 2011, study session the Planning Commission directed staff to publish notice for a 

second Threshold Review public hearing on an expanded geographic scope (LUC 20.30I.130.A.1.a.ii) 

of the proposal including the additional sites. See the minutes for May 11, 2011, in the June 22, 2011, 

agenda packet. 

 

The expanded proposal—and the subject of this staff recommendation—now includes other 

Comprehensive Plan designations of Single Family-High (SF-H), Multifamily-Low (MF-L) and 

Multifamily-Medium (MF-M). The total area of consideration is now 4.2 acres. Tonight’s public 

hearing is on that expanded proposal.  

 

PUBLIC NOTICE AND COMMENT 
 

The application was introduced to the Planning Commission during study session on April 13, 2011.  

Notice of the Application was published in the Weekly Permit Bulletin on March 17, 2011, and 

mailed and posted as required by LUC 20.35.420.  Notice of the June 22, 2011, Public Hearing before 

the Planning Commission was published in the Weekly Permit Bulletin on June 2, 2011 and included 

notice sent to parties of record. 

 

The applicant has submitted a narrative for consideration as part of the hearing.  This narrative is 

included as Attachment 2.  Other public comments that have been received to date are included at the 

end of Attachment 1. 

 

ATTACHMENTS 
 

1. Ren-Fu CPA staff report and recommendation including vicinity map and public comments 



2. Ren-Fu CPA Applicant narrative for June 22, 2011 

3. Threshold Review Decision Criteria (LUC 20.30I.140) and Consideration of Geographic Scoping 

(LUC 20.30I.130.A.1.a.ii) 
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2011 Annual Threshold Review Recommendation 

and Consideration of Geographic Scoping 

Site-Specific Amendment 

 

Ren-Fu 

 

Staff recommendation: Recommend that the City Council not include the expanded 

Ren-Fu CPA in the 2011 annual CPA work program. 

 

 

Application Number:    11-102908 AC 

Subarea:    Southwest Bellevue 

Original Addresses:    1112 and 1114 Bellevue Way SE 

Applicant(s):    Jin Ren, Gobin Wei, and Lily Fu 

Addresses Expanded  

Through Geographic Scoping: 1108, 1110, 1124 Bellevue Way SE 

  1134, 1138, 1220 Bellevue Way SE 

  1300, 1310, 1312, 1314, 1316 Bellevue Way SE. 
 

PROPOSAL 

This privately-initiated application originally proposed to amend the map designation on 

a three-parcel, 0.48-acre site from SF-H (Single Family-High) to MF-M (Multifamily-

Medium). 

 

In testimony during the original May 11, 2011, Threshold Review public hearing the 

applicant proposed consideration of additional properties, noting the desire of some of the 

owners to enter into a unified development proposal. See Attachment 1. 

 

At its May 11, 2011, study session the Planning Commission directed staff to publish 

notice for a second Threshold Review public hearing on an expanded geographic scope 

of the proposal including the additional sites. The expanded proposal—and the subject of 

this staff recommendation—now includes other Comprehensive Plan designations of 

Single Family-High (SF-H), Multifamily-Low (MF-L) and Multifamily-Medium (MF-

M). The total area of consideration is now 4.2 acres. See Attachment 2. 

 

REVIEW OF STAFF RECOMMENDATION 

Staff recommends not including this Comprehensive Plan amendment application in the 

2011 work program because it does not address the criterion of significantly changed 

conditions and it would likely be found inconsistent with current general policies for 

infill redevelopment. If Planning Commission recommends advancing the proposal into 

Final Review staff recommend that it should include the proposed 4.2-acre area. 

 

The condition and suitability of the subject property for higher density redevelopment 

because of its location relative to Bellevue Way, to nearby multifamily-designated 

property, and potential for a larger unified site assembly are not significantly changed 

conditions implying a need to amend the Comprehensive Plan. 
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High-quality redevelopment is expected in Bellevue Way corridor revitalization efforts.  

However, this outcome is anticipated by corridor redevelopment policy and is not a 

significantly changed condition implying a need to amend the Comprehensive Plan. 

 

The Southwest Bellevue Subarea Plan guides redevelopment in this corridor by 

specifying the location of land uses in the Bellevue Way SE corridor in order to lend 

stability to development expectations for this important city corridor.  Single family 

exists south of the Triangle Pool at about SE 19
th

 St.  Multifamily exists north of SE 8
th

 

Street.  In between these areas the Subarea Plan identifies an established mix of single 

family, multifamily, professional office and neighborhood business in recognition of 

these sites’ actual and longtime uses. 

 

BACKGROUND 

 

The original site is currently three separate lots with houses on two of the lots.  The third 

lot to the east is an unoccupied tract.  The expansion brings eleven additional lots into the 

proposal area.  These additional lots each contain an older single family house, except in 

the case of the two most northwesterly lots fronting on Bellevue Way which each contain 

a four-plex townhouse, built in 1959. 

 

If the entire CPA is adopted at MF-M, the site could be rezoned to allow redevelopment 

at up to twenty units per acre (R-20). The current R-15 zoning on some parcels allows 

density up to 15 units per acre.  The current R-10 zoning allows density up to 10 units per 

acre. The current R-4 zoning allows density up to 4 units per acre. 

 

Multifamily in R-10 and some R-15 zoned developments is typical along the east side of 

Bellevue Way from 112th Avenue north to Downtown Bellevue, with the exception of 

Neighborhood Business and Professional Office commercial uses at SE 16
th

 Street, and 

Office just south of Downtown. The R-10 and R-15 zoning has generally produced 

townhouse-style developments. 

 

The west side of Bellevue Way in the vicinity of the subject site is zoned for single 

family development, although it includes First Baptist Church, Bellevue Church of 

Christ, Pilgrim Lutheran Church, and the Bellevue Nursery. 

 

THRESHOLD REVIEW DECISION CRITERIA 

The Threshold Review Decision Criteria for an initiated Comprehensive Plan Amendment 

proposal are set forth in the Land Use Code Section 20.30I.140.  Based on the criteria, 

Department of Planning and Community Development staff has concluded that the 

proposal should not be included in the annual CPA work program. 

 

This conclusion is based on the following analysis: 

 

A. The proposed amendment presents a matter appropriately addressed through the 

Comprehensive Plan; and 
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The appropriate land use designation on a specific site or sites is 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 three-year limitation does not apply to this proposal to amend the site 

designations.  The sites have not been examined since the 1996 version of the 

Southwest Bellevue Subarea Plan (formerly South Bellevue) was adopted. 

 

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 

 

This proposal raises land use issues that are appropriately addressed through the 

annual CPA process and not some other 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 proposed amendment does not address significantly changed conditions on the 

subject property or its surrounding area. 

 

The applicant notes conditions and suitability of the subject sites—their distinct 

physical relationship to other property between them and along Bellevue Way, the 

suitability of the sites to serve land use revitalization goals by providing a means to 

minimize conflicts between zoning and existing land use, the benefits of economies of 

development scale accentuated by a distinctive boundary between single family and 

multifamily uses, and efficient transportation connections due to proximity to 

Bellevue Way. 
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These may be desirable, but do not rise to the level of significance sufficient to meet 

the criterion. The condition and suitability of the subject property for higher density 

redevelopment because of its location is not a consequence unanticipated by the 

Comprehensive Plan.  Neither is it the result of changes to the properties in 

surrounding areas; and is not the result of changes to the pertinent Plan map for this 

Subarea. 

 

Expanding the site to 4.2 acres may enhance its suitability for a unified development 

proposal but is not the result of a significantly changed condition due to changed 

conditions on the subject property or its surrounding area, or changes related to the 

pertinent Plan map or text. 

 

High-quality redevelopment is expected in Bellevue Way corridor revitalization 

efforts.  However, this outcome is anticipated by corridor redevelopment policy in 

the Southwest Bellevue Subarea Plan Objectives (pp. 273-274) and in Land Use 

Goals (p. 274) and Transportation Goals (p. 276) for the Subarea and is thus not a 

significantly changed condition implying a need to amend the Comprehensive Plan. 

 

The Southwest Bellevue Subarea Plan guides redevelopment in this corridor by 

specifying the location of land uses in the Bellevue Way SE corridor in order to lend 

stability to development expectations for this important city corridor.  Single family 

exists south of the Triangle Pool at about SE 19
th

 St.  Multifamily exists north of SE 

8
th

 Street.  In between these areas the Subarea Plan identifies an established mix of 

single family, multifamily, professional office and neighborhood business in 

recognition of these sites’ actual and longtime uses. The Subarea Plan does not 

support changes to more intense land uses due simply to convenience in location or 

quality in attribute. 

 

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 

 

Nearby, similarly-situated property has been identified and the expansion is the 

minimum necessary to include [said] properties. 

 

All of the lots gain access from Bellevue Way on shared or private driveways.  There 

are a total of eight access points on Bellevue Way for the fourteen lots. 

 

The two townhouse lots north of the Ren-Fu shared driveway are designated MF-M. 

The lots to the south in the remainder of the proposed expansion area fronting 

directly on Bellevue Way are designated MF-L.  All of them have single-family 

houses on them.  The remaining four single family lots in the southeasterly portion of 

the proposed expansion area are designated SF-H. 

 

A topographic rise helps to separate the developments along Bellevue Way and the 

single family neighborhoods to the east (these neighborhoods gain access 
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exclusively from 108
th

 Avenue SE). The difference is most pronounced at the eastern 

edge of the original Ren-Fu parcels; the topography flattens outward and downward 

south throughout the southeasterly portions of the proposed expansion area. Platting 

patterns to the north and east of Ren-Fu are distinctly different from those along 

Bellevue Way. 
 

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 
 

Staff believes the proposal will likely prove inconsistent with current general policies 

in the Comprehensive Plan that focus opportunities for consideration of higher 

residential densities in the Bellevue Way SE corridor in highly selective areas.  
 

If the proposed amendment is included in the annual work program additional 

analysis will be conducted prior to determining whether this request is fully 

consistent with all applicable and specific policies and regulations. 
 

; 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 COMMENT 

Staff spoke to or received comments from three owners of single-family property located 

north and east of the original proposal, adjacent to the Bellevue High School grounds.  

We also heard from residents renting in existing housing on the subject sites.  These 

comments have generally been oppositional in nature, and discussed property value and 

rezoning impacts.  See Attachment 3. 
 

The applicant submitted written comments in response to the original staff 

recommendation. These comments are included in Attachment 3.  
 

ATTACHMENTS 
1. Ren-Fu materials for expanded area proposal 

2. Proposed CPA area expanded through geographic scoping 

3. Original application materials and all public comments 
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Date: June 15, 2011 

To:  City of Bellevue Planning Commission 

From:  Evan Dust, Senior Transportation Planner 

Re: Threshold Review Hearing – Ren-Fu CPA 

 Permit Number 11-020908 AC 

This memo provides information addressing the Threshold Review Criteria, as set forth 
in Land Use Code Section 20.30I.140, and providing our assessment that the subject 
application (Ren-Fu CPA) should proceed to Final Review with an expanded geographic 
scope, as described herein. The memo provides the Threshold Review Criteria (for your 
convenience) and then discusses where we believe those criteria have been fully met. 
Based on meeting those criteria, we believe that Planning Commission should 
recommend to City Council to include the Ren-Fu CPA into the 2011 annual CPA work 
program. 

Threshold Review Criteria 
The Land Use Code Section 20.30I.140 states: 

“The Planning Commission may recommend inclusion of a proposed 
amendment to the Comprehensive Plan in the annual CPA work program 
if the following criteria have been met:  
A. The proposed amendment represents a matter appropriately 

addressed through the Comprehensive Plan; and  
B. The proposed amendment is in compliance with the three year 

limitation rules set forth in LUC 20.30I.130.A.2.d; and  
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  

D. The proposed amendment can be reasonably reviewed within the 
resources and time frame of the annual Comprehensive Plan work 
program; and  

E. The proposed amendment addresses significantly changed 
conditions since the last time the pertinent Comprehensive Plan 
map or text was amended. See LUC 20.50.046 for the definition of 
“significantly changed conditions”; and  

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  



 

HDJ Design Group, PLLC Ren-Fu CPA Threshold Review 
JXR International June 15, 2011 
HDJ Project No. 3218-00 Page 2  
 

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, other state or federal law, and the 
Washington Administrative Code; or  

H.  State law requires, or a decision of a court or administrative 
agency has directed such a change. 

 
Our assessment of the code indicates that Planning Commission, to make a positive 
recommendation for the Threshold Review, needs to find that all of criteria A through 
G inclusively have been met or criteria H has been met. We recognize that there is no 
state law, court or administrative agency decision that requires this CPA to be 
considered by the City of Bellevue. The balance of this memo provides the information 
to support our contention that criteria A through G have been met. 

Findings for Inclusion in CPA Work Program 

A. The proposed amendment presents a matter appropriately 
addressed through the Comprehensive Plan. 
Given that the amendment of the comprehensive plan designation for property is only 
accomplished through the comprehensive plan amendment process, consideration of 
amending the designations of the subject parcels is a matter appropriately addressed 
through the Comprehensive Plan. Staff agrees with this finding in the staff reports 
prepared for both the May 11 and June 22 Planning Commission hearings. 

B. The proposed amendment is in compliance with the three-year 
limitation rules set forth in LUC 20.30I.130.A.2.d. 
The original parcels (052405-9229, 052405-9183 and 052405-9227) have not been 
included in an application for comprehensive plan amendment since the adoption of 
the South Bellevue Plan in 1996.  

The parcels included in the request for an expanded geographic scope are: 

Parcel Number Owner Address 

052405-9230 Leung Lung Kwong & Ngan Ting 1108 Bellevue Way SE 

052405-9242 HGL Group LLC 1110 Bellevue Way SE 

052405-9066 KFS-1 LLC 1124 Bellevue Way SE 

052405-9149 Barghelame Saeed G & Roberta 1220 Bellevue Way SE 

052405-9180 Humble Nan G 1134 Bellevue Way SE 

052405-9179 Mooney Robert J, TR 1138 Bellevue Way SE 

052405-9200 Litovkin Melody D & Gennadiy 1300 Bellevue Way SE 

052405-9213 Hernandez Jose C 1312 Bellevue Way SE 

052405-9211 Hernandez Jose C JR 1314 Bellevue Way SE 
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Parcel Number Owner Address 

052405-9212 Song Xiaonan & Zhu Xiaobing 1316 Bellevue Way SE 

052405-9176 Mastan Ali & Farideh 1310 Bellevue Way SE 

 

To our understanding, none of these parcels have been included in an application for 
comprehensive plan amendment in the prior three years. As such, it can be found that 
the restrictions of Land Use Code 20.30I.130.A.2.d do not apply (as also found by staff 
in prior staff reports). 

The locations of the original parcels, those included in the requested expanded 
geographic scope, their existing zoning and parcel numbers are shown on Exhibit 1, 
“Subject Parcels.” 

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 
To our knowledge, there is not an ongoing work program for City of Bellevue that 
would include consideration of this comprehensive plan amendment and this type of 
amendment – to re-designate specific parcels to promote a better implementation of 
the adopted plan – is best considered in the annual comprehensive plan amendment 
process. 

Prior staff reports agree with this finding. 

D. The proposed amendment can be reasonably reviewed within the 
resources and time frame of the annual Comprehensive Plan work 
program 
For the applicant, it is not entirely possible to categorically assert that staff has 
sufficient resources and time to include this or any other proposed amendment within 
the annual CPA work program. Based on our understanding that JXR International is 
the only applicant requesting consideration within the 2011 CPA program and based on 
statements contained in the prior staff reports that this application can be reasonably 
reviewed given resource and time constraints, we believe that this criterion is met for 
the Ren-Fu CPA. 

E. The proposed amendment addresses significantly changed 
conditions since the last time the pertinent Comprehensive Plan map 
or text was amended. 
Consideration of this criterion is refined through the definition of “significantly 
changed conditions” provided in Land Use Code 20.50.046, which states: 

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 
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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 LUC, Amendment and Review of the 
Comprehensive Plan. 

Of the components of the definition of “significantly changed conditions,” the 
applicant believes that both unanticipated consequences and changed conditions in 
the surrounding areas applies to this application and represents the source of 
significantly changed conditions. 

Unanticipated Consequences 
The subarea plan adopted in 1996 anticipated and expected residential redevelopment 
to higher densities on the east side of Bellevue Way, as stated on Page 273 of the 
Comprehensive Plan document: 

Redevelopment to higher density residential uses in this area that has 
direct access to the east side of Bellevue Way may enhance the visual 
appearance of the Bellevue Way corridor as well as provide additional 
housing opportunities. 

This desire was reflected in the designation of parcels with frontage on Bellevue Way 
as either MF-L or MF-M. 

Examining the parcels included in this application and the year in which the existing 
structures were constructed (mapped on Exhibit 2), all of the structures were 
constructed prior to plan adoption in 1996 and prior to Washington’s Growth 
Management Act of 1990. The parcels carrying the SF-H designation within this 
application all have driveway access to Bellevue Way and given topography (the 
elevation of the land increases moving eastward away from Bellevue Way) combined 
with development existing in 1996, there were no opportunities for alternative parcel 
access (short of redeveloping the existing single family neighborhoods served by SE 11th 
Street and 108th Avenue SE – contrary to the land use goal of protecting and 
maintaining the single-family residential neighborhoods). 

The existing development of the parcels does not provide the number of dwelling units 
expected under the existing comprehensive plan designations and implementing 
zoning, as shown in the attached table (Exhibit 3). There are 19 dwelling units on the 
parcels included in this application while the implementing zoning could provide up to 
31 dwelling units without aggregation of the parcels. 

It could be argued that the planned density will eventually occur when economic 
conditions make redevelopment viable. During the early part of the past decade, 
economic conditions have been ideal for the development and redevelopment of 
housing; conditions became so “ideal” as to now be characterized as an “economic 
bubble”. Immediately south of the parcels included in this application, there has been 
a recent development (“The Brownstones” were constructed in 2005) in the R-10 
zoning which achieved 92% of parcel’s planned density (11 units versus the 12 allowed 
for the parcel that size). The difference between The Brownstones and the parcels in 
this application is the size of the parcels. The Brownstones development has a land 
area of 50,983 square feet, close to twice the size of the largest parcel included in this 
application and six times as large as the smallest parcel containing an existing 
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structure. The parcel containing The Brownstones is as deep from Bellevue Way as the 
eastern extent of the parcels included in this application. It is an unintended 
consequence that the existing parcel configuration is not likely to support 
redevelopment of the parcels at the planned densities without additional parcel 
depth. That depth cannot be obtained without combining parcels that front on 
Bellevue Way with parcels that obtain access directly from Bellevue Way but do not 
have frontage to that roadway. 

In the 2003 Planning Commission Minutes, C. 2003 Comprehensive Plan Amendment - 
Botch Family, it is stated: "When the Southwest Bellevue Subarea Plan was last 
updated, the CAC, the Commission and the Council all concurred that the east side of 
Bellevue Way SE should be allowed to go multifamily, and that west side of the street 
should remain as single family." The Ren-Fu CPA parcels and the parcels considered for 
the expanded geographic scoping all have Bellevue Way SE addresses and access only 
to and from Bellevue Way SE; therefore, they are all considered the east side of 
Bellevue Way SE and, by the same logic, are qualified for multi-family zoning 
designation. 

Further, Comprehensive Plan Policy S-SW-10 states: 

Ensure through design review that Single-family access is separated 
from multifamily parking by a landscaped buffer strip. 

Application of this policy while retaining the parcels within the application designed 
SF-H reduces the ability to redevelop the parcels designated MF-L and MF-M since the 
single family access to Bellevue Way interrupts the MF-L and MF-M designated frontage 
along Bellevue Way. This is particularly challenging since development in place prior to 
the plan adoption has precluded alternative access. Exhibit 4 illustrates the impact of 
Policy S-SW-10 on the redevelopment potential of the MF-L and MF-M designated 
parcels within the application area. 

Given that the only access for the single-family designated parcels is directly to and 
from Bellevue Way and given that the Comprehensive Plan policy is to encourage 
redevelopment of parcels with direct access to Bellevue Way (Policy S-SW-28), it could 
be argued that the designation of the parcels in this application as SF-H with the 
original Southwest Bellevue Subarea Plan was an inadvertent error in the plan – given 
the nature of the access to the parcels, they should have been designated like the 
other parcels on Bellevue Way SE that share that same direct access conditions – 
parcels that were and are now designated MF. Allowing this application to proceed 
would provide the City an opportunity to correct that error and address the 
unanticipated consequences of the plan.  These addressed issues are "unanticipated 
consequences" to be considered seriously for the Ren-Fu CPA with an expanded 
geographic scoping. 

Changed Conditions 
Since the adoption of the subarea plan, as shown in Exhibit 2, there have been three 
structures constructed in the immediately adjacent parcels that are designated SF-H. 
Of those three structures, one (on parcel 052405-9078, 1105 106TH AVE SE) is 
significant to this application – the construction of this structure precluded alternative 
access to the parcels that were the original subject of this application. Without 
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alternative access and given the topography of the area to the north and east, these 
parcels are forced to retain access through the MF designated area. 

Significantly Changed Conditions Exist 
Our assessment of this application indicates that significantly changed conditions as 
defined in the LUC do indeed exist for this application, namely: 

• The existing properties do not achieve the planned density based on the 
Comprehensive Plan contrary to the intended consequences of the plan; 

• Where redevelopment approaching the planned density has occurred since plan 
adoption, the parcel size has a depth greater than those individual parcels 
within the application currently designated MF and the parcel depth of the 
redeveloped parcel is the same as the depth of the application area in total – 
which has the unintended consequence of reducing the viability of 
redevelopment of the MF designated parcels; 

• For these parcels which are already designated MF, plan policy S-SW-10 which 
requires buffering of the access to the SF designated parcel (during design 
review) has the unintended consequence of reducing the available building 
envelope due to the placement of the SF access drives, and; 

• Adjacent development on SF designated-parcels combined with the area’s 
topographic characteristics has changed the ability to provide alternative 
access to some of the parcels within the application. This effectively requires 
all future access for the SF-designated-parcels (with or without redevelopment) 
to occur via the existing driveways to Bellevue Way. This emphasizes the 
unintended consequences of requiring access buffering in this area (per Policy 
S-SW-10). 

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. 
Examining the subject parcels, the expansion of scope directed by Planning 
Commission in the May 11, 2011 study session is consistent with the applicable 
Threshold Review criterion since nearby, similarly-situated properties exist (namely 
parcels 052405-9180, 052405-9179, 952405-9211 and 052405-9212) and face the same 
conditions as the original parcels of the Ren-Fu CPA (052405-9229, 052405-9227 and 
052405-9183).  

In particular, these parcels would be needed to reach the proven lot depth for 
redevelopment under the MF designation (with a minimum zoning of R-10) and face 
the same significantly changed conditions faced by the original parcels of this 
application. For that reason, it is logical and is the minimum necessary to include 
properties with those shared characteristics. 

G. The proposed amendment is consistent with current general 
policies in the Comprehensive Plan for site-specific amendment 
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proposals. The proposed amendment must also be consistent with 
policy implementation in the Countywide Planning Policies, the 
Growth Management Act, other state or federal law, and the 
Washington Administrative Code. 
We agree with the staff assessment that permitting this application to proceed to Final 
Review will result in additional and complete analysis of the proposed designation 
change with respect to the current general policies of the Comprehensive Plan, 
consistency with policy implementation in the Countywide Planning Policies, GMA, 
other state or federal law and the WAC. 

At this time, we believe there are some clear policy implementation benefits of this 
proposed plan amendment, namely: 

• This amendment would indeed meet the intent of Policy S-SW-28 which seeks 
to consolidate access points to Bellevue Way SE with redevelopment. Without 
amending the designation of the SF designed properties, redevelopment of the 
currently designed MF would need to retain the access points for the existing 
single family dwellings. 

• This amendment would facilitate redevelopment as expected in the plan and 
allow that redevelopment to meet the intent of Policy S-SW-36 which 
encourages residentially-compatible multi-family development along Bellevue 
Way. 

To demonstrate the desire of the applicant to redevelop these parcels (after 
aggregation) into a residential development consistent with the intent of the adopted 
Comprehensive Plan, the applicant has prepared an initial concept drawing of how the 
site could be redeveloped (Exhibit 5). 

Further, if this amendment to the comprehensive plan designations for the subject 
parcels is successful, it may be possible to enhance the provisions of Policy S-SW-9, 
which states: 

Retain significant trees adjacent to the Single-family area east of the 
future multifamily development along the east side of Bellevue Way 
between S.E. 10th Street and S.E. 11th Street. 

The enhancement would be to amend this language to extend its applicability south to 
one-half way between S.E. 13th and S.E. 14th Streets. This enhancement would not be 
possible without the change in designation. 

Conclusion 
We strongly believe that we have provided sufficient justification to find that all of 
the applicable Threshold Review Criteria have been met for the Ren-Fu CPA with the 
directed expansion of geographic scope. Given those findings, we respectfully request 
that the Planning Commission move to recommend to City Council the inclusion of the 
Ren-Fu CPA in the 2011 annual CPA work program. 

E:\Planning\Projects\3218\Docs\3218_00ME1_Bellevue_Planning_Commission_Threshold_Review_Final.doc 
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Exhibit 3  Existing Development Density 
 
 

Parcel # Zoning Units/Acre 
Parcel Size 
(square feet) 

Existing 
Units 

Potential 
Units 

052405-9230 R-15 15  12,197 4 4 
052405-9242 R-15 15  9,583 4 3 
052405-9229 R-4 4  8,276 1 1 
052405-9066 R-10 10  11,761 1 3 
052405-9227 R-4 4  8,276 1 1 
052405-9183 R-4 4  4,200 0 0 
052405-9149 R-10 10  30,927 1 7 
052405-9180 R-4 4  12,632 1 1 
052405-9179 R-4 4  14,374 1 1 
052405-9213 R-10 10  16,988 1 4 
052405-9200 R-10 10  8,712 1 2 
052405-9211 R-4 4  14,374 1 1 
052405-9212 R-4 4  13,068 1 1 
052405-9176 R-10 10  9,583 1 2 

      
TOTAL    19 31 

 
 
Existing as percent of potential 61.3%  

 







 

ATTACHMENT 3 
 

20.30I.140 Threshold Review Decision Criteria 
 

The Planning Commission may recommend inclusion of a proposed amendment to the 

Comprehensive Plan in the Annual Comprehensive Plan Amendment Work Program if 

the following criteria have been met: 

 

A. The proposed amendment presents a matter appropriately addressed through the 

Comprehensive Plan; and 

B. The proposed amendment is in compliance with the three year limitation rules set 

forth in LUC 20.30I.130.A.2.d; and 

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 

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

time frame of the Annual Comprehensive Plan Amendment Work Program; and 

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: 

 
LUC 20.50.046 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 

 

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 

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, other state or 

federal law, and the Washington Administrative Code; or 

H. State law requires, or a decision of a court or administrative agency has directed 

such a change. 

 

(ii) Consideration of Geographic Scope 
 

Prior to the public hearing, the Planning Commission shall review the geographic scope 

of any proposed amendments.  Expansion of the geographic scope may be recommended 

if nearby, similarly-situated property shares the characteristics of the proposed 

amendment’s site.  Expansion shall be the minimum necessary to include properties with 

shared characteristics… 
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