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I. PROPOSAL 
 

The Sammamish Bible Camp—Sambica—proposes to amend the Comprehensive Plan 
designations on their site with designations more appropriate for their existing and future uses. 

 
Newcastle Subarea framework policies were adopted in 2001, after the West Lake Sammamish 
annexation brought this area into Bellevue, in anticipation of a Sambica redevelopment. These 
policies direct a consideration of Sambica master planning processes holistically and in support 
of the current mix of land uses and their redevelopment, and encouraged the use of 
development review tools that could effectively address master planning issues. 

 
The 2008 Sambica CPA 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 are inconsistent with the range of existing uses 
(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 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 non-conforming 
land uses, land use policies, existing property lines and existing zoning districts, and potential 
zoning uses at Sambica.   
 
While there are numerous options to address the nonconformity of the Sambica uses, 
evaluation of the above objectives leads toward combined policy and regulatory processes. The 
proposed CPA would: 
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• Amend the Glossary 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. 

 
Attachment 1 lists the specific wording of the proposed amendments. 
 
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. 
 
The purpose of the CCC designation is to maintain the compatibility of Sambica’s unique mix 
with the surrounding neighborhood by using an integrated master site plan process to apply 
transition and performance standards that limit the overall intensity of the site to a 
predominantly but not entirely non-commercial character that is consistent with the new 
designation. 
 
Following the Comprehensive Plan amendment and prior to redevelopment, zoning 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 rezone the current R-5, R-20 and NB zones at the site. 

 
Corresponding Land Use Code amendments would be necessary to establish the use and 
dimensional regulations and performance standards for the new zone.  Standards should 
include at a minimum master site planning (whose role is set up in amended Subarea policies), 
building dimensions, setbacks, and lot coverage limits similar to residential zones, impervious 
surface limits, setbacks similar to transition areas, trip generation combined from uses, limits to 
commercial signage, and dispersing parking areas. 

 
Separate property within the Shoreline Management overlay district and owned by the 
Strandvik Association abuts the property solely owned by Sambica.  The Strandvik Association 
property—Sambica’s non-profit corporation owns voting shares in the Association—is jointly 
used for water-based recreational activities as well as some of the camp and conference center 
activities.  The Strandvik Association did not join in the application for CPA.  It is likely, 
though, that some aspect of future camp and conference center development may include 
Shoreline Management areas.  A state-mandated update to the Shoreline Management Program 
(SMP) is currently underway.  Both the rezone and Land Use Code Amendments (LUCA) to 
address the performance requirements of a “camp, conference, and retreat center” that are 

 2



Sambica Staff Report 
Page 3 of 9  

specific to the shoreline areas will likely require Shoreline Management Program (SMP) 
amendment action after the update, currently scheduled for 2010, is complete. 

 
II. STAFF RECOMMENDATION 

 
This proposal satisfies the Decision Criteria for a Comprehensive Plan Amendment and staff 
recommends approval of the Comprehensive Plan Amendment to: 

 
• Amend the Glossary 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 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 

 
Attachment 1 lists the specific wording of the proposed amendments. 
 

III. DECISION CRITERIA - CPA 
 
 The Decision Criteria for a Comprehensive Plan Amendment are set forth in the Land Use 

Code, Section 20.30I.150.  Based on the criteria, Department of Planning and Community 
Development staff has concluded that the proposed amendment merits approval.  This 
conclusion is based on the following analysis: 

 
A. There exists obvious technical error in the pertinent Comprehensive Plan provision, 

or 
 

Not applicable to this proposal. 
 

B1. The proposed amendment is consistent with the Comprehensive Plan and other goals 
and policies of the city, the Countywide Planning Policies (CPP), the Growth 
Management Act and other applicable law; and 

 
The proposed amendment is consistent with the Comprehensive Plan and other goals and 
policies in these planning documents for urban growth development. 

 
Comprehensive Plan 

 
The proposed amendment is consistent with guidance policies in the Citywide Focus 
section of the Land Use Element for redevelopment (p. 35), and in the 
Residential/Neighborhood Areas section of the Land Use Element for Creating a Sense of 
Place (p. 41.) 
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• POLICY LU-9. Maintain compatible use and design with the surrounding built 
environment when considering new development or redevelopment within an already 
developed area. 

 
• POLICY LU-11. Encourage the master planning of large developments which emphasize 

aesthetics and community compatibility. Include circulation, landscaping, open space, 
storm drainage, utilities, and building location and design in the master plan. 

 
• POLICY LU-13. Reduce the regional consumption of undeveloped land by facilitating 

redevelopment of existing developed land when appropriate. 
 
• POLICY LU-22. Protect residential areas from the impacts of non-residential uses of a 

scale not appropriate to the neighborhood. 
 

The proposed amendment is consistent with the intent of Newcastle Subarea policies S-
NC-10a and S-NC-10b adopted in 2001 in anticipation of Sambica redevelopment and 
now proposed for further amendment with the purpose of establishing a new CCC 
designation.  The purpose of the CCC designation is to allow for master planning of the 
siting process.  Such a process addresses appropriate LUC performance standards for site 
development, maintains compatibility with the surrounding neighborhood, and assures 
predictability of development for the operator by requiring applicable regulatory tools to 
develop a master plan, including but not limited to project limit agreements and transition 
area standards. 

 
The proposed amendment is consistent with policy implementation in the CPPs and GMA 
for urban growth areas development. 

 
Growth Management Act 

 
In its current form, the proposal is consistent with GMA Planning Goals of  Urban 
Growth, Reduce sprawl, Housing, Economic development, Property rights, Permits, Open 
space and recreation, Environment, Citizen participation and coordination, Public facilities 
and services, Historic preservation, and Shoreline management. 

 
The proposal is inapplicable to Transportation and Natural Resource Industries. 

 
Countywide Planning Policies 

 
Countywide Planning Policies for King County are organized by topics in nine separate 
chapters.  The framework policies in each chapter are implemented through local plans 
and regulations.  Evidence of the consistency of the proposal with the framework policies 
is as follows: 

 
I. Critical Areas  The proposal will not affect the implementation of regulations dealing 

with critical areas.  Redevelopment will be subject to existing Critical Area 
requirements in the Land Use Code. Nothing is proposed in this CPA that would 

 4



Sambica Staff Report 
Page 5 of 9  

interfere with the application of the city’s 2010 update of the Shoreline Management 
Program to designated shoreline areas used by Sambica. 

 
II. Land Use Pattern  The proposal is consistent with the implementation of the desired 

urban land use pattern. It focuses on allowing the historic Sambica use to continue in 
a framework of surrounding neighborhood compatibility.  It creates a new designation 
for potential use by other, similarly-situated historic uses or areas of the city through 
the city’s land use planning while recognizing the demands of land use growth.   

 
III. Transportation  The proposal will not affect the implementation of regional 

transportation systems. 
 

IV. Community Character and Open Space  The proposal will improve the City’s 
ability to maintain community character in predominantly residential areas and allow 
the predictable application of regulations protecting open spaces. 

 
V.  Affordable Housing  The proposal accommodates staff housing potential in CCC-

designated areas, where such proximity of housing to jobs is not normally possible. 
 

VI. Contiguous and Orderly Development and Provision of Urban Services to Such 
Development  Not applicable to this proposal. 

 
VII. Siting Public Capital Facilities of a Countywide or Statewide Nature.  Not 

applicable to this proposal. 
 

VIII. Economic Development  The proposal promotes the retention and expansion of an 
existing community use. 

 
IX. Regional Finance and Governance  Not applicable to this proposal. 

 
B2. The proposed amendment addresses the interests and changed needs of the entire 

city as identified in its long-range planning and policy documents; and 
 

The proposed amendment addresses the interests and changed needs of the entire city. 
 

The city’s objectives for the Sambica CPA are rooted in the broader interests and changed 
needs of the entire city to identify the application of such a designation to the Sambica site 
as well as other potentially qualifying sites in the city: 

 
• 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 

based on the underlying zoning, that is less compatible with the existing neighborhood 
and critical areas environments including shorelines; 
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• Limit neighborhood business commercial uses to generally support the camp and 
conference center function, and to the operator of that function; 

• Assure predictability to the use and its surrounding community; and 
• Create a Comp Plan framework that supports subsequent Code revisions, zoning and 

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

  
B3. 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 [below] for the definition of “significantly changed conditions”; and 

 
Significantly changed conditions are defined as:  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). 

 
The proposed amendment addresses significantly changed conditions since the last time 
the Plan map or text was amended, and these changes are related to the pertinent Plan map 
or text (see S-NC-10a and -10b below). 

 
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 
designations do not allow the range of uses currently on the property (many are 
nonconforming) or being considered for the future, and doesn’t allow for the most 
appropriate locations of the uses due to the multiple property lines and arrangement of 
parcels. 

 
The site is currently the Sambica camp and conference center. Existing uses include 
conference meeting, kitchen and short-term camp and conference stay facilities, camp and 
conference staff offices and permanent staff housing, shorefront facilities shared with the 
Strandvik residential community and other indoor and outdoor recreational facilities.  
Other existing uses include summer youth camps and year around before- and after-school 
care facilities.   

 
Newcastle Subarea Comprehensive Plan amendments that were adopted in 2001 created a 
framework for this discussion: 

 
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. 

 
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. 
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The Comprehensive Plan does not function as an integrated whole if it cannot assure 
stability to a long-time use like Sambica and to its surrounding, long-established 
neighborhood. 

 
B4. If a site-specific proposed amendment, the subject property is suitable for 

development in general conformance with adjacent land use and the surrounding 
development pattern, and with zoning standards under the potential zoning 
classifications; and 

 
The proposed amendment is the first step in a roadmap for redevelopment.  The site 
appears suitable for such redevelopment.  The proposed CPA contemplates suitability and 
conformance with zoning standards through subsequent Land Use Code Amendment work 
and rezoning: 

 
• A new zoning district, GMA-consistent with the Comprehensive Plan designation that 

is specific to a new “camp, conference, and retreat center” use category.  This would 
rezone the current R-5, R-20 and NB zones at the site. 

 
• Corresponding Land Use Code amendments that establish the uses, dimensional 

regulations and performance standards for the new zone.  Standards should include at a 
minimum master site planning (whose role is set up in amended Subarea policies), 
height limits and lot coverage limits similar to residential zones, limits on impervious 
surfaces, and setbacks similar to transition areas (LUC 20.25B). 

 
After rezoning and code amendments, the applicant may need to consolidate the parcels of 
the site, adjust boundary lines or pursue a Process II project limit agreement for the 
purpose of treating a combination of lots as a single development site for purposes of land 
use review, in addition to various building permits.  

 
B5. The proposed amendment demonstrates a public benefit and enhances the public 

health, safety and welfare of the city. 
 

The proposed amendment demonstrates a public benefit, and enhances the public health, 
safety and welfare of the city and its residents.  It provides Comprehensive Plan policy 
guidance and leads to the application of development regulations in pursuit of city 
objectives for Sambica and similar uses that were first contemplated in 2001. 

 
The proposed CCC Glossary definition demonstrates a broader public benefit in 
identifying the implications of such a designation on other qualifying sites anywhere in the 
city.  Such a benefit is consistent with the city’s objectives for the Sambica CPA.   

 
The camp and conference center designation is intended to recognize a unique set of uses 
on a single site not otherwise found in or allowed by the LUC and then frame it with 
regulatory master site planning and performance standards.  On a citywide basis, the 
implication of such a designation is that it would allow these unique uses to be able to 

 7



Sambica Staff Report 
Page 8 of 9  

continue into the future while maintaining compatibility with their surrounding 
community by first going through the CPA process; avoid unexpected redevelopment with 
a new, different or more intense use that is less compatible with the neighborhood and 
environment but that might be potentially developed with the underlying, existing zoning 
classifications; and assure predictability in subsequent regulatory implementation so that 
neighbors can see in advance what is happening. 

 
IV.     STATE ENVIRONMENTAL POLICY ACT 

 
The Environmental Coordinator for the City of Bellevue has determined that this proposal 
will not result in any probable, significant adverse environmental impacts.  A final 
threshold determination of non-significance (DNS) was issued on October 30, 2008.  
 

V.     PUBLIC NOTICE AND COMMENT 
 

Notice of the CPA Application was published in the Weekly Permit Bulletin and in the 
Seattle Times on March 6, 2008.  Notice of the Public Hearing before the Planning 
Commission was published in the Weekly Permit Bulletin and in the Seattle Times on 
October 30, 2008. 

   
Pursuant to the requirements of the Growth Management Act, state agencies must be given 
60 days to review and comment on proposed amendments to the Comprehensive Plan.  A 
list of the 2008 amendments to the Bellevue Comprehensive Plan was provided to state 
agencies on October 30, 2008 for review. 

 
Several comments have been received on the application.  The surrounding residential 
community is very interested in seeing Sambica continue into the future, albeit at a level of 
intensity that remains compatible with that surrounding community as it too grows into the 
future. 

 
Please note:  copies of all written comments have been provided in a separate notebook. 

 
VI.    NEXT STEPS 
 

We request you conduct and close the public hearing, discuss the proposal, ask 
questions of staff, and make a recommendation.  A draft motion consistent with the staff 
recommendation would be: 

 
Move to recommend approval of the Sambica Comprehensive Plan Amendment to: 

 
•  Amend the Glossary 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 
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• 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. 

 
Additional Land Use Code amendments and a rezone of the site will implement this 
Comprehensive Plan amendment. The code and zoning changes may need to be 
coordinated with the city’s ongoing update of the Shoreline Master Program. Initial code 
changes are anticipated to occur in 2009, while other amendments may occur in 
coordination with the Shoreline update process. 

 
VII.   ATTACHMENTS 
 

1. Proposed Comprehensive Plan text amendments to the Glossary and Newcastle 
Subarea Plan for a new Camp and Conference Center (CCC) land use designation 

2. Map of proposed CCC designation for Sambica 
3. Proposed Newcastle Subarea map 
4. SEPA Determination 
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Proposed Comprehensive Plan text amendments to the Glossary and 
Newcastle Subarea Plan for a new Camp and Conference Center 

(CCC) land use designation 
 
Comprehensive Plan Glossary: 
 
Camp and Conference Center – A land use designation that provides for a mix of group 
camp, conference, retreat, recreation activity and incidental use activities.  These 
activities are primarily for use by organizations and schools.  The purpose of the 
designation is to maintain the compatibility of this unique mix of uses with the 
surrounding neighborhood by using site design standards that limit the overall intensity of 
the site. 
 
The camp and conference center designation is predominantly non-commercial but may 
include small-scale, neighborhood business retail and service uses that are clearly 
incidental and functionally related in nature and size. 
 
Newcastle Subarea Plan: 
 
POLICY S-NC-10. Encourage a land use pattern throughout the Subarea which 
accommodates future growth, ensures efficient use of facilities and services, protects 
existing neighborhoods, encourages historic community uses to continue, and provides 
the opportunity for an adequate amount of retail and professional services to meet local 
needs. 
 
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.Support a master 
site planning process for redevelopment of the Sambica-owned parcels. A master site 
plan will achieve an integrated site design with transition and performance standards that 
limit the overall intensity of the site to a predominantly non-commercial character 
consistent with the CCC designation.  A master site plan should address standards of 
building dimensions, impervious surface ratios, combined trip generation, limited signage 
size, and dispersed parking areas standards. 
 
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.  distinguish the mix of land uses proposed for Sambica 
redevelopment to assure the predominant non-commercial character of the camp and 
conference center, provide predictability in development processes, and maintain 
compatibility with the surrounding neighborhood. 
 

Discussion: The Sammamish Bible Camp—Sambica—was established along the 
shores of Lake Sammamish in 1919.  It is historically valued by the surrounding 
community.  As Sambica changes over time to maintain its functions and to provide 
relevant services to its users its buildings and structures will change too. 

 



 

Uses associated with the camp and conference center use include group camp 
facilities, conference and retreat facilities, before- and after-school day care, and 
outdoor and indoor recreation activities.  Other uses that are solely part of an 
integrated camp facility include lodging and dining, active recreation, administrative 
offices, staff housing, maintenance and storage, and a camp store. 

 
The camp and conference center designation also allows for redevelopment which 
may include active indoor recreation facilities including gymnasiums and pools, and 
small-scale, neighborhood business retail and service uses that are clearly incidental 
and functionally related in nature and size. 
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