
2012 Annual Threshold Review Recommendation 

and Consideration of Geographic Scoping 

Site-Specific Amendment 
 

Leggate-Balwada 

 

Staff recommendation: Recommend not including the Leggate-Balwada CPA in the 

2012 annual CPA work program. Do not expand the geographic scope of the proposal. 

 

Application Number:    12-104612 AC 

Subarea:    Southwest Bellevue 

Addresses:    225, 231, 325 and 335 105
th

 Ave SE 

Applicant(s):    Leggate and Balwada 

 

PROPOSAL 

This privately-initiated application would amend the map designation on a four-parcel, 

0.94-acre site from SF-H (Single Family-High) to MF-M (Multifamily-Medium). The 

applicants have also submitted a concurrent rezone application. See Attachment 1. 

 

REVIEW OF STAFF RECOMMENDATION 

Staff recommends not including this Comprehensive Plan amendment application in the 

2012 work program because it does not address the criterion of significantly changed 

conditions. While Bellevue and Downtown have changed dramatically over the last 

twenty years, the Downtown plan has been in place since 1981 and has changed little 

over that time.  Development Downtown has been consistent with expectations of the 

Comprehensive Plan. 
 

The applicant noted that noise and visual impacts are unanticipated consequences of 

adopted policy.   However, changing the use to a higher density would not resolve those 

impacts and the development of single family properties to the south shows that the 

surrounding area remains appropriate for single family residential development.  There 

have been no changes to the Plan map or text in the area that suggest an unanticipated 

consequence for this site. 

 

The Southwest Bellevue Subarea Plan guides redevelopment in this area of close 

proximity to the Downtown 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. 

 

BACKGROUND 

This privately-initiated application includes four of the six single family properties on the 

west side of 105th Ave SE, between multifamily development on the north and the access 

road (Wolverine Way) to Bellevue High School on the south.  The Downtown boundary 

is approximately 500 feet north of this application past other multifamily, professional 

office, and office designations. 

 

This privately-initiated application would amend the map designation on this total of .94-

acres from SF-H (Single Family-High) to MF-M (Multifamily-Medium).  This site is 



currently four residential properties. If the CPA were adopted the site could then be 

rezoned to allow multifamily redevelopment at a density of up to twenty units per acre 

(R-20). 

 

The Land Use Goals for the Southwest Bellevue Subarea Plan seek to provide for land 

use patterns and densities which minimize conflicts, protect and maintain single family 

neighborhoods, maintain a variety of residential areas of different densities and housing 

for a wide range of opportunities, and preserve residential land uses at the entrance to 

neighborhoods. 

 

This application site is on the western border edge of a larger single family neighborhood 

generally between 105th Ave NE and 108th Ave NE.  The neighborhood is a mix of older 

and newer single family housing, and gains its access through multifamily development 

areas. There is a distinct and substantial topographic break between the application site 

and the commercial properties fronting Bellevue Way.  Although 105th, 106th and 108th 

Avenues provide direct access to the Downtown from this neighborhood, the presence of 

Bellevue High School prevents the neighborhood from feeling the impact of pass-through 

traffic. Conversely, the applicant notes that Bellevue High School itself generates pass-

through traffic through the area from Main Street, contributing to a perception of higher 

than normal traffic flow. 

 

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 

 

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 the scale of noise and visual impacts from traffic generated by 

the proximity of Bellevue High School, that same traffic cutting south through from 

Main, a  proposal for an office building immediately west of the CPA site, and the 

impacts of a shift away from owner-occupied properties in the neighborhood, have 

all had an impact that was not foreseen by growth expectations and policy in 1996 

or from even when this neighborhood was built. 
 

The noise and visual impacts noted by the applicant are not the unanticipated 

consequences of adopted policy, however they may be perceived in the 

neighborhood.  The single family redevelopment of single family properties to the 

south shows the lack of changed conditions on the subject property or its 

surrounding area.  And there have been no changes to the pertinent Plan map or text 

in the area that suggest an unanticipated consequence for this site. 

 

Given that the neighborhood already co-exists successfully with a variety of single 

and multifamily densities and house types both old and new, redeveloped and aging 

in place,  it is difficult to see how multifamily at the scale contemplated by this 

proposal would create a problem for the neighborhood. The scale of multifamily 

redevelopment would be unlikely to be any larger than that of existing multifamily. 

This could warrant final review to answer the question of how these sites could meet 

decision criteria for being able to be developed under city codes. Nevertheless there 

are no significantly changed conditions that would warrant such an examination 

through the CPA process. 

 

The Southwest Bellevue Subarea Plan guides redevelopment in this area of close 

proximity to the Downtown 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. 

 

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 

 

Staff does not recommend expansion of the geographic scope of the proposed 

Leggate-Balwada CPA.  

 

The property is similarly situated both to the other single family adjoining it to the 

south and across 105th as well as the other single family houses in the 

neighborhood.  It is equally situated as well to the multifamily housing to the north 

and west which also shares this neighborhood with the single family.  Because of 

this there is no credible stopping line if geographic expansion were contemplated to 

the south and east of the application site (although the applicant suggests expansion 

to include the entire neighborhood). 

 

This suggests there are no shared characteristics near the application site that 

warrant expansion of the geographic scope. 
 

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 owners and residents of property in the 

neighborhood. These comments have generally been oppositional in nature, and 

discussed property value, noise and visual impacts, and rezoning impacts. 
 
 



ATTACHMENTS 
1. Applicant materials 

2. Site map 

3. Public comments received to date including the applicant’s 
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