
2012 Annual Threshold Review Recommendation 

and Consideration of Geographic Scoping 

Site-Specific Amendment 
 

Newport Professional Buildings/ Lorge-Benis 

 

Staff recommendation: Recommend not including the Newport Professional 

Buildings/Lorge-Benis CPA in the 2012 annual CPA work program.  If the proposal is 

included, expand the geographic scope of the proposal to include the similar adjacent 

parcel at 4301 Factoria Boulevard SE. 

 

Permit Number: 12 104629 AC 

Subarea:  Factoria 

Address:  4307 and 4317 Factoria Boulevard SE 

Applicant:  Lorge/Benis 

 

PROPOSAL 

This privately-initiated application would amend the map designation on this two-parcel, 

0.62-acre site from PO (Professional Office) to CB (Community Business).    The 

applicant proposes to attach development conditions which would a) prohibit retail uses 

on the ground floor of redeveloped buildings, and b) require an affordable residential 

housing component.  See Attachment 1. 

 

The Planning Commission directed consideration for expanding the geographic scope of 

similarly situated property to include an adjacent third parcel, for a total of 0.83 acres. 

See Attachment 2. 

 

REVIEW OF STAFF RECOMMENDATION 

The proposal does not meet the criterion of a changed circumstance that warrants new 

review of the Comprehensive Plan.  The Factoria Subarea Plan was last updated in 2006 

and clearly established a focus for commercial activity in and around the Factoria Mall.  

The site has been considered in the past and the Professional Office (PO) designation was 

deemed appropriate as a transitional use between the more intense commercial uses to the 

north, the surrounding high school, and the residential neighborhood to the east.  There is 

no clear change to the area that was unanticipated by the plan that suggests a need to 

reconsider the designation of the site. 

 

The proposal identifies other CPAs adopted in the Factoria Subarea, including that of the 

St. Margaret’s site across the street, as significantly changed conditions.  However, 

because these CPAs were reviewed and adopted within the existing framework of the 

Subarea Plan—with its distinct locations for the intensities of development—they do not 

significantly change conditions on this site or its surrounding area.  The designation of 

the St. Margaret’s site remained residential, increasing its allowed density to be 

consistent with the adjacent residential area and to support a residential use on the church 

site. It met the changed circumstances criterion due to the change in the role of churches 

and church land in housing.  These conditions don’t apply to the Lorge-Benis site and the 

development of the St. Margaret’s site with housing doesn’t impact the Lorge-Benis site 

in a way that suggests a need for a new use or greater intensity of use. 



 

With this proposal, the applicant recommends including conditions to the rezone that 

would restrict retail uses and promote affordable housing. While these potential 

conditions may address concerns with the proposal that would be reviewed during the 

Final Review stage of the process, they do not create a “changed circumstance” that 

warrants including the proposal in the work program. 

 

Professional offices remain an appropriate and suitable use for this small site.  PO 

designations and uses are appropriate for smaller, older sites that are typically located 

closer to residential uses, and isolated from other areas of more intense commercial or 

office focus.   

 

BACKGROUND 

The application site is two parcels with small office buildings on each of them.  The 

single-building Newport Chiropractic Center is located on the northeast corner, at 4307 

Factoria Boulevard SE, and two small office building are located on the larger, southern 

site at 4317 Factoria Boulevard SE.  There is a third parcel with a dental office building 

bordering the application site to the northwest at 4301 Factoria Boulevard SE.  This third 

parcel—not part of the CPA application—is recommended for inclusion through the 

expansion of the geographic scope of the proposal because it shares characteristics with 

the two applications parcels.  See Attachment 2. 

 

Previous CPA applications for this site were made in 2008 and 2009. 

 

The Planning Commission recommended at its May 14, 2008, public hearing on the 

application to not advance it out of Threshold Review.  The Commission based its 

recommendation on a lack of significantly changed circumstances in the Factoria area 

applicable to the proposal.  The Commission acknowledged that other CPAs for Factoria 

redevelopment (FATS) and for multifamily residential density (St. Margaret’s Church) 

reacted to significantly changed redevelopment and affordable housing issues, 

respectively, but noted that these did not influence this application. 

 

The Planning Commission recommended at its April 22, 2009, public hearing on the 

application to not advance the proposal out of Threshold Review, for the same reasons as 

were recommended for the 2008 CPA application. 

 

The difference between the 2008 CPA and the 2009 and 2012 applications are the 

applicant’s proposal to attach development conditions.  Before that, the question of 

appropriate designation was last examined in 1996.  When the site was annexed in 1994 it 

was designated SF-H (Single Family-High).  Then in 1996 the city-initiated “Factoria 

Inconsistencies” CPA proposed a PO (Professional Office) designation for the three 

parcels.  The owner at 4307 Factoria Boulevard SE (and current applicant) requested 

consideration of O (Office) instead; the City Council remanded the proposal back to the 

Planning Commission for further consideration of that request.  Ultimately, both the 

Commission recommendation and the final Council action under Ordinance No. 5028 

confirmed the PO designation on the parcels.  During the FATS update adopted in 2006, 

the city reviewed the commercial code of the Factoria Subarea and no change was 

recommended for the Lorge-Benis site at that time. 



 

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 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 

designation.  While an application was submitted in 2008 and 2009, these 

applications were withdrawn prior to City Council action.   

 

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 proposal 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). 

 

The proposed amendment does not meet this criterion. It addresses no significantly 

changed conditions since the last time the Plan map or text was amended in 1996.  



 

The Factoria Subarea Plan was last updated in 2006 and clearly established a focus 

for commercial activity in and around the Factoria Mall.  The site has been 

considered in the past and the Professional Office designation was deemed 

appropriate as a transitional use between the more intense commercial uses to the 

north, the surrounding high school, and the residential neighborhood to the east.  

There is no clear change to the area that was unanticipated by the plan that suggests 

a need to reconsider the designation of the site. 

 

The Factoria Subarea Plan calls for developing a true mixed use district focused in 

the commercial core while maintaining distinctly less intense residential, office, and 

other commercial land use areas elsewhere in Factoria.  This proposal doesn’t point 

to any change in the area that suggests a need to revisit that vision for the subarea. 

 

The applicant proposes development conditions to make the proposal more 

compatible, but such conditions don’t, by themselves, create a changed condition 

that warrants revisiting the vision of the subarea plan.   

 

The proposal also identifies other Comprehensive Plan amendments adopted in the 

Factoria Subarea as significantly changed conditions.  Other adopted amendments 

do not necessarily equate to changed conditions that are relevant to the proposal. In 

this instance, the recent amendments, including the development of the ST. 

Margaret’s site, do not indicate a need to revisit the planned land used for the 

Lorge-Benis site. In fact, retaining professional office services, continues to be 

appropriate. 

 

These other Factoria subarea CPAs adopted since 1996 trigger none of the 

Threshold Review criteria for significantly changed conditions for this proposal 

because they were adopted consistent with the fundamental concentration of 

commercial uses in the core commercial district, and do not change conditions 

relevant to this site. There is no basis for amending the Comprehensive Plan on a 

site simply because the designation was changed on other sites in the Subarea. 

 

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 

 

If this proposal is included in the 2012 work program, the geographic scope of the 

proposal should be expanded include the third and separately-owned medical office 

parcel at 4301 Factoria Boulevard.  This third parcel makes up the remainder of this 

PO area and is similarly situated and shares characteristics of access, use, and 

dimensional redevelopment issues. 

 

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 

 

A CB district, even constrained by development conditions, would signal an 

expansion of the Factoria commercial core.  Commercial Business in Factoria is 

appropriate in the commercial core only, and change to CB is inconsistent with 

policies that focus commercial development there. 

 

PO remains a deliberate and appropriate designation to reflect the existing and 

expected use and intensity among the three small and older properties in this area.  

The PO designation and dimensional requirements are designed to limit the intensity 

of use of small sites.  More intense office and commercial uses should more 

appropriately be located on larger sites. 

 

The constraints created by the potential conflicts between the small, nonconforming 

nature of these sites and redevelopment are dimensional in nature.  These constraints 

include the origin and history of the buildings’ use, setbacks and height; the amount, 

location and access to parking; signage placement; Factoria Boulevard frontage; 

and access easements.  Because the sites are both small and separate in relation to 

each other, and are contained within an area bounded by Newport High School and 

a major arterial, significant redevelopment runs into both nonconforming use and 

dimensional limits.  The Comprehensive Plan process would be appropriate if the 

community vision for this area changes, but is not the appropriate path to resolve 

issues with dimensional standards.  Other options exist.   

 

Balancing site constraints and the application of regulations to redeveloping the sites 

is a unique circumstance for these small sites. A variance under the Land Use Code 

could be considered to address regulatory restraints applicable to this site and 

applicable to any individual or combination of redeveloping these sites. 

 

; 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 

The owner of the property being considered for geographic expansion has made extensive 

inquiries about the proposal and has submitted written comments. Other comments have 

been received in opposition as well. 

 

ATTACHMENTS 
1. Application materials 

2. Site map 

3. Public comments received to date 
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DEPARTMENT OF PLANNING AND COMMUNITY DEVELOPMENT
ENVIRONMENTAL COORDINATOR
11511 MAIN ST., P.O. BOX 90012
BELLEVUE, WA 98009-9012

OPTIONAL DETERMINATION OF NON-SIGNIFICANCE (DNS) NOTICE MATERIALS

The attached materials are being sent to you pursuant to the requirements for the Optional DNS

Process (WAC 197-11-355). A DNS on the attached proposal is likely. This may be the only

opportunity to comment on environmental impacts of the proposal. Mitigation measures from

standard codes will apply. Project review may require mitigation regardless of whether an EIS is

prepared. A copy of the subsequent threshold determination for this proposal may be obtained upon

request.

File No. 12-10629 AC

Project Name/Address: Lorge-Benis 4307 and 4317 Factoria Blvd SE

Planner: Nicholas Matz AICP
Phone Number: 425-452-5371

Minimum Comment Period Ends: X

Materials included in this Notice:

Blue Bulletin

Checklist

Vicinity Map

Plans

Other:
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