
2013 Annual Threshold Review Recommendation 

and Consideration of Geographic Scoping 

Site-Specific Amendment 
 

Bel-Kirk Office Park 

 

Staff recommendation: Recommend including the Bel Kirk Office Park CPA in the 

2013 annual CPA work program. Do not expand the geographic scope of the proposal. 

 

Application Number:    13-106131 AC 

Subarea:    North Bellevue 

Original Addresses:    11100 NE 33
rd

 Pl. 

Applicant(s):    Burns/Seelig 
 

PROPOSAL 

This privately-initiated application proposes to amend the map designation on this 7.26-

acre site from LI (Light Industrial) to O (Office). The applicant has also submitted a 

concurrent rezone application. See Attachment 1. 

 

REVIEW OF STAFF RECOMMENDATION 

Staff recommends including this Comprehensive Plan amendment application in the 2013 

work program. The area’s land use designations and road infrastructure have adapted 

from an industrial orientation to a developed and existing land use pattern that is 

predominantly non-industrial. This is partly due to the changed condition represented by 

the BNSF railroad terminating operations through this corridor. Advancing this site into 

Final Review does not threaten other light industrially-designated land in the area nor 

does it influence city policy for appropriately retaining industrial land in the city, since 

this property was never developed for industrial use. 

 

The applicant’s point that the Comprehensive Plan did not anticipate that land uses and 

road and rail infrastructure would change or adapt to a predominantly non-industrial land 

use pattern is worth examining in Final Review because aligning the land use and 

designation as outlined can be done in compliance with the existing Comprehensive Plan. 

 

BACKGROUND 

This site is developed with an existing (1988) two-building office complex located 

between NE 33
rd

 Pl and the former BNSF rail right-of-way, and more generally between 

SR 520 and I-405, approximately 4/10
th

s of a mile northwest of the intersection of those 

highways. If the CPA were adopted the site could then be rezoned to allow general office 

redevelopment. The applicant’s stated purpose is to align the Comprehensive Plan 

designation with the existing land use. 

 

The LI designations in this area occurred likely because of the confluence of road and rail 

access. This specific site was the Bel-Kirk drive-in movie theatre from approximately 

1965 to 1985. We can speculate that the light industrially-zoned site developed as office 

because the market and access to this site for industrial uses had moved on. 

 

 



 

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 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 site has not been examined in at least three years. 

 

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 

 

The proposed amendment does not raise these policy or land use issues. The 
appropriateness of site-specific designations and zoning is addressable through the 
CPA review process. 

 

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 proposal does address significantly changed conditions.  



 

The North Bellevue Subarea Plan has not anticipated the area’s land use 

designations and road infrastructure adapting from an industrial orientation to a 

developed and existing land use pattern that is predominantly non-industrial.  

Advancing this site into Final Review does not threaten other light industrially-

designated land in the area nor does it influence policy for appropriately retaining 

industrial land in the city, since this property was never developed for industrial use. 

 

The expansion of SR 520; a 2001 CPA to amend the Light Industrial designation on 

property to the northeast that had developed as multifamily; the proximity of the 

Kirkland TOD site as an indicator of changing access and land use patterns; and the 

repurposing of the BNSF rail corridor all speak to a pattern of adaptive land use 

changes whose effect together has not been anticipated by the North Bellevue 

Subarea Plan for this existing office development. 

 

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 

 

Expansion is not being considered. 

 

The property is bounded on the east and north by existing multifamily housing 

(although the BNSF rail right-of-way represents a substantial buffer) and by an 

existing office complex to the west that is already zoned Office.  Across NE 33
rd

 Pl to 

the southwest are a collection of independent smaller warehouses zoned Light 

Industrial. Both of these properties are appropriately designated as are the adjacent 

office- and multifamily-zoned properties to the northwest and northeast. This 

suggests there are no shared characteristics properties 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 

 

The Land Use Goal for the North Bellevue Subarea seeks to provide for land use 

which protects the predominantly single-family character of the subarea from 

encroachment by other uses. Policy supports scaling down multifamily and office 

development as it approaches the single-family areas so as to create an appropriate 

transition. 

 

Preliminary analysis suggests that this request also is likely consistent with policy 

implementation in the CPPS and GMA for urban growth areas development.  

 



Staff believes the proposal will likely prove consistent with current general policies in 

the Comprehensive Plan that focus opportunities for property to redevelop in 

compliance with the Subarea Plan and Comprehensive Plan. 

 

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 

 

See Attachment X. 

 

ATTACHMENTS 
1. Application materials 

2. Site map 

3. Public comments received to date 
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