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I. PROPOSAL DESCRIPTION 
 

The applicant, Bellevue 116th Avenue LLC, is requesting a rezone for a 3.15 acre site to 
change the land use district designation from GC (General Commercial) to CB 
(Community Business).  
 
A. Reason for the Proposal/Background 
 
The rezone is being requested in order to allow for more intensive retail and service 
uses in the Wilburton/NE 8th Street subarea, as anticipated by policies in the 
Wilburton/NE 8th Street Subarea section of the Comprehensive Plan.  
Comprehensive Plan Policies S-WI-2 and S-WI-3 anticipated growth in the Wilburton 
Subarea “west of 120th Avenue NE between NE 8th and about NE 4th Streets, and on the 
east side of 116th Avenue from about NE 4th to SE 1st Streets.” This future growth should 
support the long term development of this area as a “retail village” that will be an 
“inviting, attractive, and pedestrian friendly retail area comprised of a mixture of 
community-oriented and neighborhood-oriented retail and residential uses.”  This 
proposal lies within the area designated as a “retail village” 

 
 

Vicinity Map/Aerial View 

 

 
 
Background:  
In addition to expressing the vision of a “retail village,” Comprehensive Plan Policies S-
WI-2 and S-WI-3 also recognized that rezoning from GC to CB is appropriate to support 
this vision. Furthermore, Policy S-WI-3 states that transportation improvements need to 
take place that would support the anticipated “retail village” development before any 
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rezone can be considered. 120th Avenue NE is currently being upgraded to provide 
improved north-south access between the Wilburton, Downtown, and Bel-Red subareas. 
However, the key transportation improvement germane to this specific rezone 
application is the NE 4th Street extension, which will run from 116th Avenue NE to 120th 
Avenue NE (CIP PW0R-160).  Phase 1 of this project, which will build the roadway from 
116th Avenue NE to the BNSF railway corridor, is currently under construction, with an 
anticipated completion date of November 2014. An agreement between the City and the 
underlying property owner that secured the rights to construct Phase 2 was finalized on 
May 19, 2014. Thus, the transportation requirements in Comprehensive Plan Policy S-
WI-3 have been fulfilled and it is appropriate to move forward with a rezone of this site 
from GC to CB. 
 
A rezone of the site directly south of this proposal that runs along the southern edge of 
the NE 4th Street right-of-way was recently approved by City Council action on July 14, 
2014 via Ordinance 6168 and rezone file #13-130500-LQ.  Although the Bellevue 116th 
Avenue, LLC proposal involves rezoning property from GC to CB in roughly the same 
location within the Wilburton Subarea, the two rezones could not be processed at the 
same time because of timing issues associated with securing the settlement agreement 
for Phase 2 of the NE 4th Street extension. However, together they will provide 
consistency along 116th Avenue and will allow for redevelopment along this major 
arterial with CB uses to realize the vision of a “retail village.” 

 
 

B. Required Land Use Approvals 
 
Rezone:  Rezones are subject to a Process III review procedure (Land Use Code 
20.35.300) that require a quasi-judicial decision made by the City Council.  Decision 
criteria and decision criteria compliance are discussed in Section VIII of this report.  The 
Hearing Examiner holds a public hearing and takes testimony from the public on the 
proposal and recommends an action to the City Council.  The City Council will then 
make a final decision based on the record established by the Hearing Examiner.   
 
SEPA:  The environmental determination made under the State Environmental Policy 
Act (SEPA), and documented in this report, is not a development-specific review, nor is it 
intended to be a planned action.  The environmental review is phased under WAC 197-
11-060(5); more detailed project-specific environmental review will be conducted as part 
of the subsequent Land Uses review, when applicable, if this rezone application is 
approved.  Environmental determinations require a Process II review and are issued by 
the Environmental Coordinator, with an opportunity to appeal to the Hearing Examiner.  
In order to comply with SEPA requirements, as well as the State of Washington Growth 
Management Act for coordination of hearings, any appeal of the SEPA threshold 
determination herein will be considered by the Examiner at the public hearing on the 
Rezone action. Only parties who have submitted written comment during the review 
period for this rezone and associated SEPA review are allowed to file an appeal of the 
SEPA threshold determination.  The final decision on any SEPA appeal would be issued 
by the Hearing Examiner and included in the report at the same time as the Examiner’s 
recommendation on the rezone is transmitted to the City Council.   
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II. SITE DESCRIPTION, ZONING, & LAND USE CONTEXT 
 

A.   Site Description   
 
The site is located on the northeast corner of 116th Avenue NE and the NE 4th Street 
extension currently under construction.  Both streets are classified as major arterials.  
The proposed rezone site is within the Wilburton/NE 8th Street subarea.   
 
The subject site is approximately 3.15 acres and is comprised of two parcels.  Parcel A, 
the northern parcel (King County Recording #3329099151) and Parcel B (King County 
Recording #3326069012).  Parcel B is bisected by the NE 4th Street extension and only 
the part of Parcel B that is north of the NE 4th Street extension right-of-way is included in 
this rezone.  The small sliver of this parcel that south of the NE 4th Street right-of-way is 
part of the site that recently was rezoned from GC to CB, with an approval by the City 
Council on July 14, 2014 via Ordinance 6168. 

 
Vicinity Map 

 

    
 
Currently, the rezone site is occupied by an abandoned auto dealership building and 
large surface parking lot. The eastern portion of the site is adjacent to the BNSF railroad 
corridor and tracks, which will become a public access trail in the future.  There is also 
an existing steep slope critical area in this location below the rail corridor that is 
vegetated with a few trees and noxious weeds – predominantly blackberries. 
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Construction of Phase I of the NE 4th Street extension along the southern property line is 
underway with an expected completion date in November 2014.   

 
C. Context and Zoning   

 
Land Use District/Zoning:  The property is currently within the GC (General Commercial) 
land use district, and is adjacent to the OLB (Office and Limited Business) land use 
district to the west across 116th Avenue NE.  

 
The surrounding zoning and land use is a follows: 

 South: CB - Phase 1 of NE 4th Street (under construction) and vacant auto 
dealership on the south side of the NE 4th Street extension  

 North: GC - auto dealership and associated surface parking lots   
 West: OLB – Ford auto dealership across 116th Avenue NE to the west 
 East: GC - BNSF railway corridor and tracks, Home Depot and Best Buy retail 

center. 
 
     Zoning Map 
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Comprehensive Plan: This site is designated currently as GC/CB in the Comprehensive 
Plan.  This GC/CB designation forms the area that is referred to as the “retail village” 
area in the Wilburton/NE 8th Street Subarea section of the Comprehensive Plan. 

 
 

Comprehensive Plan Designation 

 

 
 

 
III. CONSISTENCY WITH LAND USE CODE/ ZONING REQUIREMENTS 
 

A. General Provisions of the Land Use Code 
 

1. Dimensional Requirements   
The site can be developed in conformance with the general provisions of the 
Land Use Code.  A listing of applicable Land Use Code elements for both the 
GC and CB land use districts is provided below: 
 

Proposal Site 

CB 

GC/CB 

GC/CB 



Bellevue 116th Avenue, LLC Rezone 
14-128488-LQ 
Page 8 of 14 
 

     

Zoning Existing GC Proposed CB 

ITEM REQUIRED/ALLOWED REQUIRED/ALLOWED 

Min. Lot Area 7,200 SF 4,700 SF 
 

Lot Coverage 40% 40% 

Maximum 
Impervious 

Surface 

85% 
 

85% 

Building 
Setbacks 

Front 
Side(s) 
Rear 

 

 
 

15 FT 
0 FT* 
0 FT* 

*landscape buffers are required 

 
 

 0 FT 
0 FT* 
0 FT* 

*landscape buffers are required 

Building 
Height 

30 FT from average finish 
grade 

 

45 FT from average existing 
grade**  

**May be increased to 75 feet 
west of the BNSF corridor per  

Land Use Code  
Amendment  

6169 

 
 
IV. PUBLIC NOTICE AND COMMENT 
 

Application Date:   April 2, 2014 
Notice of Application:   May 1, 2014 
Public Notice Sign:   May 1, 2014 
Minimum Comment Period:   May 15, 2014 
Public Meeting:  June 3, 2014 at 6:30 p.m. at City Hall 

 
Notice of Application was published in the City of Bellevue’s Weekly Permit Bulletin and 
the Seattle Times on April 3, 2014.  It was mailed to taxpayers and occupants within 500 
feet of the project site and a two-sided Public Information Sign was installed on the 
project site on the same day.  A public meeting was held on June 3, 2014.  There were 
two attendees.  Neither of the attendees had any comments regarding the rezone 
specifically.  The applicant presented the conceptual designs for development of this 
site. Questions were focused on design issues and the construction schedule of the NE 
4th Street extension. The design of the development and response to any design-related 
questions will be addressed during the Design Review approval process that will be 
required to develop the 116th Avenue site under the CB zoning. 

 
 

V. TECHNICAL REVIEW 

 
A. Utility Department 
The Utilities Department technical staff confirms that there is sufficient capacity in 
existing utilities to provide service to this site, and there are no utilities related conditions 
regarding the proposed Rezone. 
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B. Transportation Department  
The City of Bellevue Transportation Department has reviewed and recommends 
approval of rezone application 14-128488-LQ with the understanding that the approval is 
a non-project action, and does not constitute or imply approval of specific design details 
for any transportation-related improvements.  Review will occur under a subsequent 
Design Review application, with associated construction permits and project-specific 
traffic impact analysis and settlement agreements between the City and all permit 
applicants located adjacent to the City’s NE 4th Street extension project (CIP PW-R-160).  
Review will include the items listed below:   
 
1. Specific design and implementation of transportation-related improvements per the 

City’s NE 4th Street extension project.   

2. Specific design and installation of standard street frontage improvements, including 

new access points, sidewalk improvements, street trees, street lights, and utility 

undergrounding, 

3. Design of the site’s internal circulation pattern, driveway locations, and driveway 

throat design, especially as they affect traffic operations on adjacent city right of 

way.  

4. Transportation Management Program requirements. 

 

 
VI. STATE ENVIRONMENTAL POLICY ACT   

 
The environmental review indicates no probability of significant adverse environmental 
impacts occurring as a result of the proposal (see Environmental Checklist in the project 
file at City Hall Records Office).  Therefore, issuance of a Determination of Non-
Significance (DNS) is the appropriate threshold determination under the State 
Environmental Policy Act (SEPA) requirements with the incorporation by reference of the 
2013-2024 Transportation Facilities Plan Final Environmental Impact Statement (TFP 
EIS), adopted August, 2013 (available in the Records Office at City Hall).  This 
document analyzes the transportation and air quality impacts of the City’s Traffic Task 
Force recommendations to meet the Comprehensive Plan, Transportation Element, and 
Mobility Management goals.   

 
An Environmental Checklist and Supplemental Sheet for Non-Project Action have been 
reviewed and the annotated checklists are available for public viewing in the project file 
at City Hall.  Adverse impacts which are less than significant are usually subject to City 
Codes or Standards which are intended to mitigate those impacts.  Where such impacts 
and regulatory items correspond, further documentation is not necessary.  For other 
adverse impacts which are less than significant, Bellevue City Code Sec. 22.02.140 
provides substantive authority to mitigate impacts disclosed through the environmental 
review process.   
 
If the rezone is approved, any future redevelopment proposed for this site would be 
subject to Design Review (Process II action – refer to LUC 20.35.200), project-specific 
SEPA review, and subsequent construction permit approvals. 
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Transportation: 
 

Long-Term Transportation Impacts and Mitigation 
The long-term impacts of all development projected to occur in the City by 2024 have 
been addressed in the City’s Transportation Facilities Plan EIS.  The impacts of growth 
projected to occur by 2024 are evaluated on the roadway network assuming that all the 
transportation improvement projects proposed in the City’s current Transportation 
Facilities Plan (TFP) are in place.  The Transportation Facilities Plan EIS divides the City 
into Mobility Management Areas (MMA) for analysis purposes.  The proposed rezone 
lies within MMA # 4 (Wilburton Area), which has a 2024 total growth projection of 
186,916 square feet of new retail space and 428,342 square feet of new office space.   
 
Mid-Range Impacts and Mitigation 
For most development proposals, traffic impacts anticipated to occur in the next six 
years are evaluated through a concurrency analysis under the Traffic Standards Code 
(BCC 14.10).  However, under BCC 14.10.020.A, concurrency analysis does not apply 
to site-specific rezones.  Hence, this proposal will not be subjected to concurrency 
analysis until a Design Review application or building permit application is submitted.  At 
that time, the concurrency testing requirements currently in effect will apply. 
 
Short-Term Operational Impacts and Mitigation 
A rezone by itself does not generate traffic nor create short-term transportation 
impacts.  However, redevelopment of the site in compliance with the rezone will require 
analysis of short-term transportation impacts prior to Design Review approval.  Specific 
engineering details, identification of transportation mitigation, and conditions of approval 
for the site’s redevelopment will be resolved during future Design Review and 
construction permit phases.  Mitigation requirements are likely to include items such as 
those listed above by the Transportation Department.   
 
 

VII. CHANGES TO PROPOSAL DUE TO CITY REVIEW  
 

There were no changes as a result of City review.   
 
 
VIII. DECISION CRITERIA 

 
The Director may approve, or approve with modifications, an application for a Rezone if 
the following decision criteria listed in LUC Section 20.30A.140 can be met: 

 
A. The rezone is consistent with the Comprehensive Plan: 

 
The following is a summary of relevant Comprehensive Plan policies: 
  
Land Use Element Policies: 
 

Policy LU-5:  Ensure enough properly zoned land to provide for Bellevue’s share 
of the regionally adopted demand forecasts for residential, commercial, and 
industrial uses for the next 20 years. 
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Policy LU-8:  Ensure that commercial land uses are contained within carefully 
delineated areas. 
 
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-12: Retain land availability for specific commercial uses which are 
important to the community. 
 
Policy LU-13:  Reduce the regional consumption of undeveloped land by 
facilitating redevelopment of existing developed land when appropriate. 
 
Policy LU-31:  Encourage and foster economic development in areas designated 
for commercial uses. 
 
Policy LU-32:  Maintain commercial areas outside the Downtown which can 
provide additional business opportunities and serve other parts of the community. 
 
Policy LU-33:  Monitor trends in Bellevue’s job centers and consider land use 
changes, if needed, to maintain the vitality of these centers. 
 
Finding:  The proposal is consistent with the Land Use Element Policies above.   
The rezone supports Bellevue’s commitment to accommodate regional growth and 
provide opportunities for economic development. 
 

Wilburton/NE 8th Street Subarea Policies: 
 

Policy S-WI-1:  Protect residential areas from impacts of other uses by maintaining 
the current boundaries between residential and non-residential areas. 
 
Policy S-WI-2:  Support the provision of commercial services in Wilburton that 
complement Downtown such as large retail and auto sales; mixed use 
opportunities, and services that provide convenient shopping for the adjacent 
neighborhoods.  Implement this through zoning and development regulations. 
 

Discussion:  The Wilburton/NE 8th Street subarea includes a variety of 
commercial areas. 
 
The eastern portion of the subarea includes small commercial sites that 
primarily serve the immediate neighborhood. 
 
The western portion of the subarea includes more intense commercial areas 
between 116th and 120th Avenues and near Lake Bellevue that serve the 
broader community.  Some of these areas may be ready for redevelopment 
into new commercial or mixed uses. 
 
The area west of the BNSF corridor is appropriate for auto and motorcycle 
sales, large retail uses, office and hotel uses. 
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The vision for the area on the west side of 120th Avenue, between NE 8th 
Street and the existing Home Depot property is for the development of a 
“retail village” this is an inviting, attractive, and pedestrian friendly retail area 
comprised of a mixture of community-oriented and neighborhood-oriented 
retail and residential uses.  

 
Policy S-WI-3:  Support the long term development of a “retail village” in the 
commercial area on the west side of 120th Avenue to provide a transition from 
more intense commercial areas to the west and the residential area to the east.  
Designate the area west of 120th Avenue NE between NE 8th and about NE 4th 
Streets General Commercial/Community Business (GC/CB).  Without access 
improvements, the area remains appropriate for General Commercial uses.  As NE 
4th Street (East Bellevue Transportation Plan project #582) is extended to increase 
access to the area, Community Business uses are appropriate. 
 

Discussion:  The intent is to increase transportation capacity as 
redevelopment occurs.  It is recognized that the complexity of construction 
and property ownership may require phasing of the street project. Phasing 
may be accepted through a development agreement that assures adequate 
right of way and timely completion of the entire connection.   

 
Finding:  The proposed rezone is a response to these specific policies.  Future 
development on the site that will be allowed as a result of this rezone will provide 
convenient shopping and services for adjacent neighborhoods. The rezone is 
appropriate at this time because the rights to construct both Phase 1 and 2 of the NE 4th 
Street extension have been secured by the City and the construction of Phase 1, which 
will directly provide access to the proposal site, is well underway and scheduled for 
completion in November 2014.  Refer to Condition of Approval regarding rezone 
effectiveness date in Section X of this report. 

 
 

B. The rezone bears a substantial relation to the public health, safety, or 
welfare. 

 
Finding:  The development will not require new public facilities; there is capacity within 
the transportation network, the utility system, and other public services such as fire and 
police to accommodate additional development.  The subject parcel can provide for an 
appropriate level of increased density and help facilitate redevelopment on other 
properties in a manner that is compatible with the character of the existing and proposed 
development within the designated “retail village” commercial area in the Wilburton/NE 
8th Street Subarea.  

 
 

C. The rezone is warranted in order to achieve consistency with the 
Comprehensive Plan or because of a need for additional property in the proposed 
land use district classification or because the proposed zoning classification is 
appropriate for reasonable development of the subject property. 

 
Finding:  This rezone is warranted to achieve consistency with the Comprehensive Plan 
– particularly the policies of the Wilburton/NE 8th Street Subarea.  In addition, this rezone 
will also provide consistency with the recent rezone of the site directly south of the NE 4th 
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Street extension from GC to CB via Ordinance 6168.  The two proposals sites together 
create an area of CB zoning along 116th Avenue NE that most likely will be a catalyst to 
attract community business uses on adjacent underutilized sites and in doing so, 
facilitate  development consistent with the Comprehensive Plan’s vision for a ‘retail 
village’ in this area.   

 
D. The rezone will not be materially detrimental to uses or property in the 
immediate vicinity of the subject property.    

 
Finding:  The existing development on the site is an abandoned auto dealership and 
associated surface parking lot.  The site is in poor condition.  The rezone will provide an 
opportunity for redevelopment with community businesses (retail and service) that will 
support the development vision of the ‘retail village’ identified in the Wilburton/NE 8th 
Street Subarea policies in the Comprehensive Plan. A rezone to CB will allow 
redevelopment of this site to provide new services and amenities currently not available 
to the adjacent neighborhoods.  Amenities will include the development of pedestrian-
oriented streetscapes and pedestrian connections with surrounding neighborhoods.  CB 
zoning will also most likely provide a catalyst for redevelopment this site and adjacent 
underutilized properties, thereby helping to fulfill the vision of the Comprehensive Plan. 

 
E. The rezone has merit and value for the community as a whole. 

 
Finding:  Per the Comprehensive Plan policies for the Wilburton/NE 8th Street subarea, 
retail and mixed-use developments that complement Downtown are desired features 
within the existing GC/CB Comprehensive Plan designation.  Rezoning the site from GC 
to CB will allow a greater mix of these uses, which will in turn add value to the 
community by providing convenient shopping and services for the residential 
neighborhoods in both the Wilburton and Downtown subareas.  New development will 
also provide the opportunity to re-vitalize underutilized and abandoned sites along 116th 
Avenue NE and to create amenities including pedestrian connections with surrounding 
neighborhoods. 

 

 
IX. RECOMMENDATION  
 

After conducting the various administrative reviews associated with the proposal, 
including applicable Land Use consistency, SEPA and City Code & Standard compliance 
reviews, the Director does hereby RECOMMEND APPROVAL WITH CONDITIONS of 
the Bellevue 116th Avenue, LLC rezone proposal.  

 
 
X. CONDITION OF APPROVAL 

 
1. Authority 
Approval of this rezone does not constitute an approval of any Land Use Code 
amendments, Design Review, or any other ancillary permits that may be required for the 
design and construction of any proposed development on the rezone site.   
 
AUTHORITY: LUC 20.30A 
REVIEWER: Sally Nichols, Land Use 
 



Bellevue 116th Avenue, LLC Rezone 
14-128488-LQ 
Page 14 of 14 
 

     

Attachment A – Legal Description of Site 
 

 

 


