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EXECUTIVE RECOMMENDED PLAN


Bear Creek Urban Planned Development (UPD)
Area Zoning and Land Use Study


I. Overview
The 2020 Comprehensive Plan Midpoint Update Scope of Work includes an analysis of land use and zoning changes in an urban planned development.  The Scope directs the following:

“In advance of the expiration of development agreements for the Bear Creek Urban Planned Developments (Redmond Ridge, Trilogy, and Redmond Ridge East), review and establish the comprehensive plan land use designation and zoning classifications in a manner consistent with the development patterns in said agreements and reflecting current conditions in the area.”

The goal of this Area Zoning and Land Use Study is to provide a seamless transition from the current land use designations, zoning, and development agreements to new land use designations and zoning classifications that are consistent with the now-developed conditions of the area and the overall development patterns that were originally envisioned in the development agreements.  This study provides recommendations for the establishment of new land use designations and zoning classifications for the urban unincorporated areas referred to collectively as the Bear Creek UPD.

The development agreements for Trilogy and Redmond Ridge will expire in September 2020. Redmond Ridge East’s development agreement will expire in December 2023. While the development agreements are still in effect, any development within the Bear Creek UPD boundaries is vested to the terms of the agreements and the codes and standards that were in effect at the time of their approval. Upon expiration of the agreements, the projects are no longer vested and current land use regulations and development standards will apply. The establishment of updated land use designations and consistent zoning will provide certainty for current and future property owners about the rules and regulations that apply to their property.

II. Background Information
The Bear Creek UPD area is located within an urban unincorporated area of King County approximately two miles east of the City of Redmond, three miles north of the City of Sammamish, and three miles southwest of the City of Duvall.

The following table summarizes the current developed conditions of the 3 UPDs:
	Redmond Ridge 
1,046 acres
	Trilogy
1,050 acres
	Redmond Ridge East 337 acres

	924 detached single family residence (SFR)
576 attached dwelling units
65,554 square feet (SF) in Marketplace
892,357 SF in Business Park
	1000 detached SFR
1143 attached and multifamily (MF) units
120,643 SF in the Village
11,368 SF Golf Clubhouse/Restaurant
42,564 SF Home Owners Association (HOA) Clubhouse/Offices
	665 detached SFR
26 attached dwelling units
108 MF apartment units



The Bear Creek UPD area is designated in the King County Comprehensive Plan as “upd” (Urban Planned Development). The zoning classification of the entire area is UR-P-SO (Urban Reserve, with several P-suffix and Special District Overlay development conditions).  

The applicable P-suffix conditions are BC-P21: Novelty Hill Master Plan Developments/Urban Planned Developments Area P-suffix Conditions (Northridge), which covers roughly the southern half of the UPD area of Redmond Ridge and Redmond Ridge East; and BC-P17: Novelty Hill Master Planned Developments/Urban Planned Developments (Blakely Ridge), which covers the Trilogy area of the UPD. The Special District Overlays are SO-070: Urban Planned Development Purpose and Designation SDO; and SO-110: Fully Contained Community SDO. Two other P-suffix conditions also apply to a portion of the UPD area; they are BC-P04: Road Corridor: NE Novelty Hill; and BC-P05: Road Corridor: NE 128th Way.

Development of the Bear Creek UPD began in the early 1990’s with Trilogy (originally referred to as Blakely Ridge) and the approval of the development agreement between King County and Port Blakely Tree Farms Limited Partnership in 1995 (KC Recording # 9601090553). The development agreement was the result of land use permit L94UP002, adopted by Ordinance 12090 on December 19, 1995. The Blakely Ridge development agreement applied to the northern half of the total UPD area.

The second major development, Redmond Ridge (originally referred to as Northridge), was authorized with the Northridge Urban Planned Development and Fully Contained Community (FCC) Development Agreement with The Quadrant Corporation in 1997 (KC Recording # 9702181008). This development agreement was the result of two separate land use permit approvals (L94UP001, Ordinance 12598 on January 10, 1997; and L96FC001, Ordinance 12617 on January 1997). The Northridge UPD/FCC permits and development agreements applied to the southwestern half of the UPD area.

The third and final phase, Redmond Ridge East, was under a development agreement with The Quadrant Corporation in 2006 (KC Recording # 20061011001157). The development agreement was a product of King County land use permit L02UPD01, adopted by Ordinance 15565 on August 21, 2006. Redmond Ridge East is located in the southeastern corner of the overall UPD area.

III. Parcel Information
There are 3,813 separate parcels and tracts within the boundaries of the Bear Creek UPD areas. These parcels were created through the initial master plats and multiple, subsequent phases that established the land use pattern in accordance with the preliminary plans approved under the land use permits. 

A complete list of the parcels covered by this study is included in the Land Use Map Amendments. Individual lists of parcels are included within the recommendations for land use designations and zoning classification amendments. 
Maps and Photos
Figure 1: Aerial Photo of Bear Creek UPD Area with Zoning
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Figure 2: Three Developments within the Bear Creek UPD
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Figure 3: Road Network 
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Figure 4: Fire Districts
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Figure 5: Potable Water Service
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Figure 6: Sewer Service
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Figure 7: School Districts [image: ]

Figure 8: Parks, Trails and Open Space [image: ]

IV. Land Use Information
The Bear Creek UPD covers 2,448 acres. The majority of the parcels within the Bear Creek UPD have been developed in accordance with the terms of the UPD development agreements.  The largest land use in the UPD area, comprising approximately 1,447 acres (59 percent of the total acreage) is open space, a golf course, critical area tracts, and recreation areas.  Residential land uses make up the next largest use of land in the area, covering approximately 20 percent of the area. There are 4,442 dwelling units in detached single-family residences, two-unit attached dwellings, and multi-family structures as both apartments and condominiums. The remaining land within the Bear Creek UPD area is used as roadways, stormwater facilities, and utility tracts.

There are three commercial areas.  One, referred to as the Village at Redmond Ridge, is located on Novelty Hill Road southwest of the intersection of Trilogy Parkway. It covers approximately 13 acres and contains a grocery store, multiple retail establishments, general and professional services, and a daycare.  The second commercial area is known at the Redmond Ridge Marketplace.  It is located on NE Marketplace Drive between Cedar Park Crescent and Redmond Ridge Drive and covers approximately six acres. The Marketplace is home to a gas station, a bank, several restaurants and retail establishments, and a several general and personal service businesses.  The third commercial area is referred to as the Redmond Ridge Business Park.  It is located on Redmond Ridge Drive, just south of Novelty Hill Road.  The Business Park covers approximately 110 acres and is developed with professional offices, research and development/manufacturing businesses, warehouses, a sports club, a self-service storage business, a daycare, and a middle school that is planned to be opened in September 2020.

All of the land that was planned for residential development in the three UPD development agreements has been developed within the granted allowances.  The commercial areas are largely developed except for one parcel in the Village at Redmond Ridge complex and seven parcels within the Business Park.

V. Infrastructure and Services
There are multiple public services providers serving to the residents and businesses within the Bear Creek UPD area.

Transportation
The public roadways in the Bear Creek UPD, being within unincorporated King County, are served by the King County Road Services Division of the Department of Local Services. There are several public roadways providing access to the Bear Creek UPD. The area is accessed from the east and west by Novelty Hill Road, which is classified as a principal arterial by King County’s roadway classification system. From the north, the area is accessed by NE 133rd Street and 232nd Avenue NE, which both feed into Trilogy Parkway NE, the major north-south roadway within Trilogy. Both NE 133rd Street and 232nd Avenue NE are classified as minor arterials. Access from the south is from 238th Avenue NE, which is a minor arterial that becomes Redmond Ridge Drive NE, the major north-south roadway within Redmond Ridge. 

According to King County’s Transportation Concurrency Management System, the area is primarily located within the Woodinville/Duvall travel-shed. The southern end of the UPD area where it connects into and becomes 238th Avenue NE, transitions into the Snoqualmie Valley travel-shed. In the most recent update of King County’s transportation concurrency, both of these travel-sheds passed concurrency. 

The Road Services Division provides maintenance services for the public roadways.

Stormwater Services
The developments of Trilogy and Redmond Ridge were developed in accordance with the 1993 King County Surface Water Design Manual (KCSWDM) and a Drainage Master Plan. Redmond Ridge East was developed in accordance with the 2003 KCSWDM. The construction of the residential and commercial areas within the developments necessitated the construction of multiple stormwater management facilities. All of the facilities that serve multiple parcels under multiple ownerships were dedicated to the King County Surface Water Management (SWM) Division of the Department of Natural Resources and Parks (DNRP). Several stormwater facilities are located on and are for the sole use of that private property.  Those facilities are monitored by SWM under a covenant that is recorded on the property.

Police
The King County Sheriff’s Office provides police services to the unincorporated areas of the Bear Creek UPD and the surrounding rural areas.

Fire
The majority of the Bear Creek UPD area is located within King County Fire Protection District #34. There is a small area in the northern portion of Trilogy that is in Woodinville Fire and Rescue’s service area.  King County Fire Protection District #34 contracts with the City of Redmond to provide fire protection to the Bear Creek UPD. There is a six-year agreement between District #34 and the City of Redmond that began in January 2017 and expires in December 2022. The City of Redmond Fire Department owns and operates Redmond Fire Station #18 at 22710 NE Alder Crest Drive (Parcel 720225-0140) in Redmond Ridge.

Woodinville Fire and Rescue owns and operates Fire Station #33 at 19401 NE 133rd Street, Woodinville. Station #33 is approximately 3.5 miles west of the area of Trilogy that is within its service area. 

Both Redmond and Woodinville Fire are within the NORCOM regional response system, which ensures response is provided by the nearest serving station to the call. The fire protection districts have mutual aid agreements that allow them to respond to service calls across service area boundaries.

Water
The Bear Creek UPD area is within the City of Redmond’s water service planning area. 

Sewer
The Bear Creek UPD area is within the City of Redmond’s sewer service planning area.

Schools
The majority of the Bear Creek UPD is located with the Lake Washington School District. There are two elementary schools located within the UPD. Rosa Parks Elementary School, constructed in 2006, is located at 22845 NE Cedar Park Crescent in Redmond Ridge. Ella Baker Elementary, constructed in 2018, is located at 9595 Eastridge Drive NE in Redmond Ridge East. Both of these schools were constructed on property dedicated by the developer as mitigation for the overall development.

Lake Washington School District is currently constructing a middle school, Timberline Middle School, at 9900 Redmond Ridge Drive NE in Redmond Ridge. The middle school and associated facilities are located on five parcels that were originally included within the boundaries of the Redmond Ridge Business Park.   

Parks & Trails
Trilogy, Redmond Ridge, and Redmond Ridge East were each developed with a number of community, neighborhood, and pocket parks included into the overall master plats. The plats also included an extensive network of trails managed and maintained by King County and neighborhood trails managed and maintained by the residential owners associations (ROA) within the respective area the UPD. 

VI. Environmental Issues
The Bear Creek UPD contains a number of large, intact wetland systems. The preservation of these wetlands and their ecological functions was a significant feature of the development approvals that were granted. The wetlands and their protective buffers are contained within critical area tracts dedicated to the respective homeowners associated upon recording of the plats.  

Directly adjacent and to the east of the Redmond Ridge East area of the UPD is a rural residential subdivision with a community well that draws water fed by an aquifer that extends into the UPD area.  In the past, concerns have been raised over potential contamination of this groundwater resource from potential land uses within the UPD area.  In particular the development of a gasoline service station in the Village at Redmond Ridge was ultimately disapproved due to the potential contamination concerns.

Figure 7: Bear Creek UPD Census Tract and Demographics
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The Bear Creek UPD is located within a portion of three separate census tracts. The demographic data[footnoteRef:2] indicates that Bear Creek is an area with a highly educated population with relative affluence, and a greater concentration of immigrants and foreign language speakers than the county as a whole (immigrants and refugees are priority populations in King County):  [2:  Source: King County Demographer] 


· The household median income is nearly $127,000, which is significantly higher than the county median of approximately $84,000.
· The Bear Creek area is highly educated. Over 76% of the population over 25 has at least a bachelor’s degree. Countywide, this number is 50%.
· There is a similar share of people of color in the Bear Creek area as in the county overall: 40% in Bear Creek, 39% countywide.
· Greater share of people born in another country in the Bear Creek area than in the county overall: 32% in Bear Creek, 22% countywide. 
· Greater share of people speaking a language other than English at home than in the County overall: 35% in Bear Creek, 27% countywide. 
· The share of people with limited English proficiency in Bear Creek is lower than found countywide: 5% vs. 11%.

VII. Policy Context
The Bear Creek UPD area is an urban unincorporated area of King County and is located within the Bear Creek/Sammamish Community Service Area.  The policy framework that supported the development and implementation of the urban planned development is contained largely within Chapter 2: Urban Communities and Chapter 11: Community Service Area Subareas Planning of the King County Comprehensive Plan.  The following policies from the Comprehensive Plan are applicable in this area.

U-101 Development within the Urban Growth Area should create and maintain safe, healthy and diverse communities.  These communities should contain a range of affordable, healthy housing and employment opportunities, as well as school and recreational facilities, and should be designed to protect the natural environment and significant cultural resources.

The community is almost entirely built-out with a range of housing types.  As a condition of approval, each of the three developments was required to provide at least of 30 percent of the dwelling units as “affordable.”  These requirements have all been met and the covenants for affordability are now recorded against the individual properties.  The covenants expire at different times depending on when the particular dwelling unit was created. 

The development includes a range of employment opportunities from professional office and manufacturing jobs to retail and general personal services. There are several commercial parcels remaining in the Redmond Ridge Business Park and one parcel in the Trilogy commercial area. These parcels are to be zoned to allow for development consistent with the development agreements.  

There are three public schools within the Bear Creek UPD area. One middle school is expected to open in the fall of 2020 and two elementary schools (one in Redmond Ridge and one in Redmond Ridge East).  All three schools are owned and operated by the Lake Washington School District.  There are also several private daycare and tutoring businesses in the commercial areas.

The Bear Creek UPD contains several miles of trails and approximately 1,447 acres of public and private parks and open space.  The open spaces also contain a number of significant wetland systems and their protective buffers.  These features will be maintained into the future.

U-111 Development standards for urban areas should emphasize ways to allow maximum permitted densities and uses of urban land while not compromising the function of critical environmental areas.  Mitigating measures should serve multiple purposes, such as drainage control, groundwater recharge, stream protection, air quality improvement, open space preservation, cultural and historic resource protection and landscaping preservation.  When technically feasible, standards should be simple and measurable, so they can be implemented without lengthy review processes.

Development within the UPD area was done in a way that granted urban-type densities and protected large critical area features.  With the UPD development largely completed, future development would be consistent with the proposed land use designations and zoning.  Any new development would be subject to the updated and revised critical area regulations, stormwater management guidelines, and road standards.

U-125 King County should support proposed zoning changes to increase density within the unincorporated urban area when consistent with the King County Comprehensive Plan Land Use Map and when the following conditions are present: 
a. The development will be compatible with the character and scale of the surrounding neighborhood; 
b. Urban public facilities and services are adequate, consistent with adopted levels of service and meet Growth Management Act concurrency requirements, including King County transportation concurrency standards; 
c. The proposed density change will not increase unmitigated adverse impacts on environmentally critical areas, either on site or in the vicinity of the proposed development; 
d. The proposed density increase will be consistent with or contribute to achieving the goals and policies of this comprehensive plan, and subarea plan or subarea study, if applicable; or 
e. The development is within walking distance of transit corridors or transit activity centers, retail and commercial activities, and is accessible to parks and other recreation opportunities.

The UPD development agreements granted development of the entire area at urban-type densities by clustering the residential and commercial uses in suitable development areas.  The expiration of the UPD permits and adoption of new land use designations and implementing zoning, while technically an upzone from the existing UR zoning, is merely capturing and memorializing the now-developed conditions within the UPD area and ensuring consistency moving forward.

U-148 New commercial and office development shall locate in designated unincorporated activity centers, community and neighborhood business centers, and in areas designated commercial outside of centers.

The commercial areas within the UPD area are almost completely developed.  The three commercial areas are developed at different scales and have different potential service areas.  The Village at Redmond Ridge is a larger commercial area and serves a wider audience that just the residents and business within the UPD area.  The Redmond Ridge Marketplace is a smaller size and contains enterprises that largely serve the daily needs of the residents in the immediate area.  The Business Park provides employment, professional services, and recreational opportunities for the region.

U-172 Within the Urban Growth Area, but outside unincorporated activity centers, properties with existing industrial uses shall be protected.  The county may use tools such as special district overlays to identify them for property owners and residents of surrounding neighborhoods. 

The Redmond Ridge Business Park contains some uses that are ideally suited to an industrial zone. However, it is a unique area that also provides an ideal setting for professional and technical office spaces.  The land use designation and zoning support the future development and redevelopment of this area in a way that is consistent with the concepts approved in the development agreements.

U-173 Industrial development should have direct access from arterials or freeways.  Access points should be combined and limited in number to allow smooth traffic flow on arterials.  Access through residential areas should be avoided. 

The Redmond Ridge Business Park is situated so that access is provided via Redmond Ridge Drive and Novelty Hill Road.  Access is limited directly to Novelty Hill Road in order to maintain traffic safety and the perimeter buffer that was establish around the UPD area.  Access should also be limited to preserve a more rural-character on Novelty Hill Road. 

VIII. Public Outreach and Communication
The outreach associated with this study began in early 2019 with a meeting of the Greater Novelty Hill Community Group. Approximately 50 members of the community were in attendance. A second meeting was held with the Trilogy Residential Community Association, with approximately 60 members of the community in attendance. A number of issues were raised by the community. Several of the issues related to service delivery, such as public safety concerns related to traffic control and Sheriff services, maintenance of the public stormwater facilities, and maintenance of the King County Regional Trails and the privately-maintained neighborhood trail system. These issues are outside of the scope of the study, but have been communicated to the appropriate King County departments for evaluation.

Related to the future land use in the area, the communications with the community highlighted several areas of concern. The first was a concern and opposition to the potential for establishment of marijuana-related businesses, either within the retail areas or the business park commercial area. While the proposed land use and zoning map amendments provide for a potential establishment of this type of use, the practical implication is that no marijuana-related licenses could be issued by the Washington State Liquor and Cannabis Board within the UPD because of the existence of restricted land uses, such as schools, parks, and daycares within 1,000 feet of the properties where the zoning would permit such uses. Placing limitations was not recommended at this time in light of the County’s equity and social justice goals and a need to implement land use and zoning regulations fairly in areas of lower equity score when compared to areas with higher equity scores.  

The second issue was a concern about additional residential development within the UPD area or a potential expansion of the Urban Growth Area for additional urban development. This study does not propose any expansion or modification of the Urban Growth Area boundary.

The third issue was a concern over the potential for redevelopment of the Trilogy Golf Course with additional residential development. The golf course within the Trilogy area of the Bear Creek UPD was developed as a component piece of the on-site recreational amenity package of the overall urban planned development and fully-contained community. Furthermore, the residential densities that were anticipated within the overall UPD area were met within the residential development areas. The study does not propose land use or zoning map amendments that would allow for increased residential development within the UPD area.

Additional feedback was gathered during the 2020 Comprehensive Plan public review draft public engagement phase.  A significant number of comments were received from members of the Trilogy community expressing concern regarding the long-term protection of the golf course tracts and critical area tracts. These areas are proposed to have a land use designation of “op” (other parks and wilderness), which gives them a long-term designation that they are to be reserved for open space purposes. These tracts also will retain their tract labels granted on the plat maps that created them. It was also disclosed by the residential owners association that these tracts are further protected by the neighborhoods covenants and any effort to change the golf course to anything other than golf course or open space would require a 90% approval by the residential owners association members. 

Additional comments were received regarding the land uses that would be allowed within the business park from both the owner of the vacant parcels within the Redmond Ridge Business Park and the Redmond Ridge Residential Owners Association. The comments encouraged the proposal to be revised in order to better reflect the restrictions on the industrial land uses in the business park and recently granted authorization to allow a mixture of retail uses on the business park parcels on the north side of Marketplace Drive. For parcels proposed for industrial zoning, the land use and zoning map amendments were revised to include a development condition that includes the restrictions that were listed in the development agreement. For the parcels in the business park located north of Marketplace Drive, the land use and zoning map amendments were revised to reflect these parcels having an office zoning, and a special district overlay was proposed for the group of four parcels located north of Marketplace Drive and east of Redmond Ridge Drive NE. The special district overlay development condition includes an allowance for a listed set of retail uses that is similar to what was granted in a modification to the development agreement in 2018. 

IX. Conclusion & Recommendation
A.  Conclusion
The Bear Creek UPDs established a land use pattern that has come to fruition in a manner consistent with the original vision put forth in the mid-1990s.  The area is nearly completely developed with homes, businesses, and a complete street network; adequate public facilities (sewer, water, schools, fire and police protection); and ample parks, trails, and open spaces.  The recommended land use and zoning map amendments are intended be consistent with the original vision of the three master planned communities, and provide the community with future stability regarding the regulation of land use in the area. 

All of the open space, critical areas, and recreation facilities will be preserved. Many of these resources are available to the general public in terms of the public parks, open space trails, and the golf course for paying customers. There are a number of private recreational facilities as well.

The area is developed in accordance with the residential densities and dwelling units that were initially conceived as part of the development agreements. The recommendations do not include provisions to increase densities within the developed areas. There is one undeveloped, residential parcel that would be permitted to develop with approximately 24 dwelling units. This number of dwelling units would be still consistent with the original development concept.

The commercial areas have some capacity for future development, specifically within the business park of Redmond Ridge and one parcel within the Village at Redmond Ridge within the Trilogy development area. The recommended land use and zoning for this area seeks to adopt regulations that are consistent with the developed conditions, however some nonconforming uses will be created upon adoption. The zoning and allowed uses will be consistent with other urban unincorporated areas of a similar scale.

B.  Recommendations
The following are the recommended amendments to the land use designations and implementing zoning for the Bear Creek UPD areas.  For the sake of organization, the land use amendments are categorized by the specific UPD area that they are in. The following is a summary of the recommended land use and zoning changes.

1. Trilogy Land Use Map Amendments
a. Trilogy Other Parks and Wilderness Land Use
Change the land use designation from “upd” (Urban Planned Development) to “op” (Other Parks and Wilderness) on all of the recreation tracts, perimeter buffers, golf course, and critical areas tracts.

b. Village at Redmond Ridge Land Use
Change the land use designation from “upd” (Urban Planned Development) to “cb” (Community Business Center) on the commercial parcels located on Novelty Hill Road.

c. Village at Redmond Ridge Zoning
· Change the zoning from “UR-P-SO” (Urban Reserve, with a P-suffix condition and a Special District Overlay) to CB-P (Community Business, with a P-suffix condition) on the commercial parcels within the Trilogy development area.
The P-suffix conditions prohibit Gasoline Service Stations within the Village at Redmond Ridge and limit the use of the existing self-service storage facility in the Trilogy community to that use. 

d. Trilogy South of Novelty Hill Road Urban High Density Residential Land Use
Change the land use designation from “upd” (Urban Planned Development) to “uh” (Urban Residential, High) on the parcels developed as high density residential. 

e. Trilogy South of Novelty Hill Road High Density Residential Zoning
Change the zoning from “UR-P-SO” (Urban Reserve, with a P-suffix condition and a Special District Overlay) to R-24 (Residential, 24 dwelling units per acre) on the multi-family parcels within Trilogy.

f. Trilogy North of Novelty Hill Road Urban Medium Density Residential Land Use
Change the land use designation from “upd” (Urban Planned Development) to “um” (Urban Residential, Medium) on parcels 8093300000 and 1433850000 and all of the residential parcels north of Novelty Hill Road. 

g. Trilogy North of Novelty Hill Road Medium Density Residential Zoning
Change the zoning from “UR-P-SO” (Urban Reserve, with a P-suffix condition and a Special District Overlay) to R-12 (Residential, 12 dwelling units per acre) on parcels 809330-0000 and 1433850000; and from “UR-P-SO” (Urban Reserve, with a P-suffix condition and a Special District Overlay) to R-6 (Residential, six dwelling units per acre) on all the parcels north of the power lines within the Trilogy development areas.

2. Redmond Ridge Land Use Map Amendments
a. Redmond Ridge Other Parks and Wilderness Land Use
Change the land use designation on all of the parks, perimeter buffers, and critical areas tracts from “upd” (Urban Planned Development) to “op” (Other Parks and Wilderness).

b. Redmond Ridge Business Park Land Use
Change the land use designation from “upd” (Urban Planned Development) to ”cb” (Community Business Center) and “I” (Industrial) on selected parcels within the Redmond Ridge Business Park. 

c. Redmond Ridge Business Park Zoning
Change the zoning from “UR-P-SO” (Urban Reserve, with a P-suffix condition and a Special District Overlay) to both O (Office) and I (Industrial) on selected parcels within the Redmond Ridge Business Park. This amendment also proposed two separate development conditions that would limit the uses on the Industrial-zoned parcels and permit additional retail uses on seven of the parcels proposed to be zoned Office. 

d. Redmond Ridge Marketplace Land Use
Change the land use designation from “upd” (Urban Planned Development) to “nb” (Neighborhood Business Center) on parcels in the existing Redmond Ridge Marketplace.

e. Redmond Ridge Marketplace Zoning
Change the zoning from “UR-P-SO” (Urban Reserve, with a P-suffix condition and a Special District Overlay) to NB (Neighborhood Business) on parcels in the existing Redmond Ridge Marketplace.

f. Redmond Ridge Urban High Density Residential  Land Use
Change the land use from “upd” (Urban Planned Development) to “uh” (Urban Residential, High) on parcels all the residential parcels between Marketplace and Alder Crest that are not other parks/wilderness.

g. Redmond Ridge High Density Residential Zoning
Change the zoning from “UR-P-SO” (Urban Reserve, with a P-suffix condition and a Special District Overlay) to R-24 (Residential, 24 dwelling units per acre) on parcels all the parcels between Marketplace and Alder Crest.

h. Redmond Ridge Urban Medium Density Residential Land Use
Change the zoning from “upd” (Urban Planned Development) to “um” (Urban Residential, Medium) on all the residential parcels in the Redmond Ridge development and the school parcels of Rosa Parks Elementary and Timberline Middle School.

i. Redmond Ridge Medium Density Residential Zoning
Change the zoning from “UR-P-SO” (Urban Reserve, with a P-suffix condition and a Special District Overlay) to R-6 (Residential, six dwelling units per acre) on all the residential parcels critical area tracts, parks, perimeter buffers, and schools.

3. Redmond Ridge East Land Use Map Amendments
a. Redmond Ridge East Other Parks and Wilderness Land Use
Change the land use designation on all of the parks, perimeter buffers, and critical areas tracts from “upd” (Urban Planned Development) to “op” (Other Parks and Wilderness).

b. Redmond Ridge East Urban High Density Residential Land Use
Change the zoning from “upd” (Urban Planned Development) to “uh” (Urban Residential, High) on parcel 7203102290.

c. Redmond Ridge East High Density Residential Zoning
Zoning from “UR-P-SO” (Urban Reserve, with a P-suffix condition and a Special District Overlay) to R-24 (Residential, 24 dwelling units per acre) on parcel 7203102290.

d. Redmond Ridge East Urban Medium Density Residential Land Use
Change the zoning from “upd” (Urban Planned Development) to “um” (Urban Residential, Medium) on all of the parcels within Redmond Ridge East, except for the one parcel developed with multifamily residential apartments. 

e. Redmond Ridge East Medium Density Residential Zoning
Change the zoning from “UR-P-SO” (Urban Reserve, with a P-suffix condition and a Special District Overlay) to R-6 (Residential, six dwelling units per acre) on all of the residentially developed parcels in Redmond Ridge East, except for the apartment complex on Eastridge Drive.

4. Repeal of Development Conditions Related to the Transportation Network and the Urban Planned Development
a. Repeal P-suffix Development Condition BC-P04
Removes a development condition related to the development of Novelty Hill Road as a minor arterial and dedication of sufficient rights-of-way.

b. Repeal P-suffix Development Condition BC-P05
Removes a development condition related to the development of Redmond Ridge Drive and Trilogy Parkway as a minor arterials and dedication of sufficient rights-of-way.

c. Repeal P-suffix Development Condition BC-P17
Removes a development condition related to the establishment of review procedures for the urban planned development agreement within Trilogy.

d. Repeal P-suffix Development Condition BC-P21
Removes a development condition related to the establishment of review procedures for the urban planned development agreement of Redmond Ridge and Redmond Ridge East.

e. Remove application of Urban Planned Development Special District Overlay Development Condition SO-070
Amends the zoning map by removing the application of a special district overlay development condition related to the purpose and application of the urban planned development designation on the Bear Creek UPD area.

f. Remove application of Fully-Contained Community Special District Overlay Development Condition SO-110
Amends the zoning map by removing the application of a special district overlay development condition related to the purpose and application of the fully-contained community designation on the Bear Creek UPD area.

The following figures illustrate the final condition of the map changes for land use and zoning.  Given the geographic size of the area, a "north" and a "south" map is shown for both land use and zoning. 

Figure 8: Proposed Comprehensive Plan Land Use Designation – North Section


Figure 9: Proposed Comprehensive Plan Land Use Designation – South Section

Figure 10: Proposed Zoning Classification – North Section

Figure 11: Proposed Zoning Classification – South Section

Bear Creek UPD Area Study
Page 1
image1.png
ki

King County




image2.jpeg
Yogdhsig
Ptereaadipn:
PrEservicn

- Urban Growh Boundary

2 = e Bear Creek UPD

@ Pk Local Streets K King County
GIS CENTER





image3.jpg




image4.jpg
\s? e T ] T
N il 2
& 5 < Arterials and Roadways
e By e saomi st
st omy Wit .2
2207, "" ¢ NE 138TH ST
2 e, Wt L) <
% st Ny g
e N
i NE 133RD ST - % Y,
& ” \—
s Bear Creek
1 < _UPD o
e
s
ne 2T
g
g
\&,
NevamsT
ﬁw‘h
\ 5 Street Classifications 3
et
; ool
2T T Comnctr 3
i —— Arerls
= Ut ot iy
SR 2 e
B
%
% e
e S
N R Nesuomest
%_' i “ .
S |
I8 N
£ 2 NE 85TH ST/ o ; J
LT H g
| AR T z : i
H &
Rewistst ¥ B £ - E
e romi st u m Ty Seemer
H Bneromu st ] O —
s T 5 Il H ooty
£ % temmaT ;i E nerrileeae P—
d z E R e 75T s LG





image5.jpg
Woodinville
Fire and

King County
Fire Protection
District No. 34

NEFSLSL

King County
Fire Protection
District No. 45

King County
Fire Protection
District No.10





image6.jpg
( City of

Water Service Areas R
and District Boundaries

[ ctyorDuwan

[ ctyofRedmend

[EE] sammaish Plateau Wate and Sewer Distit
Union Hil Water Assodaton

[ [r——
Utban Growt Boundary





image7.jpg
TH AVE NE

T

Redmond
Watershed
Preserve

e

Q
RN =
RO

)

NE1338D 5T

sELAceSS-

e G

2
2

»
) and District Boundaries
%
N
.w*g = &
§ =
5 ¢ “
B Bear Creek 9\‘«»“‘
Nerznisr 8 UPD
o =
éﬁ L. o NEzaH ST
= <
«
) ¢
st
™ ¢ %,
| ¢ A 3
%
Nens % %
&,
% %
sy o e
4, %,% %13
R
%
[E7] ciy of Reamond
City of [ Sammamish Plateau Water and Sewer District
Redmond S i QWA B
e [ pars
7
RS 2
e cenp 2 ’b%
>
i Y
Y .
%ﬂ g Sammamish
e’%e% 2\ Plateau Water
3 and Sewer District

[

25200 AVE NE

Sewer Service Areas

2THAVENE





image8.jpg
School Districts

252ND AVENE

R Tagy

2 Laura Ingalls \
g Wilder Elementary
: School

e
&% e

Riverview

Bear Creek
UPD

Redmond
NE 12474 ST

[777] Lake Washington

Riverview

s Urban Growih Boundary

[

Timberline
Middle

Elementary &
School Ella Baker

Elementary
School

s 4
(ingcomy
GIS Conren. =2

ZTHAVENE





image9.jpg
z
e s |Parks, Open Space
o i .
and Trails
¢
H
E
&
N NE 133RD ST Tolt Pipsiine.
i &
i
ETR ' 3 s
o
o
s :
et A - Bear Creek
m UPD
Watershed Ll o e st
Preserve
il N %
%
NEFHTHS 3 %
iz 2, 2 %(
PLace 9 A 2 3 3
% 3)% > z ~—— HOA Maintained Trails* &
% — County Mantined s
2 # 2ol | crtcaiavea
% & [ Frvato Park
3 % Public Park
X I cor Course
B % Ut Grovih Boundary
1
;" s %
e N %
A £
@ £
13 % Y
A
L
- {

E s AL
b
? oo+

GIS Cantin





image10.jpg
£ Bear Creek
e | urban Planned Development

ot i Gy ron Gt ey

swszis
L
0 s

kg King County

Bear Creek
Demographics

Estimated total population: 6,669
Estimated total households: 2,369

Estimated percent People of Color:
10.84%

Estimated average median income for
contributing Census Tracts:
$126,607.67





image11.jpeg
Bear Creek North Proposed Comprehensive Plan Land Use Designations

I:I Parcels - cb - Community Business Center

i_ ----- —I Incorporated Area op - Other Parks and Wilderness

- Parks & Open Space - os - King County Open Space System o w0 e s 1a0
|:| Waterbodies - uh - Urban, High Residential Feet
s Urban Growth Area Boundary — um - Urban, Medium Residential Lg King County

Date: 8/26/2019

é | =L | ! I Wl [
m [ < The information included on this map has been compiled by King County staff from a variety of sources and is

A or rights to the use of such information.This document is not intended for use
as a survey product. King County shall not be liable for any general, special, indirect, incidental, or consequential
damages including, but not limited to, lost revenues or lost profits resulting from the use or misuse of the

information contained on this map. Any sale of this map or information on this map is prohibited except by written

subject to change without notice. King County makes no representations or warranties, express or implied, as to
\ @

permission of King County.

<

/
Iis

Rg&mond Q

Ch)

oS

uh

R @%‘Hgmﬂ\ﬂ —

4
Project: \\gisnas1\projects\kcgis\client_services\ddes\NoveltyHil_UPD_maps\BearCreek_AreaStudies\Trilogy_NewCPLU.mxd TC

I





image12.jpeg
[ Urban Growth Area Boundary

Bear Creek South Proposed Comprehensive Plan Land Use Designations

- cb - Community Business Center
i - Industrial
- nb - Neighborhood Business Center
op - Other Parks and Wilderness
- os - King County Open Space System
[ uh - Urban, High Residential
- um - Urban, Medium Residential

N

+

0 450 900 1,350 1,800

E Feet

tg King County

Date: 8/26/2019

[ =
—RD
—1&} \
: C
1 \§
b
ch) @ %
Z,
nb 7 \‘ . ﬁ
U g ‘ e, —
W,
",
by | pCh: op I Q

permission of King County. =

| 11 I [ | L L |

e e
0 3 P )
s
5
.
708
i
7 I
o
& -
iz Sl
8
e
] 3ES
KL PR &
ﬂ NEGEDAR
i *
op
> -
& ]
X
<.
0
um J
R, )
)
» ——
QIQGE —
I N
- £t T -
a1 = | — T
1 l i LT ; |
The information included on this map has been compiled by King County staff from a variety of sources and is I—
subject to change wnhout nonce King County makes no representations or warranties, express or implied, as to I [
or rights to the use of such information.This document is not intended for usesT I
as a survey product. King County shall not be liable for any general, special, indirect, incidental, or
damages including, but not limited to, lost revenues or lost profits resulting from the use or misuse of the | 1
information contained on this map. Any sale of this map or information on this map is prohibited except by written

5

Project: \\gisnas1\projects\kcgis\client_services\ddes\NoveltyHill_UPD_maps\BearCreek_AreaStudies\RedmondRidge_NewC

PLU.mxd TC




image13.jpeg
Bear Creek North Proposed Zoning

|:| Parcels R-6 - Residential, 6 Dwelling Units per acre N

. incorporated Area R-12 - Residential, 12 Dwelling Units per acre +
Parks & Open Space

|:| Waterbodies

CB-P - Community Business, with a tg H
m Urban Growth Area Boundary P_Suffix Development Condition King County

- R-24 - Residential, 24 Dwelling Units per acre %";a

Date: 8/26/2019

é =L | ! I Wl [
m \ < The information included on this map has been compiled by King County staff from a variety of sources and is

subject to change without notice. King County makes no representations or warranties, express or implied, as to

A or rights to the use of such information.This document is not intended for use
P as a survey product. King County shall not be liable for any general, special, indirect, incidental, or consequential
damages including, but not limited to, lost revenues or lost profits resulting from the use or misuse of the

information contained on this map. Any sale of this map or information on this map is prohibited except by written

| o

\
i
!

<

J
gj

N

SING:Rp:

Rg&mond Q

G
LE4'F W4
)
7
A

-y T

g
CcBzR b SENOVEET V]

LS

RE22;

RE24;

| J Ra
b
]

=

ﬂ EEL mo

4
Project: \\gisnas1\projects\kcgis\client_services\ddes\NoveltyHill_UPD_maps\BearCreek_AreaStudies\Trilogy_NewZoning.mxd TC

I





image14.jpeg
Bear Creek South Proposed Zoning

R-6 - Residential, 6 DU per acre
I:I Parcels R-12 - Residential, 12 DU per acre
- R-18 - Residential, 18 DU per acre
i i Incorporated Area - R-24 - Residential, 24 DU per acre

- NB - Neighborhood Business Center
0 450 900 1,350 1,800

. Waterbodies I o - office e —
- 0O-SO - Office with a Special District Overlay

s Urban Growth Area Boundary I-P - Industrial with a P-Suffix Development Condition m King COUI‘lty

*DU = dwelling units Date: 8/26/2019
(e
— A
R
=2
D e \
1 =
1Y \

NB 050 \‘ @ @

7

RETB |\ hsiciaocre ‘ 0= \
R4 ‘

© ©]

} _ . _
(| RS 8 R:12 . & I-P =\

| [Ennl i Q | Q %
- = N EE’G‘»‘«E\’N@GRES
% R ~

0
o)
[

2367,

(N2
]
U”G

7

Slox
[ 1

1 ﬂlr)__’_\l ] IM | B N

\
The information included on this map has been compiled by King County staff from a variety of sources and is H\ I—

subject to change without notice. King County makes no representations or warranties, express or implied, as to [
A imeli or rights to the use of such information.This document is not intended for usex= I
as a survey product. King County shall not be liable for any general, special, indirect, incidental, or i |
L~

damages including, but not limited to, lost revenues or lost profits resulting from the use or misuse of the

information contained on this map. Any sale of this map or information on this map is prohibited except by written
permission of King County. = ’q*
| 1] | ! L T T / S

Project: \\gisnas1\projects\kcgis\client_services\ddes\NoveltyHil_UPD_maps\BearCreek_AreaStudies\RedmondRidge_NewZoning.mxd TC





