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CITY OF BELLEVUE 
BELLEVUE PLANNING COMMISSION 

MEETING MINUTES 
 
February 28, 2007 Bellevue City Hall
7:00 p.m. City Council Conference Room 1E-113
 
COMMISSIONERS PRESENT: Chair Mathews, Vice-Chair Robertson, Commissioners 

Ferris, Orrico, Sheffels 
 
COMMISSIONERS ABSENT: Commissioners Bonincontri, Bach 
 
STAFF PRESENT:    Paul Inghram, Carol Helland, Nicholas Matz, Janet Lewine, 

Mike Upston, Department of Planning and Community 
Development 

 
GUEST SPEAKERS:   Andy Swayne, Puget Sound Energy 
 
RECORDING SECRETARY: Gerry Lindsay 
 
1. CALL TO ORDER
 
The meeting was called to order at 7:04 p.m. by Chair Mathews who presided. 
 
2. ROLL CALL
 
Upon the call of the roll, all Commissioners were present with the exception of Commissioners 
Bonincontri and Bach, both of whom were excused.   
 
3. APPROVAL OF AGENDA
 
The agenda was approved by consensus. 
 
4. STAFF REPORTS
 
Senior Comprehensive Planning Manager Paul Inghram reported that the City Council held a 
study session on February 26 regarding the Crossroads Center Plan Comprehensive Plan 
amendment.  Chair Mathews helped make the presentation, which was well received.   
 
Mr. Inghram said the Wilburton/NE 8th CPA was not presented to the Council due to the 
submittal of additional information by a property owner within the area.   
 
The list of submitted 2007 CPA site-specific applications along, with the recommendation of the 
Planning Commission to initiate an amendment for certain LI-designated property near Mercer 
Slough has been provided to the Council.   
 
5. PUBLIC COMMENT – None 
 
6. COMMUNICATIONS FROM CITY COUNCIL, COMMUNITY COUNCILS, 

BOARDS AND COMMISSIONS – None 
 
7. PUBLIC HEARING
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 A. Land Use Code Amendment 
  – Factoria Design Guideline Amendments 
 
Motion to open the public hearing was made by Commissioner Robertson.  Second was by 
Commissioner Sheffels and the motion carried unanimously.  
 
Land Use Director Carol Helland noted for the record that the existing Factoria regulations 
contain many redundancies and outdated provisions, including a specific site plan, which make it 
difficult to administer.  A significant reorganization of the Factoria section of the Land Use Code 
was required in order to achieve the stated Planning Commission goals and to make it consistent 
with the DSI principle of fully integrating with the balance of the Land Use Code.   
 
The development areas have been consolidated to some degree as a result of the amendments in 
order to more clearly reflect the uses that will likely be located on the site.  DA-I is the existing 
mall area and will remain largely unchanged.  DA-III provides additional opportunity for retail.  
DA-II is the residential node, and DA-IV are out-lots that are not anticipated to redevelop but 
which will be given more flexibility in order to maintain the existing structures over time.   
 
Ms. Helland explained that the changes to the F1 section of the code shows the reorientation of 
the development area plan, which is similar to the Medical Institution District.  The revisions to 
20.20.010, Dimensional Requirements, include no changes to the allowed building height or the 
mechanism by which is height is measured.  The status of many of the design guidelines 
contained in the previous regulations have been elevated to dimensional requirements, including 
specific setbacks and stepbacks in the residential areas and along the perimeter streets.   
 
Part 20.25F1 is a new section that required some reorganization.  The section addresses general 
requirements, street designations, a requirement for design review, development intensity and the 
phasing of required improvements, dimensional requirements, landscape requirements, parking 
and circulation, sidewalks and pedestrian paths, gateways, gathering places, design review 
criteria, and the Town Square Building/Sidewalk design guidelines.   
 
Ms. Helland said staff is recommending certain modifications to the code language to address 
concerns raised previously by the mall property owner.  She said staff concluded that the drafting 
of the language of 20.20.010, the dimensional requirements, inadvertently made them more 
restrictive.  The revised language allows the dimensional requirement for 50 percent of the 
structures not to exceed four stories or 40 feet to be measured from 124th Avenue SE to 127th 
Avenue SE and not just the building frontage.   
 
A change was also made to 20.20.060, the parking requirements.  At the time the section was 
originally approved there was still some interest in an office use on the property, and the Urban 
Land Institute parking demand calculations contemplated shared and peak uses.  In short, the 
approach does not work well for the shopping center property.  The revision focuses instead on 
the International Traffic Engineers Traffic Manual, which is more of a demand-based approach.   
 
Ms. Helland said two changes were made to the design review criteria section to 20.20.110.B.1 
in order to address a structural difficulty that would be difficult to overcome.  The previous 
design criteria requires two sidewalks to be provided along the frontage of SE 40th Street.  There 
is an existing sidewalk on the north frontage of the roadway that is to be extended through the 
mall site.  On the south side there is a significant grade change.  The fill and retaining wall at that 
location will not support a cantilevered sidewalk, which would be required under the existing 
code language.  The change to the section removes the sidewalk trigger associated with DA-II 
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and replaces it with a requirement to provide a staircase into the parking field at the corner.  The 
facility is needed because there is a bus shelter nearby and people may be tempted to walk down 
the ramp to avoid crossing SE 40th Street.   
 
Commissioner Ferris suggested pedestrians who do not use the stairway might otherwise walk 
down the ramp.  He asked if anything will be done to encourage them to cross over to the other 
side of the driveway and use the sidewalk on the other side.  Ms. Helland said there is a railing 
on the west side back of the sidewalk that extends the whole distance.  If a stairway is installed, 
pedestrians likely would be inclined to use it or cross at the crosswalk.  She assured him that the 
traffic operations department will be looking at the issue to make pedestrians as safe as possible.   
 
Ms. Helland explained that some revisions to 20.25K were required as a result of moving the F1 
provisions to 20.25F1.  Part 20.30V is new and provides for a general master development plan 
update process and amends the Medical Institution District by putting it into a general chapter.   
 
Answering a question asked by Commissioner Orrico regarding DA-III, Ms. Helland said all of 
the housing currently proposed by the property owner is consolidated in DA-II.  However, their 
proposal does not include the full complement of housing that is permitted on the site.   
 
Mr. Bill Brown, Kimco Realty, 3535 Factoria Boulevard SE, said when the company acquired 
the mall property in 2004 it was deemed an under-performing asset in an triple-A location.  The 
goal of the company has been and continues to be to enhance the value of the asset, bringing in 
new community uses, and strengthening the position of the asset in the market.  Kimco has been 
working tirelessly over the past two years with city staff to ensure that the requirements of the 
previous entitlement will be upheld while allowing for some additional flexibility in 
redeveloping the F1 district site; to identify the phases of implementation of the corresponding 
improvements; and to redefine the perception of the Market Place at Factoria.  The 1970s mall 
vocabulary does not work in the present competitive market.  Bellevue staff are to be 
complimented for their perseverance, guidance and assistance.  He asked the Commission to 
recommend approval of the Land Use Code Amendment. 
 
Mr. Mark Lutke, 16643 SE 48th Place, said he is the architect for the project.  He provided the 
Commission with a brief update of the site and the proposal, incorporating schematic drawings to 
show how the existing mall will be opened up, where the community gathering places will be 
developed, where the housing will be located, and the vehicular and pedestrian circulation 
patterns.  He noted that strong public nodes will be created at the corner of SE 41st Place and 
Factoria Boulevard and at the intersection of SE 41st Place and 124th Avenue SW.  A cross 
section drawing of the housing along SE 41st Place was shown to the Commissioners to 
demonstrate the consistency of the elevation and scale from one end to the other.   
 
Mr. Mark Faulker, 19401 40th Avenue West, Lynnwood, said he is the executive vice-president 
for Fairfield Residential, the housing partner in the Factoria master plan revision project.  He 
said he has been working with Kimco for nearly a year and is extremely pleased with the 
product.  Fairfield views the Factoria site as one of the top sites in its development portfolio.  He 
urged the Commission to support the proposal and recommend approval by the City Council.   
 
Mr. Casey Ottley, 5025 165th Place SE, said he is a Bellevue resident who frequents Factoria 
Mall.  He said the revitalization plans are very exciting and will be great for south Bellevue.  He 
said he also is a finance director for T-Mobile, noting that the company believes the proposed 
redevelopment will be an amenity to the local community.  He said he also serves as chair of the 
board for Kids Quest children’s museum.  The board is excited about the idea of the Market 
Place.  The open air wing is to be located just in front of the museum and will allow for outdoor 
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programming while serving as a gathering place for patrons.  Kimco has been a very good 
landlord and has extended the possibility of expanding the museum, which in its first year of 
operations saw 160,000 visitors, significantly more than the expected 60,000.  The Commission 
was asked to approve the proposed amendment.  
 
Mr. Mike Hubbard, 6802 96th Avenue SE, Mercer Island, spoke in support of the Factoria 
project.  He said he is a real estate developer and said the Market Place project has proven to be 
very complex.  It has been necessary to gain the approval of large anchor tenants for moving 
their stores; the small tenants have had their say; there are the needs of residential residents to 
consider; the public must believe the end result will be a good place to shop; and all of the 
economic numbers have to line up.  Shopping centers more often than not scrape the ground and 
start over; very few elect to redevelop because of how complicated it is.  The plan that been 
drawn up is impressive and should be recommended for approval.   
 
Mr. Jeff Parker, real estate manager for Safeway, 1121 124th Avenue NE, noted his support for 
the proposal.  He said the flexibility the amendment will allow will give Safeway the ability to 
relocate within the shopping center and continue serving its customer base as it has since 1977.  
The new store Safeway is hoping to be able to open at the Market Place will be a lifestyle store, 
Safeway’s latest format.  It will include Starbucks, service meat and service seafood 
departments, organic produce, natural foods, expanded floral, deli, bakery, and wine 
departments.  The new plan will enable Safeway to better serve its customers it ways it cannot 
now offer because of existing facility limitations.  Safeway looks forward to completing the 
Land Use Code Amendment phase of the process and moving on to the next phase, which will be 
construction of a new Safeway store.  He encouraged the Commission to recommend approval of 
the proposal. 
 
Ms. Putter Burke, executive director, Kids Quest Museum, 4091 Factoria Mall SE, said the 
museum has over 32 active family members and saw over 150,000 visitors in the first year of 
operation.  Some visitors come to the museum and then go to the mall, while others go to the 
mall and then come to the museum.  While some travel long distances to attend, most live within 
a 60-mile radius.  The visitors say they want more restaurants, more shopping, and a bigger and 
better mall.  She encouraged the Commission to approve the proposed amendments. 
 
Mr. Ross Jacobson, 15442 SE 67th Street, spoke in support of the plan for the mall property.  He 
said over the years he has served in a number of leadership roles in Bellevue, including as chair 
of the Bellevue Chamber of Commerce in 1999 and 2000.  During the time, a great deal of effort 
was spent by the Chamber in making sure all areas of the city were represented.  The Factoria 
Area Business Group was formed to give the merchants and businesses a voice with which to 
support their progress.  The mall site has sat idle over the years as other areas of the city have 
made great strides in progress.  The downtown area has moved forward; Lake Hills is upgrading; 
Crossroads has a new plan in the works; and the Bel-Red corridor planning is under way.  It is 
time for Factoria to get the attention it deserves.  When the Factoria mall moves ahead, the entire 
community will move ahead.   
 
Mr. Jack McCullough, address not given, said he has worked diligently with staff on the last 
clean-up items and is fully able to endorse the revised package as presented.  He asked the 
Commission to incorporate those changes and move the issue forward to the Council with a 
recommendation to approve it.  He suggested that the code language adequately addresses the 
issue of the stairs along SE 41st Place so that pedestrians will be kept safe.  It was almost exactly 
two years ago that the master development plan process was development as part of the Overlake 
Hospital amendments.  Taking that tool and making it more generally available is a wonderful 
idea for the development of large sites.  The Factoria site will have to go through that process to 
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make sure the site as a whole will work together before getting down to the review of individual 
buildings.  The efforts of staff and the Commission are to be commended.   
 
Ms. Rebecca Reece, SRO Sterling Realty, address not given, said SRO has been a landowner and 
neighbor in the Factoria area for almost 40 years.  Accordingly, what happens in the Factoria 
area is of great importance to the company.  SRO works hard to enhance its properties, which 
contributes to the success of the area.  SRO is very happy with the proposal for the Factoria Mall 
property.  There are 1500 individuals working on the SRO campus and it would be a wonderful 
opportunity to have available to them a place to live in the community so they could walk to 
work.  The retail enhancements are also of great interest to SRO and its tenants.  Opening the 
mall property and punching a road through the site ties in very well with the findings of the 
FATS process.  Everything that can be done to make the campus and the area more pedestrian 
friendly should be done; the SE 38th Street crosswalk should be enhanced to become even safer 
and improve the connection to the mall area.   
 
Mr. Bill Perry, 4429 156th Place SE, said he formerly was a manager of Factoria Mall at a time 
when the owners were not interested in seeing the mall move forward.  Kimco Realty is taking a 
much different tack and they are excited about the possibilities.  He urged the Commission to 
approve the proposal.  
 
Mr. Kent Miller, 4524 Somerset Drive SE, said he is the owner of Miller Plaza adjacent to 
Factoria Mall.  He said he is very excited about the proposed redevelopment of the mall 
property.  From the time of its development, Factoria Mall has never been a true shopping 
destination; that will all change if the proposal is approved.   
 
Motion to close the public hearing was made by Commissioner Ferris.  Second was by 
Commissioner Sheffels and the motion carried unanimously.  
 
8. STUDY SESSION
 
 A. Land Use Code Amendment 
  – Factoria Design Guideline Amendments 
 
Commissioner Ferris referred to the building design and parking structure sections of the design 
guidelines and noted that rooftop mechanical equipment must be screened from view from any 
city right-of-way.  He pointed out, however, that there is a significant grade change to the west 
of Factoria Boulevard that could make it very difficult to fully screen mechanical equipment, 
even if the buildings were 75 feet tall.  Ms. Helland clarified that the provision requires full 
screening by integrating mechanical equipment into the building without exceeding the 
maximum building height limit.  She allowed that the building tops will be visible from the 
freeway, and agreed that because of the geography could probably be seen from the higher 
elevation rights-of-way nearby.  She proposed revising 20.25F.110.C.8 to read “…screened from 
view from the perimeter streets….” She clarified that the perimeter streets are Factoria 
Boulevard, SE 41st Place, 124th Avenue SE and SE 38th Street.   
 
The Commission concurred with the proposed revision.   
 
Commissioner Ferris referred to 20.25F.110.C.9.a and asked what it means to have finished 
garage walls and ceilings visible from the right-of-way.  Ms. Helland said through the design 
review process the chosen finish would have to appear to a passing pedestrian to be completed.  
The biggest issue is avoiding exposed utilities.  The requirements regarding open parking areas 
include landscaping.   
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Calling attention to 20.25F.110.C.9.c, Commissioner Ferris asked about the requirement to 
provide weather protection for 100 percent of the retail and restaurant frontages not located 
adjacent to a required landscape setback at the base of a parking structure.  Ms. Helland said the 
requirement will apply primarily to the frontages along 125th Avenue SE and 127th Avenue SE.  
Because those frontages generally already exist, they would be subject to the nonconforming use 
provisions; as they are updated, the weather protection would need to be added.  Commissioner 
Ferris questioned including weather protection for retail and restaurants in the parking structure 
section of the code.  Ms. Helland said the section is also applicable to the structure being added 
to the northwest corner that has a parking structure associated with it.  There is to be continuous 
weather protection where there are pedestrian paths.  Essentially, the provision will require 
weather protection around the circle area on the south side where there will be a pedestrian 
gathering area.   
 
Mr. Inghram pointed out that the provision is consistent with the building design criteria of 
20.25F.110.   
 
Answering a question asked by Commissioner Orrico, Ms. Helland explained that the east facing 
frontage where Safeway is currently will be completely redeveloped and weather protection will 
be required there.  For the area where the deli and Tully’s is, weather protection will be required 
as updates or expansions are made.   
 
Chair Mathews asked if the unused housing that could be steered to DA-III would be similar to 
what will be along the perimeter.  Ms. Helland said as originally contemplated, there was to be 
pedestrian above parking garage for DA-III.  That is still a potential, though the parking field 
parking would have to be replaced and residential parking added.  There are not height limits 
that would precluded redevelop to include housing, but none is currently proposed.   
 
Commissioner Robertson asked if the Council has acted to phase out compact parking stalls.  
Ms. Helland said the ratio of compact to regular size stalls will continue to apply under the 
provisions, but the parking demand calculation will use technical studies to determine the actual 
need.  No action has been taken by the city to phase out compact stalls.   
 
Commissioner Robertson complimented the developer on the outreach efforts undertaken, noting 
that during the public hearing there was not a single negative comment offered.  She said she 
would support the proposal. 
 
Commissioner Sheffels concurred.  She said it is always nice to hear enthusiasm for a proposal, 
but it is also nice to hear that city staff has been very cooperative.  The process has been an 
excellent example of how things are supposed to work.  She said she would support the proposal 
as amended.  
 
Commissioner Orrico agreed as well, noting that she often shops at Factoria Mall.  She 
commented on the degree to which the developer has gone out of their way to educate the 
Commission regarding the facts and proposal. 
 
Motion to forward to the Council the Factoria Land Use District and TownSquare design 
guideline and Land Use Code amendments as amended, revising 20.25F.110.C8 to read 
“…screened from view from Factoria Boulevard Southeast and Perimeter Streets designated in 
LUC20.25F1015…” with a recommendation for approval, was made by Commissioner 
Robertson.  Second was by Commissioner Sheffels and the motion carried unanimously.   
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 B. Comprehensive Plan Amendment 
  – Electrical Facilities/Utilities Element 
 
Senior Planner Nicholas Matz updated the Commission regarding progress being made with the 
Electrical Facilities/Utilities Element Comprehensive Plan amendment.  The City Council 
indicated a direction for new policies regarding the sitting and expansion of electrical substations 
and transmission lines following the 2004 Comprehensive Plan update process during which 
issues were raised about the Lochleven substation expansion project.   
 
Mr. Matz said the Council in Resolution 7107 outlined its desire to see two key objectives 
balanced: protecting neighborhoods from incompatible facilities, and meeting the needs of Puget 
Sound Energy to continue providing electrical energy to meet the growing demands of the 
downtown and other commercial areas, ensuring reliable electrical service throughout the 
community.  The term “incompatible” has largely been defined to date as a visual issue, and 
“commercial areas” means the five areas identified in the Comprehensive Plan in Land Use 
Element Figure LU-1.  The City Council directed staff to involve neighborhood associations and 
to work toward amending the Utilities Element of the Comprehensive Plan.   
 
Mr. Matz provided Growth Management Act (GMA) background on the Utilities Element: The 
GMA directs jurisdictions to include in their comprehensive plans a plan, scheme or design for 
the general location, proposed location, and capacity for all existing and proposed utilities.  
Bellevue has implemented that requirement through them Utilities Element Figure UT.5, which 
schematically depicts the facilities represented in the Puget Sound Energy System Plan serving 
the Bellevue area.  Existing Electrical Facilities policies seek to balance four separate outcomes: 
the concern of the public about safety and health impacts of utility infrastructure; the interest of 
consumers to pay no more than a fair and reasonable price for utilities products; the natural 
environment and the impact utilities infrastructure may have on it; and the desire of the 
community to have utilities projects aesthetically compatible with surrounding land uses.  The 
current effort brought about by Resolution 7107 is intended to focus largely on the issue of 
aesthetic compatibility.   
 
Mr. Matz said an initial facilities screening exercise has been completed. The screening included 
(PSE) looking at how the new policy direction to protect neighborhoods and have Puget Sound 
Energy continue its electrical service responsibilities will impact facilities.  There are basically 
two types of facilities that create visual impacts--substations and transmission lines--that must be 
part of the electrical system in order to provide service.  Of particular note are existing 
substations that may be expanded to provide more power, both within fenced boundaries and 
beyond fenced boundaries; new transmission lines needed because of substation expansion or as 
independent facilities; and new or planned substations beyond those that exist currently.  The 
Commissioners were shown photos of substations and transmission lines.   
 
Mr. Matz said there are two key site screening criteria.  Facilities will be defined as potentially 
visually incompatible when an expansion will create new visual impacts, and when an expansion 
is located in or within 300 feet of a residentially zoned area.  It has been determined that ten of 
the 36 substation facilities and three of the seven transmission line facilities trigger the screening 
criteria.   
 
All of the facilities in the first subcategory are planned facilities for which PSE has an idea of 
where they should be located but for which they do not currently have a site.  The Washington 
Utilities and Exchange Commission (WUTC) in fact discourages utility companies from buying 
property and holding it too far in advance of the identified need to provide facilities.  
Accordingly, planned facilities exist only in schematic form.  The exception to this rule in 
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Bellevue is a property owned by PSE near Westminster Chapel for which a transmission 
switching station is planned that may also have a distribution substation component.   
 
One potential visually incompatible facility is the existing substation at Clyde Hill located at NE 
24th Street and Bellevue Way.  PSE owns the land the facility would need to expand; the site is in 
a residentially zoned area and is surrounded by residential uses.  A potential visually 
incompatible transmission line is the Phantom Lake/Lake Hills line that would connect with the 
Lake Hills substation at NE 8th Street and 164th Avenue NE; the new line could run through a 
portion of the Lake Hills Greenbelt creating new visual impacts.   
 
Mr. Matz said Puget Sound Energy has also requested that the city include PSE’s natural gas 
infrastructure in the CPA update.  They have concluded they will need some upgrades and would 
like to have them reflected on the map in the Utilities Element.   
 
The city has asked PSE to review land use growth forecasts and make sure their system 
expansion plans are in sync with forecasts. 
 
The City Council has also directed staff to work closely with the neighborhoods that could be 
impacted by potentially incompatible facilities.   
 
Mr. Matz called the attention of the Commissioners to an introductory  “White Paper” authored 
by PSE that was included as part of the agenda materials packet.  He noted that it clarifies the 
terms and concepts used in discussing the planning, operation and maintenance of the electrical 
transmission and distribution system.   
 
Commissioner Sheffels asked if PSE is the only electrical provider serving Bellevue.  Andy 
Swayne with PSE confirmed that it is.  He said there is a Seattle City Light 230 kV transmission 
line running north and south along 124th Avenue NE; it is used just to move power through 
Bellevue to serve SCL customers outside of Bellevue’s city limits.  Commissioner Sheffels 
asked if the revisions to the Utilities Element will affect those facilities and if Seattle City Light 
will ever need to site a substation along that right-of-way.  Mr. Matz said Seattle City Light has 
no plans to expand the transmission line within the planning period, so it is not considered to 
have any new visual impacts.  PSE does plan to upgrade its own high voltage line from 115 
kilovolts to 230 kilovolts at some point in the future, but also outside of the planning horizon.   
 
Commissioner Sheffels asked if there are still concerns being raised about electromagnetic fields 
(EMF).  Mr. Matz said Utilities Element policy directs staff to periodically check into the issue.  
Although a brief review of available material, was done as part of the initial research, the general 
conclusion in that material is that the evidence continues in terms of there not being a significant 
health risk.  EMF would thus not be made a predominant part of this CPA work program.   
 
Both Commissioner Sheffels and Commissioner Orrico indicated a need for additional EMF 
research.  Mr. Matz noted that a consultant could be engaged to perform a literature and research 
review, and make conclusions about the state of EMF issues. 
 
Commissioner Robertson asked if sound noise generated by substations and the like will be 
considered as an impact.  Mr. Matz said there is some noise generated, though it is generally 
localized.  He expects that noise impacts could be addressed by the mitigation standards for 
expanding substations.  Mr. Swain added that there are both state and federal limitations on the 
amount of noise that can be heard at the property line.  The older equipment still in use is far 
noisier than the new equipment being brought on to replace it.   
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Commissioner Ferris asked what forecast time period is being used.  Mr. Swayne said when the 
city last updated its Utilities Element a 20-year planning horizon was used, which was consistent 
with what GMA required.  PSE, however, was focused out 30 years.  This time the focus is 
primarily on a 20-year timeframe but is taking into account the rapid growth presently occurring 
in the Downtown.   
 
Commissioner Ferris asked if transmission lines and substations are ever located underground.  
Mr. Swayne said PSE has historically always constructed such facilities above ground.  There 
are transmission lines in the United States and other countries that have been placed 
underground, so the technology exists.  However, the cost is much higher, which impacts rates, 
and while outages are reduced, when they do occur they last longer because of what it takes to 
dig up and fix the issue.  The National Energy Reliability Council has recently set a number of 
new mandates for building systems that have resiliency and reliability.  One of those mandates 
calls for limiting what is placed underground because of the longer amount of time it takes to fix 
problems when they occur.  Building a substation underground could certainly be done but 
would be far more expensive.   
 
Answering a question asked by Commissioner Orrico, Mr. Matz said the CPA work program is 
intended to determine whether or not the current Utilities Element adequately deals with the 
visual impacts of electrical facilities constructed to meet demands for power in Bellevue.  Mr. 
Inghram added that in the Land Use Code electrical facilities are permitted through a conditional 
use permit.  The current Comprehensive Plan policies essentially treat all such facilities equally.  
However, there is variability in the types of impacts that might occur from different types of 
facilities.  The work could potentially lead to a set of policy and code amendments that would 
treat low-impact expansions differently from higher-impact expansions.   
 
Mr. Swayne offered to set up a tour of electrical facilities for the Commission.   
 
 C. Land Use Code Amendment 
  – Community Retail Design Guidelines 
 
Associate Planner Janet Lewine shared with the Commissioners draft revisions being worked on 
for 20.25I, the community retail design district guidelines for Neighborhood Business and 
Community Business districts in response to the recommendations made regarding the 
Wilburton/NE 8th and Crossroads subareas.  She said a more complete draft will be brought back 
before the Commission later in the month of March.  In producing the draft, staff has referred to 
several example code documents addressing large retail and pedestrian-friendly mixed use 
developments.  The Community Retail Design Guidelines apply to all proposed development in 
Neighborhood Business and Community Business districts,  so the draft guidelines are not overly 
prescriptive.   
 
Ms. Lewine said the existing code has four main sections: building guidelines, site guidelines, 
building standards, and other standards.  Issues such as building modulation may end up being 
addressed twice, once as a design guideline and once as a building design standard.   
 
The proposed revisions will address these objectives established by the Crossroads and 
Wilburton subarea plans: promote pedestrian-friendly mixed use commercial areas; improve 
connections to pedestrian and transit facilities; address design issues specific to large retail; and 
address compatibility of Community Retail development with adjacent parks and residential 
uses.  No decision has been reached yet by staff as to which design directives should be 
classified as guidelines, and which would serve better as develop standards.  How prescriptive 
the code should be is still on the table seeking balance.  Staff is considering how to develop the 
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design standards and guidelines in a format that will be as performance-based as possible.   
 
Ms. Lewine said how to address parking in pedestrian-oriented developments is also being 
discussed.  She referred to proposed guideline seven on page five of the handout she provided 
the Commissioners which directed the locating of buildings close to public streets with entrances 
to the buildings from the public sidewalk without an intervening driving area or parking, except 
for auto retail sales display parking.  As originally drafted, the guideline would apply only to 
boulevard streets, which for the Wilburton area would be 116th Avenue NE but not 120th Avenue 
NE.   
 
New language is proposed for large retail projects, which by definition are over 100,000 square 
feet, which would require parking to be close to the public streets with no more than 25 percent 
of off-street parking located between the front façade of the principle building and the adjacent 
public street.  If locating building façades near the public streets is made a standard, it will be 
necessary to decide whether or not large retail should be exempted.   
 
Commissioner Sheffels referred to the building design guidelines section and the call for a unity 
of design.  She suggested that language of that sort could yield cookie cutter developments.  
Some flexibility will need to be built in to avoid that.  Ms. Lewine agreed the wording could be 
tweaked.   
 
Commissioner Robertson asked staff to bring to the next study session on the topic photo 
examples of what is and is not working for large retail parking areas.   
 
Chair Mathews called attention to the site design guidelines on page 5 of the handout and the 
reference to the blocking of views by buildings taller than three stories.  He asked if the views in 
question are from public property.  Ms. Lewine said the section refers to views as measured from 
public rights-of-way.  Chair Mathews suggested that could be a very large issue to tackle.  Mr. 
Inghram said there is a range of ways the code could address views, from having specific view 
corridors designated to listing percentages of horizontal distance that must be preserved.  The 
draft language offers a starting point, but admittedly the bigger question remains open.   
 
 D. Comprehensive Plan and Land Use Code Amendment 
  – Wilburton/NE 8th Study 
 
Mr. Inghram informed the Commission that KG Investments has come forward with additional 
information about their development and how they think the recommendation approved by the 
Commission will work or not work for them in the study area.  He said staff felt the Commission 
should be afforded the opportunity to take a look at the new information before the package of 
amendments is reviewed by the Council.  If changes to the recommendation are contemplated, 
they will need to be made fairly quickly.   
 
Mr. Inghram said KG Investments has raised questions about levels of certainty and timing.  One 
aspect of the Wilburton amendments is that the potential to rezone some of the properties is tied 
to the installation of street improvements; specifically, when NE 4th Street is punched through it 
will serve as a catalyst for allowing the conversion from General Commercial to Community 
Business.  One possibility is that KG Investments could participate in the street development in 
the immediate future.  If KG Investments were to conclude that it will not be able to proceed 
with development under the proposed amendments, the trigger would be some other 
development or the punching through of NE 4th Street by the city.   
 
Speaking for KG Investments, Jack McCullough said the great work done by the city on the 
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Wilburton area has attracted the attention of the development community.  He said the work 
done a few years ago for Factoria was not immediately tested by the major landowner, thus it 
became necessary to redo much of the work.  As a major Wilburton landowner, KP Investments 
has actively been testing the concepts against the market to see if they will work. 
 
Steve Kramer, a principal with KG Investments, said the company owns a large parcel on auto 
row through which the proposed NE 4th Street extension would pass.  The company also has 
under contract property on the east side of the tracks.  KG Investments is largely supportive of 
the package of amendments, but believes that with a few adjustments could yield ever better 
results for the community and be more economically feasible for developers.   
 
Arlan Collins with Collins Woerman said KG Investments has been able to assemble some 19 
acres of property within the Wilburton area.  The holdings represent half of the retail the Factoria 
area has along with the same residential density, all on one-third the real estate.   
 
Mr. Kramer said residential is a key component.  Downtown Bellevue has numerous highrise 
projects under way that will appeal to a certain section of the community, but the housing units 
there will not be affordable to a large section of the community.  The project KG Investments is 
proposing will include in two- and three-story structures units that will be more affordable.  In 
order to bring about affordability and marketability, it will be necessary to keep the parking close 
to the units, which in turn will only be possible if additional height is allowed.  It would be both 
costly and infeasible to locate the residential parking areas below grade.  The proposed design 
has the residential parking above the ground-floor retail space and fully separated from the retail 
parking.   
 
Kay Compton showed the Commissioners diagrams and schematics for what KG Investments 
believes will be a successful project based on the financial model and aesthetics.  She said that in 
order to achieve the desired outcome, it will be necessary to incorporate a building height of 75 
feet.  By separating the retail from the residential, the living environment will reflect a variety of 
living experiences with plenty of opportunities for light, air and views.  Some residential can be 
provided in front of parking at key locations along street frontages, leaving more of an ability to 
create a more open air environment in the upper portion.   
 
Heights of 75 feet will be absolutely critical.  In order to remain within the current 60-foot height 
limit, it will be necessary to have more living units in the upper reaches, increasing the bulk and 
scale.  Another option would be to ring the parking with residential all the way around, but that 
would result in an internal corridor that reduces the desirability of the living environment.  Mr. 
Kramer added that the overall density in terms of the number of residential units will not change 
by allowing heights up to 75 feet.  At 60 feet, however, the development will not yield the types 
of units that will appeal to the market in that the spaces will be less green and livable.  The 
additional height will allow for higher quality units with more interesting roof forms.   
 
Ms. Compton shared with the Commission photos of developments similar to what KG 
Investments is trying to achieve on the Wilburton property.  She also showed photographs of the 
view from NE 5th Street looking west on which the proposed KG Investments project was 
superimposed at both 60 feet and 75 feet of height.  She pointed out that the additional height 
will have very little impact on the view from the lowest residential unit to the east of 120th 
Avenue NE.   
 
Mr. Kramer clarified that the proposed development could be constructed with a total height of 
70 feet, provided flat roofs were utilized.  A height limit of 75 feet will allow for interesting, 
non-flat roof forms.  He said there would be one below-grade level of parking for the retail uses, 
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then the retail space, topped with one level of parking under the residential uses.  The residential 
parking area would be accessible via a ramp on the side or back of the one of the structures.   
 
Mr. McCullough asked the Commission to stall sending the Wilburton/NE 8th package of 
amendments to the City Council for one week, allowing KP Investments time to put together an 
additional height allowance linked to the specifics outlined in the proposal, including a large 
retail space that will require an additional floor-to-floor height.  He suggested that one week 
should be sufficient time to craft a set of criteria.   
 
Answering a question asked by Commissioner Sheffels, Mr. Kramer said KG Investments is 
seeking the additional building height for the entire study area; it would apply to residential to 
the east of the Burlington Northern-Santa Fe right-of-way, and to retail to the west of the tracks.   
 
Mr. Kramer said there appears to be a boundary issue relative to the new special opportunity 
area.  It is drawn through a parcel KG Investments will need to bring the development proposal 
to fruition.  The boundary line needs to be moved over to create a more logically sized parcel to 
the north of NE 4th Street; moving the line will enable bringing the project to the market much 
faster.   
 
Commissioner Robertson suggested if the issue is brought back to the table the public hearing 
will need to be reopened and a new notice sent out.  She voiced her inclination to do that, 
however, so the proposal can be fully vetted and an informed recommendation formulated.  
There is a very strong development cycle under way, and the city should not lose the opportunity 
to see the area redevelop sooner rather than later.   
 
Commissioner Ferris said the request is significant.  He recommended sending on to the Council 
the recommendation for Wilburton/NE 8th as drafted, then bring the KG Investment proposal 
back as a separate request.  There are a lot of complicated issues involved in the new request.   
 
Commissioner Orrico concurred.  She noted that height as a specific issue raised by the public at 
the public hearing.  To bring it up again and change the recommendation on short notice would 
not be fair to those who spoke at the public hearing.   
 
Commissioner Robertson asked how anxious the Council is to get the package of Wilburton/NE 
8th amendments.  Mr. Inghram said while the Council has exerted no specific pressure relative to 
getting the Wilburton/NE 8th study wrapped up, the amendments are part of the overall package 
of 2006 Comprehensive Plan amendments.  Given that the Council can act only once each year 
to amend the Comprehensive Plan, the full package of amendments will be held up until the 
Wilburton/NE 8th amendments are ready.  The Council could look into declaring an emergency, 
which would permit adopting the Wilburton/NE 8th amendments out of cycle, or it could be 
folded into the 2007 package of Comprehensive Plan amendments.   
 
Commissioner Sheffels said while it would have been better to have the new information earlier 
in the process, the city should act sooner rather than later on the proposal.  She disagreed with 
Commissioner Ferris and suggested it would be preferable not to send forward the package of 
amendments only to come right back with a proposal to change it.  KG Investments needs to 
know if its proposal will pencil out, which will not be possible until the city’s position is 
solidified.  The Council should be asked to allow for the reopening of the public hearing to 
entertain the proposal.   
 
Commissioner Ferris reiterated that there are significant issues involved, and holding up the 
2006 package of amendments will mean other developers in other parts of the city will have to 



Bellevue Planning Commission 
February 28, 2007     Page 13 

wait to get their projects under way.  KG Investments is proposing a height increase without 
showing that it will have a clear public benefit.   
 
Mr. Inghram said it would be necessary for staff to discuss with the city attorney’s office 
whether or not an emergency GMA update could be declared for the Wilburton/NE 8th 
amendments area.  He cautioned against reopening the public hearing simply for the sake of 
reviewing information.  If the Council is to be asked to delay the process, they will need to know 
what specific proposal the Commission will be looking at.  At a minimum, the Commission 
should schedule a meeting for March 7 to define the specific issues.   
 
Answering a question asked by Commissioner Robertson, Mr. Inghram said the Council has 
been informed that the 2006 package of amendments will not be coming to them until March 26 
at the earliest.  If there is to be delay beyond that point, it would be necessary to contact the 
proponents of the other Comprehensive Plan amendments in the package to understand how they 
might be impacted.  The timing of the process will be largely driven by the noticing 
requirements; at a minimum it would take about five weeks to get to a new public hearing, and it 
could take eight to twelve weeks to get back to the Council for review and adoption.   
 
Commissioner Robertson voiced her desire to move ahead expeditiously to consider the KG 
Investments proposal, noting that the city could greatly benefit by having the developer 
accelerate the extension of NE 4th Street.   
 
Chair Mathews agreed the Commission should seek to separate Wilburton/NE 8th from the other 
amendments in the package.  He said he would like to have more information regarding why 60 
feet was originally selected as the height limit for Wilburton/NE 8th and if the argument used 
then still applies.  He noted that the same issue will also need to be addressed in regard to the 
Bel-Red corridor.  Mr. Inghram said one reason is that going above 60 feet requires a different 
and more expensive construction type.   
 
There was consensus in favor of schedule a Commission meeting for March 7 to focus on 
gathering more information regarding the KG Investments proposal, and to have staff to consult 
with the city attorney’s office regarding the necessary steps to separate Wilburton/NE 8th from 
the rest of the 2006 Comprehensive Plan amendments.   
 
Answering a question asked by Commissioner Robertson, Mr. McCullough explained that KG 
Investments sees an opportunity to accelerate NE 4th Street in the immediate term.  The 
opportunity will not exist in another year.  He said KG Investments is very appreciative of the 
extra effort being offered by the Commission.   
 
Commissioner Ferris noted that the GMA allows for doing subarea plans out of order.  Mr. 
Inghram said that is true but the provision applies to new subarea plans.  Commissioner Sheffels 
suggested that in a way the Wilburton/NE 8th work does constitute a new subarea given that the 
area that was studied was pulled out of the greater Wilburton subarea.  Mr. Inghram said he 
would put the question broadly to the city attorney’s office.   
 
9. NEW BUSINESS  
 
Commissioner Sheffels said she has a friend who lives on the 37th floor of Lincoln Towers and 
that she is willing to offer tours for interested Commissioners wanting to see the view of the 
downtown area.  There was agreement to schedule a tour.   
 
10. OLD BUSINESS – None 
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11. PETITIONS AND COMMUNICATIONS
 
Mr. Dave Sharpe with Legacy Commercial, address not given, said his company owns the block 
across the street from City Hall between 112th Avenue NE and the freeway and between NE 4th 
Street and NE 6th Street.  He said he also owns the Design Market to the north of Whole Foods 
on 116th Avenue NE.  He offered his support for the proposal of KG Investments.  He said his 
biggest concern is for the property on the east side of 116th to the north of NE 4th Street in what 
is being called the special opportunity area.  The special opportunity area addresses a finite 
requirement; it will soon be settled once and for all whether or not the Sonics will want that site 
or go somewhere else.  The Comprehensive Plan amendment should address the area along 116th 
Avenue NE that is slated to remain General Commercial; the changes being considered for the 
Community Business area, including the height limits, should be extended to include that area in 
order to be consistent.   
 
12. ADJOURNMENT
 
Chair Mathews adjourned the meeting at 10:21 p.m. 
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