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CITY OF BELLEVUE 
BELLEVUE PLANNING COMMISSION 

STUDY SESSION MINUTES 
 
February 24, 2010 Bellevue City Hall
6:30 p.m. City Council Conference Room 1E-113
 
COMMISSIONERS PRESENT: Chair Sheffels, Commissioners Ferris, Hamlin, Mathews 
 
COMMISSIONERS ABSENT: Commissioner Lai  
 
STAFF PRESENT:  Paul Inghram, Mike Kattermann, Andrew Kidde, Patricia 

Knight, Department of Planning and Community 
Development; Matthews Jackson, Development Services 

 
GUEST SPEAKERS:  Diane Tebelius, Washington Sensible Shorelines 

Association 
 
RECORDING SECRETARY: Gerry Lindsay 
 
1. CALL TO ORDER 
 
The meeting was called to order at 6:49 p.m. by Chair Sheffels who presided.   
 
2. ROLL CALL 
 
Upon the call of the roll, all Commissioners were present with the exception of Commissioner 
Lai who was excused.   
 
3. PUBLIC COMMENT 
 
Ms. Martha Lane, 2523 103rd Avenue SE, spoke on behalf of the Enatai tree team.  She shared 
with the Commission some photographs of her Enatai neighborhood that compared how wooded 
the area used to be with how it looks currently.  She focused on a particular lot which was logged 
in a single day and from which a number of large trees were removed.  The tree team was 
organized to start the process of tree preservation in Enatai.  When trees are removed, wildlife 
habitat is lost, soil erosion is increased, privacy is reduced, and noise levels increase.  What is 
needed are stronger regulations to keep trees from being lost.  An ordinance should be 
established that would require a perimeter of trees around properties, and which would protect 
the older and larger trees.   
 
4. APPROVAL OF AGENDA 
 
The agenda as submitted was approved by consensus.   
 
5. COMMUNICATIONS FROM CITY COUNCIL, COMMUNITY COUNCILS, 

BOARDS AND COMMISSIONS – Councilmember Wallace addressed the Commission 
later in the meeting. 

 
6. COMMITTEE REPORTS – None 
 
7. STAFF REPORTS 
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Comprehensive Planning Manager Paul Inghram announced that the process to fill the two 
vacant spots on the Planning Commission is moving forward and may be concluded within a 
week.   
 
Mr. Inghram reported that the Eastgate/I-90 study has been initiated by the City Council.  Staff is 
working to develop a proposal regarding the formation of a steering committee; the anticipation 
is that at least one member of the Commission will be involved.   
 
8. STUDY SESSION 
 

A. Enatai Tree Preservation 
 
Mr. Inghram said the issue of tree preservation for the Enatai neighborhood was raised with the 
city about a year ago.  Since that time staff has been working with the Council in defining the 
issue and a potential project from a planning standpoint.  Recently the Council provided 
direction to move forward with the project.   
 
Senior Planner Mike Kattermann explained that the request was received from the Enatai 
neighborhood in late 2008.  Staff met at that time with neighborhood representatives to hear their 
concerns and to learn about what was happening in the area.  Staff explained the approach that 
was taken for the Bridle Trails neighborhood, and the representatives expressed an interest in 
following a similar course.  Enatai residents believe that trees are very important to the character 
of their neighborhood.   
 
Mr. Kattermann said proposals were brought before the Council in the summer of 2009.  In a 
series of work study sessions, a number of issues were raised.  The Council considered the three 
options presented to them, which were: 1) to develop a process that could be applied anywhere in 
the city; 2) to develop a process specific to the Enatai neighborhood; and 3) to bolster the 
educational efforts about the importance of tree preservation relative to neighborhood character 
and environmental issues, both on a neighborhood-by-neighborhood and citywide basis.  The 
Council directed staff to move ahead with the second option. 
 
Commissioner Hamlin asked if the Enatai group staff has been working with is an officially 
organized neighborhood association or a group of residents concerned specifically about the tree 
preservation issue.  Mr. Kattermann said the group is specifically organized around the tree issue 
but has been officially recognized by the local neighborhood association.   
 
Mr. Kattermann said there are four major issues the Council and staff have struggled with in 
trying to address the request: first, whether or not regulation is the best approach; second, 
whether or not the Bridle Trails model, which is tied to large lots, can be applied to other parts of 
the city where the lots are smaller; third, how to define the exact boundaries of the Enatai 
neighborhood; and four, what level of support is sufficient and how it can be demonstrated.  The 
first issue will be of most importance to the Commission.  The last item relates to the first, and 
the other two will come into play only if a regulatory approach is deemed appropriate.   
 
The Bridle Trails process, in which the Commission was involved, took about five years from 
start to finish.  The result is specific tree protections that apply in Bridle Trails that go above and 
beyond what is required in other parts of the city.  Staff believes the work in Enatai can build on 
the Bridle Trails experience.   
 
The neighborhood character work the Commission has been involved with over the past four 
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years will also help to inform the process.  The code changes that came about through that effort 
have to do with the development of vacant lots, redevelopment activities, or the expansion of 
existing residential structures.  The Enatai issue does not involve any particular type of 
development activity; the focus is simply on the removal of large or significant trees from 
already developed properties.   
 
Mr. Kattermann shared with the Commissioners a map of the Enatai neighborhood.  He noted 
that the area lies to the west of Bellevue Way, north of I-90, east of Lake Washington, and south 
of SE 16th Street.  The Beaux Arts area is not included as it is a separate jurisdiction.  Unless a 
separate distinction is made, the area of study includes Killarney Circle.   
 
Mr. Kattermann said staff did a quick analysis of tree canopy by various neighborhoods 
throughout the city.  Particular attention was paid to how the Enatai neighborhood compares to 
other neighborhoods.  The analysis determined that Enatai has a 44 percent canopy coverage 
overall, and the Killarney Circle neighborhood has a 57 percent canopy coverage.  By 
comparison, Bridle Trails has a 46 percent canopy coverage.  There are several specifically 
mapped neighborhoods in the city that have a higher percentage of canopy coverage than Enatai 
has, but Enatai’s 44 percent is above the overall average.   
 
Mediation Program Manager Andrew Kidde said he and Community Outreach Coordinator 
Patricia Knight had been selected to manage the outreach phase of the project.  He said a number 
of guiding principles have been articulated by the Council.  The project has been led by the 
neighborhood and the neighborhood will continue to play the lead role.  The first step will be to 
engage the neighborhood residents in a discussion to determine exactly what their interest is in 
preserving trees, how strong their interest is, and what kinds of intervention would be helpful.  
The community will need to be fully informed with regard to the possible routes that might be 
taken, including the possibility of a regulatory approach.  No regulatory approach will be enacted 
without a clear and strong level of support from the community.   
 
It will not be possible to simply apply the Bridle Trails approach to the Enatai neighborhood 
because the average lot sizes are not the same in both areas.  If a regulatory approach is chosen, 
it will first need to be tested by applying it to several random parcels to make sure it will not be 
unduly burdensome.  Any standards developed will need to be clear and streamlined, supported 
by a clear record of how they were developed, and flexible enough to be readily applicable to 
any other neighborhood that might step up wanting a similar approach.   
 
The Council was also clear about having logical boundaries in which to work.  The south, east 
and west boundaries of the neighborhood are very clear.  The north boundary has been defined 
by the community itself.   
 
In the event a regulatory approach is taken, it will be key to balance the objectives of tree 
preservation with the needs of owners to maintain and develop their properties.   
 
The Council direction includes going back over the Bridle Trails experience to determine what 
worked well and what did not work, and how the community is experiencing the regulations.  
Particularly the Council wants attention to the paid to the term “significant tree”, which as 
defined by the Land Use Code is a tree that is more than eight inches in diameter at chest height.  
While the standard is clear, the question the Council has is whether the term “significant tree” is 
the right term given that it can convey different meanings to different people.   
 
Keeping the cost of compliance reasonable is a concern that was expressed by the Council.  It 
will be necessary to look back at the Bridle Trails experience to see what the cost of compliance 
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has been in that neighborhood.   
 
Ms. Knight said a survey will be sent out soon to all property owners of record in the Enatai area.  
The survey will be based loosely on the Bridle Trails survey and will seek to gauge the overall 
level of interest in the topic of tree preservation.  Those who have brought the concern to the city 
have indicated that the character of Enatai is tied to its trees.  The survey will seek a better 
understanding of how the neighborhood in general feels about their trees, and how much they 
associate the character of their neighborhood with the trees.  The fact sheet that will accompany 
the survey will among other things indicate that the overall tree canopy has changed significantly 
over the past few years, that there might be impacts on the ability of owners to do what they want 
with their properties, and that older trees could in some cases be hazardous.   
 
Chair Sheffels asked if there is any information available about the value of trees as determined 
by the real estate community.  She suggested that if there is, that information should be included 
in the fact sheet going out with the survey.  Mr. Kidde said some of that information will be 
included in the packet.   
 
Commissioner Ferris said he assumed that the issue of tree preservation in the Enatai 
neighborhood will trigger concerns on the part of some residents relative to additional 
restrictions on the development or redevelopment of properties over time.  He suggested the 
survey should include a question asking property owners if they would support additional 
regulation if it meant reducing the development capacity of their properties.  Mr. Kidde said the 
fact sheet will indicate that the city currently regulates the removal of trees in certain situations, 
and will list the four areas in which the city currently has a regulatory role relative to trees.  In 
addition, the fact sheet will make it clear that any possible regulations applicable to the Enatai 
area will apply to properties not undergoing development or redevelopment.   
 
Mr. Kattermann said it will be incumbent upon the city to be very clear about the different 
approaches that might happen.  At the same time, however, the city will need to avoid any 
appearance of being overly invested in one approach over another.  If the locals say they want a 
regulatory approach, the focus likely will be on the Bridle Trails model, only redesigned for 
smaller lots.   
 
Ms. Knight said it is hoped that the survey will provide sufficient initial information to allow for 
conversations with the community.  A public open house at City Hall is planned, and 
additionally there will likely be small meetings out in the Enatai community to allow the 
residents more opportunities to provide input.  The neighborhood is also committed to taking 
copies of the survey out to their neighbors and encouraging people to participate.   
 
Commissioner Hamlin asked how the survey results will be communicated back to the 
neighborhood.  Mr. Kattermann said that likely will be done through the neighborhood meetings.  
Information will also be posted through the department website and distributed by the 
neighborhood association.   
 
Commissioner Ferris suggested that later in the process when some conclusions have been 
reached a second survey would be very useful.  That would open the door to the silent majority 
who do not necessarily take the time to attend meetings.   
 
For the benefit of the Commissioners who had not been involved in developing the Bridle Trails 
tree preservation regulations, Mr. Kattermann said the community came to the city in 2000 with 
a request to take steps to preserve trees in their community.  The trigger was a property owner 
who elected to clear a very large site.  A citizens committee was formed to develop a solution, to 
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generate support for the solution, and to figure out how to move the process forward.  Ultimately 
the group recommended that the city adopt and apply additional regulations in the Bridle Trails 
area on lots of one acre or larger.  Part of the work was accomplished through the subarea 
planning process.  The recommendations of the citizens committee were brought before the 
Commission, which ten deliberated and forwarded to the City Council a recommendation that 
was eventually adopted by the Council in 2005 as a Land Use Code amendment.  The new 
regulations place limits on how many trees can be removed in a three-year period, and dictate 
how trees along the perimeter and interior of properties are to be saved.  The regulations apply 
only to significant trees as defined by the Land Use Code.  The removal of trees triggers the need 
for a clearing and grading permit.  All significant trees within 20 feet of the property line, and 25 
percent of the diameter inches of all existing significant trees on each property, must be 
preserved.   
 
Commissioner Mathews asked how the citywide tree preservation regulations factor in.  Mr. 
Kidde said those regulations are triggered only in the event of a development or redevelopment 
action.  The Enatai neighborhood wants to see an approach that would apply generally to limit 
the number of trees that can be cut or removed.   
 
Mr. Inghram noted that during the Council’s discussion there were comments made about 
whether the approach should be Enatai-specific or applicable to a number of different 
neighborhoods.  Mr. Kattermann said the guidelines put together by the Council were predicated 
on the notion that other neighborhoods might want to take a similar approach to preserving trees 
in the future.  The direction of the Council was to address Enatai specifically, but they are 
viewing it more or less as a pilot program that could be applied elsewhere if desired.   
 
Commissioner Ferris said the city of Seattle recently enacted a tree preservation ordinance that 
has some meritorious elements.  Their ordinance includes identification of and special 
protections for heritage trees.  Their ordinance also is specific by tree species and excludes the 
species they do not want to protect.   
 
5. COMMUNICATIONS FROM CITY COUNCIL, COMMUNITY COUNCILS, 
BOARDS AND COMMISSIONS 
 
Councilmember Wallace took a moment to address the Commission.  He said he had been 
appointed by the Mayor to serve as liaison to the Planning Commission.  He said the 
Commission is a very important body; it will be studying and making reasoned recommendations 
on a variety of issues in the coming years.  He said his background in real estate law and 
property development has given him a great deal of knowledge about the impact of planning and 
regulations.  If the city is going to continue delivering housing that people can afford, it will be 
necessary to continue with strong planning efforts, and the recommendations of the Commission 
will be very important.   
 
Councilmember Wallace said he played a leadership role on the light rail issue and worked with 
several neighborhood groups as a result.  He said he has also spent a lot of time working on civic 
issues with the Chamber of Commerce the Bellevue Downtown Association, the Eastside 
District YMCA, and the First Presbyterian Church.   
 
The city’s strong history in planning has laid a foundation that will allow it to grow in the urban 
center model.  There are 26 identified urban centers in the region, and the idea is to connect them 
all with transit.  That will be very difficult to accomplish.  Bellevue has before it the wonderful 
opportunity to connect its downtown core to the Bel-Red corridor and beyond to the world’s 
largest software company.   
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The city is facing a number of challenges, not the least of which is the economic downturn and 
the need to streamline the budget.  The budget will dominate the Council’s focus in the coming 
year as some very difficult decisions are made in an attempt to close the budget gap.   
 
Councilmember Wallace said the announced resignation of Department of Planning and 
Community Development director Matt Terry marks the end of a remarkable era.  A national 
search will soon be kicked off to seek a replacement; that will usher in a new era for the planning 
department in the face of a number of new planning efforts, including the Eastgate/I-90 study 
and the downtown rezone.   
 
Councilmember Wallace said the 43 citizens who applied to fill the two vacant seats on the 
Commission are being reviewed.  The pool ofaplicants includes a great deal of talent from which 
to choose.   
 
The recent Council elections have created a new outlook for the Council.  The focus likely will 
be more on the rights of individual property owners.  That will play out in a number of different 
ways, including critical areas and the Shoreline Master Program update, while continuing the 
city’s legacy of leading out in environmental causes.   
 
Commissioner Ferris noted that the Commission has been working for quite some time on the 
Shoreline Master Program update.  He suggested that if the Council is leaning in a different 
direction, it would be worthwhile for the Council to offer the Commission some specifics.  
Councilmember Wallace said the Council has no intention of undoing what has been done to 
date, or to nullify the hard work already done by the Commission and the public.   
 
8. STUDY SESSION (CONTINUED) 
 
 B. Shoreline Master Program Update 
 
Mr. Inghram said staff has been working behind the scenes on the update since the Commission 
last had the topic on its agenda, particularly on outreach.  He reminded the Commission that a 
request was made by the public for an extended or different format in which to allow for more 
extended public input.  Staff worked with the Commission to develop guidelines and principles, 
and talked to a range of different stakeholder groups.  The effort culminated in the development 
of three possible options: 1) groups inviting Commissioners to attend their meetings; 2) groups 
requesting the opportunity to make an extended presentation at a regular Commission meeting; 
and 3) setting up a special meeting of the Commission, possibly with a workshop format.   
 
Mr. Inghram said staff has also had talks with people who own property on or near Phantom 
Lake.  Brian Parks from that area has talked about coordinating with or being a part of the 
Washington State Shorelines Associates so that Phantom Lake will be included in the process.  
Lake Washington property owners have also expressed an interest in being affiliated with that 
group.  There have been conversations with Bayshore East condominium owners as well who 
have expressed in making a presentation to the Commission.  Other groups have expressed an 
interest in meeting with staff to gain more understanding of the technical details.   
 
Diane Tebelius said she had had some good and interesting discussions over the past week or so 
with staff about how to format a forum in which the public can outline its side of the story.  She 
stressed that the side of the public is not is not necessarily different from what the city has 
already presented, but it does have a different perspective on the issues.  Considerable work has 
been put into developing a slideshow that will outline the histories of Lake Washington and Lake 
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Sammamish.  Following that, there will be a presentation by Marty Nyslick, a panel discussion 
with scientists the Commission has not previously heard from, a presentation on bulkheads by 
Dallas Evans, a report by Robert Thorpe regarding studies involving particular properties, and a 
presentation by Charley Cling focused on issues from a legal perspective.  The floor will be open 
to the Commission to ask questions of any of the presenters.  Ms. Tebelius said she would serve 
as moderator.   
 
Ms. Tebelius said her group will be sending out notice to all shoreline property owners who live 
on the major bodies of water as well as those on Phantom Lake and along wetlands or streams.  
She said the current plan is to hold the meeting on March 24.  She said her group intends to work 
collaboratively with the staff throughout the process.   
 
Commissioner Ferris asked if the Washington Sensible Shorelines Association is officially 
representing the Phantom Lake and Meydenbauer Bay Homeowners Association property 
owners.  Ms. Tebelius said the presentation being put together will represent their interests as 
well.  Commissioner Ferris said it will be important for the group to make sure all of the 
different types of shorelines and conditions in Bellevue are represented in the presentation.   
 
Chair Sheffels stressed the need for the presenters to come prepared with more than just 
opinions.  Those presenting scientific or expert information should be able to back up their 
positions.  Ms. Tebelius said the homeowners have all contributed to hiring individuals who are 
credentialed and knowledgeable in their particular areas.   
 
Mr. Inghram expressed his thanks for the hard work Ms. Tebelius and others have put in.  The 
process being developed steps the Commission outside of its normal routine but shows the 
willingness of the Commission in doing what it can to make the most affected stakeholders are 
heard and are part of the process.  There will be plenty of opportunity for continued discussion 
about how to find the common ground between what the property owners see as proper 
regulations and what the city sees as necessary regulations.   
 
Mr. Inghram said staff is developing a working draft.  He stressed that the document should not 
be construed as being a formal staff recommendation for the Shoreline Master Program.  The 
working draft will make it possible to see how the various elements might fit into the code and 
how the regulations might apply.  Staff intends to have that document ready for the Commission 
to review in April.   
 
Commissioner Ferris suggested that if guiding principles for the process have been developed, 
they should be printed up and posted at every meeting.  If the Council makes any revisions in 
what it wants to see, the Commission will need to be informed of the change.   
 
Mr. Inghram said staff prepared a question and answer piece that was published in It’s Your City 
and posted online.   
 
 C. 2010 Comprehensive Plan Amendments 
 
Mr. Inghram reminded the Commissioners that the city accepts private applications for 
Comprehensive Plan amendments once each year during the December to January window.  
Those applications are then subjected to a two-step process that occurs over the course of the 
year.  A total of three applications were received by the deadline, one of which has already been 
withdrawn.  The remaining two will be the subject of an upcoming study session and threshold 
review hearing aimed at determining if the amendments should be added to the work program.  
The recommendation of the Commission relative to the work program will be forwarded to the 






