CITY OF BELLEVUE
BELLEVUE PLANNING COMMISSION
STUDY SESSION MINUTES

May 14, 2008 Bellevue City Hall
6:30 p.m. City Council Conference Room 1E-113

COMMISSIONERS PRESENT: Chair Robertson, Vice-Chair Bach, Commissioners Ferris,
Lai, Mathews, Orrico, Sheffels

COMMISSIONERS ABSENT: None
STAFF PRESENT: Paul Inghram, Cheryl Kuhn, Steph Hewitt, Matthews

Jackson, Nicholas Matz, Mike Kattermann, Department of
Planning and Community Development; Maria Koengeter,

Transportation
GUEST SPEAKERS: None
RECORDING SECRETARY: Gerry Lindsay

1. CALL TO ORDER

The meeting was called to order at 6:34 p.m. by Chair Robertson who presided.
2. ROLL CALL

Upon the call of the roll, all Commissioners were present.

3. APPROVAL OF AGENDA

The agenda was approved by consensus.

4. STAFF REPORTS

Mr. Inghram briefly reviewed the materials provided to the Commission. He reminded the
Commisstioners that a joint boards and commissions meeting is slated for May 15 at 6:30 p.m. on
the Bel-Red topic. He said that meeting will be preceded by an open house from 4:00 p.m. to
6:30 p.m. The Bel-Red public hearing is scheduled for May 28.

Mr. Inghram reported that he was recently elected to serve as president of the AICP.
5. PUBLIC COMMENT

Mr. Chris Mooi, 2211 156" Avenue NE, extended an invitation to attend an open house for the
Bel-Green project on May 20, 2008 at 2:00 p.m. and again at 7:00 p.m. at the Samena Swim
Club. He provided the Commission with copies of a letter that was read into the record at the
May 12, 2008 Bellevue City Council meeting. He said he is anxious to get operations under way
and begin to provide a much needed source of housing for the changing population of Bellevue.
There is growing community support for the project. He complimented the Commission on its
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awareness of the critical issues for any business looking to do any development in the area and
how the implementation strategies will affect that. He noted his desire to immediately
commence the process of getting a master plan development application approved, which would
mean a construction program could commence immediately upon approval of the Bel-Red plan.
There are five key factors that need attention. First, the financial realities of business operations
and not just speculative development should be considered in determining the contributions
owners can make the city to create business opportunities. Second, the incremental increases in
tax revenues from new land assessments and contributions made from business operations should
be included as a source of contributions to the city. Third, within the incentive program, senior
housing should be excluded from the need for contribution as affordable housing as it is by its
very nature affordable housing. Fourth, the realities of the current market value for land in the
various areas of the overall Bel-Red corridor should be fully understood as evaluations are done.
Fifth, underground parking, which is currently excluded from the incentive program, should be
recognized as an important element.

Ms. Marilynn Stevens, 17213 NE 14™ Street, spoke in regard to the property at 17217 NE 14™®
Street. She said the neighboring house has been empty for ten years. It is not maintained.
Neighbors have called the city seeking help in getting the litter cleaned up and the grass mowed.
The city has been very accommodating and has communicated directly with the property owner,
who always says steps are being taken to get the place ready to sell or rent, but who never does
anything. She shared with the Commissioners photos of the property, which has outbuildings
that are ready to fall down. The property presents a danger to the neighborhood and is also a
blight on the neighborhood. There is a referendum on the King County books under which any
home that has been vacant for two years and is a blight to the neighborhood can be taken by the
city. The Neighborhood Enhancement Program in Bellevue is commendable and addresses just
such situations.

6. COMMUNICATIONS FROM CITY COUNCIL, COMMUNITY COUNCILS,
BOARDS AND COMMISSIONS — None

7. REPORTS FROM COMMISSIONERS
8. PUBLIC HEARING
A. 2008 Comprehensive Plan Amendments

1. Newport Professional Buildings CPA 08-103679 AC

Motion to open the public hearing was made by Commissioner Orrico. Second was by
Commissioner Sheffels and the motion carried unanimously.

Senior Planner Nicholas Matz noted that staff was seeking from the Commission a
recommendation regarding Threshold Review and the expansion of geographic scope for the first
six of the ten 2008 applications for Comprehensive Plan amendments. The balance of the
amendments will be before the Commission for public hearing on June 11, 2008.
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Mr. Matz said Newport Profession Buildings is a cluster of small professional offices located in
Factoria at 4307 and 4317 Factoria Boulevard SE. The privately initiated application proposes to
amend the map designation for the sites from Professional Office (PO) to Community Business
(CB). The staff recommendation is to not advance the proposal out of Threshold Review. It was
noted, however, that should the Commission choose to advance the proposal, staff would
recommend including the third office building in the northwest corner of the area within the
expansion of the geographic scope.

The reason for the staff report recommendation, said Mr. Matz, is that a context of significantly
changed conditions cannot be deemed to exist in Factoria simply because recent Comprehensive
Plan amendment proposals such as St. Margaret’s and SRO Factoria have been justified on the
basis of redevelopment potential. While the subject site may be ripe for redevelopment, the
Comprehensive Plan does not need to be amended in order to create opportunity for such
redevelopment, especially since the Factoria Subarea Plan clearly delineates the extent of where
such commercial redevelopment efforts should occur. The applicant has argued that the site
should be able to avail itself of the same opportunities represented by other Factoria
redevelopment, but the examples cited stand apart from the application because they respond to
clearly identified changed conditions based on the Subarea Plan.

Mr. Matz said no written public comments on the proposal have been received, but there have
been inquiries made by tenants in the subject buildings.

Mr. Robert Thorpe, with RW Thorpe and Associates, 705 2nd Street Avenue, Seattle, said his
firm helped to prepare the Comprehensive Plan amendment application for the Newport
Professional Buildings. He called attention to maps 10 and 31 and pointed out that the zoning
across the street should be shown as multifamily high density on the Episcopal church site. Of
the 19 applicable policies in the application, 17 of them are highly compatible with the
Comprehensive Plan; the application also meets the King County policies and the Growth
Management Act. A reasonable argument can be made that the criteria have been met. There is
a change in circumstances with the Episcopal church, with the theater decisions, and with the
transit plan. The property owner also has an aging office building that he wants to
redevelopment with mixed use retail/housing; he is willing to agree to a similar affordable
housing requirement that the Episcopal church receives. There are not many retail or
Professional Office (PO) opportunities in the corridor. The request is reasonable, has merit, and
should be moved forward in the process.

Mr. John Lorge, 4307 Factoria Boulevard SE, spoke as owner of the subject properties. He said
the proposal would result in increased housing near the high school, and would improve the area.
The older building needs to be renovated. Under the current PO designation, a proper renovation
cannot be economically done. He said he has had a number of professionals seeking space in his
buildings because they do not want to be in a highrise structure, but the fact is there is no more
room in the existing buildings. The proposal represents a very positive move forward.

Commissioner Sheffels asked why the buildings cannot be renovated under the PO designation.
Mr. Lorge said there are limitations based on the parameters set by the city. The cost of putting
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underground parking under a two-story structure would be prohibitive. Commercial Business
(CB) would allow for a much larger platform for building.

Mr. (not identified) explained that the land has increased in value to the point that rebuilding a
limited structure will not yield a proper economic return. The current zoning creates almost a
dead hand for redevelopment.

Commissioner Sheffels asked if after the proposed redevelopment there would be any
professional offices on the site, only retail and housing. Mr. Lorge said there would continue to
be professional offices there.

Motion to close the public hearing was made by Commissioner Orrico. Second was by
Commissioner Sheffels and the motion carried unanimously.

2. Sambica CPA 08-103705 AC

Motion to open the public hearing was made by Commissioner Bach. Second was by
Commissioner Ferris and the motion carried unanimously.

Mr. Matz said the privately initiated proposal seeks to amend the map designation for the 6.5-
acre site from Single Family-High, Neighborhood Business and Multifamily-Medium to the most
appropriate designation for current and future uses. He said the Sambica proposal stands out in
Threshold Review because the staff recommendation to include it in the annual work program for
Comprehensive Plan amendments is based on finding a most appropriate solution which has not
yet been identified. Staff believes the application will have merit and that a most appropriate
designation can be found. Staff is not recommending any expansion to the geographic scope,
limiting the proposal to the property owned or shared by Sambica.

The purpose of amending the Comprehensive Plan would be to assure predictability for the long-
term use and the neighborhood by identifying a Sambica master plan effort within the context of
the Comprehensive Plan. Staff believes there is a mutual goal in resolving the Sambica mix of
existing Comprehensive Plan designations, consistent land use policies, conforming and
nonconforming land uses, existing property lines, existing zoning districts, and potential zoning
uses.

With regard to significantly changed conditions, Mr. Matz said the Comprehensive Plan must
function to assure stability for a long-term uses like Sambica and for the surrounding, long-
established neighborhood. Policy consistency is found in the 2001 Newcastle Subarea policies
adopted to create a framework for the anticipated discussion; the policies are precursors to the
amendment work being proposed.

Mr. Matz noted that all of the written public comments received to date were included in the
Commission desk packets. The comments run the gamut from retaining existing uses, how
intense any new proposed uses might be, and concerns about any future use of the site if Sambica
were out of the picture.
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Mr. Inghram said staff have had conversations with the applicant about specific designations for
the site. He allowed that while no solution is yet spelled out, there are a variety of different Land
Use Code mechanisms that could be applied.

Answering a question asked by Commissioner Orrico, Mr. Matz allowed that one property owner
(Tonnemaker) believed his site had inadvertently been included in the geographic scope of the
proposed amendment. Mr. Matz clarified that this property—the fruit stand to the east of the
main buildings—is not part of the proposal.

Mr. Mike McCorkle, Executive Director for Sambica Ministries, asked the Commission to
support the recommendation of the staff to move the proposal forward. He reassured the
Commission that the intent of the request is solely aimed at allowing Sambica to continue doing
what it has been doing for the past 88 years serving families on the Eastside with education
programs, recreation and retreat services. Currently, Sambica serves more than 45 children and
their families with its before- and after-school program; hosts over 100 nonprofit groups annually
for retreats, training sessions, planning meetings and other events; trains and disciples a group of
18 to 26 year old men and women annually in life skills and spiritual formation; trains over 100
high school students each summer in the leadership program; and serves over 2300 children each
year with summer camps. The community in which Sambica functions is no longer a 90-minute
rural drive from Seattle, and the neighborhood homes are no longer small shacks used a couple of
weeks each year. While the neighborhood has changed, some of Sambica’s facilities still date
from the 1920s and 1930s and are in need of major renovations or complete replacement. The
mixed zoning on the site and all the regulations and requirements associated with them has made
it very difficult for Sambica to move forward.

Mr. Bill Stahlzer, 603 Stewart Street, Suite 419, Seattle, said he is a professional planner who has
been working with Sambica. He said one of the reasons the amendment proposal does not site a
specific land use designation is that no appropriate designation exists in the Bellevue
Comprehensive Plan or Land Use Code that addresses the kind of uses and facilities Sambica
has. He pointed out on an aerial map where the camper cabins are located and noted that the
existing Single FamilyHigh (SF-H) designation has 20-foot front and rear yard setback
requirements that the existing cabins do not meet. The cabins are adjacent to a Neighborhood
Business (NB) zone, which in turn is next to multifamily. What is being sought is a solution that
will recognize Sambica is all under one ownership and operation. He stressed that Sambica is
not seeking an increase in either the intensity or the kinds of uses currently on the property.
Some of the uses on the site, including the gymnasium and auditorium, do not fall under any of
the existing designations. He asked the Commission to support the recommendation of the staff.

Mr. Doug Sackville, 4015 177" Avenue SE, said he has lived in the area nearly his entire life.

He said his parents support the Sambica camp and served on their board in the 1950s. He said he
attended camp at Sambica as a child and worked for the camp as a counselor as he grew older,
and even served the camp as an intern conducting a Young Life program for junior high kids in
the Issaquah school district. He said his children have all followed the same pattern, and his
grandchildren will do the same. Mr. Sackville noted additionally that Sambica is an island of
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certainty in a world of uncertainty. Its message and goals have been the same from the start.
Sambica has the ability to reach kids and over the years has done just that. Those kids are future
generation leaders. The future of Sambica needs to be secured for future generations of kids.
Mr. Sackville closed his remarks by asking the Commission to agree with the staff
recommendation to include the proposal on the work program so a long-term solution can be
found for an organization that has an excellent reputation in the region.

Mr. Larry Lasuer, 21720 SE 8th Street, Sammamish, said he recently accepted a board position
with Sambica. He said his six-year-old has her first camp experience in 2007 at Sambica and
noted that her character-building experience made him investigate further what the Sambica
camp is all about. The camp is focused on building leadership and character in youth. Sambica
is unique given its urban setting; it is easily accessible by everyone in the community. People in
the community give very positive comments about the camp. It is time to focus on what the
vision of Sambica will be for the next 88 years and how ways to make certain that the asset will
still be in place for generations to come.

Mr. Tom Brubaker, a resident of the Strandvik neighborhood, said his daughter also has attended
camp at Sambica. He pointed out that the camp has been around for 88 years and is no longer a
camp in a rural wooded area. The mission of the camp, however, has not changed, though its
needs have changed dramatically. The current land use designations place undue restrictions on
the flexibility the camp needs to move forward into the next century. He urged the Commission
to agreed with the recommendation of the staff.

Motion to close the public hearing was made by Commissioner Bach. Second was by
Commissioner Orrico and the motion carried unanimously.

3. Oh CPA 08-103739 AC

Motion to open the public hearing was made by Commissioner Orrico. Second was by
Commissioner Ferris and the motion carried unanimously.

Mr. Matz said the proposal is at 12624 SE 30" Street. The privately initiated proposal seeks to
amend the map designation for the .32-acre site from Single Family-High (SF-H) to Multifamily-
Medium (MF-M). The site has on it an existing single family home. The recommendation of
staff is not to include the proposal in the 2008 annual work program and to not expand the
geographic scope of the proposal.

Mr. Matz said in the opinion of staff, the proposed amendment does not address significantly
changed conditions since the last time the Plan map or text was amended. There is a reason that
the area that this application site is part of has never experienced Comprehensive Plan
amendment pressure. It has developed—with its layering of density ranges from single family-
medium to multifamily-high and then office—predictably and with stability based on the
Comprehensive Plan.

The staff report also notes that the application suggests the single family site’s dilapidated state
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and market attraction to redevelopment are results of the proximity of multifamily uses that are to
the west and south. The implication is that this is evidence of significantly changed conditions.
The same argument could be made, however, in regard to the proximity of adjacent single family
to the north and east having the same effect. The changed conditions are not of the
Comprehensive Plan implementation but of owner decisions regarding this property.

No written public comments have been received regarding the proposal, though some telephone
inquiries have been received from surrounding neighbors.

Mr. William Palmer, a land use planner representing the applicant, said he has for many years
been intimately involved in comprehensive planning efforts in Kitsap County, both in the public
and private sectors. He said one of the things that is different about the Comprehensive Plan and
zoning in Bellevue compared to Kitsap County is that in the latter the minimum density is four
dwelling units per acre and the single family zone accommodates up to nine dwelling units per
acre. In the context of the Growth Management Act, Mr. Palmer thought that Bellevue’s
allowing densities of less than R-5 (five units/acre) density seem out of line.

With regard to the Oh property, Mr. Palmer noted that there is a topographic break along the
eastern side of the property line. The four adjacent properties going down the hill are not at the
same elevation, raising the question of why the boundary line was drawn as it was in the first
place. The structure immediately to the west of the subject property is a duplex, and it makes no
sense to contemplate the Oh property as single family or even Single Family-High (SF-H) given
the densities of the adjacent multifamily zones. Looking south from the Oh property driveway,
one looks directly into a multifamily development. Jurisdictions should consider topography in
drawing boundary lines. There are Comprehensive Plan policies that support the proposal. The
primary issue is less about changed conditions and more about an inappropriately drawn
boundary line.

Mr. Oh, the proponent, said the house on the property is about 50 years old and is very small. He
said he lived there until September 2007. The best approach is to rebuild the home rather than
remodel it. Given that to the west and south the developments are all multifamily, it does not
make sense to build a new single family home on the site.

Motion to close the public hearing was made by Commissioner Bach. Second was by
Commissioner Mathews and the motion carried unanimously.

4. Lee CPA 08-103731 AC

Motion to open the public hearing was made by Commissioner Sheffels. Second was by
Commissioner Orrico and the motion carried unanimously.

Mr. Matz said the privately initiated application for the property at 1111 148™ Avenue NE seeks
to amend the map designation for the half-acre site from Single Family-Medium (SF-M) to
Office (O). There is an existing single family home on the property. He said the
recommendation of staff is not to include the proposal in the work program and to not expand the
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geographic scope.

Mr. Matz noted that the site is distinctly bounded by land uses adjacent to it, including a church
to the north, established single family to the west, 148™ Avenue NE, and Kelsey Creek. There
are no significantly changed conditions resulting from unanticipated consequences as a result of
the distinct relationships between these land uses on the policies used to manage stability
amongst them that warrant any change of use for the site. The proposal is also inconsistent with
the general land use policies (LU-37) that discourage the creation of additional office in the city
outside of the Downtown without an areawide study.

Mr. Matz said staff has received written comments regarding the proposal that express opposition
to the application. In part they address environmental concerns regarding Kelsey Creek, and
express the opinion that areas that are residential should stay residential.

The subject property is the site of an ongoing enforcement action in regard to critical areas near
Kelsey Creek.

Mr. William Palmer spoke representing Mr. Thomas Lee, the applicant. Mr. Palmer said he
recently attended a reality check conference held by the Urban Land Institute. The purpose of the
conference was to work on solutions in the central Puget Sound region to accommodate 2040
population growth, is expected to be three times the current population of the city of Seattle.
Both Bellevue and Seattle will need to accommodate new housing units and new jobs, and in fact
are expected to take the lion’s share of the growth. In the coming years it is likely that more
businesses will become integrated into residential areas, especially walkable residential areas,
which the 148" Avenue NE corridor is.

Mr. Palmer noted that in the case of the Lee property, which is zoned residential and located in a
largely developed residential neighborhood, the site is distinguished from the subdivided sites to
the west and east, and to some degree to the south. The site is also distinguished by the fact that
it has a creek on the southwest that separates it from a subdivision. Directly abutting the site on
the north is the Christian Church and its park and ride lot. The Lee property has characteristics
that could easily be viewed in different ways in terms of the Comprehensive Plan and the course
of time. Mr. Lee believes the site is suitable for an office development. The only place the city
allows mixed uses is essentially in the central business core. To accommodate the coming
population growth, more mixed use developments are going to need to be permitted in otherwise
single family areas.

Ms. Pamela Toelle, 14845 NE 13" Street, said she lives in the Chevy Chase neighborhood which
is in close proximity to the Lee property. The Chevy Chase neighborhood is in the Crossroads
subarea, while the Lee property is in the Wilburton Subarea, not the Bel-Red subarea as indicated
by the representative for the applicant. She said she was asked by the Chevy Chase Community
Club to speak on their behalf. She thanked staff for the work they have done regarding the Lee
proposals, and the planning commissioners and councilmembers who over the years have
reaffirmed the Comprehensive Plan policies and subarea plans that are in place. The first draft of
a Comprehensive Plan amendment process came from the community, not from city planning
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staff. The Chevy Chase community is opposed to the Lee proposal. Many who live in the
neighborhood work for Microsoft; some work at home part of the time while others commute to
the corporate campus. Accommodations for that have been made through the home occupation
requirements. The proposal does not meet any of the criteria for the Comprehensive Plan
amendment process. The site could be redeveloped for housing, even up to R-7.5 in a clustered
format.

Motion to close the public hearing was made by Commissioner Mathews. Second was by
Commissioner Ferris and the motion carried unanimously.

5. Wilburton Village Mixed Use Development CPAs
08-103709 AC and 08-103710 AC

Motion to open the public hearing was made by Commissioner Bach. Second was by
Commissioner Sheffels and the motion carried unanimously.

Mr. Inghram said the proposal involves two Comprehensive Plan amendment requests. The first
involves an amendment that would establish an overlay district, and the second would establish
some additional policies covering the area. The subject property is located between 116™
Avenue NE and 120™ Avenue NE'to the south of NE 8th Street; it includes most of the properties
along auto row as well as the site on which Best Buy is situated.

Mr. Inghram said the recommendation of staff is not to move the amendments forward. While
the concepts are very interesting, the criteria of significantly changed conditions is not met.
There is also a question of resources and what it would mean to follow through with the proposal
and just how it would be implemented.

Mr. Jack McCullough spoke on behalf of the applicant. He said when the work was completed
on the Wilburton Comprehensive Plan amendment in the fall of 2007 there was the collective
feeling that good progress had been made but that there was still work to be done. At that time
the focus was on the east side of the tracks and making NE 4th Street a reality. It was made clear
that the property owner would be back with additional ideas. The proposed amendments were
filed early in 2008 as a vehicle for moving forward. The fact is, concepts for the area are still
being developed; headway is being made with regard to the west side of the tracks, and that will
continue to be the focus now that NE 4th Street will be made a reality. He said he applicant will
be withdrawing the proposed amendments and refiling them in the future. He promised to keep
the Commission updated as planning for the area continues.

Motion to close the public hearing was made by Commissioner Bach. Second was by
Commissioner Orrico and the motion carried unanimously.

9. STUDY SESSION

A. 2008 Comprehensive Plan Amendments
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1. Newport Professional Buildings CPA 08-103679 AC

Commissioner Orrico asked staff to comment on the statement of the applicant that the current
PO designation does not allow for proper renovation of the site. Mr. Inghram said the reference
likely was in regard to the fact that PO does not allow much more than two stories; it does not
allow for a very tall building. The argument by the applicant is that in order to be able to do
underbuilding parking, one would need something other than PO. CB allows for up to 60 feet
with underbuilding parking.

From the audience, Mr. ((not identified)) said PO has a large number of side, front and back
setbacks; CB has fewer constraints of that sort, allowing buildings to take up a larger percentage
of alot.

Answering a question asked by Commissioner Orrico, Mr. Matz said the argument of the
applicant is that because other redevelopment actions have occurred in the Factoria area, the
proposed site should be able to take advantage of the idea of generalized redevelopment.

Chair Robertson pointed out that in 2007 when St. Margaret’s church applied for an amendment
to Community Business (CB) the staff opposed a commercial designation. In the end, St.
Margaret’s sought and received a Multifamily-High (MF-M) designation, Wthh will allow them
to put the affordable housing units they want on the site.

Chair Robertson said she did not see significantly changed conditions. She commented that the
subject property was reviewed in a previous Comprehensive Plan amendment action in 1996.
Consideration was given at that time to an Office (O) designation, but the Planning Commission
concluded that Professional Office (PO) remained appropriate.

Motion not to consider further the Newport Professional Building Comprehensive Plan
amendment for the 2008 annual Comprehensive Plan amendment process, and to recommend in
favor of geographic scoping, was made by Commissioner Orrico. Second was by Commissioner
Bach and the motion carried unanimously.

2. Sambica CPA 08-103705 AC

Motion to accept the staff recommendation to move forward with the Sambica application, and to
not expand the geographic scope, was made by Commissioner Sheffels. Second was by
Commissioner Orrico and the motion carried unanimously.

3. Oh CPA 08-103739 AC

Commissioner Orrico asked when the current Comprehensive Plan designations for the Oh
property and the surrounding properties were adopted, and why the Oh property was included
with the single family rather than multifamily. Mr. Matz said the homes in the area date to just
before the incorporation of the city. He speculated that the creation of density “layers” was done
very deliberately and was not associated with geography or street grids. The focus was on
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designations that would fit the existing development in a way that would allow for each
succeeding land use to buffer the preceeding land use.

Commissioner Sheffels observed that the geography does provide a boundary between the Oh
property and the surrounding developments. She said she would recommend that the Oh
property be included on the Comprehensive Plan work program. The site appears to be an
anomaly and would fit with a multifamily designation.

Commissioner Lai commented that if the geographic layout of the area is the argument that will
carry the day, expanding the geographic scope to include other properties would be in order. He
noted that the parking lot across from the Oh property is split between Single Family-High (SF-
H) and Multifamily-Medium (MF-M).

Mr. Matz pointed out that where geographic scoping is concerned, the focus has not previously
on topography but rather on similarly-situated properties.

Commissioner Mathews cautioned against citing topography as a reason for a change in a
Comprehensive Plan designation. Chair Robertson concurred, adding that the topography was
certainly in place at the time the property was given its current designation.

Motion to not consider further the Oh Comprehensive Plan amendment in the 2008
Comprehensive Plan work program, and to recommend against expanding the geographic
scoping, was made by Commissioner Orrico. Second was by Commissioner Mathews and the
motion carried unanimously.

4. Lee CPA 08-103731 AC

Chair Robertson observed that the Lee property is surrounded by single family. The fact that it is
on a busy street is not reason enough to change the designation to PO. She said she would not
support moving the proposal forward.

Commissioner Orrico said she could see no changed circumstances or any reason to put a
commercial development on the site.

Motion to not consider further the Lee Comprehensive Plan amendment in the 2008
Comprehensive Plan work program, and to recommend against expanding the geographic scope,
was made by Commissioner Orrico. Second was by Commissioner Ferris and the motion carried
unanimously.

5. Wilburton Village Mixed Use Development CPAs
08-103709 AC and 08-103710 AC

There was agreement to postpone discussion on the Wilburton Village mixed use amendments
given the statement of the proponent’s representative that the applications would be withdrawn.
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B. Neighborhood Character Phase II

Neighborhood Outreach Manager Cheryl Kuhn noted that neighborhood character issues have
been under discussion for a full year. The first round of discussions resulted in code amendments
that were adopted by the Council in December 2007. The Phase II issues are more complex and
potentially more controversial. The focus continues to be on the issues of size and scale,
construction impacts, and tree and greenscape preservation, all of which were suggested by the
Commission after looking at the research and the public input.

Ms. Kuhn said the evaluation criteria should be: 1) whether the tool is focused on specific
impacts that have been identified by the community and verified by the Commission as being
potentially harmful to neighborhood character; 2) whether the tool is the least intrusive solution
that can be used to achieve the appropriate effect; 3) whether the tool can be applied fairly and
includes some reasonable alternatives when warranted; 4) whether the tool has few or no
negative impacts; and 5) whether the tool can be used in a way that keeps staffing impacts and
bureaucracy to a minimum. She said staff has reviewed the remaining issues in view of those
considerations.

Ms. Kuhn proposed increasing the tree retention requirement in subdivisions from 15 percent to
30 percent to be consistent with the decision already made by the Council regarding the tree
retention standard for redeveloped lots.

Commissioner Sheffels praised the staff for the work they have done. She asked where PUDs
and short plats fall in terms of tree retention requirements. Senior Planner Matthews Jackson
said typically a PUD is combined with a short plat or a long plat, so the proposed increase to 30
percent would apply to a PUD combined with either a short plat or a subdivision. As written, the
proposal would not apply to a PUD that is not combined with either a short plat or a long
subdivision. He said very few PUDs in the last eight years have come forward not combined
with a plat. The current code does not include a specific requirement for tree retention for PUDs
beyond the existing 15 percent. The code requires preserving 40 percent open space credits and
the provision of landscaping that is superior to that which is otherwise allowed with a straight
application of the code. The fact that in Phase I it was determined that redeveloped single family
homes trigger the 30 percent retention requirement obviates the need to be more specific about
PUDs. The multifamily and commercial zones have not been a part of the neighborhood
character discussion; those zones will be captured as part of the larger innovative housing
initiative discussion for tree retention in the city.

Ms. Kuhn said the issue of property owners removing trees from a site immediately before or
after redevelopment occurs has come up. She agreed that the issue needs to be addressed, but
suggested including it as part of the Environmental Stewardship Initiative along with other issues
regarding citywide tree preservation.

Turning to the issue of construction impacts, Ms. Kuhn said there has been a great deal of input
from the public about remodeling and the impacts of major remodels on neighborhoods. The
comments have been that the city should be just as concerned about the impacts of remodeling as
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about the impacts of new construction. She allowed that there is not much difference in the way
the two are treated except for the hours of construction. It has been suggested by the Building
Division staff that a reduction in the construction hours may be in order. For new construction,
work is permitted from 7:00 a.m. to 6:00 p.m. on weekdays, 9:00 a.m. to 6:00 p.m. on Saturdays,
and not at all on Sundays. For remodeling and additions, construction is permitted from 7:00
a.m. to 10:00 p.m. on weekdays, 9:00 a.m. to 10:00 p.m. on Saturdays and Sundays.

Ms. Kuhn observed that while the public is concerned about the 10:00 p.m. ending hour for
remodeling and additions, there is also sensitivity to the fact that homeowners need to have time
to do such work after business hours. She proposed revising the hours for remodeling and
additions to 7:00 a.m. to 8:00 p.m. on weekdays, and 9:00 a.m. to 8:00 p.m. on Saturdays and
Sundays.

Commissioner Ferris asked if the proposal would cover only work done outdoors and not apply
to work done indoors. Ms. Kuhn said the consensus in the previous discussion on the topic was
that the restriction should apply only to outdoor construction. Mr. Jackson added that the
restrictions are related specifically to activities that have noise associated with them. Any
activity that does not have noise that exceeds that allowed in a single family zone does not fall
under the restriction on hours of operation, either indoor or outdoor.

Commissioner Mathews said he could support allowing outdoor work to occur from 8:00 a.m. to
8:00 p.m. on Saturdays and Sundays. Chair Robertson said she would not support going in that
direction.

Ms. Kuhn said staff has heard a lot of public comment about PUDs and their impact on existing
neighborhoods. Initially the issue emerged from a concern about setbacks and the fact that PUDs
allow for smaller setbacks which can result in visual dissonance. Some from the public voiced
concern with PUDs placed adjacent to or inside existing neighborhoods in that they change the
character, tone and appearance of the entire neighborhood. In the opinion of staff, the PUD issue
should be addressed as part of the Innovative Housing Initiative in the second half of the year.

Ms. Kuhn said the concern about abandoned construction sites was raised by a citizen. When the
staff sought comments from the wider public few were able to relate because there are in fact
very few abandoned construction sites in the city. What the public did say, however, was that
when they do occur they have a very negative impact on the neighborhood. The public said they
are far more concerned about vacated previously occupied homes in neighborhoods that become
neglected eyesores.

As complaints about such buildings are called in, they are referred to the Code Compliance
officers. If there are safety issues or code violations, they can be addressed through code
enforcement actions. However, the code does not have any remedy for addressing the aesthetic
impacts of a vacated building. Ms. Kuhn suggested establishing new code language regarding
the maintenance of abandoned or vacant buildings.

Commissioner Orrico asked how the city addresses maintenance and aesthetic issues for

Bellevue Planning Commission
May 14,2008 Page 13



occupied homes. Ms. Kuhn said those situations are addressed with a softer hand. The
Neighborhood Fitness project focuses on community building, clean-up efforts, and volunteer
assistance. The Council has not historically been inclined to look at a citywide property
maintenance ordinance.

Answering a question asked by Commissioner Sheffels, Ms. Kuhn said staff did a windshield
survey of all homes in the city that were constructed prior to 1970 in an effort to determine the
extent and nature of the problem of property neglect. It was found that renter-occupied housing
accounts for less than 20 percent of the serious cases of property neglect. In most cases, property
owners who are offered resources elect to improve their properties. The specific proposal being
made would be aimed at absentee property owners, not renters.

Commissioner Lai said in his neighborhood there are a number of rundown outbuildings that are
not part of the main residence. He asked if there has been any feedback regarding those types of
buildings, and whether the proposed recommendation would cover them. Ms. Kuhn said the
code language could be written to address those buildings as well. She said many of the
complaints she hears about have to do with outbuildings.

Commissioner Ferris suggested that the issue is not an appropriate one for the Commission to be
addressing, given that the Commission is to be focused on the bigger vision for the city. Property
maintenance is a code enforcement issue and to some degree also an issue of personal choice.
Ms. Kuhn said the proposal involves a city code amendment, which is the purview of the
Commission. Mr. Jackson agreed that it is an enforcement issue, but pointed out that the code
enforcement officers cannot enforce codes that do not exist. Ms. Kuhn added that there is a great
deal of code already written on the subject, including the international property maintenance
code, which could be used as a model in describing the kinds of circumstances to be addressed.
She stressed that the specific proposal would craft language applicable only to abandoned
properties.

Chair Robertson supported moving forward with crafting code language to review and discuss.

Commissioner Lai asked if the approach of simply contacting the property owner and offering
them resources could be as effective as having enforceable code language in place. Ms. Kuhn
said the first inclination of staff was to propose carrying forward the voluntary theme of
neighborhood fitness for abandoned houses. However, the conclusion reached was that
properties that have been abandoned seem to fit into a different category. Often property neglect
on the part of occupants living in a home stems from the fact that the person is unable to perform
the necessary upkeep for one reason or another. The one-on-one approach utilized in the
Neighborhood Fitness target areas has proved to be very staff intensive, and it could be even
more intensive in the case of abandoned properties.

There was agreement to move forward with crafting code language.

Ms. Kuhn informed the Commissioners that about the time the City Council adopted the Phase I
neighborhood character code amendments, there was a proposal made to shorten the lifespan of
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building permits. Currently, once a building permit is issued it is good for a period of three
years. The person who raised the issue with the Council suggested three years is far too long and
that a building project allowed to drag out for that long places a terrible imposition on the
surrounding property owners.

Ms. Kuhn said the research done by staff uncovered the fact that building permits in most area
cities are for only two years. However, all of the surrounding jurisdictions allow building
permits to be renewed. Shortening the length of time would likely not have the desired impact.

Community Involvement Coordinator Stephanie Hewitt pointed out that in Bellevue most new
homes are started and finished within six months, and additions are started and finished within
one year. She said in the opinion of staff, no additional action is necessary.

With regard to the issue of mechanical equipment setbacks, Ms. Kuhn noted that with large new
homes there are sometimes two or three HVAC units, each of which generates a significant
amount of noise. The question is whether or not to further regulate the placement of such units.
Currently they cannot be installed within the five-foot required setback. One approach would be
to require HVAC units for new construction be located in the rear yard, or in the side yard with
sound baffling equipment. Ms. Kuhn said the majority of those from the public who have
weighed in have said such restrictions should apply to new homes only and not to existing

" homes.

Ms. Kuhn said the proposal is to require new single family homes and homes adding more than
1000 square feet to locate their HVAC units in the rear yard or in the side yard with sound
baffling equipment. She noted that the Code Compliance division is strongly in favor of the
proposal predicated on the fact that it is easier to prevent problems than it is to address them once
they exist. The fact is most HVAC equipment does not meet the city’s noise regulations. Code
Compliance actually receives very few complaints about HVAC noise, but when they do the
issues defy resolution. In the opinion of the HVAC industry, such units should never be placed
in side yards because the noise becomes amplified by bouncing off the sides of buildings.

Commissioner Sheffels asked about situations where a side yard fronts on a public street. Mr.
Jackson explained that under the code any yard fronting a public street is considered a front yard.
A triangular shaped lot with three road frontages would be considered to have two front yards
and one rear yard.

Commissioner Orrico said she opposed adopting regulations where there is no real problem.
The issues being faced by code enforcement involve existing homes, and the proposal would not
give them any additional tools to work with. Commissioner Ferris pointed out that under the
current provisions a new home could be constructed with the HVAC unit in the side yard, thus
creating a new problem.

Chair Robertson said she would like to know if it would be more expensive or less convenient to
require HVAC units to be located in rear yards. Ms. Kuhn suggested the problem with siting the
equipment in the back yard is less about cost and more about the fact that back yards are used for

Bellevue Planning Commission
May 14,2008 Page 15



recreation.

Commissioner Sheffels asked if it would be practical to write the code language to use decibel
levels as the determining factor for where HVAC equipment is to be located. Ms. Kuhn allowed
that the code could say any equipment that is quieter than the allowed 55 decibels, or which is
screened to muffle the equipment to the allowed 55 decibels, would be allowed in a side yard.

Commissioner Ferris pointed out that the very best place to locate HVAC equipment is on the
rooftop, which is allowed provided it does not exceed the height limit.

There was general agreement to move forward with drafting code language as proposed by the
staff for each of the issues.

Ms. Kuhn reported that the size and scale issues will be before the Commission on June 4.

Chair Robertson said she learned at the recent national APA conference in Las Vegas that
deconstruction costs about the same as demolition but is a far greener option. There is a huge
amount of waste associated with-demolition. She suggested that the approach should be
considered for implementation in Bellevue.

Commissioner Ferris suggested that sustainable building practices should not be lumped in with
the neighborhood livability issue.

Chair Robertson said she also learned that some cities have the presumption of appropriateness
of size where homes are within 125 percent of the average home size of a particular
neighborhood, and that larger homes are allowed only through an administrative process.
Additionally, at least one jurisdiction allows homes to be bigger if they are green.

Mr. Jackson said a team of staff has been put together to focus on a green building tools
initiative. Deconstruction would fit well in that box, and as the issue moves ahead the
Commission will be involved.

C. Light Rail Best Practices

Senior Transportation Planner Maria Koengeter informed the Commission that Sound Transit is
currently conducting an environmental study for the East Link light rail project. The concept is
to bring light rail to Bellevue via I-90 to the downtown area, through the Bel-Red corridor to
Overlake, and then on to downtown Redmond. The EIS is expected to be released in the fall of
2008. The Council initiated the light rail best practices project to help prepare for a review of the
EIS. The committee was charged with reviewing the experiences of other cities and national best
practices, engaging the community in a dialog, and developing best practices and policy
recommendations for the Council to review.

Ms. Koengeter said a best practice is a technique, method, process or activity that will be most
effective at delivering the desired outcome for light rail in Bellevue. The project process has
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included the identification of eight topic areas, and the research questions were based on public
comment and supplemental light rail best practices outreach efforts. The committee conducted
case study tours of the Central Link system under construction by Sound Transit and the light rail
systems in San Jose, San Diego and Portland.

The body of the best practices committee report is the light rail best practices catalog. For each
of the eight topic areas, plus the topic area of community involvement, there is a summary of the
findings based on the research and case study tours, Bellevue best practices, and action
recommendations. The actions are divided by type: 1) Comprehensive Plan policies; 2) revisions
to codes and standards; 3) other city policies and procedures; 4) potential city capital
investments; and 5) expectations of Sound Transit.

There are five principal findings and conclusions preliminarily identified in the report, the first of
which is connecting somewhere to somewhere. Ms. Koengeter said the finding is predicated on
the fact that light rail is not about infrastructure but rather about the places light rail serves. Itis
important to serve the places people want to live, work and play. Bellevue is unique from many
other cities with light rail in that the land use planning is largely in place for where light rail is
expected to go; other cities constructed light rail on vacant railroad corridors and then filled in
the development around it.

The Green Line in San Diego crosses the San Diego River multiple times in order to serve
residential areas, shopping malls, stadiums, and San Diego State University. Given the choice to
serve the periphery of the university campus with a less expensive alignment or the heart of the
campus in a more expensive alignment, the decision was made to choose the latter. The result is
better service for the campus and the surrounding community.

The best practices included in the report to help achieve the findings are to establish a clear
vision and confirm community goals for the light rail system; to ensure development around light
rail stations complements the existing established character of the community; and to develop
station area plans as a framework for guiding development around light rail.

The second finding is that light rail can complement not diminish the character and quality of
Bellevue. Approaches to be utilized include the use of quality finishes and good designs;
complementary capital improvements; and designing stations and managing the systems once it
is operational ta-eiisure station security.

The best practices identified include designing light rail stations to be an extension of the
community; using investment in light rail as a foundation for other community enhancements;
and providing connections to stations that are safe, secure and convenient.

Senior Planner Mike Kattermann allowed that every large public transportation project has
impacts. They are messy, disruptive, and take several years to complete. The best practices
project, however, has put Bellevue in a much better position for being able to anticipate the
impacts and advocate with Sound Transit for exceptional mitigation. The best practices
identified by the committee include developing a comprehensive strategy for limiting and
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mitigating negative construction impacts; establishing fare paid zones in which all persons must
either have a ticket to ride or be in the process of buying one; and having a security force.

Mr. Kattermann said the construction mitigation plan is something that is typically developed by
the transit agency in planning for the construction of a system. One of the best practices
identified by the committee was to have the city partner and coordinate with the transit authority
in developing the mitigation plan, and to have specifically identified roles and responsibilities.
Other best practices include planning for and addressing the impacts; providing for adequate
alternatives; and engaging the stakeholders in the decisions about which types of mitigation to
use.

The committee concluded that the alignment profile should consider the unique qualities of each
part of the community. Nationally, there are no best practices that address that finding; there is
no one-size-fits-all approach. There are three different types of profiles: at-grade, tunnel, and
elevated. The general routing of the system being analyzed by Sound Transit includes stable
neighborhoods and environmentally sensitive areas, and different profiles may be needed in each
different area. The downtown area is very urban and will have different tradeoffs. The Bel-Red
corridor will have its own issues to be faced.

Commissioner Ferris observed that the Central Link project running down Martin Luther King
Way included compensation to the local businesses to account in part for the impact. He asked if
that would be a city issue or a Sound Transit issue. Mr. Kattermann said primarily that will be
the responsibility of Sound Transit, but the city will also have a role to play. Sound Transit has
the responsibility for building the system and for providing mitigation for the impacts that result.
They have several practices in place. The best practices committee learned that other cities have
utilized more proactive approaches; in Portland there are regular meetings with business owners
to go over the construction schedule, and there is a sequencing program in place that keeps any
one street from being torn up for more than six weeks at a time. Seattle has a revolving loan

fund that can be tapped by local businesses.

The best practices committee found from its research that at-grade systems are the least
expensive; tunnel systems cost the most. Elevated and tunnel options, however, typically have
higher speeds, which can be important in terms of ridership. At-grade systems tend to generate
more street activity. Access to the station areas is vital in all three of the profiles. Elevated and
at-grade systems typically have greater right-of-way impacts; tunnel operations have fewer
impacts once they are completed, but more impacts during construction.

The best practices identified by the committee included providing connections that are safe,
secure and convenient; connecting somewhere to somewhere; supporting the land use for each of
the areas through which light rail travels; and employing urban design features for safety and
community integration.

Mr. Kattermann said the last of the five principal findings and conclusions had to do with early
and ongoing public involvement. He said the best practices project started with the premise that
the public deserves the opportunity to guide the design and development of the system, beginning
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early in the process and continuing all the way through to operation of the system. The approach
results in more ownership on the part of the community.

The best practices identified were creating a sense of ownership by engaging the community, and
forming a citizens advisory committee specifically for the East Link project.

Mr. Kattermann said of all the boards and commissions involved in the best practices project, the
Planning Commission is the only one that will have a continuing role in the process. That is
because one part of the recommendations includes amendments to the Comprehensive Plan
policies.

The committee is scheduled to wrap up its work by the end of June. The Commission will be
provided with another briefing leading up to a public hearing on the Comprehensive Plan
amendments, and a couple of Commission meetings will be needed in order to formulate a
recommendation to the City Council. The schedule presented to the City Council at its last
update showed the issue coming to them in July and adoption of the Comprehensive Plan
amendments in September or October. The Council, however, has directed staff to work toward
adoption of the Comprehensive Plan amendments before the Council’s August recess prior to the
issuance of the EIS by Sound Transit.

Mr. Inghram clarified that Sound Transit has the authority to go forward with environmental
review, planning and routing decisions without funding for the system being in place. The
Council desires having policies in place before the routing decisions are made by the Sound
Transit board.

Answering a question asked by Commissioner Sheffels, Mr. Kattermann said there are between
~ 35 and 40 new policies proposed in the draft report. The suggestion of staff will be to create a
new subsection in the Transportation Element of the Comprehensive Plan to deal just with light
rail. Some of the policies by extension could apply to bus rapid transit, but the way they are
being characterized is specific to light rail.

Mr. Kattermann will be discussing a revised schedule with the Council on May 19. The
decisions made at that meeting could impact the Planning Commission schedule.

Chair Robertson suggested that the level of public interest in both the best practices project and
the Bel-Red study has been such that when the Commission holds the public hearings on those

subjects it would be good to televise them. Mr. Inghram said staff would look into the options

and keep the Commission informed.

Mr. Kattermann reminded the Commission about the expo event on the light rail best practices
project slated for May 15 at City Hall from 4:00 p.m. to 6:30 p.m.

10. NEW BUSINESS — None
11. OLD BUSINESS — None
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12.  APPROVAL OF MINUTES - None
13. PUBLIC COMMENT — None
14. ADJOURNMENT

Chair Robertson adjourned the meeting at 9:59 p.m.

Staf¥ to the Planning Commission

Ul Ce

Chair of the Planning Commission
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