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RESOLUTION R-5724

A RESOLUTION OF THE CITY OF KIRKLAND APPROVING THE ISSUANCE OF A

PROCESS |IB PERMIT FOR AN AMENDED MASTER PLAN (DEVELOPMENT PLAN), AS
APPLIED FOR IN THE PLANNING AND BUILDING DEPARTMENT FILE NO. ZON25-00491,

EMERSON CAMPUS MASTER PLAN AMENDMENT, AND SETTING FORTH CONDITIONS

TO WHICH SUCH PERMIT SHALL BE SUBJECT.

WHEREAS, the Planning and Building Department received an application for a
Process 1IB permit for the purpose of amending and updating the Emerson Campus
Development Plan, filed by Tammy Chuang of Mithun representing the Lake Washington
School District (the “District”), the owner of the property described in said application; and

WHEREAS, the subject property is located within a RS 8.5 (Residential Single-family)
zone, the City previously approved the Emerson Campus Master Plan (now referred to as a
Development Plan) for the District, and this requested Process I1IB permit will amend that Plan;
and

WHEREAS, pursuant to the City of Kirkland’s Concurrency Management System, Title
25 of the Kirkland Municipal Code (KMC), a concurrency application has been submitted to the
City of Kirkland, the application has been reviewed by the responsible Public Works official,
the concurrency test has been passed, and a concurrency test notice issued; and

WHEREAS, pursuant to the State Environmental Policy Act (SEPA), chapter 43.21C
RCW, and the District's Administrative Policy 6890P adopted to implement it, the District, as
SEPA Lead Agency, performed a SEPA review for the application and issued a Determination
of Non-Significance, and the environmental checklist and SEPA determination have been
available and accompanied the application through the entire review process; and

WHEREAS, the application was submitted to the Hearing Examiner, who held a public

hearing on February 18, 2026; and

WHEREAS, the Hearing Examiner, after the public hearing and consideration of the

‘recommendations of the Planning and Building Department, did adopt certain findings,

conclusions, and a recommendation and did recommend approval of the Process 1IB permit
subject to the specific conditions of approval set forth in said recommendation; and

WHEREAS, the City Council, in a regular meeting, has considered the findings,
conclusions, and recommendation of the Hearing Examiner, together with the environmental
documents received from the responsible official, and concludes that the proposal is consistent
with all applicable development regulations, the Comprehensive Plan, and the public health,
safety, and welfare.

NOW, THEREFORE, be it resolved by the City Council of the City of Kirkland as follows:

Section 1. The findings, conclusions, and recommendation of the Hearing Examiner, as
signed by the Hearing Examiner, filed in the Planning and Building Department File
No. ZON25-00491, attached to this resolution as Exhibit A, and incorporated herein by
reference, are hereby adopted by the Kirkland City Council.

Section 2. The Process |IB permit amending the Emerson Campus Master Plan
(Development Plan) shall be issued to the applicant subject to the conditions set forth in the
recommendation hereinabove adopted by the City Council.
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Section 3. Nothing in this resolution shall be construed as excusing the applicant from
compliance with any federal, state, or local statutes, ordinances, or regulations applicable to
this project, other than expressly set forth herein.

Section 4. Failure on the part of the holder of the permit to initially meet or maintain strict
compliance with the standards and conditions to which the Process |IB permit is subject shall
be grounds for revocation in accordance with the Kirkland Zoning Code Section 170.30.

Section 5. A complete copy of this resolution, including findings, conclusions, and
recommendation adopted by reference, shall be certified by the City Clerk who shall then
forward the certified copy to the King County Department of Assessments.

Section 6. A copy of this resolution, together with the findings, conclusions, and
recommendation herein adopted, shall be attached to and become a part of the Process |IB
permit.

Passed by majority vote in open meeting of the Kirkland City Council on the 17th day
of March, 2026.

Signed in authentication thereof this 17 day of March, 2026.

i
e LU 7)52 >

Attest:

, City Clerk



Exhibit A

CITY OF KIRKLAND HEARING EXAMINER
FINDINGS OF FACT, CONCLUSIONS OF LAW AND RECOMMENDATION

Emerson Campus Master Plan Amendment
Process IIB Review, ZON25-00491

February 24, 2026
1. FINDINGS OF FACT

1.1 Proposal. Emerson Campus includes Emerson K-12, Emerson High School, and
Northstar Middle School. The Emerson Campus Master Plan Amendment would allow Emerson
K-12 and Emerson High School demolition and construction of a new two-story, approximately
51,535 square-foot education building. Northstar Middle School and the existing gym will remain.
Site improvements include new field areas, new vehicle and pedestrian circulation, parking, and
utility improvements. Northstar Middle School enrollment will remain at 90 students. Emerson
Schools’ enrollment will increase by 167 students to 345.

Applicant Lake Washington School District
c/o Mithun, Tammy Chuang

Site Location Lake Washington High School
10903 NE 53" Street, Kirkland, WA

1.2 Zoning and Surrounding Uses. The 10.07-acre site is zoned RS 8.5 (Residential
Single-Family). Schools are an allowed use, subject to approval of a Master Plan. Neighboring
properties to the east, west and south are zoned RS 8.5 and developed with single-family
residences. The properties to the north are zoned RS 8.5 and Planned Area (PLA) 1 and include
Antioch Bible Church, Puget Sound Adventist Academy, and the Northwest University campus.

1.3 State Environmental Policy Act, Ch. 43.21C RCW, Review. Lake Washington
School District issued a Determination of Non-significance, which was not appealed.

1.4  Hearing. An open record public hearing was held February 18, 2026. The City
Planning and Building Department, through Senior Planner Tony Leavitt, summarized the
proposal, with the City Public Works Department, through Transportation Engineer Thang
Nguyen, addressing transportation. The District, through Brian Buck, testified. No public
testimony was presented, though citizens attended and three comments were submitted.

1.5  Administrative Record. The Department submitted the Staff Report (Exhibit 1),
with Attachments 1-17. Three public comments (Exhibit 2) and the Department’s power point
presentation (Exhibit 3) were received. The record was kept open for one day to allow for District
review of newly submitted public comment. The District submitted a letter addressing those
comments (Exhibit 4). Exhibits 1 - 4 were admitted without objection.

I Ex. 1 (Staff Report), Att. 8 (Environmental Checklist and SEPA Determination).
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1.6 Hearing, Written Public Comments and District Response.

Traffic and Circulation. Congestion on 108th Ave NE, insufficient parking, and whether
access from NE 53rd Street would have fewer impacts were raised as concerns. In response, the
District explained that a Traffic Impact Analysis was prepared and coordinated with City
Transportation staff. That analysis found the campus has minimal impact on regional traffic along
108th Ave NE and is below City thresholds requiring public right-of-way improvements. The
District stated there is sufficient parking for the added capacity and that a widened entry drive
providing expanded on-site queuing length will minimize spillback onto 108th Ave NE. The
District emphasized that existing access and the parking lot on 53rd will remain. Expanded access
from 53rd was evaluated but reconfiguration would require removal of a substantially greater
number of landmark/heritage trees and expanding the lot off 53rd would eliminate the space
needed for the replacement playfield, an amenity highly utilized by community groups.

Stormwater and Environmental Performance. Concerns were raised that replacing the
existing open stormwater pond with a detention vault may reduce environmental performance,
increase thermal impacts, and create a greater maintenance burden. The District responded that the
project is designed in accordance with the 2021 King County Surface Water Design Manual and
the City of Kirkland Addendum per Policy D-10, which have Department of Ecology approval.
The District explained that the existing infiltrating detention pond and the proposed infiltrating
detention vault are engineered flow control facilities. Flow control facilities are designed to meet
discharge performance criteria and protect downstream properties and resources from increases in
peak flow, duration, and runoff volume. The new infiltrating detention vault represents a
comparable and code compliant mitigation option. The vault will be covered, which minimizes the
collected water’s exposure to solar heating. Per King County maintenance requirements, both
systems rely on gravity-driven flow control and do not depend on mechanical systems for routine
operations. Both open ponds and vaults are typically serviced by vacuum truck, and long-term
maintenance performance 1s expected to be comparable to the existing facility.

Tree Removal and Mitigation. A concern on heritage tree removal reducing
environmental function and greenbelt character was raised. The District stated that placement of
the new building and supporting facilities was designed to maximize retention of healthy trees.
Tree removal was evaluated through SEPA and determined to not result in significant impacts to
regional stormwater loads, local habitat connectivity or other environmental criteria. The District
elaborated that in compliance with code, landmark trees are replaced at a 3:1 ratio and replacement
trees are larger tree species.

Landscaping and Lighting. Previous landscaping maintenance concerns and potential
glare from parking lot lighting was raised as a concern. The District stated that site lighting will
comply with City lighting standards, including measures to minimize off-site glare through
downward-directed fixtures. The District emphasized that landscape design and tree replacement
will be completed consistent with code requirements.

Recommendation, Emerson Master Plan ZON25-00491
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1.7 Public Comment to Department. The Department received two public comments,
which the District responded to.? The Staff Report further details Department responses, but to
summarize:

e 108" Ave NE Access Drive Location. A neighbor expressed concerns about ingress and
egress and traffic impacts on neighboring streets. The Department addressed this concern
by explaining how current and proposed circulation will operate, and detailing the
mitigation being required to address this issue. See Findings 1.6 and 1.9 for detail.

e Parking Adequacy. A neighbor expressed concern on parking adequacy. The Department
responded, identifying how it calculated demand and that parking provided exceeds
demand. See Findings 1.6 and 1.9 for detail.

e Sight Distance. A neighbor expressed concern about site distance at the corner of 108"
Ave NE and NE 48™ Street, noting that overgrown vegetation creates visibility issues for
pedestrians and vehicles. The Department explained that the intersection is about 325 feet
south of the site and appears to be on private property. The overgrown vegetation is an
existing issue unrelated to the project, but the comment was forwarded to Public Works
and the issue is being further considered.’

e Excavation Impacts. The Duwamish Tribe requested an inadvertent discovery plan if
excavation cuts occur below fill and that it be notified if archaeological work or monitoring
is performed. The District provided a Cultural Resources Assessment.* The Assessment
concluded the project area contains no archaeological resources and no prehistoric
archaeological resources were observed within one mile. The District agreed to incorporate
an inadvertent discovery plan if excavation cuts occur below fill and to notify the Tribe if
archaeological work or monitoring is performed.

e Lighting. The Duwamish Tribe requested dark sky compliant lighting. The Department
noted the code does not require dark sky fixtures, but the project is subject to KZC 115.85.°

e Native Vegetation. The Duwamish Tribe requested that native vegetation be used and that
existing native trees be preserved on site. The District noted it will utilize native vegetation
for new plantings and projected design was guided by tree retention objectives.

1.8  Site. The developed portion of the site is relatively flat with a slight downward
grade change from east to west. Along the east property line, a steep embankment contains large
trees and shrubs. No improvements are planned here.

2 Exhibit 1 (Staff Report), Attachments 5 and 6.

3 Exhibit 1 (Staff Report), § I1.C and Testimony, Department.

4 Exhibit 1 (Staff Report), Attachment 7.

> Exhibit 1 (Staff Report), § I1.C.

6 See Exhibit 1 (Staff Report), § I11.G.10 and Attachment 15 (Arborist Report).

Recommendation, Emerson Master Plan ZON25-00491
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1.9 Development Regulations.

1.9.1 School Location. The site contains an existing school that includes a
community recreational field, gymnasium, parking, and other facilities normally associated with a
school use. A school use is allowed in the RS zone if not “materially detrimental to the character
of the neighborhood,” and the “[s]ite and building design minimize impacts on surrounding
residential neighborhoods.”’ Building setbacks from property lines are:

South: 89 feet
East: 172 feet
West: 202
North: 391 feet®

In addition to the setbacks, existing and proposed vegetation provide extensive screening.’
Landscaping and setbacks transition the school into the neighborhood and avoid materially
detrimental impacts.

1.9.2 Building Height. School height is limited to 25 feet. Height may be
increased to 35 feet, if the school can accommodate 200 or more students; side and rear yards for
the portions of the structure exceeding this are increased one foot for each added foot of height;
the added height is not specifically inconsistent with the Comprehensive Plan’s neighborhood plan
and will not be incompatible with surrounding uses or improvements.'!® An additional five feet of
height may be allowed for rooftop appurtenances.!! New construction must, to the extent feasible,
visually screen rooftop appurtenances by incorporating them into the roof form or by using
architectural designs such as clerestories, or roof wells. With an additional ten feet for the building,
coupled with rooftop features, the project’s maximum height is 36.75 feet.!?

Building setbacks range from 89-391 feet, providing significant visual buffering, which is
coupled with new landscaping and existing vegetation. The existing landscape buffer along the
south property line contains numerous large trees.!> There are no Comprehensive Plan Central
Houghton neighborhood plan provisions limiting school height. Given distance from neighboring
residences and the use of an existing landscape buffer to screen the building, the height increase is
compatible with surrounding uses and improvements.

The portion of the building exceeding 25 feet includes the mechanical platform and sloped
roof. The District is proposing a mechanical attic roof form that exceeds the 35 foot limit by 1.75
feet.!* The roof form will screen mechanical equipment, meeting KZC 115.120.3 requirements.

7KZC 15.20.130, Special Regulation PU-4.a-c. Access via a collector or arterial does not apply to existing school
sites, though the site is accessed from 108th Avenue NE (a minor arterial) and NE 53rd Street (a collector street).
8 Exhibit 1 (Staff Report), § 11.G.1.a.3.

° Exhibit 1 (Staff Report), Attachment 3, pp. 8, 9, and 21.

10 KZC Section 15.30.130, Special Regulation DD-31.

' KZC Section 115.120.3.

12 Exhibit 1 (Staff Report), Attachment 2 and Attachment 3, p. 6.

13 Exhibit 1 (Staff Report), Attachment 3, p. 9.

14 Exhibit 1 (Staff Report), Attachment 3, pp. 5 and 6.
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1.9.3 Setbacks. The building setback is 50 feet, with 60 feet required along the

east and south property lines (KZC 15.30.130 and Finding 1.9.2) for the added height. The building
setbacks ranging from 89-391 feet comply.

Playfield. The proposed northwest corner playfield is not a structured play area, so may be
closer than 20 feet to the property line.!> The six foot high fence surrounding the field is
12.75 feet from the west property line and 100 feet from the north property line. On the
west side, the fence includes 15 foot high netting.'® The Department may approve a height
modification if necessary due to size, configuration, topography or site location and there
is no substantial detrimental effect.!” The netting is designed to keep balls away from the
adjoining 108" Avenue NE right-of-way. The current play field, in the southwest corner,
is being relocated to accommodate the proposed building. Relocation will have the least
impact on regulated trees and provide easy access to the north parking lot for community
use. The proposed field is slightly smaller than the existing field and will have minimal
visual impacts.

Proposed Southwest Parking Lot. Vehicle parking areas for schools with over 12
students must be 20 feet from the property line.!® The proposed southwest parking lot drive
aisle is 25-feet from the west property line and 50-feet from the south property line. The
lot and drive aisle comply.

Existing West Parking Lot. The existing west gym parking lot is 8.5 feet from the 108"
Avenue NE property line. After the required right-of-way dedication for the 108™ Avenue
NE improvements, the parking lot will be as close as 2.3 feet from the west property line.!’
The lot was permitted as part of the 1999 Master Plan. At that time, a 20-foot setback was
not required, but trees and shrubs provide screening.

Existing North Parking Lot. The existing north parking lot is 20 feet from the NE 53™
Street property line. After a required 3.25 foot right-of-way dedication to accommodate

right-of-way improvements, the lot will be 16.75 feet away.

Even if new parking lot setback requirements apply,>’ KZC 95.30.5.a.3 allows variations

to development standards to preserve high retention value trees. The parking design avoids
removal of about 30 high retention value trees, including 7 landmark trees. The parking design
complies with these criteria.

1.9.4 Lot Coverage. Lot coverage is limited to 70% for a school use in the RS

8.5 zone. At 35%, the project complies.

15 Exhibit 1 (Staff Report), Attachment 3, p. 20; KZC 15.20.130, Special Regulation PU-20.a.

16 Exhibit 1 (Staff Report), Attachment 3, p. 20 and Attachment 17.

17KzZC 115.40.1.c.

B KZC 115.115.5.b.

19 Exhibit 1 (Staff Report), Attachment 3, p. 4.

20 KZC 162.35.13; Exhibit 1 (Staff Report), Attachment 2 (new standards not applicable for work no more than “50
percent of the replacement cost” of existing improvements).
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1.9.5 Parking. KZC 15.40.130 does not establish a required parking ratio for
school uses, but defers to KZC Section 105.25, which authorizes the Department to establish
required parking case by case. The District submitted a parking demand study.?! The study
assessed parking demand based on the current campus student enrollment and associated staff. The
City’s Transportation Engineer concluded parking demand will be 101 parking stalls,?* based on
a parking demand rate of 0.29 stalls per enrolled high school student (345). This rate includes
students that drive and parking for teachers. The proposed 115 stalls exceed this. For parking
during construction, the site contains 90 parking stalls with a current demand for 44 stalls. During
construction, the 68 north lot stalls will be available. A parking sequencing plan shows adequate
parking during each construction phase.??

1.9.6 Onsite Passenger Loading Area Design and Location. Required parking
and passenger loading area locations** must be designed to reduce impacts on nearby residential
uses.”” Loading area size is determined based on attendee number and abutting right-of-way
improvements. Carpooling, staggered loading/unloading time, right-of-way improvements or
other means may be required to reduce traffic impacts on nearby residential uses. The District
prepared a queuing analysis assessing passenger loading and unloading areas within the north and
southwest parking lots.?® The City Transportation Engineer reviewed it and recommended
approval subject to these conditions.?’

e Vehicle queues from the new parking lot off 108th Avenue NE should not block the
sidewalk or spill out onto 108th Avenue NE.

e Vehicle queues during drop-off and pick-up should not block the crosswalk or impede
traffic flow on NE 53rd Street.

Before building permit approval, a Parking and Circulation Management Plan will be
submitted. It will address educating parents on how to circulate through the campus during drop-
off and pick-up, staff parking and staff parking overflow, procedures and signage to reduce vehicle
queues during drop-off and pick-up, and mitigation to address vehicle queues blocking the
sidewalks and/or obstructing traffic flow on 108th Avenue NE and NE 53rd Street. City
Transportation Engineer approval is required.

1.9.7 Site Lighting. The project must use energy efficient light sources, comply
with the Washington Energy Code, and select, place, and direct light sources so glare, to the
maximum extent possible, does not extend to adjacent properties or right-of-way.?® With its
building permit application, the District will provide a lighting plan showing the location, height,
fixture type and wattage of all proposed exterior lights consistent with KZC 115.85.

21 Exhibit 1 (Staff Report), Attachment 10.

22 Exhibit 1 (Staff Report), Attachment 11.

23 Exhibit 1 (Staff Report), Attachment 12.

24 KZC 15.40.130, Special Regulation DS-12.
25 KZC 15.40.130, Special Regulation DS-8.
26 Exhibit 1 (Staff Report), Attachment 13.

27 Exhibit 1 (Staff Report), Attachment 14.

BKZC 115.85.
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1.9.8 Parking Lot Landscape Buffering. Parking area and driveway buffers
from abutting rights-of-way and adjacent property must be planted with a five-foot-wide planting
strip. The strip must include a set number of properly space trees, groundcover, and natural
drainage landscaping.?’

e Proposed Southwest Parking Lot. This lot and associated driveway meet KZC 95.45.1
perimeter landscape buffer requirements.*

e Existing West Parking Lot. The existing west buffer includes trees and large shrubs to
screen the parking lot from the adjoining street. Trees and shrubs will need to be removed
to accommodate right-of-way improvements and utilities. The dedication along 108™
Avenue NE results in a portion of the existing parking area buffer (about 35 feet) being
reduced to 2.3 feet from the west property line. The rest of the buffer meets the five-foot
requirement.

e Existing Northeast Parking Lot. Additional landscaping to buffer NE 53" Street is
proposed.’!

Perimeter landscape buffering for driving and parking areas must be brought into
conformance if a structure’s floor area increases by 10% or more.*? The District is proposing to
improve the northeast parking lot landscape buffer with trees, shrubs, and ground cover and place
shrubs to add landscaping to the west parking lot.** KZC 95.46.2.c permits a modification to the
perimeter parking lot buffer if a visual screen comparable or superior to the buffer required by
KZC 95.45 is provided. The proposed landscape plans** show proposed plantings. With the
additional landscaping, KZC 95.46.2.c criteria are met.

1.9.9 Landscape Buffer. A school use in the RS 8.5 zone must meet established
buffering requirements.®> As they are adjacent to a street, a land use buffer is not required along
the west and north property lines.*® There is an existing land use buffer along the south and east
property lines. Portions, in the southeast corner and east property line, do not comply with the tree
spacing requirements within a five foot buffer of the property line. However, existing vegetation
outside of the buffer area provide significant screening for the neighboring residential uses.’” A
solid screening fence is not needed due to the dense vegetation in the buffer.

The Department may approve a buffer modification if the existing topography or other
characteristics of the property or the adjoining property, or the distance of development from the
neighboring property decreases or eliminates the need for buffering.*® The proposed building is 89

PYKZC95.45.1.

30 Exhibit 1 (Staff Report), Attachment 3, p. 19.
3'KZC 95.45.1.

2 KZC 95.47.

33 Exhibit 1 (Staff Report), Attachment 3, p. 19.
34 Exhibit 1 (Staff Report), Attachment 3, p. 21.
3 KZC 95.42.

36 KZC 95.42.89.

37 Exhibit 1 (Staff Report), Attachment 3, p. 9.
B KZC 95.46.1, KZC 95.42.
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feet from the south property line and 172 feet from the east property line. Within these setback
areas, there are numerous high retention trees including multiple tree groves that provide buffering
for the neighboring properties.*® In the southwest corner, there is a current storm water detention
pond that will be removed and there will be a small area (approximately 50 feet wide) that will
require land use buffer installation.*® The existing vegetation along the south and east property
lines provides a significant land use buffer that screens the existing school use and proposed
building from the neighboring residential uses. The modification criteria in KZC 95.46.1 are met.

1.9.10 Tree Retention. The site contains 274 regulated trees, including 64
landmark trees. The District’s arborist and the City’s Urban Forester identified removal of 34
regulated trees and 9 landmark trees. Tree removal is needed for the proposed southwest parking
lot and loading/unloading area, building demolition, and to accommodate right-of-way
improvements along NE 53" street and 108th Avenue NE. The District submitted an arborist report
and tree retention plan.*! Following review, the City’s Urban Forester agreed with the proposed
removal. Per KZC 95.23.3, if a landmark tree is approved for removal, the District must install
mitigation plantings. For each landmark tree removed, the District must plant three large species
from the City’s Landmark Tree Mitigation List. Mitigation trees are at least six feet tall for a
conifer or at least two-inch caliper for a deciduous or broad-leaf evergreen. The District will submit
the final tree retention plan with the 27 landmark mitigation trees and maintenance agreement.

1.10  Comprehensive Plan. The site is within the Central Houghton neighborhood. The
Central Houghton Land Use Map designates the site as a public facility use.*? Policies provide for
community involvement and coordination with the District to address needed school capacity.

e CH Policy 7.1: Provide opportunities for early community involvement in any
expansion plans for, modifications to, or changes in uses within schools and places
of worship.

e Public Services Policy 2.4: Coordinate with the Lake Washington School District
on the planning, siting, and development of new, replaced or expanded school
facilities to address public school capacity needs.

The District held multiple open houses to update the neighborhood on the proposed plan
that allowed neighbors to provide comments. The school is a public facility and the project is
consistent with the Comprehensive Plan’s land use designation and policies.

1.11  Staff Report Incorporation and Conditions. The Staff Report is incorporated as
supplemental findings. The Staff Report conditions, which were not objected to, should be
included without substantive revision to ensure KZC requirements are met.

39 Exhibit 1 (Staff Report), Attachment 3, p. 9.

40 Exhibit 1 (Staff Report), Attachment 3, pp. 13 and 21.

41 Exhibit 1 (Staff Report), Attachment 15 and Attachment 3, p. 17.
4 Ex. 1 (Staff Report), Attachment 16.

Recommendation, Emerson Master Plan ZON25-00491
City of Kirkland Hearing Examiner Page 8 of 11



2. CONCLUSIONS OF LAW

2.1 Jurisdiction. The Hearing Examiner conducts a public hearing and issues a
recommendation in a Process IIB review, which applies here. As the site exceeds five acres and
is a school use in the RS 8.5 zone, the project requires Master Plan amendment. The City Council
then makes the final decision.*’

2.2 Master Plan Amendment. The District must demonstrate proposal consistency
with these criteria:*

It is consistent with all applicable development regulations and, to the extent there
is no applicable development regulation, the Comprehensive Plan; and

It is consistent with the public health, safety and welfare.*’

The project is consistent with City development regulations. As detailed in the Findings,
regulatory requirements are complied with.*® No area was identified lacking regulatory coverage,
but the project also follows the Comprehensive Plan, which supports well designed and sited
school uses. And, as detailed above, with its careful design, the Master Plan revision supports
continuation of the existing school consistent with the public health, safety, and welfare, and
should be approved.

RECOMMENDATION

The Hearing Examiner, pursuant to the above Findings of Fact and Conclusions of Law,
recommends approval of the Master Plan amendment, subject to these conditions:

1. This application is subject to the applicable requirements contained in the Kirkland
Municipal Code, Zoning Code, and Building and Fire Code. It is the responsibility of the
applicant to ensure compliance with the various provisions contained in these ordinances.
Staff Report, Attachment 4, Development Standards, is provided in this report to
familiarize the applicant with some of the additional development regulations. This
attachment does not include all of the additional regulations. When a condition of approval
conflicts with a development regulation in Attachment 4, the condition of approval shall
be followed.

2. As part of the land surface modification permit, the applicant shall:

a. Submit a final parking sequencing plan and ensure compliance with it during
construction (see Staff Report, Conclusion I1.G.5).

b. Submit plans showing the installation of parking lot landscape buffers adjacent to the
northeast and southwest parking lots that comply with the requirements of KZC Section
95.45.1 (see Staff Report, Conclusion I11.G.8).

4 KZC 15.20.130.2b; Ch. 152 KZC.

44 KZC 152.55 (applicant has the burden of proof).

45 KZC 152.70.3.

46 See also Exhibit 1 (Staff Report), Attachment 4, identifying various development standards.
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c. Submit plans showing the replacement of any trees, shrubs and groundcover removed
from the west gym parking lot buffer pursuant to the requirements of KZC Section
95.45.1. The narrow buffer area should be planted with large shrubs that will help to
screen the parking area. Trees should be planted on the north and south edges of this
area (see Staff Report, Conclusion I1.G.8).

d. Submit plans showing the installation of a land use buffer in the southwest corner of
the campus where the detention pond is being removed. The land use buffer must
comply with the requirements of KZC Section 95.42.2- Buffer Standard 2 (see Staff
Report, Conclusion I1.G.9).

e. Submit the final tree retention plan as approved with this permit. The plan should also
include the required 27 landmark mitigation trees (see Staff Report, Conclusion
11.G.10).

3. As part of its building permit application, the applicant should provide a lighting plan
showing the location, height, fixture type and wattage of all proposed exterior lights
consistent with the requirements in KZC Section 115.85 (see Staff Report, Conclusion
11.G.7).

4. Prior to approval of the building permit application, the applicant should prepare a Parking
and Circulation Management Plan to address staff parking and circulation during the pick-
up and drop-off periods. At a minimum, the management plan shall address educating
parents regarding where and how to circulate through the campus during drop-off and pick-
up, where staff shall park so that staff parking doesn’t conflict with vehicle circulation on
campus during pick-up and drop off periods, identify staff parking overflow, include
procedures and signage to reduce vehicle queues during drop-off and pick-up, and
mitigation to address vehicle queues blocking the sidewalks and/or obstructing traffic flow
on 108th Avenue NE and NE 53rd Street. The parking and circulation management plan
shall be submitted to City transportation engineer for review and approval prior to the
approval of the building permit (see Staff Report, Conclusion I1.G.6).

5. Prior to final inspection of the land surface modification permit, the applicant should
submit a signed five-year maintenance agreement, on a form provided by the City and
approved by the City Attorney, to maintain the mitigation trees for a period of five years
from final inspection. The agreement shall be recorded with the King County Recorder’s
office (see Staff Report, Conclusion I1.G.10).

Entered February 24, 2026.

/7/%/1/

City of Kirkland ﬁearing Examiner
Susan Elizabeth Drummond
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Notice on Further Review

The applicant, or any party who submitted written or oral comments to the Hearing Examiner, may
challenge this recommendation within seven calendar days of distribution, if the challenge is properly
made, filed, and served.*” The City Council makes the final decision. Parties are responsible for
determining applicable review requirements.

47 Ch. 152.85 KZC; Exhibit 1 (Staff Report), p. 20.
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l. INTRODUCTION

A. APPLICATION

1.

Applicant: Tammy Chuang of Mithun representing the Lake Washington School
District (LWSD)

Site Location: Emerson Campus located at 10903 NE 53" Street (see
Attachment 1)

Request: Application for approval of an amendment of an existing Master Plan
for the Emerson Campus, which contains Emerson K-12, Emerson High
School, and Northstar Middle School. The proposed amendment would allow
for the demolition of the existing Emerson buildings (Emerson K-12 and
Emerson High School) and construction of a new 2-story, approximately 51,535
square foot education building that will house the Emerson Schools (see
Attachments 2 and 3). The existing gym and Northstar Middle School will
remain in place (see Attachment 3, page 4). Site improvements include new
landscaped and field areas, new vehicle and pedestrian circulation, parking,
and associated utility improvements.

Enroliment for the Emerson Schools will increase by 167 students for a total of
345 students. Enrollment for the Northstar Middle School will remain at 90
students.

Review Process: Process |IB, Hearing Examiner conducts public hearing and
makes recommendation; City Council makes final decision.

Summary of Key Issues and Conclusions:

o Compliance with Zoning Permit Approval Criteria (see Section II.F.1)

e Compliance with Development Regulations (see Section 11.G)

B. RECOMMENDATIONS

Based on Statements of Fact and Conclusions (Section 1), and Attachments in this
report, we recommend approval of this application subject to the following conditions:

1.

This application is subject to the applicable requirements contained in the
Kirkland Municipal Code, Zoning Code, and Building and Fire Code. It is the
responsibility of the applicant to ensure compliance with the various provisions
contained in these ordinances. Attachment 4, Development Standards, is
provided in this report to familiarize the applicant with some of the additional
development regulations. This attachment does not include all of the additional
regulations. When a condition of approval conflicts with a development
regulation in Attachment 4, the condition of approval shall be followed.

As part of the land surface modification permit, the applicant shall:

a. Submit a final parking sequencing plan and ensure compliance with it
during construction (see Conclusion I1.G.5).

b. Submit plans showing the installation of parking lot landscape buffers
adjacent to the northeast and southwest parking lots that comply with
the requirements of KZC Section 95.45.1 (see Conclusion I1.G.8).
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C. Submit plans showing the replacement of any trees, shrubs and
groundcover removed from the west gym parking lot buffer pursuant to
the requirements of KZC Section 95.45.1. The narrow buffer area
should be planted with large shrubs that will help to screen the parking
area. Trees should be planted on the north and south edges of this area
(see Conclusion I1.G.8).

d. Submit plans showing the installation of a land use buffer in the
southwest corner of the campus where the detention pond is being
removed. The land use buffer must comply with the requirements of
KZC Section 95.42.2- Buffer Standard 2 (see Conclusion 11.G.9).

e. Submit the final tree retention plan as approved with this permit. The
plan should also include the required 27 landmark mitigation trees (see
Conclusion 11.G.10).

3. As part of its building permit application, the applicant should provide a lighting
plan showing the location, height, fixture type and wattage of all proposed
exterior lights consistent with the requirements in KZC Section 115.85 (see
Conclusion I.G.7).

4. Prior to approval of the building permit application, the applicant should prepare
a Parking and Circulation Management Plan to address staff parking and
circulation during the pick-up and drop-off periods. At a minimum, the
management plan shall address educating parents regarding where and how to
circulate through the campus during drop-off and pick-up, where staff shall park
so that staff parking doesn’t conflict with vehicle circulation on campus during
pick-up and drop off periods, identify staff parking overflow, include procedures
and signage to reduce vehicle queues during drop-off and pick-up, and
mitigation to address vehicle queues blocking the sidewalks and/or obstructing
traffic flow on 108th Avenue NE and NE 53rd Street. The parking and
circulation management plan shall be submitted to City transportation engineer
for review and approval prior to the approval of the building permit (see
Conclusion 11.G.6).

5. Prior to final inspection of the land surface modification permit, the applicant
should submit a signed five-year maintenance agreement, on a form provided
by the City and approved by the City Attorney, to maintain the mitigation trees
for a period of five years from final inspection. The agreement shall be recorded
with the King County Recorder’s office (see 11.G.10).

Il FINDINGS OF FACT AND CONCLUSIONS
A. SITE DESCRIPTION
1. Site Development and Zoning:

a. Facts:

(1) Size: 10.07 acres or 438,649.2 sq. ft. prior to right-of-way
dedication. After 3,937.2 sq. ft. right-of-way dedication; 9.989
acres or 434,712 sq. ft.

(2) Land Use: The subject property contains the existing Emerson
K-12 and High School, and North Star Middle Schools.

(3) Zoning: The subject property is zoned RS 8.5 (Residential
Single-family). A “School Use” is an allowed use, subject to
approval of a Master Plan, within this zone.
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(4) Terrain: The developed portion of the site is relatively flat with a
slight downward grade change from east to west. Along the east
property line, there is a steep embankment that contains large
trees and shrubs. The project is proposing no improvements in
this area.

(5) Vegetation: The subject property contains 274 regulated trees
including 64 landmark trees. The applicant’s arborist and the
City’s Urban Forester have identified the removal of 34 regulated
trees and 9 landmark trees on the site as part of the project.

Conclusions:

(1) The topography of the property is not a relevant factor in the
review of this application.

(2) The property size, land use and zoning are relevant factors in the
review of this application, since a school use in an RS 8.5 zone
occupying a property of more than 5 acres must be approved
through a Master Plan process (see Section 11.G.1).

(3) Tree protection and retention on the subject property is a factor
in the review of the proposed development. See Section 11.G.10
for analysis of the city’s tree retention regulations.

Neighboring Development and Zoning:

a.

HISTORY

1.

Facts:
a.

Facts: Neighboring properties to the east, west and south are zoned RS
8.5 and developed with single-family residences. The properties to the
north are zoned RS 8.5 and Planned Area (PLA) 1 and contain the
existing Antioch Bible Church, Puget Sound Adventist Academy, and
the Northwest University campus.

Conclusion: The neighboring residential zoning and development and
are factors in the review of the proposed Master Plan application. The
potential impacts to the neighboring residential uses should be
considered as part of this permit. Further discussion of this issue is
provided in Section I1.G.1.

From 1981 to 1996, the subject property contained administrative offices
for the LWSD.

In 1997, the City approved the relocation of the BEST school (later
changed to Emerson in 2012) from Lake Washington High School to the
subject property.

In 1999, the City approved a master plan to allow the construction of the
gymnasium on the campus. As part of the approval, the campus
enroliment was limited to 190 students.

In 2012, the City approved the relocation of the Northstar school from
LWHS to the campus. The project included the construction of four
1,800 square foot portables, a 900 square foot covered classroom area,
and associated parking and loading area improvements. Enrollment for
the Emerson schools was reduced to 178 students and Northstar
enrollment was capped at 90 students for a total of 268 students.
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2. Conclusion: The history of the site and previous master plan approvals are
relevant factors in the review of the proposed Master Plan application. The
applicant is proposing an amendment to the existing Master Plan that would
allow for a new and larger Emerson school building and an increase to the
maximum student enrollment for the campus.

PUBLIC COMMENT

The published/noticed public comment period for the project ran from August 21, 2025
to September 18, 2025. Pursuant to KZC 152.35, a Process |IB Staff Report must
include all comments received by the City prior to distribution of the staff report.

The Planning & Building Department received an email and letter during the comment
period (see Attachment 5). The comments raised in the correspondence are
summarized below by topic and are followed by staff response.

The applicant provided a response to the issues raised in the letters (see Attachment
6).

1. Proposed Location of 108" Access Drive - A neighbor expressed concerns about
the proposed location of the ingress and egress from 108" Avenue NE and traffic
impacts on neighboring streets.

Staff Response: Public Works Staff has analyzed the proposed location of the 108™
Avenue NE access and concluded that it meets City requirements for safety and
sight lines (see Attachment 14). Additionally Staff has reviewed and approved the
proposed onsite passenger loading area (see Section I1.G.6)

2. Parking - A neighbor is concerned that parking for the project is not adequate.
Staff Response: Staff addresses required parking for the campus in Section I1.G.5.

3. Sight Distance — A neighbor expressed concern about an existing sight distance
issue located at the corner of 108" Avenue NE and NE 48™ Street. They state that
overgrown vegetation creates visibility issues for pedestrians and vehicles.

Staff Response: The 108" Avenue NE/ NE 48" Street intersection is located
approximately 325 feet south of the subject property. The potential overgrown
vegetation is an existing issue not related to the project and appears to be located
on private property. Planning Staff forwarded the comment to Public Works Staff to
review and address.

4. Potential Impacts of Excavation Work - A letter submitted by the Duwamish Tribe
requests that the applicant put in place an inadvertent discovery plan if excavation
cuts occur below fill and that if any archaeological work or monitoring is performed
that the tribe be notified.

Staff Response and Conclusion: LWSD reviewed the letter and provided a Cultural
Resources Assessment for the site (see Attachment 7). The assessment concluded
that there are no archaeological resources within the project area, and no
prehistoric archaeological resources were observed within 1 mile of the site. LWSD
has agreed to incorporate an inadvertent discovery plan if excavation cuts occur
below fill as part of any development permit. Additionally, if any archaeological work
or monitoring is performed they will notify the Duwamish Tribe.

5. Lighting — The Duwamish Tribe letter requests that the applicant install dark sky
compliant lighting as part of the project.

Staff Response: The project is not required by City Codes to install dark sky
fixtures. As noted in Section II.F.7, the project will be required to comply with
lighting requirements in KZC Section 115.85.
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6. The Duwamish Tribe letter requests that the applicant install native vegetation and
preserve existing native trees on site.

Staff Response: In their response letter, LWSD states that they will utilize native

vegetation for new plantings. Tree retention for the site is discussed in Section

II.F.10.

D. STATE ENVIRONMENTAL POLICY ACT (SEPA)

1. Facts:
a.

Pursuant to WAC 197-11-924, LWSD assumed Lead Agency status for
the project. A Determination of Non-significance (DNS) was issued by
LWSD on January 12, 2026. The Environmental Determination and
Checklist are included as Attachment 8.

LWSD received two comments during the SEPA noticing period. The
comments and responses from LWSD are included in Attachment 8,
pages 18 and 19.

One comment was from the Snoqualmie Tribe and they requested that
an archeological review be performed for the project. LWSD responded
back that a Cultural Resource Assessment has been completed for the
site and that the assessment determined that the potential presence of
precontact archaeological deposits is low. During construction, the
District will implement an Inadvertent Discovery Plan and will notify all
relevant parties in the event that archaeological or cultural resources are
encountered.

The second comment was from a neighbor and requested additional
information about the project including site plan details. LWSD
responded by inviting the commenter to attend a Good Neighbor Open
House to review project information and ask questions. LWSD also
corrected the project website link for viewing of project documents.

2. Conclusion: LWSD has satisfied the requirements of SEPA.
E. CONCURRENCY

1. Facts: The Public Works Department has reviewed the application for
concurrency. A concurrency test was passed for traffic on May 2, 2025 (see
Attachment 9).
2. Conclusion: The applicant and City have satisfied Concurrency requirements.
F. APPROVAL CRITERIA
1. Master Plan
a. Facts:

(1) Kirkland Zoning Code (KZC) Section 15.20.130, Permitted Use
Special Regulation 2, requires that a School Use with a property
size of five acres or more receive Master Plan approval through
a Process |IB review. The Master Plan must show building
placement, building dimensions, roadways, utility locations, land
uses within the Master Plan area, parking locations, buffering,
and landscaping.
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The applicant has submitted development plans that show
building locations and dimensions, roadways, utility locations,
land uses within the Master Plan area, parking locations,
buffering, and landscaping (see Attachment 3).

Zoning Code section 152.70.3 states that a Process 11B
application may be approved if:

(a) It is consistent with all applicable development
regulations and, to the extent there is no applicable
development regulation, the Comprehensive Plan; and

(b) It is consistent with the public health, safety, and welfare.

b. Conclusions:

(1)

(2)

The application complies with the Master Plan requirements
outlined in KZC Section 15.20.130, Permitted Use Special
Regulation 2 (see Section 11.G.1).

The proposal complies with the criteria in KZC Section 152.70.3.
It is consistent with all applicable development regulations (see
Section 11.G) and the Comprehensive Plan (see Section II.H).
The proposal is consistent with the public health, safety, and
welfare requirements. The project will provide a new expanded
education building on the existing school campus, while
minimizing impacts on the surrounding neighborhood.

G. DEVELOPMENT REGULATIONS
1. School Location Criteria

a. Facts:

(1)

(2)

3)

(4)

()

KZC Section 15.20.130, Permitted Use Special Regulation 4,
states that a school use may be located in a RS zone only if:

(a) It will not be materially detrimental to the character of the
neighborhood in which it is located.

(b) Site and building design minimize adverse impacts on
surrounding residential neighborhoods.

(c) The property is served by a collector or arterial street
(does not apply to existing school sites).

The site contains an existing school that includes a community
recreational field, gymnasium, parking, and other facilities
normally associated with a school use.

The proposed building is setback 89 feet from the south property
line, 172 feet from the east property line, 202 feet from the west
property line and 391 feet from the north property line.

Existing and proposed vegetation along the south property line
will screen the proposed building from neighbors to the south
(see Attachment 3, page 21).

The applicant has provided project renderings of the proposed
building and photos showing the existing views in each direction
from the proposed building site (see Attachment 3, pages 8 and

9).



(6)
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108™ Avenue NE is designated as a minor arterial street and NE
53 Street is designated as a collector street. The site is
accessed via driveways from both of these streets.

Conclusions: The proposal is consistent with the criteria established in
KZC Section 15.20.130 Permitted Use Special Regulation 4 as follows:

(1)
(2)

(3)

The proposal will not introduce new facilities or activities which
would materially impact the character of the neighborhood.

The proposed building has been designed to minimize impacts
on the surrounding residential development through the provision
of substantial property line setbacks. Additionally, existing and
proposed landscaping will help to minimize visual impacts for the
residential uses to the south.

The existing school site is served by a minor arterial street and a
collector street, 108" Ave NE and NE 53™ Street respectively.

2. Building Height

a.

Facts:

(1)
(2)

3)

The RS 8.5 zone establishes a maximum height of 25 feet above
ABE for a school use.

KZC Section 15.30.130, Density Dimensions Special Regulation
31 permits the structure height of schools to be increased to up
to 35 feet, if:

(a) The school use can accommodate 200 or more students;
and

(b) The required side and rear yards for the portions of the
structure exceeding the basic maximum structure height
are increased by 1 foot for each additional 1 foot of
structure height; and

(c) The increased height is not specifically inconsistent with
the applicable neighborhood plan provisions of the
Comprehensive Plan; and

(d) The increased height will not result in a structure that is
incompatible with surrounding uses or improvements.

Additional height is allowed per KZC Section 115.120.3 for
rooftop appurtenances. This code section states that new
construction shall, to the extent feasible, visually screen rooftop
appurtenances by incorporating them into the roof form, or by
using architectural designs such as clerestories having a slope of
at least 3 feet vertical to 12 feet horizontal, or roof wells. Such
roof forms and architectural designs may extend 5 feet above the
height limit.
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The applicant is requesting to increase the maximum allowed
height for the proposed building from 25 feet to 36.75 feet (see
Attachment 2 and Attachment 3, page 6). The request utilizes
the increases height provisions of KZC Section 15.30.130,
Density Dimensions Special Regulation 31 to increase the
allowed height to 35 feet and KZC Section 115.120.3 to increase
the allowed height an additional 1.75 feet for a total height of
36.75 feet.

The portion of the building that exceeds 25 feet includes the
mechanical platform and sloped roof of the building.

The applicant is proposing a mechanical attic roof form that
exceeds the maximum allowed height of 35 feet by 1.75 feet
(see Attachment 3, pages 5 and 6). The roof form will be used to
screen mechanical equipment for the building.

The proposed building is designed to accommodate 345
students.

The required setback for a school use in the RS 8.5 district is 50
feet from a side property line. The proposed height increase of
10 feet requires a 60-foot setback from a side property line.

The proposed school building is setback 89 feet from the south
side property line and 172 feet from the east side property line.
The north and west property lines are considered front property
lines and do not require an additional setback as a result of the
proposed height increase.

There are no Central Houghton neighborhood plan provisions in
the Comprehensive Plan that limit the height of school buildings.

An existing landscape buffer along the south property line
contains numerous large trees (see Attachment 3, page 9).

Conclusion:

b.
(1)
(2)
(3)
Setbacks
a. Facts:

(1)

The proposed height increase from 25 feet to 35 feet is approved
as it complies with the requirements of Section 15.30.130;
Density Dimensions Special Regulation 31. The proposal is
consistent with the criteria a through c. Additionally, the proposal
complies with criterion d, as the increase in height is compatible
with surrounding uses and improvements given distance from
neighboring residences and the use of an existing landscape
buffer to screen the building.

The proposed height increase of 1.75 for the mechanical attic
roof form complies with the requirements of KZC Section
115.120.3 and is approved.

The maximum overall height of the building is 36.75 feet above
ABE.

The RS 8.5 zone has a required building setback of 50 feet from
all property lines for the proposed school use.



(2)

(3)
(4)

()
(6)

(7)

(8)

(9)

(10)

Emerson Master Plan Amendment
File No. ZON25-00491
Page 10

Pursuant to KZC Section 15.30.130, Density Dimensions Special
Regulation 31, The required side yards for the portions of the
structure exceeding the basic maximum structure height are
increased by 1 foot for each additional 1 of structure height. The
applicant has proposed an increase to the maximum height limit.
See Section 11.G.2 above for an analysis of the side yard setback
requirement as it relates to the proposed height increase. This
analysis determined that a 60-foot setback is required along the
east and south property lines.

The proposed building is 202 feet from the west property line and
391 feet from the north property line.

KZC Section 15.20.130 Permitted Uses Special Regulation 20
requires that all structured play areas must be set back 20 feet
from all property lines. A structured play area is defined as an
area designed, constructed, and intended for active recreation
and/or congregation of users and/or observers. Structured play
areas include, but are not limited to: tot lots, climber toys, swing
sets, hard-surfaced playgrounds, sport courts, swimming pools,
baseball infields, viewing stands or bleachers, and similar
facilities. Structured play areas do not include baseball outfields,
passive recreation areas, lawns, or similar areas.

A fence that exceeds 6 feet is allowed for a structured play area
if it meets the 20 foot setback requirement.

The proposed play field area in the northwest corner does not
meet the definition of a structured play area, so it can be located
closer than 20 feet (see Attachment 3, page 20). The permitted
six foot high fence surrounding the field is 12.75 feet from the
west property line and 100 feet from the north property line.

The project plans show the installation of a 15 foot high netting
on the west side of the field area (see Attachment 3, page 20
and Attachment 17). The fence and netting are located
approximately 12.75 feet from the west property line. The
proposed 15 foot high netting fence would not be permitted in the
proposed location since it does not comply with the required
setback along 108" Ave NE.

KZC Section 115.40.1.c states that The Planning Official may
approve a modification to the fence height requirements if:

(a) The modification is necessary because of the size,
configuration, topography or location of the subject
property; and

(b) The modification will not have any substantial detrimental
effect on abutting properties or the City as a whole.

The intent of the netting is to keep balls from the field contained
onsite and away from the adjoining 108" Avenue NE right-of-
way. The proposed field is slightly smaller than the existing field,
so the netting will help to minimize balls going into 108" Avenue
NE.

The netting will including 15 foot high poles that project above
the fence line with netting between them. The visual impacts of
the netting will be minimal.
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The current play field, located in the southwest corner of the site,
needs to be relocated to accommodate the proposed building.
Locating the play field in the northwest corner will have the least
impact on regulated trees and provide easy access to the north
parking lot for community use.

KZC Section 115.115.5.b requires that all vehicle parking areas
for schools and day-care centers greater than 12 students have
a minimum 20-foot setback from all property lines.

The proposed southwest parking lot and drive aisle comply with
the 20-foot vehicle parking area setback requirement. The drive
aisle is 25 feet from the west property line and 50 feet from the

south property line.

The existing west gym parking lot contains 17 parking stalls and
is 8.5 feet from the 108" Avenue NE property line. After the
required right-of-way dedication to accommodate 108" Avenue
NE right-of-way improvements, the parking lot will be as close as
2.3 feet from the west property line (see Attachment 3, page 4).

The west gym parking lot was permitted by the City as part of the
1999 master plan. At that time, a 20-foot parking lot setback was
not required. The parking lot was required to be screened from
the adjoining right-of-way and is screened by trees and shrubs.

The west gym parking lot drive aisle south of parking stalls is
being modified to eliminate the southern drive exit to 108th
Avenue NE. The drive aisle will connect to the new driveway that
leads to the southwest parking lot and the loading/unloading
area. No changes to the existing parking stalls are being
proposed.

The existing north parking lots are 20 feet from the NE 53
Street property line. After a required 3.25 foot right-of-way
dedication to accommodate improvements within the NE 53™
Street right-of-way, the parking lot will be 16.75 feet from the NE
53 Street property line.

The right-of-way dedications will increase the vehicle parking
area setback nonconformance for the west parking lot and create
a new nonconformance for the north parking lots.

KZC Section 162.45 states that a nonconformance cannot in any
way be enlarged, expanded, increased, intensified, compounded
or in any other way made greater, except as permitted in this
chapter.

KZC Section 162.35.13 would require that the west parking lot
conform with the 20-foot vehicle parking area setback
requirement if the applicant is making any alteration or change or
doing any other work in a consecutive 12-month period to an
improvement that is nonconforming or houses, supports or is
supported by the nonconformance, and the cost of the alteration,
change or other work exceeds 50 percent of the replacement
cost of that improvement.
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For this project, the replacement costs of the improvements are
tied to the square footage of the existing structures on the
campus. The campus currently contains 46,638 sq. ft. of building
square footage (see Attachment 2). This includes the existing
gym, Northstar school and Emerson School. The proposed
Emerson building will increase the onsite square footage to
67,973 sq. ft., which is a 45.75 percent increase in square
footage.

KZC Section 95.30.5.a.3 allows variations to development
standards to accommodate retention of high retention value
trees. As part of the development review process, high retention
value trees (including trees located groves, landmark trees and
trees located in required yards and buffers) are identified. The
tree retention plan focuses on retaining these trees and give the
Planning Official the ability to permit variations to accomplish
this.

The required right-of-way dedications and the fact that
compliance with the 20-foot parking area setback is required
would result in 21 parking stalls having to be relocated on the
subject property in order to comply with minimum parking
requirements. The relocation of the 21 parking stalls to the new
south parking area would subsequently require the relocation of
the proposed building further to the east. The result of this site
redesign would require the removal of approximately 30 high
retention value trees including 7 landmark trees.

Conclusion:

(1)

(2)

The proposed building complies with the required 50-foot
setbacks from the north and west property lines. The building
also complies with the increased required side yard setback of
60 feet along the east and south property lines that resulted from
the analysis in Section I1.G.2 above regarding the proposed
building height increase.

The 15-foot high netting along the west edge of the playfield is
approved. The approval is for a taller fence within the required
setback from 108" Avenue NE. The proposed fence modification
is necessary due to the proximity of the field to 108th Avenue NE
right-of-way and will not have a substantial detrimental effect on
abutting properties or the City as a whole.

The proposed southwest parking lot and drive aisle comply with
the 20-foot vehicle parking area setback requirement.

KZC Section 162.35.13, which establishes thresholds for when a
nonconformance must be corrected, applies to the existing
nonconforming west parking lot since it does not comply with the
required 20 foot setback from 108" Avenue NE. The parking lot
is not required to be brought into conformance with the setback
requirement as the proposed project does not exceed the
threshold of 50 percent of the replacement cost of the onsite
improvements.
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4. Lot Coverage
a. Facts:

(1)
(2)
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The existing north parking lots complies with 20 foot setback
from the north property lines, but the property dedication
required to accommodate right-of-way improvements results in a
16.75 foot setback.

The reduced parking lot setbacks for the west and north parking
lots are approved pursuant to KZC Section 95.30.5.a.3. The
setback reduction will allow for the retention of high retention
trees in the southeast corner of the site. The setback is reduced
to 2.3 feet for the west parking lot and 16.75 for the north parking
lot.

The RS 8.5 zone limits lot coverage to 70 percent of the lot size
for a school use.

The proposed project results in 35% lot coverage.

b. Conclusion: The proposal is consistent with the lot coverage limitation of
70% for a school use in the RS 8.5 zone. Staff will confirm lot coverage
compliance as part of the building permit application for the new school
building.

5. Parking
a. Facts:

(1)

(2)

3)

(4)

KZC Section 15.40.130 does not establish a required parking
ratio for school uses. Instead, it defers to KZC Section 105.25,
which authorizes the Planning Official to establish required
parking on a case-by-case basis.

The applicant submitted a parking demand study that was
prepared by TENW dated December 19, 2025 for staff review
(see Attachment 10).

The parking demand study looked at current parking demand
based on the current campus student enroliment and associated
staff. Enrollment at Northstar and Emerson K-12 will not increase
as part of this proposal.

The City’s Transportation Engineer has concluded that the total
parking demand for the completed project will be 101 parking
stalls (see Attachment 11). This is based on a parking demand
rate of 0.29 stalls per enrolled high school student. This rate
includes students that drive and also parking for teachers for all
three schools on the subject property. Given an enrollment of
345 high school students, a total of 101 parking stalls is needed.

The completed project will have a total of 115 parking stalls.

The site currently contains 90 parking stalls. The current parking
demand for the site is 44 stalls.

During construction of the new building, the 68 stalls in the north
lot will be available for use by the existing schools. The applicant
has submitted a parking sequencing plan that shows adequate
parking during each phase of construction (see Attachment 12).

b. Conclusion:



(1)

(2)
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The approved parking demand rate is 0.29 stalls per high school
student enrolled. Based on the proposed enroliment of 345
students, a total of 101 stalls is required. The proposed supply of
115 parking stalls is sufficient given the approved parking rate.

As part of the land surface modification permit, the applicant
should submit a final parking sequencing plan and ensure
compliance with it during construction.

6. Onsite Passenger Loading Area Design and Location

a.

Facts:

(1)

(2)

3)

(4)

KZC Section 15.40.130, Development Standard 8 requires that
the location of parking and passenger loading areas shall be
designed to reduce impacts on nearby residential uses.

KZC Section 15.40.130, Development Standard 13, requires that
an on-site passenger loading area must be provided. The City
shall determine the appropriate size of the loading area on a
case-by-case basis, depending on the number of attendees and
the extent of the abutting right-of-way improvements. Carpooling,
staggered loading/unloading time, right-of-way improvements or
other means may be required to reduce traffic impacts on nearby
residential uses.

The applicant prepared a queuing analysis for the site that
looked at passenger loading and unloading areas within the
north and southwest parking lots (see Attachment 13).

The City’s Transportation Engineer has reviewed the queuing
analysis and recommends approval subject to following
conditions (see Attachment 14):

(a) Vehicle queues from the new parking lot off 108th
Avenue NE should not block the sidewalk or spill out onto
108th Avenue NE.

(b) Vehicle queues during drop-off and pick-up should not
block the crosswalk or impede traffic flow on NE 53rd
Street.

(c) Prior to approval of the building permit application, the
applicant should prepare a Parking and Circulation
Management Plan to address staff parking and circulation
during the pick-up and drop-off periods. At a minimum,
the management plan shall address educating parents
regarding where and how to circulate through the campus
during drop-off and pick-up, where staff shall park so that
staff parking doesn’t conflict with vehicle circulation on
campus during pick-up and drop off periods, identify staff
parking overflow, include procedures and signage to
reduce vehicle queues during drop-off and pick-up, and
mitigation to address vehicle queues blocking the
sidewalks and/or obstructing traffic flow on 108th Avenue
NE and NE 53rd Street. The parking and circulation
management plan shall be submitted to City
transportation engineer for review and approval prior to
the approval of the building permit.
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Conclusions: The proposed passenger loading and unloading areas and
associated parking lot improvements are approved subject to the
following conditions:

(1) Vehicle queues from the new parking lot off 108th Avenue NE
should not block the sidewalk or spill out onto 108th Avenue NE.

(2) Vehicle queues during drop-off and pick-up should not block the
crosswalk or impede traffic flow on NE 53rd Street.

(3) Prior to approval of the building permit application, the applicant
should prepare a Parking and Circulation Management Plan to
address staff parking and circulation during the pick-up and drop-
off periods. At a minimum, the management plan shall address
educating parents regarding where and how to circulate through
the campus during drop-off and pick-up, where staff shall park so
that staff parking doesn’t conflict with vehicle circulation on
campus during pick-up and drop off periods, identify staff parking
overflow, include procedures and signage to reduce vehicle
queues during drop-off and pick-up, and mitigation to address
vehicle queues blocking the sidewalks and/or obstructing traffic
flow on 108th Avenue NE and NE 53rd Street. The parking and
circulation management plan shall be submitted to City
transportation engineer for review and approval prior to the
approval of the building permit.

7. Site Lighting

a.

Facts: KZC Section 115.85 requires that the applicant use energy
efficient light sources, comply with the Washington Energy Code with
respect to the selection and regulation of light sources, and select,
place, and direct light sources both directable and nondirectable so that
glare produced by any light source, to the maximum extent possible,
does not extend to adjacent properties or to the right-of-way. The
current submittal does not contain a detailed lighting plan that would
show the location, height, fixture type, and wattage of proposed lights.

Conclusion: As part of its building permit application, the applicant
should provide a lighting plan showing the location, height, fixture type
and wattage of all proposed exterior lights consistent with the
requirements in KZC Section 115.85.

8. Parking Lot Landscape Buffering

a.

Facts:

(1) KZC Section 95.45.1 requires the buffering of all parking areas
and driveways from abutting rights-of-way and from adjacent
property with a five-foot-wide strip along the perimeter of the
parking areas and driveways, planted as follows:

(a) One row of trees, two inches in caliper for deciduous
trees or six-foot tall for conifer trees and planted 30 feet
on center along the entire length of the strip.

(b) Living groundcover planted to attain coverage of at least
60 percent of the strip area within two years.
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(c) Natural drainage landscapes (such as rain gardens, bio-
infiltration swales and bioretention planters) are allowed
when designed in compliance with the stormwater design
manual adopted in KMC 15.52.060. Perimeter landscape
buffering requirements for trees in driving and parking
areas still apply. Refer to Public Works Pre-Approved
Plans.

The existing northwest and west gym parking lots comply with
this requirement.

The existing west buffer uses a combination of trees and large
shrubs to screen the parking lot from the adjoining street. The
trees and shrubs will need to be removed to accommodate right-
of-way improvements and utilities.

The required dedication along 108" Avenue NE results in a
portion of the existing parking area buffer (approximately 35 feet
in length) being reduced down to 2.3 feet from the west property
line. The rest of the buffer will meet the 5-foot requirement.

KZC Section 95.46.2.c permits a modification to the perimeter
parking lot buffer if the modification provides a visual screen that
is comparable or superior to the buffer required by KZC 95.45.

The proposed landscape plans (see Attachment 3, page 21)
show the planting of shrubs within the west parking lot buffer
area. The use of shrubs (similar to the ones that exist now) will
help to screen the parking lot from the street. The shrubs are not
a requirement of KZC Section 95.45.

The proposed southwest parking lot and associated driveway
have been designed to meet the perimeter landscape buffer
requirements in KZC Section 95.45.1 (see Attachment 3, page
19).

The existing northeast parking lot screening from NE 53" Street
does not conform to the perimeter landscape buffer requirements
of KZC Section 95.45.1.

KZC Section 95.47 requires that perimeter landscape buffering
for driving and parking areas must be brought into conformance
if there is an increase of at least 10 percent in gross floor area of
any structure. The proposed Emerson school building will
increase the existing gross floor area by over 70 percent.

In order to conform with the requirements of KZC Section
95.45.1, the applicant is proposing to improve the northeast
parking lot landscape buffer with trees, shrubs, and ground cover
(see Attachment 3, page 19).

Conclusions:

(1)

(2)

The proposed plans are consistent with the requirements of
parking lot landscape buffering requirements of KZC Section
95.45.1 for the southwest and north parking lots.

With the installation of shrubs within the narrow portion of the
west parking lot, the parking lot buffer meets the modification
requirements of KZC Section 95.46.2.c.



(3)

(4)
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As part of the land surface modification permit application, the
applicant should submit plans showing the installation of parking
lot landscape buffers adjacent to the northeast and southwest
parking lots that comply with the requirements of KZC Section
95.45.1.

As part of the land surface modification permit application, the
applicant should submit plans showing the replacement of any
trees, shrubs and groundcover removed from the west gym
parking lot buffer pursuant to the requirements of KZC Section
95.45.1. The narrow buffer area should be planted with large
shrubs that will help to screen the parking area. Trees should be
planted on the north and south edges of this area.

9. Landscape Buffer

a.

Facts:

(1)

(2)

A school use in the RS 8.5 zone requires compliance with
Landscape Category D. Based on Landscape Category D, KZC
Section 95.42 requires Land Use Buffer Standard 2 along the
south and east property lines on the subject property. A land use
buffer is not required along the west and north property lines
because KZC Section 95.42.89 states that a landscape buffer is
not required along property lines that are adjacent to a street for
a school use.

KZC Section 95.42.2 states that for Buffering Standard 2, the
applicant shall provide a five-foot-wide landscaped strip with a
six-foot-high solid screening fence or wall. Except for public
utilities, the fence or wall must be placed on the outside edge of
the land use buffer or on the property line when adjacent to
private property. The landscaped strip must be planted as
follows:

(a) One row of trees planted no more than 10 feet apart on
center along the entire length of the buffer, with
deciduous trees of two-inch caliper, minimum, and/or
coniferous trees at least six feet in height, minimum. The
spacing may be increased to 15 feet to accommodate
larger species and avoid long-term crowding. At least 50
percent of the required trees shall be evergreen.

(b) Living ground covers planted from either four-inch pot
with 12-inch spacing or one-gallon pot with 18-inch
spacing to cover within two years 60 percent of the land
use buffer not needed for viability of the trees.

The campus has an existing land use buffer along the south and
east property lines. Portions of the land use buffer in the
southeast corner and east property line do not comply with the
tree spacing requirements within a five foot buffer of the property
line. However, existing vegetation (including tree and shrubs)
outside of the buffer area provides significant screening for the
neighboring residential uses (see Attachment 3, page 9). A solid
screening fence is not needed due to the dense vegetation in the
buffer. The plans show no changes or impacts to the vegetation
in these buffer areas.
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KZC Section 95.46.1 permits a modification of the buffering
standards in KZC Section 95.42. The Planning Official may
approve a modification if the existing topography or other
characteristics of the subject property or the adjoining property,
or the distance of development from the neighboring property
decreases or eliminates the need for buffering.

The proposed building is 89 feet from the south property line and
172 feet from the east property line. Within these setback areas,
there are numerous high retention trees including multiple tree
groves that provide buffering for the neighboring properties (see
Attachment 3, page 9).

In the southwest corner of the campus, there is a current storm
water detention pond that the applicant is proposing to remove
(see Attachment 3, page 13). With the removal of the pond, there
will be a small area (approximately 50 feet wide) that will require
the installation of a land use buffer (see Attachment 3, page 21).

Conclusions:

(1)

(2)

The existing vegetation along the south and east property lines
provides a significant land use buffer that screens the existing
school use and proposed building from the neighboring
residential uses. No changes to the land use buffer are required
since it satisfies the modification criteria in KZC 95.46.1.

As part of the land surface modification permit, the applicant
should submit plans showing the installation of a land use buffer
in the southwest corner of the campus where the detention pond
is being removed. The land use buffer must comply with the
requirements of KZC Section 95.42.2 (Buffer Standard 2).

10. Tree Retention

a.

Facts:

(1)

(2)

Regulations regarding the retention of trees can be found in
Chapter 95 of the Kirkland Zoning Code. KZC Section 95.30
outlines the tree retention associated with development activity
requirements.

The applicant has submitted an arborist report prepared by a
certified arborist (see Attachment 15) and a tree retention plan
(see Attachment 3, page 17) per the requirements of KZC
Section 95.30.

The project is proposing to remove a total of 34 regulated trees
and 9 landmark trees. Tree removal is needed for the proposed
southwest parking lot and loading/ unloading area, to
accommodate right-of-way improvements along NE 53" street
and 108th Avenue NE and as part of the demolition of the
existing building.
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(4) The City’s Urban Forester reviewed the report and agreed with
the proposed removal. Pursuant to KZC Section 95.23.3, if a
landmark tree is approved for removal, the applicant is required
to install mitigation plantings on the subject property. For each
landmark tree removed, the applicant shall plant three large
species selected from the City’s Approved Landmark Tree
Mitigation List. Mitigation trees shall be a minimum of six feet tall
for a conifer or a minimum of two-inch caliper for a deciduous or
broad-leaf evergreen tree at the time of planting. The code also
requires a five year maintenance agreement.

Conclusion:

(1) The proposed tree retention plan is approved and permits the
removal of 34 regulated trees and 9 landmark trees.

(2) As part of land surface modification permit, the applicant should
submit the final tree retention plan as approved with this permit.
The plan should also include the required 27 landmark mitigation
trees.

(3) Prior to final inspection of the land surface modification permit,
the applicant should submit a signed five-year maintenance
agreement, on a form provided by the City and approved by the
City Attorney, to maintain the mitigation trees for a period of five
years from final inspection. The agreement shall be recorded
with the King County Recorder’s office.

H. COMPREHENSIVE PLAN

1.

1.

Facts:
a.

The subject property is located within the Central Houghton
neighborhood. The Central Houghton Land Use Map designates the
subject property as a public facility use (see Attachment 16).

Central Houghton Policy 7.1 states: “provide opportunities for early
community involvement in any expansion plans for, modifications to, or
changes in uses within schools and places of worship”.

LWSD held multiple open houses to update the neighborhood on the
proposed plan that allowed neighbors to provide comments.

Public Services Policy 2.4 states: “coordinate with the Lake Washington
School District on the planning, siting, and development of new,
replaced or expanded school facilities to address public school capacity
needs”.

Conclusion: The proposal is consistent with the public facility use designation
and policies contained in the Comprehensive Plan.

L. DEVELOPMENT STANDARDS

Fact: Additional comments and requirements placed on the project are found in
the Development Standards, Attachment 4.

Conclusion: The applicant should follow the requirements set forth in
Attachment 4.

SUBSEQUENT MODIFICATIONS

Modifications to the approval may be requested and reviewed pursuant to the applicable
modification procedures and criteria in effect at the time of the requested modification.
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CHALLENGES AND JUDICIAL REVIEW

The following is a summary of the deadlines and procedures for challenges. Any person
wishing to file or respond to a challenge should contact the Planning & Building Department for
further procedural information.

A. CHALLENGE

Section 152.85 of the Zoning Code allows the Hearing Examiner's recommendation to
be challenged by the applicant or any person who submitted written or oral comments
or testimony to the Hearing Examiner. A party who signed a petition may not challenge
unless such party also submitted independent written comments or information. The
challenge must be in writing and must be delivered, along with any fees set by
ordinance, to the Planning and Building Department by 5:00 p.m., March 3, 2026,
seven (7) calendar days following distribution of the Hearing Examiner's written
recommendation on the application. Within this same time period, the person making
the challenge must also mail or personally deliver to the applicant and all other people
who submitted comments or testimony to the Hearing Examiner, a copy of the
challenge together with notice of the deadline and procedures for responding to the
challenge.

Any response to the challenge must be delivered to the Planning and Building
Department within seven (7) calendar days after the challenge letter was filed with the
Planning and Building Department. Within the same time period, the person making
the response must deliver a copy of the response to the applicant and all other people
who submitted comments or testimony to the Hearing Examiner.

Proof of such mail or personal delivery must be made by affidavit, available from the
Planning and Building Department. The affidavit must be attached to the challenge
and response letters, and delivered to the Planning and Building Department. The
challenge will be considered by the City Council at the time it acts upon the
recommendation of the Hearing Examiner.

B. JUDICIAL REVIEW

Section 152.110 of the Zoning Code allows the action of the City in granting or denying
this zoning permit to be reviewed in King County Superior Court. The petition for
review must be filed within twenty-one (21) calendar days of the issuance of the final
land use decision by the City.

LAPSE OF APPROVAL

Under KZC 152.115 of the Zoning Code, the applicant must begin construction or submit to
the City a complete building permit application for the development activity, use of land or
other actions approved under this chapter within five (5) years after the final approval of the
City of Kirkland on the matter, or the decision becomes void; provided, however, that in the
event judicial review is initiated per KZC, KZC 152.110, the running of the five (5) years is
tolled for any period of time during which a court order in said judicial review proceeding
prohibits the required development activity, use of land, or other actions.

The applicant must substantially complete construction for the development activity, use of
land, or other actions approved under this chapter and complete the applicable conditions
listed on the notice of decision within seven (7) years after the final approval on the matter, or
the decision becomes void.
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APPENDICES

Attachments 1 through 17 are attached.
Vicinity Map

Projective Narrative

Project Plans

Development Standards

Public Comments

LWSD Response

Cultural Resource Assessment

SEPA Determination and Environmental Checklist
9. Concurrency Test Memo

10. Parking Demand Study

11. Parking Demand Study Review Memo
12. Parking Sequence Plan

13. Traffic Impact Analysis

14. PW Review

15. Arborist Report

16. Central Houghton Land Use Map

17. Fence Netting Image

® N OAEWON =

PARTIES OF RECORD

Applicant
Planning and Building Department
Department of Public Works

A written recommendation will be issued by the Hearing Examiner within eight calendar days of
the date of the open record hearing.
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To:

From:

Re:

Tony Leawvitt, City of Kirkland
Planning and Building Department

Tammy Chuang, Mithun

Master Use Permit Application

Date:
Mithun Project #:
Permit #:

Project:

STAFF ADVISORY REPORT
ATTACHMENT 2

February 02, 2026
2422400
ZON25-00491

Emerson Schools

The proposed project includes the consfruction of a new 2-story approximately 50,000 square
foot public education building. The project will demolish the existing Emerson Building and
Portable classroom building. The existing gym and Northstar Middle School buildings will remain
in place. Site Improvements include new landscaped areas, new vehicle and pedestrian
circulation, parking, service and utility yard and a geothermal Loop to support the new
building's mechanical system. The project statistics are provided in the tables below:

BUILDING SQUARE FOOTAGE

Building Existing SF Proposed SF
Existing Gym Building 9,270 9,270 (no change)
Existing NorthStar Middle 7.168 7,168 (no change)
School
Existing Emerson School 30,200 0 (demolished)
New Emerson School - 51,535

TOTAL | 46,638 67,973
ENROLLMENT
Program Existing Proposed

Emerson K12

(count included in Emerson HS)

(count included in Emerson HS)

Emerson High School

178

345

NorthStar Middle School 90 90 (no change)
TOTAL | 268 435
PARKING
Existing Proposed
TOTAL | 90 115

The project meets KZC 15.30, D-31 criteria to increase the structure height up to 35 feet.

KZC 15.30, DD-31

Criteria

Compliance Notes

for the portions of the structure
exceeding the basic maximum
structure height are increased
by one foot for each additional
one foot of structure height; and

a. The school can accommodate The school accommodates 345 students.
200 or more students; and
b. The required side and rear yards | KZC 15.30.130 requires 50’ yards and 25" maximum

structure height. To increase structure height from 25
to 35", a 60’ yard is required. The smallest proposed
yard is 89’ on south side of the building, which exceeds

the requirement.
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c. Theincreased height is not The increased height is not prohibited by the
specifically inconsistent with the Comprehensive Plan.
applicable neighborhood plan
provisions of the Comprehensive
Plan; and

d. The increased height will not The building is set back more than 200’ from the west
result in a structure that is and north property line and buffered from east and
incompatible with surrounding south neighbors by mature trees, reducing visual
uses or improvements. impact of a height increase.

The proposed structure is less than 35 feet maximum height (less rooftop appurtenance).

ROOFTOP APPURTENANCE
SCREENING, MECHANICAL
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AVE. GRADE - WEST ELEVATION

Mechanical equipment is screened from view to comply with KZC 115.120.3.a. This is done by
incorporating a mechanical attic into the building roof form rather than other architectural
designs such as a clerestory. The mechanical attic portion of the roof form extends above the
height limit by 1'-9", which is less than the 5’ allowed by this code section.

LAKE WASHINGTON SCHOOL DISTRICT
LEASE CRUTCHER LEWIS | MITHUN
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MECHANICAL, ELECTRICAL, PLUMBING
MEDIUM DENSITY OVERLAY PLYWOOD
MECHANICAL

MEMBRANE

METAL

MEZZANINE

MULLION

NORTH

NOT APPLICABLE
NOISE CRITERIA
NOT IN CONTRAGT
NUMBER

NOMINAL

NOT TOSCALE

OUTSIDEAR
ONCENTER

OWNER FURNISHED, CONTRACTOR INSTALLED

OWNER FURNISHED, OWNER INSTALLED

OPPOSITE HAND
OPENING

OPPOSITE

OPPOSITE HAND
OVERFLOW ROOF DRAIN
QUTSIDE

OVERHEAD

PAINT
PAVING

PARTITION
PARTICLEBOARD

POWER DRIVEN FASTENER
PERFORATED

PERIMETER
PERPENDICULAR

PLATE

PLAM
PLUMBING
PLYWOOD
PANEL
POLISHED

PAR

PREFABRICATED

PROJECT

POUNDS PER SQUARE FOOT

POINT / PRESSURETREATED.

PAPER TOWEL DISPENSER / PAINTED
PARTITION

PAPER TOWEL RECEPTACLE

o
3

u
UNFIN

UNO
UR

QUARRY TILE
QUANTITY

RELOCATED

RADIUS OR RISER (FIPING)
RETURN AR

RADIUS

RESILIENT BASE
REFLECTED CEILING PLAN
ROOF DRAIN
RECOMMENDED
RECEPTACLE

RECESSED

REFERENCE
REFLECTED/REFLECTIVE/ REFLECT
REFRIGERATOR

REGISTER
REINFORCED/ RENFORCING
RELOCATE

REMOVABLE
REQUIRE / REQUIRED
RESILIENT
REVISION/ REVISED

ROOM

ROUGH OPENING
RATED

RATING

RAIN WATERLEADER

SUPPLY AIR

SELFADHERED FLASHING
‘SELFADHERED MEMBRANE
SANITARY AR

SOLID CORE

SCHEDULE

STORM DRAIN/ SOAP DISPENSER
SECTION

SELF TAP METAL SCREW
SQUARE FEETIFOOT
SPRINKLER HEAD

SHEET METAL OR SQUARE METER (METRIC DOCS)

SANITARY NAPKIN DISPENSER
STANDPIPE

SPECIFICATION

SPRINKLER

SPEAKER

SQUARE
STRUCTURE SLAB ELEVATION
STAINLESS STEEL
SERVICE SINK
STATION
STANDARD
STEEL
STEEL JOIST
RAGE
STRINGER
STRUCTURAL
STRUCTURAL
SUBCATEGORY
SUSPENDED

SYMMETRICAL
SYSTEM

‘TONGUE AND GROOVE
TREAD / THERMOSTAT
TOWEL BAR

TOP OF CURB

TOR OF CONCRETE
‘TELEPHONE OR TELECOM
TEMPERATURE

TE

TOR OF (SEE OTHER WORD)

TOP OF SLAB, TOP OF STRUCT

TOP OF STEEL

TOP OF PAVEMENT

TOILET PAPER DISPENSER
1N

TELEVISION
TOP OF WALL
TYPIGAL

UNFINISHED

UNLESS OTHERWISE NOTED
UNLESS NOTED OTHERWISE
URINAL

VENTILATION AND AIR CONDITIONING
VINYL COMPOSITION TILE

VESTIBULE

VERIFY IN FIELD
VAPOR RETARDER
VINYLTLE

VINYL WALL COVERING

WITH

'WIDE, WIDTHWEST
WATER CLOSET
woob

‘WOOD SCREW

RPROOFING.
WATERPROOF MEMBRANE
WORK POINT
'WATER RESISTANTIREPELLANT
WEATHER RESISTANT BARRIER
WEATHERSTRIFPING
WAINSCOT

WEIGHT
WALL TOWALL

PROJECT TEAM

OWNER & OWNER CONSULTANTS

QUWNER ARBORIST

LAKE WASHINGTON SCHOOL DIST.  LAND MEETS WATER
16250 NE 74TH ST 2212 WALNUT AVE SW
REDMOND, WA 98052 SEATILE, WA 98116
4259361200 206-647-3958

CONTACT: GARLY PARKINS CONTACT: TRISTAN FIELDS

ORG TRISTAN@L COM

TERRANE 'SHANNON & WILSON
11235 SE 6TH ST, SUITE 130 400 N 34TH ST, SUITE 100
BELLEVUE, WA SEATTLE, WA 98103
425.458.4488 206,632.8020

CONTACT: JACOB MILLER
NET

CONTACT: SARAH CORBIN
COM

ERQGRESSVE DESIGN-BULD TEAM

DESIGNBULDER

LEASE CRUTCHER LEWIS
2200 WESTERN AVE #500
SEATTLE, WA 9812
206.622.0500

CONTACT: JOE NIELSEN
JOE NIELSEN@LEWISBUILDS.COM

ARCHITECT,

MITHUN, INC.

1201 ALASKAN WAY, SUITE 200
SEATTLE, WA 98101

MITHUN, INC,

1201 ALASKAN WAY, SUITE 200
SEATTLE, WA 98101
208,523,334

(CONTACT: CHRISTIAN RUNGE

SEQIECHNICAL ENGINEER
ASSOCIATED EARTH SCIENCES, INC.
911 5THAVE

KIRKLAND, WA 98033

425.827.7701

CONTACT: STEPHEN SIEBERT

TENW

11400 SE 8TH ST, SUITE 200
BELLEVUE, WA 98004
4258896747

CONTACT: AMY WASSERMAN

KPFF
1601 5TH AVE, SUITE 1600
SEATILE, WA93101
20662258

CONTACT: THADDEUS EGGING
THADDEU - COM

METRIXENGINEERS
227 WILLIAMS AVE $
RENTON, WA 98057
425.336.2822

CONTACT: MELINDA HERRIN
MEL

MITHUN, INC.
1201 ALASKAN WAY, SUITE 200
SEATTLE, WA 98101

2066233344 206.623.3344

CONTACT: SEAMUS KELLY CONTACT:EMMA GAULKE~ANOWSKI
COM

SSA ACOUSTICS 4EA

7409 GREENWOOD AVE, SUITE A 12721 30TH AVE NE

SEATTLE, WA 98103 SEATTLE, WA 98125

206.839.0819 206.728.2358

CONTACT: STEVEN HEDBACK

CONTACT: BRAD CARMICHAEL
oM

PCS STRUCTURAL SOLUTIONS
1011 WESTERN AVE, SUITE 810
SEATTLE, WA 98104
206.292.5076

CONTACT: ALEX LEGE
ALEGE@PCS-STRUCTURAL.COM

EQQD SERVICE

HALLIDAY ASSOCIATES INC.
656 NW NORWOOD

CAMAS, WASHINGTON 98607
360.834.6657

CONTACT: LAURA BOURLAND
L oM

j

OorUaoper

Noiiwe
Kbt

soventh Day
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Q]ET 0

Luvinll

2 V|cm|tvM_p

T6100[NTS

STANTEC

720 3RD AVE, SUITE 1500
SEATTLE, WA 98104
208.687.0555

CONTACT: TIM ABBOTT
TIMABBOTT@STANTEC.COM

SEECIFICATIONS
MTHRAILKILL ARCHITECT LLC
511 SW 10TH AVE, SUITE 1004
PORTLAND, OR 87205
503.719.4909

CONTACT: MICHAEL THRAILKILL
MICHAEL@MTHRAILKILLARCHITECT.COM

GENERAL NOTES

DO NOT SCALE DRAWINGS. WRITTEN DIMENSIONS TAKE PRECEDENCE.

DRAWINGS HAVE BEEN PREPARED ON AN ORIGINAL SHEET SIZE OF 36 x 48",

HORIZONTAL DIMENSIONS SHOWN INDIGATE FAGE OF (F.0.) CONGRETE, F.0. FINISH OR
CENTERLINE OF COLUMN GRIDLINE, UNLESS OTHERWISE NOTED. VERTICAL DIMENSIONS
INDICATE TOP OF (T.0.) SLAB, T.0. SUBFLOOR, UNLESS OTHERWISE NOTED.

CRITICAL CLEARANCES ARE DESIGNATED "CLEAR", "CLR" AND ARE TO FINISH FACE OF
PARTITION.

WHERE PARTITIONS AND WALLS Of AND WHERE THE
PLANS DO NOT INDICATE WHICH suRFACE TAKES PRECEDENCE FOR ALIGNMENT, CONTACT
ARCHITEGT FOR GLARIFICATION PRIOR TO LAYOUT.

INFORMATION REGARDING EXISTING CONDITIONS USED TO PREPARE THESE DRAWINGS
HAS BEEN PROVIDED BY OTHERS.

CONTRACTOR SHALL FIELD VERIFY ALL DIMENSIONS, DATUM, LEVELS AND CONDITIONS
PERTAINING TO THE WORK PRIOR TO COMMENCING CONSTRUCTION. PROVIDE WRITTEN
NOTIFICATION TO THE ARCHITECT OF ANY DISCREPANCIES WITH THE DOCUMENTS. THE
ARCHITECT WILL ISSUE A WRITTEN DIRECTIVE IF FURTHER CLARIFICATION IS REQUIRED.
THESE DRAWINGS ARE THE EXCLUSIVE PROPERTY OF MITHUN, INC. AND HAVE BEEN
PREPARED FOR USE IN THE EXECUTION OF THE ENCLOSED PROJECT. USE OR
REPRODUCTION FOR ANY OTHER PURPOSE WITHOUT THE WRITTEN PERMISSION OF
MITHUN, INC. IS PROHIBITED.

DEMQ NOTES

'SECURE ALL OTHER PERMITS AS NEEDED BY ANY GTHER GOVERNING AUTHORITIES.

ALL HAZARDOUS WASTE SHALL BE REMOVED AND DISPOSED OF BY A STATE LICENSED
HAZARDOUS MATERIAL REMOVAL CONTRACTOR.

‘SALVAGE ALL RECYCLABLE MATERIAL AND DELIVER TO THE APPROPRIATE RECYCLING
VENUES,

DEMOLISH EXISTING STRUCTURE PER PLAN AND PROPERLY DISPOSE OF ALL DEBRIS.
TERMINATE AND CAP ALL ABANDONED EXISTING UTILITIES, REROUTE EXISTING UTILITIES
AFFECTED BY DEMO. UTILITES TO INCLUDE BUT NOT LIMITED TO: ELECTRICITY, DOMESTIC

R e

WATER, GAS, SEWER, STORM DRAIN, TELEPHONE.

WHERE STRUCTURES ARE TO BE REMOVED, PROTECT ALL ADJACENT EXISTING STRUCTURE
AND FINISHES.

REPAIR, PATCH AND REFINISH ADJACENT STRUCTURE AFFECTED BY DEMOLITION.

PROTECT CITY SIDEWALK AND REPAIR ANY DAMAGES CAUSED BY THE DEMOLITION.

£

PROJECT SUMMARY

‘THE PROPOSED PROJECT INCLUDES THE CONSTRUCTICN OF A NEW 2-STORY APPROXIMATELY
50,000 GSF PUBLIC EDUGATION BUILDING. THE PROJEGT WILL DEMOLISH THE EXISTING
EMERSON BUILDING AND PORTABLE CLASSROOM BUILDING. THE EXISTING GYM AND
NORTHSTAR MIDDLE SCHOOL WILL REMAIN IN PLACE. SITE IMPROVEMENTS INCLUDE NEW
LANDSCAPED AREAS, NEW VEHICLE/ PEDESTRIAN CIRCULATION, PARKING, SERVICE/UTILITY
'YARD, AND GEOTHERMAL LOOP.

PROJECT ADDRESS

10803 NE 53RD ST
KIRKLAND, WA 98033
COUNTY: KING COUNTY

PARCEL NUMBER
1725059195

N670 FT OF W 655 FT OF POR OF SW 1/4 OF NE 1/4 LY S OF NE 53RD ST & £ OF 108TH AVE NE

JURISDICTION: CITY OF KIRKLAND

RELATED PERMIT NUMBERS:
PRE-APPLICATION PERMIT NO: PRE24-00584
LANDUSE PERMIT NO.: TBD

20 BUILDING CODE (IBC) - TATE AMENDED
2021 ENERGY PROVISIONS
RE CODE STATE AMENDED

2021 Fi

2021 INTERNATIONAL MECHANICAL CODE - WASHINGTON STATE AMENDED
2021 UNIFORM PLUMBING CODE - WASHINGTON STATE AMENDED

2024 KIRKLAND ZONING CODE

CODE AS AMENDED AND ADOPTED BY THE STATE BUILDING CODE COUNCIL
AND THE CITY OF KIRKLAND

Z0NE CLASSIFICATION:
RS 8.5, LOW DENSITY RESIDENTIAL

OCCUPANCY GROUPS:
EDUCATION (E)

TYPE OF CONTRUCTION:
TYPEVB

FIRE PROTEGTION:
SPRINKLERED PER NFPA 13

SEPARATE PERMITS

BUILDING PERMIT

MASTER USE PERMIT (MUP}

LAND SURFAGE MODIFICATION PERMIT (LSM)
ELECTRICAL PERMIT

DEMOLITION PERMIT

FIRE SPRINKLER PERMIT

UNDERGROUND FIRE PROTECTION PERMIT
FIRE ALARM PERMIT

NOT FOR CONSTRUCTION

MITHUN

BEATILE i, 1201 Ak, 420
Seat, WA G101/ 206525304

AN FRANCISCD 555 Hovar Srent, 300
Son e, A 4108 158950538

LS ANGELES 758 o i Soat 1028
Lo A, CA 00121323837 2150

PROJECT
EMERSON SCHOOLS

LOCATION
10903 NE §3RD ST
KIRKLAND, WA 98033

PREPARED FOR

LAKE WASHINGTON

SCHOOL DISTRICT

__4_‘ Lake Washington
School District

FOR PERMIT
ONLY

o e
PROJECT INFORMATION

2422400
0710372025

.00

LAND USE PERMIT
©2025 MITHUN, hc.



-,
[TEM ________ TREFERENCE [CODEREQUIRENENT DESCRIPTION [COMPLIANCE NOTES snsucs [CODE REQUIRENENT / DESCRIPTION [COMPLIANCE NOTES BEATILE i, 1201 Ak, 420
[PUBLIC PEDESTRIAN 10518 (CALCULATING LOT 115/ HE AREA OF ALL STRUCTURES AND ANY OTHER HARDSCAPE ON THE SUBJECT PROPERTY  |COMPLIES. REFER TO G2.06. Sema e iote s,
[WALKWAYS COVERAGE WL EE=GALOULATED A5 APERCENTAGE OF TOTAL LOT AREA I THE SUBJECT PROPERTY CONTANS WORC A FRANCIGO 155 e ol 430
%2 B N s e (FEFERTO O THEENIRE DEVELOPVENT,LOT AREANOT GALCULATED UNDER (OT COVERAGE WS 88 GVETED 10 s
ISPACES - NOT SPECIFIED ZoNe THEPLA THE. 2 o
THE TOPOGRAPHY, PRIOR T0 ANY DEVELL AGTVITY, EITHER_[REFER TO SHEET G208 FOR T D e e, (OPEN SPACE AS DEFINED IN KZC 5.10.610 prmertie
(1) UNDE DELINEATING THE SMALLEST RECTANGLE WHCH |CALCULATIONS. [SMILAR TO THE PROPOSED USE; PROVIDED, THAT SHELTERS PERMITTED AS A COMMUNITY FACILITIES USE i
CANENCLOSE THE BULDING FOOTPR\NTANDTHEN AVERAGNG THE ELEVATIONS TAKGN AT THE MIDPONT OF Y COUT AVALBL= N STREET AN TOVAFD T PAKNG REQUREIENT AT THE INTENT OF THESE LOT ATIONS 1S TOLIMIT PLACE com
OREAT WALLS OF ABUILDING OR BE BY THE GITY |ON LANDSGAPING, AND TO INCREASE VEGETATED SPACES THROUGHOUT THE CITY.
STRUCTURE.
A1 ENGINEER 36D O A STUDY PREFARED Y ALICOUSED
[GHAFTER 15- LOW DENGITY RESIDENTIAL ZONES ke DA ST 4111 85 PROPOSED B THE TRANS PRI 2. EXEMPTIONS - THE FOL FROM THE LOT TION:
[APPLICABLEZONES  [1505010 [THIS CHAPTER CONTANS THE REGULATIONS FOR USES IN THE FOLLOWING ZONES OF THE CITY: RS 35, RS__ |PROJECT ISIN RS 8.5, LOW DENSITY| oy
125, RS 85, RS 7.2, RS 6.3 AND RS 5.0, RSX 35, RSX 125, RSX 85, RSX 7.2 AND RSX 5.0 ZONES; RSA 1, RSA 4, RSA|RESIDENTIAL. F R . . AN ACGESS EASEUENT OR TRACT THAT QT NCLUDED INTHE CALGULATIN OF LOT SZE WL NOT BE
6 AND RSA B ZONES; WD || ZONES; PLA3C, PLAGE, AND PLA 16 ZONES.
520,130 [SCHOOL 1S A PERMITTED USE IN RS ZONE T R TR THCTCLE PARKING SPACES SLLEE PROvIOED T AL NEW DEVELOPWET REGUTED TO PROVIE S T5] OR [PROVECT ComES FEFeR o . AREAS OF LA BALCONEE
e R o OEC SNOE TN E [BICYCLE PARKING 0532 BCTOLE AN SPACES SHALL B PROVOED B ALLNEW DEVEL PN REOUEED TOPROVDE S5 OF [ROIECT COWPLE REFER T0 B e
. IFTHESURJECT PROFERTY, NCLUDNG ALL CONTIGUOUS PROPERTY OWIED BY THEAPPLGMTAND |ACHES AD L BE SUBMTTED PLAGES 10 PARK BIGYCLES, g
[HELD BY OTHERS FOR FUTURE USE BY THE APPLIGANT, LAPPROVED 1IB APPROVAL. i c. pLs LEASTTWO (2) FEET FEET IN AREA
ROUGH PHOCESS I CHAPTER 12 K20, REGURED. THENASTER PLAM HUST SHON BULDIN BiCYCLE 0 TH OF 18 INCHES.
PLACENENT, SULDNG DMENSIONS ROACIAYS, UTLITY LOCATIONS,LAKD USES WITHI THE hsTeR P REQUIRED THE PL MAY MODIFY' d
ARKING LOCATION, BUFFERING, AND LANDSCAPING. Y. D. ROCKERIES AND RETAINING WALLS, UNLESS LOCATED ADJAGENT T OR WITHIN 12 INGHES OF ANOTHER
[DENSITY/ DIMENSIONS | 15.30.130 [FORSCHOOL: 0. 8L
o = BICYCLE PARKING IN THE FORM OF A BIKE RACK OR ENCLOSED STORAGE CONTAINER SHALL BE
[MINKALM LOT SZE: N RS 85 ZONE 198 500 SQUARE FEET. [CONVENIENTLY LOGATED FOR THE USERS, GENERALLY WITHIN 50 FEET OF AN EXTERIOR ENTRANCE OF ALL e ICEASEMENT Y
[REQURED YARDS: IF THIS SCHOOL CAN ACCOMMODATE 50 OR MORE STUDENTS, THEN 50 REQUIRED AT [COMPLIANT. SEE G205, USES, AND WITHIN 50 FEET OF A RETAIL USE ENTRANGE. BICYCLE RACKS SHALL BE LOCATED INAVISBLE,
[FRONT, BAGK, AND REAR. IWELLLIT, SHELTERED AREA SUCH AS UNDER AN EAVE, AWNING, OR OTHER SIMILAR ENCLOSURE AND F LART EQUIPHENT SERVING
IMAXIMUM LOT COVERAGE: 70% [COMPLIANT.SEE G205, LOCATED TO NoT BIKE RACK(S) SHALL BE IATT TS NOT EXCEED 10 SQUARE
[MAXIMUM HEIGHT OF STRUCTURE: 25' ABOVE AVERAGE BUILDING ELEVATION. INCREASED PER DD-31. ETALLED ATHTHE CAPATY . FOR [FEET FOR EACH DWELLING Ul
5300031 [FORBCHOOL UsE, STRUICTLRE HEGHT AY B NCREARED) UP T0 35 FEC, : [MEETS CRITERIA FOR HEIGHT MUERCIA
Tos) 4. PARTIALLY EXEMPT MATERIALS —THE FOLLOWING MATERIALS SHALL RECEIVE A 50 PERCENT EXEMPTION
IESCHOOL GAN mMM"D”Em talites Wm fm S AND — :’:235955 SEE ALSO SECTION [GENTERS, AGYoL TOSERELP. [FOR THE AREA THEY COVER, HOWEVER, THIS EXEMPTION SHALL NOT EXCEED 10 PERCENT OF THE TOTAL LOT|
UM STRUGTURE HEIGHT ARE INCREASED BY ONE FOOT FOR EAGH ADDITIONAL ONE FOOT OF S
|~ PAVERS NO LARGER THAN 10 INCHES BY 10 INCHES PER INDIVIDUAL PAVER.
ISNOT SPECIFICALLY WITH THE APPL [CHAPTER 110 - REQUIRED PUBLIC INPROVEMENTS
iy PROVISIONS OF THE GOMPREHENSIVE PLAN; AND [COLLECTOR STREETS 1104010 [RIGHT-OF-WAY: 0-FO0T MINIMUM RIGHT-OF WAY WIDTH DE‘ERM\NED BY WIDTH OF REQUIRED [NE 53RD ST 15 A COLLECTOR B GRASSED MODULAR GRID PAVEMENT.
B IRCREASED HEAGHT WILLNOT RESULT THAT IMPROVENENTS, ROUNDED UP TO NEAREST INTERVAL OF 5 [STREET. REFER TO CVIL FOR
ES OR IMPROVEME! [NUMBER OF LANES: 2 [PROPOSED RIGHT-OF-WAY C. OPEN GRID DEGKING OVER NON-HARDSGAPED AREA.
[DEVELGPMENT 540130 [[ANDSCAPE CATEGORY: D [REFER TO TRAFFIC REPORT FOR A L, [MPROVEMENTS. b, ARTFICALTURE.
[STANDARDS SIGN CATEGORY: B PARKING. KRS, ALLOWES oW BT Sles g . PROJECT
LANDSCAP INCLUDE INOTE THAT INPERVIOLIS SURFACES MAY BE FURTHER, OR MORE STRINGENTLY, REGULATED BY THE. EMERSON SCHOOLS
T TOCATON O PRI A PRSSENGER T O RS AL B SESTNES TORED S PGS O [REFER O TP, [STREET TREES 30 FEET ON CENTER WITH GRASS 50D OR GROUNDCOVER SHALL BE ADJACENT TO THE CURS.
INEARBY RESIDENTIAL USES. (CURDAND GUTTER: REQUIRED BOTH SDESMUST NSTALL VERTICAL LR, GUTTER,ANDSTORMWATER
5400512 /AN ON-SITE PASSENGER LOADING AREAWUST BE PROVIDED THE CTY SHALL DETERMNE THE APPROPRATE [REFER TO TRAFFIG REPORT. CTION AND CONVEYANCE SYSTEMS.
SIZE OF THE LOADING AREA ON A GASE.BY.CASE BASIS, DEPENDING ON THE NUMBER OF ATTENDEES AND THE \DEWFﬁIlE.D 5 DT W0E AN IS R CN BOTH DES OF THETEST I ESS OTHERWIEE. LOCATION
BE REQUIRED TO REDUGE [REPORT FOR THE SPECIFIC STREET, ELSEWHERE IN THIS CODE, OR AS A SPECIFIC CONDITION OF .. mﬂ:ﬁ'@;ﬂﬁ’m KNG 161165 gkﬂﬁs AND PARKING AREAS ARE NOT ALLOWED IN REQUIRED YARDS EXCEPT AS FOLLOWS: . 10903 NE 53RD ST
| AREAS [HAVE A MINIMUM 20-FO0T SETBACK FROM ALL PROPERTY LINES. KIRKLAND, WA 98033
i — WINOR ARTERIAL STREETS]| 11045 [THE PUBLIC WORKS DRECTOR SHALL DETERMINE THE EXTENT AND NATURE OF OTHER IWPROVEWENTS _ [1OBTHAVENE SAMNGR | REQUIRED SCREENING [ 115.1203 [NEW CONSTRUCTION SHALL, TO THE EXTENT FEASIBLE, VISUALLY SCREEN ROOFTOP APPURTENANCES BY |ROOF FORM EXCEEDING 35' (PER
[REQUIRED IN MINOR ARTERIAL STREETS ON A CASE BY-CASE BASIS, SEE ALSO KZC 110.65 THROUGH 110.75 ~ [ARTERIAL. REFER TO CVL FOR FOR ROOFTOP. INCORPORATING THEM INTO THE ROOF FORM. SUCH ROOF FORMS AND ARCHITECTURAL DESIGNS MAY [SECTION 15.30) SCREENS
mﬁm PLAN AND L4.01 THAT APPLY- |PROPOSED RIGHT-OF-WAY | APPURTENANCES [EXTEND FIVE (5) FEET ABOVE THE HEIGHT LIMIT. [MECHANICAL APPURTENANCES
IMPROVENENTS. PREPARED FOR
[PROTECT AND RETAN EXISTING TREES THROUGH NVENTORY, RETENTION PLAN AND REPLACEMENT PLANS [LANDSCAPE STRIP AND 110604 [CANDSCAPE STRIPS WITH & BUFFER ALONG RO, AND TREE SPAGING 30 O.C. 15 FROM RO, LINE. [STREET TREES AND LANDSCAPE LAKE WASHINGTON
|STREET TREES [BUFFER PROVIDED SCHOOL DISTRICT
UTILITY LINES AND 1108075 [ALL OVERHEAD SERVICE UTILITY LINES ON THE SUBJECT PROPERTY MUST BE UNDERGROUNDED TOTHE [UTILITY LINES WILL BE
a3t CONDUCT IRE: NYENTORY WITH QUALIFIED AREORIST LEVEL OP PROTECTION, RETENTION AND IAPPURTENANCES INEAREST PRIMARY SOLIRCE; UNDERGROUNDING TO A SECONDARY SERVICE POLE WILL NOT BE ALLOWED _[UNDERGROUNDED, REFER TO CIVL|
Hipyrirati il g UNLES: THE AL LINES N THE PUBLIC [PLANS.
[RIGHT-OF WAY ADUACENT TO THE SUBJECT SITE MUST ESS THE PUBLIC WORKS Lake Wash
(COORDINATE STREET TREES T0 COMPLY WITH GITY CODE AND CONSIDERATION OF INFRASTRUCTURE. T 4 | ake Washington
[MANTENANCE AND UTILITY LOCATIONS [T PROPERTY DUNER SHALLSGN ANAGREEMENT N A FORM ACCEPTABLE TO THE CITY ATTORNEY, THAT e
e DiSTRCT (D) School District
[THIS CHAPTER APPLIES TO ALL SIGNS ERECTED OR ALTERED AFTER THE EFFECTIVE DATE OF THIS CODE. TH TYiNEST THE PUBLI ADIACE
CHAPTER DOES NOT APPLY TO THE FOLLOWING: [TOTHE SUBJECT PROPERTY, ONSETENT W RO 251702
1 , DRECTIONAL SGNS NOT OUR (1) SOUARE FET, LAYING A [CRAPTER 115~ WIGCELLANEOUS USE DEVELOPMENT AND PERFORMANGE STANDAR
s 11533 . ALL USE ZONES LEVEL AND LEVEL UGATIERY GRARGING STATIONS ARE ALLOWED AS AVACCESSORY [REFERTO GELE FCREV GRARGNG
3. NATIONAL FLAGS AND FLAGS OF POLITICAL SUBDIVISIONS. OVED USE WITHI ALL USE ZONES. [STATION LOGATIONS
7. BUILDINC ETTERS NOT MORE THAN 115401 A FENCES 'NOT OVER SIX (6) FEET IN HEIGHT MAY BE ANYWHERE ON THE SUBJECT PROPERTY EXCEPT: [PROJECT COMPLIES, SEE L1.00
s, ISIBL TO THE PUBLIC. 1) AFENCE MAY NOT BE WITHIN 15 FEET OF ANY STREET CURB, OR THE EDGE OF THE STREET PAVEMENT, IF
9. SIGNS NOT EXCEEDING I LBE ;I'O P -
4B0UT T FAGLITIS PRESENT ON THE SUBSEGT PROPERY THE  [SUBMITTED IGANT URVEY,
[SUBJECT PROPERTY. PRE-SUBMITTAL MEETING NOTES. ASHER PROPERTY LNELTHE RONCE CAN BE PLACLD ON THE PROSERTY LINE REGARDLEGS OF T
DISTANCE FROM A STREET CURB OR THE EDGE OF THE PAL
7 T TR 13) AFENGE MAY NOT VIOLATE THE PROVISIONS OF KZC 115.135.
{ . E. INHEIGHT MAY NOT IN A REQUIRED RD, SEEKZC
116,115, REQUIRED YARDS, ATIN
I AL LT S ————— [C. THE PLAR MAY, 10 EXCEPT
REQUIRED PERMITS 0025 [ THE FOLLOWING PERWITS MUST BE OBTANED FOR SIGNS REGULATED BY THIS CHAPTER ‘SEPARKTE SIGN PERMITS WILL BE [WITHIN . F:
ASIGN OR SUBMITTED 1) 'BECAUSE OF THE SIZE, , TOPOGRAPHY OR LOCATION
AT TSR A, COPONMTSCF DTSN FRESMITIA gr THE MODFCATONVILL NOT HAYE ANY SUBSTANTIAL DETRMENTAL EFFECT ON ABUTTING PROPERTIES
5, APERUINUST B2 OBTANED FROMTHE PLAVNING D BULONG DEPARTUENT N OROER TO
DISPLAY ANY SIGN FOR WHICH A PERMIT IS NOT REQUIRED THIS SECTION, EXCEPT
[HHERE THOSE SGNS ARE EXCLUDED INKZZ10015 OR LISTED N KZG 10011, — 5 T T R RO
2. A ORI, 1545 4 ORKS PREAPPROVE - g
[RESPECTIVELY IN CHAPTERS 145, 160, AND 152 KZC, THE PLANNING OFFICIAL MAY REQUIRE THAT ANY SIGN AR AND. [PUBLIC WORKS PRE-APPROVED PLANS AND POLCIES,
[PROPOSED FOR THAT DEVELOPMENT THROUGH HE/SHE DETERMINE 3. PLACEMENT GARBAGE ANDREGYCLING RECEFTAGLES WUST COWPLY WITH THE FOLLOWING:
[THAT IT WILL PROVIDE MORE COORDINATED, EFFECTIVE SIGNS. LINES, 10 FEET FROM REAR PROPERTY]
NS A 10FEST FROM FRONT PROPCATY LINES; OR
[PROJECT COMPLES, REFER TO 8. COMPLY WITH THEY,
SHALLNOT EXCEED SIX(6) _[GIVIL DRAWINGS. C. BELOX
[PERCENT FOR THE FIRST 20 FEET FROM THE FACE OF THE ABUTTING RIGHT-OF-WAY CURB. THEREAFTER, THE| S SO Y : o
[SLOPE SHALL NOT EXCEED 15 PERCENT. - et STER - OF o -
MODIFY THE STANDARDS FOR MAXINUM ALLOWABLE GRADE ON A CASE-BY-CASE BASIS. £, BELOCATED AND SAFE ND
[PEDESTRIAN ACC 106182 [AL NEW DEVELOPMENT, EXCEPT DETAGHED SINGLE-FAMILY AND DUPLEX USES, SHALL COMPLY WITH THE ENLOVEES —
LOCATION FoLL To THiS| e on | P e
SECTION:
061822 [FROM BUILDINGS TO SIDEWALKS AND TRENSIT FAGILITIES — PROVIDE PEDESTRIAN WALKWAYS DESIGNED TO |PROJECT COMPLIES REFERTO [VEET OR EXCEED THE STANDARDS ESTABLISHED IN THE PUBLIC WORKS PRE-APPROVED PLANS AND.
AT e, SITE PLAS [LOADING AND SERVICE _[11547 EOADIG D SEVCE RS WIS BE LOCATCD SO TIEY M T VSBLE RO AV STREETOR [ COWPLES R 106208
[N SUBSECTION (3 OF TH SECTION. [AREAS PLAGEMENT AND [PEDESTRIAN WALKWAY. IF THAT LOCATION IS NOT PHYSICALLY POSSIBLE, LOADING AND SEF
d — ISCREENING ST 5E SCREENED FROMPUBLI ASOLIDWALLor FEVGE, o
051825 [BETWEEN USES ON SUBJECT PROPERTY — PROVIDE PEDESTRIAN WALKWAYS BETWEEN THE PRIVARY [FROJECT COMPLES REFERTO IN A MANNER APPROVED BY THE PLANNING OFFICIAL
[ENTRANCES TO ALL BUSINESSES, USES, ANDIOR BUILDINGS ON THE SUBJECT PROPERTY PURSUANTTO THE _[SITE PLANS. -
[APPLICABLE STANDARD IN SUBSECTION () OF THIS SECTION. FEGHTREGILATONS. 15381 [GENERAL - ABE SHALL BE GALCULATED USING THE FOLLOWING FORMULA e OGGoR
051825 [THROUGH PARKING AREAS - ALL PARKING LOTS WHICH CONTAI MORE THAN 25 STALLS MUST NCLUDE __|PROJECT COMPLES REFERTO [BUILDING ELEVATION |ABE = (MID-POINT ELEVATION) X (LENGTH OF SEGMENT) + m e
[PEDESTRIAN WALKWAYS THROUGH THE PARKING LOT TO THE MAIN BUILDING ENTRANCE ORACENTRAL  |SITE PLANS. (h8g) |(MID-POINT ELEVATION) X (LENGTH OF SEGHENT)
LOCATION. THE WALKWAYS MUST MEET |(LENGTH OF SEGMENT) + (LENGTH OF SEGMENT)
[THIS SECTION (SEE FIGURES 105.18 BAND C).
PEDESTRANACCESS - _|105.163 , THE INGL , UNLESS THE DECKOR
LS AT OR BELOW AND NO ROOF ABOVE THE DECK OR PORCH, ASWELL
[AS CANTIL OF ABUIL
[PEDESTRIAN WALKWAY | 1051832 [ APELCATSHALLINSTAL PEDESTRAN WALKIWAYS PURSUANT 10 HE FOLLOMIG STANONTS: [PROJECT COMPLIES REFERT0 oRioRTioN 1 VAR 115.115(3(0) SHALL
JFTANDARES - GENERAL, JUSTIEAT LEASTEVE] SITEFLANS, INOT BE INCLUDED WITHIN THE SQUARE OR RECTANGLE.
2; MUST B2 DISTNGUISHABLE FROM TRAFFICLANES BY PAINTED WARKINGS, PAVEMENT NATERIAL,
SED IN ELEV
[FOR CALCULATION OF MID-POINT ELEVATION, EXISTING PREDEVELOPMENT GRADES SHALL BE USED, UNLESS
) Mg:; A gf&%ﬁéﬁ&f&%ﬁ?w“‘"" SAFETY.LIGHTS WLIST B NONGLARE AND NOUNTED) FILL HAS BEEN PLACED ON THE SITE, WHETHER LEGALLY OR ILLEGALLY, WITHIN A 10-YEAR PERIOD PRIORTO
ITHE “APPLICATION, TO THE PLACEMENT OF THE FILL SHAL.
14) MUST BE CENTRALLY LOCATED ON THE SUBJECT PROPERTY; B —
o) MUSTEEACCESSBLE: oW
6) THE SUBJECT PROPERTY. | .
PROPERTIES ARE NOT PERMITIED, [HEIGHT REGULATIONS - [115.60. [GENERAL - NO ELEMENT OR FEATURE OF A STRUCTURE, OTHER THAN AS LISTED N SUBSECTION (2) OF THIS o
7) EASEMENTS L [EXCEPTIONS. [SECTION, MAY EXCEED THE APPLICABLE HEIGHT LIMITATION ESTABLISHED FOR EACH USE IN EACH USE ZONE .
IN CHAPTERS 15 THROUGH 56 KZC. oo
[OTHER STRUCTURES ¥ ) SKYLIGHTS AY EXCEED THE HEIGHT LIWT BY A WAXIMUM OF SIX INCHES. [SEEG206 Bass)
51835 [THE APPLIGANT SHALL PROVIDE THEFOLLOWNG, [PROJECT COMPLES REFERTO n T02:12) MAY LmTs
PROTEGTION ~LOCATION 1'oc:L TS oTON on 6205 BY A MAXIMUM OF SX INCHES. .
OFTHE | e T e T
12 OVER THE PRIMARY EXTERIOR ENTRANCE T ALL BUILDINGS INGLUDING RESIDENTIAL UNITS. LIGHTING REGULATIONS [11585 f SENERAL RECURENENTS - AL INTERIOR AN EXTERIOR LGHTING N AY ZONE WUST COWPLY WITH T EGLAG
[OVERHEAD WEATHER | 105183 [T CYERFERD WERTRER PROTECTION NAY B COWPOSED U AWIIGS WATQUEES CAYCEIES, BULONG 8625
PROTECTION - RHANGS, COVERED PORCHES, RECESSED ENTREES R OTHER SIMILAR FEATURES., THE OVERHEAD |A_EFFICIENT LIGHT SOURCES ~ENERGY-EFFICIENT LIGHT BEUSEDIN REGISTERED)|
[CONFIGURATION [NEATHER PROTECTION MUST GOVER AT LEAST PV () FEET OF THE WIDTH OF THEADAGENT WALKAY D) |AND USE OF LAND. ARCHITEC T
[MUST BE AT LEAST EIGHT (8) FEET ABOVE THE GROUND INMEDIATELY BELOW T~
[PEDESTRIAN WALKWAYS | 1051830 [THE APPLICANT SHALL INSTALL PEDESTRIAN WALKWAYS THROUGH PARKING AREAS AND PARKING GARAGES B, (STATE CODE THE, ‘GODE; TaTHE
[PURSUANT 70 THE FOLLOWING STANDARDS (SEE FIGURE 105.18.8): [SELEGTION AND REGULATION OF LIGHT SOURCES SHALL BE COMPLIED WITH,
1 RSUANT
NP RS ARG 5 CoHst AL NOT RV L5 ., GLARE FROM SURICT PROPERTY PROBITED. HE APPLIGANT SHALL SELECT, PLACE ANDDIRECT
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LEGAL DESCRIPTION

SEGNNNG A1 T NORTUES] comes o Lot 1. Ao 5 TOPOGRAPHIC & BOUNDARY SURVEY

KIRKLAND PARK, ACCORDING TO THE PLAT THEREQF
RECORDED IN VOLUME 6 OF PLATS, PAGE 28, IN KING COUNTY,

a
]
c
WASHINGTON; THENCE SOUTH ALONG THE EAST ]
MARGIN OF 108TH AVENUE NORTHEAST, 670 FEET; THENCE SOUTH s
89'47°00" EAST, 655 FEET, THENCE NORTH SCHEDULE B ITEMS o
PARALLEL WITH THE EAST LINE OF 108TH AVENUE NORTHEAST FOR E
670 FEET TO THE SOUTH LINE OF NORTHEAST S3RD 5. AN EASEMENT FOR UNDERGROUND ELECTRIC SYSTEM AND o
STREET; THENCE WEST ALONG SAID SOUTH LINE, 655 FEET TO THE INCIDENTAL PURPOSES, RECORDED JUNE 7, 1982 AS =
TRUE POINT OF BEGINNING; 8206070481 OF OFFICIAL RECORDS.
IN FAVOR OF: PUGET SOUND POWER & LIGHT COMPANY —
SITUATE IN THE COUNTY OF KING AND STATE OF WASHINGTON. AFFECTS: AS DESCRIBED THEREIN [
SAID INSTRUMENT IS A RE-RECORD OF RECORDING NO(S). -
BASIS OF BEARINGS 8203300380, RECORDED MARCH 30, 1982. 3
(AS CONSTRUCTED) 0
NAD 83(91) WASHINGTON NORTH STATE PLANE COORDINATES PER ]
CITY OF KIRKLAND SURVEY CONTROL POINTS NO. 14 AND 13, 6. THE TERMS AND PROVISIONS CONTAINED IN THE DOCUMENT o
BEARS N 89'06'29” W BETWEEN FOUND MONUMENTS. ENTITLED "CONCOMITANT AGREEMENT RELATING TO CONSTRUCTION =
OR INSTALLATION OF PUBLIC IMPROVEMENTS” RECORDED MAY 4,
REFERENCES 1983 AS 8305040442 OF OFFICIAL .g
R1. RECORD OF SURVEY, VOL. 63, PGS. 34-35, (RBELCfNRfESf IN NATURE) a
RECORDS OF KING COUNTY, WASHINGTON. 3
7 THE TERMS AND PROVISIONS CONTAINED IN THE DOCUMENT [+
VERTICAL DATUM ENTITLED "LICENSE TO ENTER PROPERTY” RECORDED OCTOBER 20, NE 60TH ST M
1983 AS 8310200638 OF OFFICIAL RECORDS. C.OK. 4
NAVD 88 PER CITY OF KIRKLAND BENCHMARK ID# 14 , (BLANKET IN NATURE) ;gli';g :ﬁ"é’g‘xs&, BASIS OF BEARINGS FOUND Moﬁ'?ﬂKbg‘sé ;
DESCRIPTION: 1/4” BRASS PIN IN CONC MON IN CASE, .9’ DEEP 8 ] - N BS0526" W 251749 VENS. (2617.51" COK) BRASS DISK. DOWN 18
LOCATION: 108TH AVE NE — NE 60TH ST 8. THE TERMS AND PROVISIONS CONTAINED IN THE DOCUMENT |  pehad ———— t\l_ _________ i ) 9
ELEYATION: 268,756 ENTITLED "PRIVATE MAINTENANCE AGREEMENT FOR A 7 N T T
STORMWATER FACILITY INCLUDING LOW IMPACT DEVELOPMENT (LID)
SITE TEMP. BENCHMARK FACILITY” RECORDED JUNE 2, 2014 ]7 16

DESCRIPTION: SET PK NAIL W/ RED WASHER

LOCATION: NE QUAD OF INTX NE 53RD ST & 108TH AVE NE IN
ASPHALT NEAR SIDEWALK RAMP

ELEVATION: 304.05

AS 20140602001739 OF OFFICIAL RECORDS.
(BLANKET IN NATURE)

N———=

SURVEYOR'S NOTES

1. THE TOPOGRAPHIC SURVEY SHOWN HEREON WAS PERFORMED IN
DECEMBER OF 2023, JANUARY OF 2024, AND FEBRUARY OF 2025.
THE FIELD DATA WAS COLLECTED AND RECORDED ON MAGNETIC
MEDIA THROUGH AN ELECTRONIC THEODOLITE. THE DATA FILE IS
ARCHIVED ON DISC OR CD. WRITTEN FIELD NOTES MAY NOT EXIST.
CONTOURS ARE SHOWN FOR CONVENIENCE ONLY. DESIGN SHOULD
RELY ON SPOT ELEVATIONS.

2. ALL MONUMENTS SHOWN HEREON WERE LOCATED DURING THE
COURSE OF THIS SURVEY UNLESS OTHERWISE NOTED.

3. THE TYPES AND LOCATIONS OF ANY UTILITIES SHOWN ON THIS
DRAWING ARE BASED ON INFORMATION PROVIDED TO US, BY OTHERS N
OR GENERAL INFORMATION READILY AVAILABLE IN THE PUBLIC DOMAIN
INCLUDING, AS APPLICABLE, IDENTIFYING MARKINGS PLACED BY E 53RD ST 8
UTILITY LOCATE SERVICES AND OBSERVED BY TERRANE IN THE FIELD. FOUND MON IN CASE N 88'28"8" W 685.00'

AS SUCH, THE UTILITY INFORMATION SHOWN ON THESE DRAWINGS BRASS DISK, DOWN 0.8 ¢ ¢ Q*é_ Qgﬂ_
ARE FOR INFORMATIONAL PURPOSES ONLY AND SHOULD NOT BE

RELIED ON FOR DESIGN OR CONSTRUCTION PURPOSES; TERRANE IS
NOT RESPONSIBLE OR LIABLE FOR THE ACCURACY OR COMPLETENESS
OF THIS UTILITY INFORMATION. FOR THE ACCURATE LOCATION AND
TYPE OF UTILITIES NECESSARY FOR DESIGN AND CONSTRUCTION,
PLEASE CONTACT THE SITE OWNER AND THE LOCAL UTILITY LOCATE
SERVICE (800—424-5555). o

4. SUBJECT PROPERTY TAX PARCEL NO. 172505-9195
5. SUBJECT PROPERTY AREA PER THIS SURVEY IS 438,847 +SF. (10.07

1898.14"

N 0117'48” E

PARCEL NO. 1725059195
LK WASHINGTON SCHOOL DIST #414
10903 NE 53RD ST
KIRKLAND, WA 98033

Row

TOPOGRAPHIC & BOUNDARY SURVEY

30

ACRES) Row
6. ALL TITLE INFORMATION SHOWN ON THIS MAP HAS BEEN

EXTRACTED FROM FIRST AMERICAN TITLE INSURANCE COMPANY'S
"SUBDIVISION GUARANTEE”, ORDER NO. NCS—1247478—WA1,
DATED JANUARY 10, 2025. IN PREPARING THIS MAP, TERRANE,
INC. HAS CONDUCTED NO INDEPENDENT TITLE SEARCH NOR IS
TERRANE, INC. AWARE OF ANY TITLE ISSUES AFFECTING THE
SURVEYED PROPERTY OTHER THAN THOSE SHOWN ON THE MAP
AND DISCLOSED BY THE REFERENCED "SUBDIVISION GUARANTEE".
TERRANE, INC. HAS RELIED WHOLLY ON FIRST AMERICAN TITLE

¢
5/00/15

&

INSURANCE COMPANY'S REPRESENTATIONS OF THE TITLE'S
CONDITION TO PREPARE THIS SURVEY AND TERRANE, INC.
QUALIFIES THE MAP'S ACCURACY AND COMPLETENESS TO THAT
EXTENT.

7. EXISTING STRUCTURE(S) LOCATION AND DIMENSIONS ARE
MEASURED FROM THE FACE OF THE SIDING UNLESS OTHERWISE
NOTED.

8. FIELD DATA FOR THIS SURVEY WAS OBTAINED BY DIRECT FIELD
MEASUREMENTS WITH A CALIBRATED ELECTRONIC 3—SECOND
TOTAL STATION AND/OR SURVEY GRADE GPS OBSERVATIONS.
ALL ANGULAR AND LINEAR RELATIONSHIPS ARE ACCURATE AND
MEET THE STANDARDS SET BY WAC 332—130-080.

' MEAS. (808.20° R1)

¢

108TH AVE NE

N 0118'42" £ 808.02

¢

LEGEND

BENCHMARK MH(A) MAINTENANCE HOLE (AS NOTED)
CENTERLINE ROW PHO POWER HAND HOLE
FENCE LINE (CHAIN LINK} PO POWER METER
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¢ THE LOCATION AND EXTENT OF STEEP SLOPES SHOWN ON THIS DRAWING ARE FOR
By S CASEIER e} FIRE HYDRANT — INFORMATIONAL PURPOSES ONLY AND CANNOT BE RELED ON FOR DESIGN AND/OR _SW 14 _NE 14 PER COMMENTS
CONSTRUCTION.  THE PITCH, LOCATION, AND EXTENT ARE BASED SOLELY ON OUR s 1 secTion: 17

GAS VALVE 2e) WATER MARKER
i - GENERAL OBSERVATIONS ON SITE AND OUR CURSORY REVIEW OF READILY AVAILABLE

GAS LINE WMo WATER METER ! : { PUBLIC DOCUMENTS; AS SUCH, TERRANE CANNOT BE LIABLE OR RESPONSIBLE FOR TOWNSHIP: 25N
THE ACCURACY OR COMPLETENESS OF ANY STEEP SLOPE INFORMATION. ULTIMATELY, 4 4| RANGE: 05E WM.

2= GUY ANCHOR IRRT IRRIGATION CONTROL BOX s [ : THE LIMITS AND EXTENT OF ANY STEEP SLOPES ASSOCIATED WITH ANY SETBACKS OR v
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O——>  LIGHT POLE wyv[X|  WATER VALVE § DESIGN OR ST ER
- s 8Y THE REVIEWING AGENCY BEFORE ANY CONSTRUCTION CAN OCCUR.
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1. PROTECTAL ADJUSTALL
UTILITY VAULT LIDS AND RIMS TO FINISH GRADE FOR STRUCTURES TOREMAN. ~ ——~ — ==~ PROPERTYLINE
2 ANDUTLITY —— — ———— — —— RIGHTOF WAY CENTERLINE
3. SITEWILLBE GRADEDTO DRAN AWAY FROM STRUCTURES AND TOWARDS
E STORMWATER COLLEGTION FACILITIES (.E. GATCH BASINS, AREA DRANS, T,  reesEeue
ETC). GENERALLY, LANDSCAPE AREAS WILL BE GRADED AT 2% MINIMUM AND
31 MAXIMUM AND PAVEMENT AREAS WILL BE SLOPED WITH A MAYIMUM 1 8% —  CURBPERCOKSTDDILCKRITC
CROSS SLOPE AND MAXIMUM 43% RUNNING SLOPE. STEEPER WALKWAY
LFOLLOWADA
™ i
4. FIELD WILL BE SLOPED AT ANOMINAL 1% GRADE WITH DRAINAGE PROVIDED
VIA SUBSURFACE DRAINS 358
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' N v % 300!
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CEMENT CONCRETE STEPS 'MAX RETAINED HEIGHT =4 FT G, SEELANDSCAPE = ¢ « « « o o> /
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NOTES LEGEND
1 ALL ITIES UNL ADJUST ALL
UTILITY VAULT LIDS AND TOREMAN. — ~ == FRORIVUE
3 2 SEE ND UTILITY —_— - — RIGHT OF WAY CENTERLINE
3. SITE WILL BE GRADED TO DRAIN AWAY FROM STRUCTURES AND TOWARDS
H 'STORMWATER COLLECTION FACILITIES (LE. CATCH BASINS, AREA DRAINS, T, PROPOSED BUILDING
ETC), GENERALLY, LANDSCAPE AREAS WILL BE GRADED AT 2% MINIMUM AND
g 3:1 MAXIMUM AND PAVEMENT AREAS WILL BE SLOPED WITH A MAXIMUM 1.8% CURB PER COK STD DTL CK-R.17C.
5 CROSS SLOPE. 8% -
i RRUNNING SLOPES WILL FOLLOW ADA RAMPING 360 MA
3 4. FIELD WILL BE SLOPED AT ANOMINAL 1% GRADE WITH DRAINAGE PROVIDED
§ g VIA SUBSURFACE DRANS. 38 (e NESRD ST
gE 5. SEE LANDSCAPE PLANS FOR TREE PROTECTION INFORMATION. I I I I I I I I I I CROSSWALK PER COK STD DTL CK-R28
& ‘CONCRETE WALK PER COK STD DTL
§ HR2 FOR PERMIT
H ONLY
. 15 DOCUMENT H4S GEEN PREPARE
H HEAVY TRAFFIC #"ASPHALT FORPERMT APPLCATIN oD 5 SUBJECT
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{ g LIGHT TRAFFIC 3 ASPHALT
i PLANTING AREA, SEE LANDSCAPE N
i e | PRELIMINARY
1 i KEY MAP GRADING AND PAVING
i ‘CRUSHED WALK SEE LANDSGAPE e PLAN
: 2400458
{ SPOT ELEVATION -
H 032025
H 0%
i - SLOPE
i oo
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NOTES LEGEND FLAG NOTES
1. SEECH1.00 SERIES FOR STORM DRAINAGE PLAN. o —— ORI (¥) CUT AND GAP UTILITY SERVICE PER COK STANDARDS
2. SEELANDSCAPE PLANS FOR TREE PROTECTION INFORMATION. (2) CUT AND CAP UTILITY SERVICE BY PSE
o RIGHTOFWAYCENTERLNE
3. PROTECTAL ITIES UNLESS NOTED ADUSTALL
UTILITY VALLT LIDS AND RIMS TO FINISH GRADE FOR STRUCTURES TO
PROPOSED BULDING
REMAN. A NOTES
4. BEEN DOMESTIC @
THE PROJECT ORE US REPLACED
el At INPERVIOUS SURFACES, THEREFORE, THE PROVECT WILL COMPLY WITH CORE
bl REQUIREMENT #3: FLOW CONTROL, USING AN INFILTRATING DETENTION VAULT. A
g PRELIMINARY DESIGN INFILTRATION RATE OF 2 INHR IS USED.
. —_—
B e rin m—  SANTARY SEWER (2) THE PROJECT PROPOSES MORE THAN 5,000 SF OF PGIS, THEREFORE THE PROJECT
WILL COMPLY 8 ITY, USING
& ELECTRICAL. BIORETENTION.
oMLY, » 4 NETURALGAS (3)  THE PROJECT PROPOSED MORE THAN 2,000 SF OF NEW PLUS REPLAGED

«
L]

22

®

@eE =

IMPERVIOUS SURFACES, THEREFORE THE PROJECT WILL COMPLY WITH CORE
FLOW CONTROL BMPS, BY MEETING THE LID CRITERIA THROUGH

PER COK STD DTL W.14
POST INDICATOR VALVE
NOWORK ALLOWED PROTECT IN PLACE
REGIONAL GAS UTILITIES

MAINTENANCE HOLE PER COK STD DTL
CKS.00

GLEANOUT PER COK STD DTL CK-8.17

TYPE 1 CATCH BASIN PER COK STDDTL
CKD.07

ELECTRIC VEHICLE STALL
ELECTRIC VEHICLE READY STALL
ELEGTRIG VEHICLE GAPABLE STALL

9
‘THE INFILTRATING DETENTION VAULT.

NORTH
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PROJECT
EMERSON SCHOOLS

LOCATION
10903 NE 53RD ST

PREPARED FOR
LAKE WASHINGTON
SCHOOL DISTRICT

2 e wastingion
School District

KCDAVG

FOR PERMIT
ONLY

THE DOCUNENT HAS BEEN PREPARED
FOR PERMIT APPLICATION AND IS SUBJECT
“T0 REVIEW AND WODFIGATION BY
‘GOVERNMENTAL AGENCIES

PRELIMINARY UTILITY
AND DRAINAGE PLAN

2400458
0710312025

C12.01
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XISTING
BUILDING, TO BE
DEMOLISHED————

{
£ S
et
g
LR 4

[ i

i RO

\, #47 Regua
e

GYM (EXISTING)

‘;‘.,‘:l]‘,;fr‘y"/“r’:;'z..,

1)

Pt B

e

#122 | Ragulated. ,

ROM.
#1824 Unraguiatad_ %4
E a1

108TH AVENI

SALVAGE ITE
QTY 840 PSEUDOTSUGA
MENZIESH LOGS. MINIMUM
DIAMETER 28" INCHES. SALVAGED
LOGS TO BE APPROVED BY
LANDSCAPE ARCHITECT ON SITE
BEFORE REMAINING TREES ARE
CHIPPED AND REMOVED FROM
‘THE PROPERTY.

TREE RETENTION PLAN

#19 Regulated

#184 Landmark

#4186 " Regulated

PROPOSED SCHOOL

poer

LEGEND

TREE TO RENAIN:

TREE SURVEY NUMBER

“TREE PROTECTION, EXTENT OF
GRITICAL ROOT ZONE (CRZ)

i

-TREE TRUNK

TREE TO REMOVE:

STREET TREE (ROW)

TREE SURVEY NUMBER

TREE PROTECTION
TEGORY

-TREE BOTANICAL NAME

o

-TREE DRIP LINE

ON-SITE TREE

TREE SURVEY NUMBER

)

TREE PROTECTION
TEGORY

-TREE BOTANICAL NAME

-TREE DRIP LINE

GONVERSION OF TREE TO HABITAT SNAG

APPLY IRRIGATION AND 4" MULCH, PRIOR
‘TO AND DURING DEMOLITION

‘TREE PROTECTION FENCING, TO OCCUR
DURING BUILDING DEMO, SEE DETAIL BELOW

‘TREE PROTECTION FENCING, TO UPDATE TO
LARGER FENCE LINE, POST-BUILDING DEMO.

PATHS TOBE DEMOLISHED

EXISTING TREE ROOT AND SOIL ENHANCEMENTS AS DIRECTED
BY ARBORIST, INCLUDING 34" ARBORIST WOOD CHIPS,
‘TEMPORARY FERTILIZATION, IRRIGATION AND ROOT PRUNING.

‘TEMPORARY ACCESS FOR PATH DEMO, TIMING AND EQUIPMENT
ACCESS TO BE COORDINATED WITH ARBORIST APPROVAL

— — — SETBACK

LIMIT OF WORK

— - = — PROPERTYLINE

NOTE:
‘TREE INVENTORY OF PROTECTION CATEGORY, DENSITY CREDIT GALCULATIONS AND
REPLACEMENT REQUIREMENTS PER ARBORIST REPORT, PREPARED BY LAND MEETS WATER,

JUNE 2025.
2 AL

TREES Y ND FENCED, AND
'THE TREE FENCING INSPECTION SHALL BE COMPLETED AND SIGNED OFF BY THE PLANNING

PRIOR CALL 425:587-3225 TO SCHEDULE
INSPECTION, AND ALLOW 2 DAYS TIME FOR THIS INSPECTION TO BE COMPLETED AND SIGNED
OFF

SEE L4.01 FOR TREE REPLAGEMENT SGHEDULE.
DEMOLITION WITHIN TREE CRITICAL ROGT ZONE OR WITHIN TREE PROTECTION FENCING
ARBORIST.

‘TREE MTIGATION SCHEDULE
#TREES  #TREESTO

MITHUN

TLE 15,20 At Vi 20
Sat, WA GO 1208625 3540

AN NGB0 /65 ot G, 150
Son i, CASHOS 41580888

LOS AMGELES /75 o igh Sos 1008
L Begin CAS121 298872150

mitncon

PROJECT
EMERSON SCHOOLS

LOCATION
5128 108TH AVE NE
KIRKLAND, WA 98033

PREPARED FOR
LAKE WASHINGTON
SCHOOL DISTRICT

_J Lake Washington
School District

LOCATION  TYPE REMOVED  REPLACE
ONSIE  LANDMARK 31 REPLACEMENT 8 2
ON-SITE REGULATED  NO MITIGATION NEEDED. ON-SITE TREE 4 0
CANOPY CREDITS ARE ABOVE KIRKLAND
CANOPY DENSITY REQUIREMENTS,

REQUIRED CANOPY DENSITY = 98
TREE CANOPY PER ARBORIST = 1,119

ROW REGULATED  1:1 REPLAGEMENT 16 16
TOTAL 58 2
'IREE PROTECTION FENGING:
eald)

RIGNAL SHEET SOE 36 43"

TREE RETENTION PLAN

2422400
1212302025

L0.01

PERMIT

NOT FOR CONSTRUCTION

©2023 MITHUN, INC.
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ENTRY SIGN

4}
SIDEWALK EXTENSION {
TONEWROW. \\

EV CONNECTION AND SIDEWALK
; 7 RePAR, SEE ELECTRICAL _/ ¢

RAMP WITH HANDRAILS,

(02
B/ BOTHSIDES

(71 coNCRETE
\Z0/ RETAINING WALL

RELOCATE
EXISTING BKE
PARKING (4)

108TH AVENUE

NEW BIKE LANE + u
SIDEWALK ALONG
ROW. ~

(12
ROCKERY WALL

(o}

SUB-GRADE ¢
STORMWATER VAULT,
SEE CVIL

SCHOOL GARDEN

PLAYGROUND,
DEFERRED SUBMITTAL —

BOTH SIDES

LANDING, 50" MIN
IDTH,

&
STAR WITH HANDRAL,

GYM (EXISTNG)

FENGE WITH

B
faE

LTy
[ ENCLOSURE

AND
TRENCHING,

SEE GVIL.

y
EGRESSPATH

O OVERALL SITE PLAN
1"=300"

SITE PLAN LEGEND

SYMBOL

Lol B0 TOB0TED

TYPE

CP4A

CP4B

PN

FN2

FN3

DESCRIFTION

BROOM FINISH CONC

LIGHT EXPOSED AGGREGATE CONC

HEAVY EXPOSED AGGREGATE CONG

CRUSHED ROCK SURFACING

COMPACTED DIRT TRAIL

2X2 PRECAST CONC PAVERS

4'H SPLIT RAIL FENGE W/EMBEDDED POSTS

&' FENCE WITH PADDED TOP

&'H FENCE W/ 15H NETTING

PLAYGROUND FALL ATTENUATION SURFACING

SITE BOULDERS, WEATHERED GRANITE W/FLAT

TOPS, 2-3MAN

SALVAGED LOG

PRECAST CONC BENCH

BIKE RACK

‘SPLASH ROCK

METAL HANDRAIL

ROCKERY WALL

METAL PLANTER WALL

CONCRETE RETAINING WALL.

CONCRETE SEAT WALL - 16"W

‘CONCRETE SEAT WALL - 24"W

SITE LIGHTING, SEE ELECTRICAL

RELOGATED EXISTING FLAGPOLE

ENTRYWAY SIGN

PLANTING AREA

ISTING TREE TRUNK

PROPOSED TREE, SEE PLANTING PLAN

(E) PAVING TO REMAN

(E) SITE WALL TO REMAIN

EXISTING CONTOUR 2

SETBACK
PROPERTY LINE

LIMIT OF WORK

RKNAL SHEET SF 36 x 43"

NOT FOR CONSTRUCTION

MITHUN

TLE 15,20 A Vi 120
St WA GO 12862 540

AN FANCEC0 55 ot B, 150
o, CASHORT 41080808

LOS AMGELES /75 o i et 1008
L Begin CASO121 298872150

PROJECT
EMERSON SCHOOLS

LOCATION
5128 108TH AVE NE
KIRKLAND, WA 98033

PREPARED FOR
LAKE WASHINGTON
SCHOOL DISTRICT

_J Lake Washington
School District

_ADDENDUN 1

OVERALL SITE PLAN

1212302025

£1.00

PERMIT
©2023 MITHUN, NC.
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TREE LEGEND
FTREES 10
REPLACE PER | # TREES TO PROJECT
KCZCODE _|BE PLANTED REPLACEMENT TYPE EMERSON SCHOOLS
- 5|7 CALMIN (BROADLEAF), 6H CONFIER, 50% EVERGREEN
= 7| AL MIN (BROADLEAF), 6 H (CONIFER, (5 AT 10-12 H
s FCALMIN LOCATION
- " CALWIN. 5128 108TH AVE NE
16  CAL MIN (BROADLEAF), 6'H (CONIFER) KIRKLAND, WA 98033
)
1. SEEL0.01 FOR CALCULATIONS ON REQUIRED NUMBER OF TREES TO REPLACE, PER KCZ CODE. T
2 LANDMARK MTIGATION TREES TO BE SELEGTED FROM KIRKLAND LANDMARK TREE SPECIES LAKE WASHINGTON
AL G MTIGATION LIST. SCHOOL DISTRICT
[ B 3. STREET TREES TO BE SELECTED FROM KIRKLAND APPROVED STREET TREE LIST, AS SMALL-
1 M LS sovemna p SCALE TREES TO OCCUR UTILITY LINES, OW5H.
= o o 1 Y
150" & = I ) > w = I
M 4 ‘ 5 P PLANTING LEGEND
7 N “ . NE53RD ST i y
PLANTING TYPE 1:
BUFFER + FRONTAGE
Botanical Name Common Name Size Spacing 0.C. Qty
Achitiea miifolium YARROW 1g 18" 251
Carex densa DENSE SEDGE 1g 18 614
3 Cormus sanguinea midwinter fire’ BLOODTWIG DOGWOCD 3g 36" 182
1.2 Deschampsia cespitosa TUFTED HAIRGRASS 19 18" 546
1% Gaultheria shallon SALAL 1g 2% 182
Mahonia nervosa DWARF OREGON GRAPE 2 3 182
Mahonia repers CREEPING MAHONIA 1g 2% 273
Potentila futicosa BUSH CINQUEFOIL 19 2% 91 J
Rosa gymnocarpa BALDHIP ROSE 1 2 1228 4 | ake Washington
7 Spiraca splendens ROSY SPIRAEA 2 2 273 = = =
! ‘Symphoricarpos afbus SNOWBERRY 3 3 o1 School District
i
. : TeTeeshTTen PLANTING TYPE2:
I LANDSCAPE STRIP
I ) Botanical Name Common Name Size Spacing Qty
] Arctostaphylos wva-ursi KINNIKINNICK 3 18 1496
AT Cornus stolonffera BUNCHBERRY 1g P 2243
[N | Deschampsia cespitosa TUFTED HAIRGRASS 19 18" 1870
l » v Mahonia (Berberis) nervosa ~ LOW OREGON GRAPE 2 % 2243
:
| i PLANTING TYPE 3:
PN . PARKING
FIELD Botanical Name Common Name Size $Spacing 0.C. aty
: 3 v Achilea millfoum YARROW 19 18 87
iL | Deschampsia cespitosa TUFTED HAIRGRASS 1g 186" 786
iR Mahonia rervosa DWARF OREGON GRAPE 1g 2% 589
Potentilia futicosa SHRUBBY CINQUEFOIL 1g % 589
x
. ¢ PLANTING TYPE 4
; i RAISED BED
| 4 | Botanical Name Common Name Skze  Spacing0C.  Qty
‘[ 1 | Achitia miifolium YARROW 1g 18" 149
Y 4 Symphyotrichum chiense PACIFIC ASTER 1g 1w 9
2 Erigeron speciosa SHOWY FLEABANE 19 18 50
o, Lupinus polyphyllus BIG LEAF LUPINE 1g 2 248
N ° Spiraea splendens ROSY SPIRAEA 2 2% 248
W Festuca roemeri ROEMER'S FESCUE 1g 18 497
L (e 3 o % Sesteria autumnalis AUTUMN MOOR GRASS 1g %
2 = = -
4 1 3 S ® PLANTING TYPE 5:
= 4 1 (o} v a
AR | > - % RECESSED PLANTER
'5* o o> g % © Botanical Name Common Name Size Spacing 0.C. Qty
i o ) L @ T Carex densa DENSE SEDGE 1g 18 63
> | % T Jumeus eftusus SOFTRUSH 19 18" 250
i 5 : vy Iris douglasiana DOUGLAS IRIS 1g 18 63 _—
. | d&/ ot o | y v v e Cornus sanguinea ‘midwinter fire' BLOODTWIG DOGWOOD 3y 36" 42 ADDENDUN 1
‘" E A ’ oL L Y Camassia leichtinii CREAT CAMAS [bult] 24" [
& i B VRS i
| 8 o ® . 4 PLANTING TYPE 6:
i HYDROSEEDED MEADOW
3 vov v Botanical Name Common Name aty Spacing  Qty (2LB)
I r | 3 > [~y 'Nemophiia menziesii BABY BLUE EYES 50%  2LB/1000 SF MIN
P~ Lobutariz maritma ALYSSUM 25%  2LB/1000 SF MIN
T = GRTEEL) ] ol Achilla millefolium DWARF WHITE YARROW 17%  2LB/1000 SFMIN
RAR | < ) Bels perennis ENGLISH DAISY 8%  2LB/000 SF MIN I
4
‘ W
o PLANTING TYPE7: ecnn
N HYDROSEEDED TURF GRASS s«
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Development Standards List
File: Emerson Master Plan Amendment, ZON 25-00471

ZONING CODE STANDARDS

95.51.2.a Required Landscaping. All required landscaping shall be maintained throughout the
life of the development. The applicant shall submit an agreement to the city to be recorded with
King County which will perpetually maintain required landscaping. Prior to issuance of a certificate
of occupancy, the proponent shall provide a final as-built landscape plan and an agreement to
maintain and replace all landscaping that is required by the City.

95.44 Parking Area Landscape Islands. Landscape islands must be included in parking areas
as provided in this section.

95.45 Parking Area Landscape Buffers. Applicant shall buffer all parking areas and driveways
from the right-of-way and from adjacent property with a 5-foot wide strip as provided in this
section. If located in a design district a low hedge or masonry or concrete wall may be approved
as an alternative through design review.

95.50 Tree Installation Standards. Installation of supplemental trees to be planted shall conform
to Kirkland Zoning Code Section 95.50.

95.52 Prohibited Vegetation. Plants listed as prohibited in the Kirkland Plant List shall not be
planted in the City. These plants include Himalayan and Evergreen Blackberry, English Holly,
Fragrant water lily; Bindweed or Morning Glory, Bird Cherry, English and Atlantic Ivy; Herb Robert;
Bohemian, Giant, Himalayan, and Japanese Knotweed; Old man's beard, Poison hemlock, Reed
canary grass, Scotch broom, Spurge laurel, Yellow archangel, and Yellow flag iris. Other plants,
while not prohibited, are discouraged, including Butterfly bush, Black Locust, European Mountain
Ash, Tree-of-Heaven, Common Hawthorn, and English laurel.

100.25 Sign Permits. Separate sign permit(s) are required. In JBD and CBD cabinet signs are
prohibited.

105.18 Pedestrian Walkways. All uses, except single family dwelling units and duplex
structures, must provide pedestrian walkways designed to minimize walking distances from the
building entrance to the right of way and adjacent transit facilities, pedestrian connections to
adjacent properties, between primary entrances of all uses on the subject property, through
parking lots and parking garages to building entrances. Easements may be required. In design
districts through block pathways or other pedestrian improvements may be required. See also
Plates 34 in Chapter 180.

105.32 Bicycle Parking. All uses, except single family dwelling units and duplex structures with
6 or more vehicle parking spaces must provide covered bicycle parking within 50 feet of an
entrance to the building at a ratio of one bicycle space for each twelve motor vehicle parking
spaces. Check with Planner to determine the number of bike racks required and location.

105.18 Entrance Walkways. All uses, except single family dwellings and duplex structures,
must provide pedestrian walkways between the principal entrances to all businesses, uses, and/or
buildings on the subject property.

105.18 Overhead Weather Protection. All uses, except single family dwellings, multifamily, and
industrial uses, must provide overhead weather protection along any portion of the building, which
is adjacent to a pedestrian walkway.
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105.18.2 Walkway Standards. Pedestrian walkways must be at least 5 wide; must be
distinguishable from traffic lanes by pavement texture or elevation; must have adequate lighting
for security and safety. Lights must be non-glare and mounted no more than 20’ above the
ground.

105.18.2 Overhead Weather Protection Standards. Overhead weather protection must be
provided along any portion of the building adjacent to a pedestrian walkway or sidewalk; over the
primary exterior entrance to all buildings. May be composed of awnings, marquees, canopies or
building overhangs; must cover at least 5’ of the width of the adjacent walkway; and must be at
least 8 feet above the ground immediately below it. In design districts, translucent awnings may
not be backlit; see section for the percent of property frontage or building facade.

105.65 Compact Parking Stalls. Up to 50% of the number of parking spaces may be designated
for compact cars.

105.60.2 Parking Area Driveways. Driveways which are not driving aisles within a parking area
shall be a minimum width of 20 feet.

105.60.3 Wheelstops. Parking areas must be constructed so that car wheels are kept at least
2’ from pedestrian and landscape areas.

105.60.4 Parking Lot Walkways. All parking lots which contain more than 25 stalls must include
pedestrian walkways through the parking lot to the main building entrance or a central location.
Lots with more than 25,000 sq. ft. of paved area must provide pedestrian routes for every 3 aisles
to the main entrance.

105.77 Parking Area Curbing. All parking areas and driveways, for uses other than detached
dwelling units must be surrounded by a 6” high vertical concrete curb.

110.60.5 Street Trees. All trees planted in the right-of-way must be approved as to species by
the City. All trees must be two inches in diameter at the time of planting as measured using the
standards of the American Association of Nurserymen with a canopy that starts at least six feet
above finished grade and does not obstruct any adjoining sidewalks or driving lanes.

115.25 Work Hours. It is a violation of this Code to engage in any development activity or to
operate any heavy equipment before 7:00 am. or after 8:00 pm Monday through Friday, or before
9:00 am or after 6:00 pm Saturday. No development activity or use of heavy equipment may
occur on Sundays or on the following holidays: New Year’s Day, Memorial Day, Independence
Day, Labor Day, Thanksgiving, and Christmas Day. The applicant will be required to comply with
these regulations and any violation of this section will result in enforcement action, unless written
permission is obtained from the Planning official.

115.45 Garbage and Recycling Placement and Screening. For uses other than detached
dwelling units, duplexes, moorage facilities, parks, and construction sites, all garbage receptacles
and dumpsters must be setback from property lines, located outside landscape buffers, and
screened from view from the street, adjacent properties and pedestrian walkways or parks by a
solid sight-obscuring enclosure.

115.47 Service Bay Locations. All uses, except single family dwellings and multifamily
structures, must locate service bays away from pedestrian areas. If not feasible must screen from
view.

115.75.2 Fill Material. All materials used as fill must be non-dissolving and non-decomposing.
Fill material must not contain organic or inorganic material that would be detrimental to the water
quality, or existing habitat, or create any other significant adverse impacts to the environment.

115.90 Calculating Lot Coverage. The total area of all structures and pavement and any other
impervious surface on the subject property is limited to a maximum percentage of total lot area.
See the Use Zone charts for maximum lot coverage percentages allowed. Section 115.90 lists
exceptions to total lot coverage calculations See Section 115.90 for a more detailed explanation
of these exceptions.

115.95 Noise Standards. The City of Kirkland adopts by reference the Maximum Environmental
Noise Levels established pursuant to the Noise Control Act of 1974, RCW 70.107. See Chapter
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173-60 WAC. Any noise, which injures, endangers the comfort, repose, health or safety of
persons, or in any way renders persons insecure in life, or in the use of property is a violation of
this Code.

115.115 Required Setback Yards. This section establishes what structures, improvements and
activities may be within required setback yards as established for each use in each zone.

115.115.3.g Rockeries and Retaining Walls. Rockeries and retaining walls are limited to a
maximum height of four feet in a required yard unless certain modification criteria in this section
are met. The combined height of fences and retaining walls within five feet of each other in a
required yard is limited to a maximum height of 6 feet, unless certain modification criteria in this
section are met.

115.115.5.c Driveway Setbacks. Vehicle parking areas for schools and day-care centers
greater than 12 students shall have a minimum 20-foot setback from all property lines.

115.135 Sight Distance at Intersection. Areas around all intersections, including the entrance
of driveways onto streets, must be kept clear of sight obstruction as described in this section.
152.22.2 Public Notice Signs. Within seven (7) calendar days after the end of the 21-day period
following the City’s final decision on the permit, the applicant shall remove all public notice signs.

Prior to issuance of a grading or building permit:

95.32 Tree Protection. Prior to development activity or initiating tree removal on the site,
vegetated areas and individual trees to be preserved shall be protected from potentially damaging
activities. Protection measures for trees to be retained shall include (1) placing no construction
material or equipment within the protected area of any tree to be retained; (2) providing a visible
temporary protective chain link fence at least 6 feet in height around the protected area of retained
trees or groups of trees until the Planning Official authorizes their removal; (3) installing visible
signs spaced no further apart than 15 feet along the protective fence stating “Tree Protection
Area, Entrance Prohibited” with the City code enforcement phone number; (4) displaying site
plans showing approved tree retention/protection in plain view with general contractor or other
responsible party’s phone number; (5) prohibiting excavation or compaction of earth or other
damaging activities within the barriers unless approved by the Planning Official and supervised
by a qualified professional; and (6) ensuring that approved landscaping in a protected zone shall
be done with light machinery or by hand.

95.23 Landmark Tree Mitigation Standards. Landmark Trees that are authorized for removal
by the Planning Official must be replaced on-site at a 3:1 ratio. Mitigation trees must be selected
from the Approved Landmark Tree List. Fee-in-lieu pursuant to KZC 95.23(5) may be pursued if
the Planning Official and applicant, after working in good faith, conclude there is inadequate space
to replant on-site. Landmark mitigation is in addition to the Tree Density Credits required per KZC
95.34.

95.34 Tree Replacement Standards. The minimum tree credit density is 50 tree density credits
(TDC) per acre. All required tree replacements must be clearly shown on the Tree Retention Plan,
including the size, species, and location of the proposed trees. All additional standards pursuant
to KZC 95.34 must be met.
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PUBLIC WORKS DEPT CONDITIONS
Permit #: ZON25-00491

Project Name: EMERSON HIGH SCHOOL — ZONING CASE
Project Address: 10903 NE 53RD ST
Date: August 5, 2025

Public Works Staff Contacts

Tuan Phan, Development Engineering Supervisor
Phone: 425-587-3843 / E-mail: tphan@kirklandwa.gov

Ryan Schauble, Senior Development Engineer
Phone: 425-587-3842 / E-mail: rschauble@kirklandwa.gov

Thang Nguyen, Transportation Engineer
Phone: 425-587-3869 / E-mail: tnguyen@kirklandwa.gov

General Conditions:

1. All public improvements associated with this project including street and utility
improvements, must meet the City of Kirkland Public Works Pre-Approved Plans and
Policies Manual. A Public Works Pre-Approved Plans and Policies manual can be
purchased from the Public Works Department, or it may be retrieved from the Public
Works Department's page at the City of Kirkland's web site. Street, utility and site
improvements shall be reviewed and permitted with the governing building permit(s).

2. Permit Fees, Connection Charges and Impact Fees. Click on the hyperlinks to view the
latest fee schedules. Contact Public Works staff if there are general questions about
fees. Fees for a specific permit will not be determined until plan review is complete. The
applicant is responsible for completing and submitting the Public Works Improvement
Evaluation Packet (available in either Excel or PDF) before fees and securities are
determined.

3. Performance, ROW Restoration and Maintenance Securities:
Exempted for Lake Washington School District projects.

4. All civil engineering plans which are submitted in conjunction with a building, grading, or
right-of-way permit must conform to the Public Works Policy G-7, Engineering Plan
Requirements. This policy is contained in the Public Works Pre-Approved Plans and
Policies Manual. All street improvements and underground utility improvements (storm,
sewer, and water) must be designed by a Washington State Licensed Engineer. All
drawings shall bear the licensed engineer’s stamp. All plans submitted in conjunction
with a building, grading or right-of-way permit must have elevations which are based on
the King County datum only (NAVD 88).
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5.

6.

Prior to issuance of the Building Permit, the applicant shall provide an analysis and plan
for garbage, recycling and composting storage and pickup. Refer to Policy G-9 in the
Public Works Pre-Approved Plans as a guide. The plan must be approved by Waste
Management and by Public Works. The applicant shall submit a letter report to
summarize the analysis and the plan, supported by such details as container sizing
calculations, storage area sizing calculations, and truck access and turnaround details.

The required tree plan shall include any significant tree in the public right-of-way along
the property frontage.

Sanitary Sewer Conditions:

1.

The existing sanitary sewer main in the right-of-way is adequate to serve the project.

Water System Conditions:

1.

2.

The existing water main in the right-of-way is adequate to serve the project. Each new
water service shall be tapped separately and directly from the public water main. City of
Kirkland will set water meters 2” and smaller. Water meters shall be sized per the
Uniform Plumbing Code when the Building Permit is submitted.

Refer to Fire Department conditions for fire flow and fire sprinkler system requirements.

Surface Water Conditions:

1.

2.
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Provide temporary and permanent storm water control in accordance with the 2021
King County Surface Water Design Manual (KCSWDM) and the City of Kirkland
Addendum (Policy D-10). Refer to Policies D-2 and D-3 in the Public Works Pre-
Approved Plans and Policies Manual for design guidance, or contact Kirkland Surface
Water staff at (425) 587-3800 for assistance. Based on the pre-submittal information
provided by the applicant, this project should expect a Full Drainage Level Review.

Vesting of Surface Water Regulations and Design Manual:

e Only a “Complete Building Permit Application” or “Complete Short Plat / Subdivision
Application” will vest a development project to the current surface water design
requirements (i.e., current Design Manual). Other Land Use Permits, Zoning
Permits, or Design Review Process does not vest a project with regard to surface
water requirements. For example: Master Plan, Variance, Use Permits, Design
Review Board - does not vest. Complete application means, at a minimum, a
complete project description, site plan, and if applicable, SEPA checklist; and shall
satisfy Kirkland Municipal Code 20.12.210.

e If a new Design Manual is adopted by the City of Kirkland after a project is vested to
the former Design Manual, then the vested project must start construction within 5
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years from the date of new Design Manual adoption to remain vested to

the former requirements. Start construction means the site work associated with,
and directly related to the approved project has begun. For example: grading the
project site to final grade or utility installation. Simply clearing the project site does
not constitute the start of construction. A performance bond is not equivalent to
construction start.

Calculating impervious surface area based on lot coverage: This is important for flow
control analysis (hydrologic modeling purposes). In accordance with KZC Chapter
115.90 — Calculating Lot Coverage. The regulation update allowed conventional (sand
set) pavers to be counted as a “Partially Exempt Material”, allowed to received 50
percent exemption for zoning lot coverage for the area they cover, and up to 10 percent
of the total lot size. Conventional pavers do not have to meet surface water mitigation
specifications (e.g. not designed as LID BMP pervious pavers per Public Works Pre-
Approved Plan CK-L-09). As a result, lots are allowed 10 percent more runoff generating
surface area, and thus have to provide flow control accordingly. Furthermore,
impervious surface areas shall also include frontage and street improvements — streets,
sidewalks, trails, etcetera and shall be taken from the layouts of the proposed plans.
Building footprint and driveways or building coverage shall be as follows: For
commercial or multi-family development, the impervious coverage shall either:
e Assume the maximum impervious coverage permitted by the KZC plus an additional
10% OR
e Estimate impervious coverage from layouts of the proposal. If estimated from the
layouts of the proposal, the impervious coverage shall include calculations of all
impervious surfaces, including eaves. This option may require a Reduced Impervious
Surface Limit to be recorded on the property.

A drainage report (Technical Information Report or TIR) must be submitted with the
building permit application(s). A downstream analysis is required.

This project is in a Level 2 Flow Control Area and is required to comply with core
drainage requirements in the KCSWDM. Historic (forested) conditions shall be used as
the pre-developed modeling condition for design of the stormwater detention system.

Existing infiltration pond and flow splitter: The existing infiltration pond currently
receives stormwater runoff from 0.46 acres of impervious area for Level 2 Flow Control.
In an agreement with the school district, the City of Kirkland paid for 0.25 acres of
impervious surface to be routed into the pond. The 0.25 acres is road runoff from NE
53rd St. The Project should preserve the flow splitter as the City has paid for that
volume in the pond. For the new facility, the Project must size it to have .25 acres of
impervious from the ROW, the original mitigated private runoff that the pond was
designed for, and additional new impervious area that is generated. If the Project is
proposing the facility for infiltration, a Geotech report to confirm the measured and
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design infiltration rate is required in accordance with the Manual. The school
district shall be responsible for maintaining the new facility.

Evaluate the feasibility and applicability of dispersion, infiltration, and other stormwater
Low Impact Development (LID) Best Management Practices (BMPs) per the KCSWDM. If
feasible, stormwater LID BMPs are required to the maximum extent feasible. If LID
BMPs are infeasible, pervious pavement cannot be used to reduce overall impervious
coverage. The Private Maintenance Agreement will be recorded on all projects that
construct a stormwater LID BMP or facility, per Policy D-7.

Soil information may be necessary for designing LID BMPs per the KCSWDM, and there
are other reasons a soil report is necessary for a project (e.g., steep slopes, sensitive
areas, etc.). Refer to Policy D-8 for details.

Special inspections may be required for LID BMPs on this project. Provide
documentation of inspections by a licensed geotechnical professional that the BMP will
function as designed.

If the project will create or replace more than 5,000 square feet of pollution generating
impervious surface (PGIS), provide water quality treatment in accordance with the
KCSWDM. The enhanced treatment level is required for multi-family residential,
commercial, industrial projects, and single family residential projects with eight or more
dwelling units per acre density.

Soil Amendment per Pre-Approved Plan E.12 is required for all landscaped areas.

All roof and driveway drainage must be tight-lined to the storm drain system or utilize
low impact development techniques on-site.

Provide collection and conveyance of right-of-way storm drainage. Provide a plan and
profile design for the storm sewer system. Size and material of construction shall be in
accordance with the City Kirkland Pre-Approved Plans and Notes. Refer to Policy D-5 for
details.

Maintenance access road(s) per Pre-Approved Plan CK-D.37 shall be provided to the
control structure and other drainage structures associated with the detention facility
(e.g., inlet, access openings, emergency overflow or bypass structures). Vehicular access
to the drainage structures associated with the detention facility shall not be obstructed
on a temporary or permanent basis without prior approval from the City. Location of
parking stalls shall not obstruct maintenance access. Where maintenance access is
required on a driveway that shares access to residential units, a min. 16’ wide drive line
is required to accommodate two-way traffic.

Construction Stormwater Pollution Prevention Plan (CSWPPP):



All proposed projects that will conduct construction activities onsite, or

offsite must provide stormwater pollution prevention and spill controls to prevent,
reduce, or eliminate the discharge of pollutants (including sediment) to onsite or
adjacent stormwater systems or watercourses.

Refer to Core Requirement No. 5 in the KCSWDM and Policy D-12.

Provide an erosion control report and plan with the Building or Land Surface
Modification Permit application. The plan shall be in accordance with the KCSWDM.
Construction drainage control shall be maintained by the developer and will be
subject to periodic inspections. During the period from May 1 and September 30, all
denuded soils must be covered within 7 days; between October 1 and April 30, all
denuded soils must be covered within 12 hours. Additional erosion control
measures may be required based on site and weather conditions. Exposed soils shall
be stabilized at the end of the workday prior to a weekend, holiday, or predicted
rain event.

16. If the total disturbed land area is one acre or greater, the following conditions apply:
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The applicant is responsible to apply for a Construction Stormwater General Permit
from Washington State Department of Ecology. Provide the City with a copy of the
Notice of Intent for the permit. Permit Information can be found at the following
website: http://www.ecy.wa.gov/programs/wq/stormwater/construction/

o Among other requirements, this permit requires the applicant to prepare a
Storm Water Pollution Prevention Plan (SWPPP) and identify a Certified
Erosion and Sediment Control Lead (CESCL) prior to the start of construction.
The CESCL shall attend the City of Kirkland PW Dept. pre-construction
meeting with a completed SWPPP.

Turbidity monitoring by the developer/contractor is required for any surface water
leaving the site.

A Stormwater Pollution Prevention and Spill (SWPPS) Plan must be kept on site
during all phases of construction and shall address construction-related pollution
generating activities. Follow the guidelines in the Ecology Pollution Prevention
Manual for plan preparation.



http://www.ecy.wa.gov/programs/wq/stormwater/construction/

Street and Pedestrian Improvement Conditions:

1.

The subject property abuts 108" Ave NE to the west (Minor Arterial Street) and NE 53
ST to the north (Collector Street). Zoning Code sections 110.10 and 110.25 require the
applicant to make half-street improvements in rights-of-way abutting the subject
property. Section 110.30-110.50 establishes that this street must be improved with the
following:

Improvements on 108" Ave NE:

A.

B.
C.

Curb alignment: Maintain existing curb alignment and existing travel lane width. Replace
any substandard segments of curb and gutter.

Install a 4.5-ft wide landscape strip behind the curb, with street trees 30 feet on-center.
Install an 11-ft wide combined bicycle and sidewalk facility behind the landscape strip:
5-ft bike lane, 1-ft tactile strip and 5-ft sidewalk. Consistent with the adopted
Transportation Strategic Plan (TSP).

Dedicate sufficient right-of-way (ROW) abutting the property to install the required
improvements. Provide at least 6 inches of ROW gap between the back of sidewalk and
the property line.

Improvements on NE 537 ST:

A.
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Curb alignment: Maintain existing curb alignment and existing travel lane width. Replace
any substandard segments of curb and gutter.

Install a 4.5-ft landscape strip behind the curb, with street trees 30 feet on-center.
Install a combined bicycle and sidewalk facility behind the landscape strip: 5-ft bike lane,
1-ft tactile strip and 5-ft sidewalk. The combo facility shall extend to and through the
existing, easternmost driveway access on NE 53" St. It may transition to a sharrow after
the easternmost driveway.

Dedicate sufficient right-of-way (ROW) abutting the property to install the required
improvements. Provide at least 6 inches of ROW gap between the back of sidewalk and
the property line.

INSERT TRAN CASE CONDITIONS FROM THANG HERE:

When three or more utility trench crossings occur within 150 lineal ft. of street length or
where utility trenches parallel the street centerline, the street shall be overlaid with
new asphalt or the existing asphalt shall be removed and replaced per the City of
Kirkland Street Asphalt Overlay Policy R-7.

e Existing streets with 4-inches or more of existing asphalt shall receive a 2-inch
(minimum thickness) asphalt overlay. Grinding of the existing asphalt to blend in
the overlay will be required along all match lines.

e Existing streets with 3-inches or less of existing asphalt shall have the existing
asphalt removed and replaced with an asphalt thickness equal or greater than



4.
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the existing asphalt provided however that no asphalt shall be less
than 2-inches thick and the subgrade shall be compacted to 95% density.

It shall be the responsibility of the applicant to relocate any above-ground or below-
ground utilities which conflict with the project, associated street, or utility
improvements.

Underground all new and existing on-site utility lines and overhead transmission lines.
Underground any new off-site transmission lines.

Zoning Code Section 110.60.7.b establishes the requirement that existing utility and
transmission (power, telephone, etc.) lines on-site and in rights-of-way adjacent to the
site must be underground. The Public Works Director may determine if undergrounding
transmission lines in the adjacent right-of-way is not feasible and defer the
undergrounding by signing an agreement to participate in an undergrounding project, if
one is ever proposed. In this case, the Public Works Director has determined that
undergrounding of existing overhead utility on NE 140th St and 132" Ave NE is not
feasible at this time and the undergrounding of off-site/frontage transmission lines
should be deferred with a Local Improvement District (LID) No Protest Agreement.

New LED street lights may be required on the right-of-way /streets abutting the school
campus. Contact a lighting design consultant to perform lighting analysis. If new
lighting or upgrades are necessary, design plans must be submitted for review prior to
issuance of an LSM or building permit.
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DUWAMISH TRIBE dxvdaw?abs

Aug 19, 2025

City of Kirkland
ZON25-00491
Dear Tony Leavitt,

Thank you for the opportunity to comment on the Emerson Campus Master Plan to the construction
of a new, 2-story, approximately 50,000 GSF public education building with demolition of the
existing building and with improvements to include new landscaped areas, new vehicle and
pedestrian circulation, parking, service and utility yard, and geothermal loops located at 10903 NE
53rd St in Kirkland. Based on the information provided and our understanding of the project and its
APE, the Duwamish Tribe would recommend an archaeological or cultural resources assessment,
especially if any groundbreaking activity occurs below fill, topsoil or other impervious surfaces into
native soil. This is an area that the Duwamish Tribe considers culturally significant and has a
Moderate probability to have unknown archaeological deposits. We note that there are 5 place
names within about a mile of the project location. The DAHP WISAARD predictive model indicates
that an archaeological survey is recommended with a moderate risk for encountering cultural
resources.

The Duwamish Tribe requests that if any archaeological work or monitoring is performed, we would
like notification. Cultural and archaeological resources are non-renewable and are best discovered
prior to ground disturbance. The Tribe would also like the opportunity to be present if or when an
archaeologist is on site.

In addition, the Tribe strongly recommends only native vegetation be used for any proposed
landscaping to enhance habitat for fish and wildlife, and native avian life and native pollinators. The
Tribe supports observing critical area tracts and stream buffers to preserve any remaining wetlands
and stream buffers. Loss of wetland habitat is known to affect the viability of fish, water quality and
increase the effects of seasonal urban flooding.

We also strongly recommend that native trees in the APE, particularly culturally modified trees
(CMPs) are preserved. Mature trees can be of profound cultural significance to the Duwamish Tribe
and provide innumerable benefits for people, climate, and wildlife. If a tree is suspected to be
culturally modified, the Duwamish Tribe would like to be notified and would like the opportunity to
come to the site to ensure its protection.

Finally we request that any permanent lighting associated with the project be dark sky compliant to
reduce light pollution. Darkened skies were favorable conditions to practice traditional life
pathways.

Thank you,

Duwamish Tribal Historic Preservation

Duwamish Tribe | 4705 W. Marginal Way SW, Seattle, WA 98106 | 206-431-1582

www.duwamishtribe.org



https://darksky.org/what-we-do/darksky-approved/
https://www.duwamishtribe.org/

Tony Leavitt

From: Molly Working <mollyworking@gmail.com>
Sent: Monday, September 8, 2025 1:41 PM

To: Tony Leavitt

Subject: Application for Building on Emerson Campus

CAUTION/EXTERNAL: This email originated from outside the City Of Kirkland. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

Proposed new BEST High School Building on Emerson Campus
Comments from:

Molly Working

5215 111th Ave NE
Kirkland, WA 98033
mollyworking@gmail.com

Permit # ZON25-00491
Dear Mr. Leavitt,

I live just east of the Emerson Campus property (we share property borders). While | understand the need
for development of a new BEST High School, | have several concerns with the traffic issues.

Proposed location of ingress and egress from 108th into the campus will be problematic. Houghton
already suffers major traffic issues in the morning and afternoons from Northstar and ICS schools. |
expect 108th, our major thoroughfare through Houghton, to be blocked daily. Northstar families already
avoid the 108th/53rd intersection by traveling instead on 111th Ave NE. We have watched cars from
Northstar speed through our neighborhood in mornings and afternoons (we have a current 25 mph speed
limit; it should be lower as we have few sidewalks, a narrow street with cars parked on it, young children
walking to catch the bus (often in the morning dark in wintertime) and a blind curve as 111th curves west
at NE 48th (long known in our ‘hood as “Deadman’s Curve”). All of these added together are a recipe for
disaster, and that is before the BEST redevelopment.

Parking as shown in the proposed development does not appear adequate for the added population
coming to BEST. Since students and families travel from all parts of the LWSD to attend BEST and its
affiliated programs and North Star, there should be more desighated parking on site. Even with
agreements with Northwest University, there are occasional cars parked offsite onto 111th and we see
this as a possibility for BEST, as well.

We have spoken with City of Kirkland representatives about the already problematic traffic issues in our
neighborhood, but have not had any visible mitigation to our concerns. In fact, the encroaching
overgrown shrubbery on the northeast side of the 48th/108th intersection has only grown into another
bad problem for both pedestrians and cars trying to cross at that intersection or turn onto 108th.

1



As you can understand, we have legitimate concerns in our neighborhood that must be discussed and
addressed prior to approving the new BEST High School and Emerson Campus redevelopment. Please
include my comments so that members of the Kirkland City Council will consider the neighborhood’s
input before creating a more challenging mess on 108th Ave NE and in our neighborhood along 111th Ave
NE.

Sincerely,
Molly Working

Sent from Gmail Mobile



. STAFF ADVISORY REPORT Support Services Center
__J Lake Washington ATTACHMENT 6 15212 NI: 951 Street » Redmond, WA 98052

iofri Office: (425) 936-1100 *Fax: (425) 883-8387
School District WA

October 13, 2025

RE: Emerson Campus Project, Public Comment Response

To our community members,

Thank you for the thoughtful comments submitted regarding the Emerson Campus
Master Plan. We greatly appreciate the time and care that members of the community
and the Duwamish Tribe have taken to share their perspectives on this exciting project.

We recognize the importance of cultural and environmental considerations, including
preservation of mature trees, the use of native vegetation, traditional life pathways, and
respect for areas of historical and ecological significance. These values will continue to
inform our design and planning phases.

Based on the recommendations, we are completing a cultural resource assessment of
the construction area. Landscaping and vegetation plans, as well as protection of
wetlands and stream buffers, will comply with applicable local, state, and federal
regulations. No wetlands or stream buffers occur within the project area. The ecological
functions of native vegetation, including habitat provision and water quality protection
are recognized and will be part of the selection of plantings on site. The project will
preserve most of the existing mature trees on the project site. All permanent lighting will
comply with applicable local regulations.

We also acknowledge the concerns raised regarding neighborhood traffic and parking
impacts. We are working closely with the City of Kirkland through their traffic review
process to ensure that potential impacts can be identified and addressed.

We are grateful for your engagement and commitment to shaping this project
thoughtfully for the benefit of the entire community.

Sincerely,

Brian Buck
Executive Director, Support Services
bbuck@Iwsd.org

cc: Laura DeGooyer, Director
Carly Parkins, Project Manager
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CULTURAL RESOURCES ASSESSMENT | Emerson K-12 School Modernization Project

Tetra Tech, Inc. (Tetra Tech) conducted a cultural resources desktop study for the new Emerson K-12
Modernization Project, located in Kirkland, Washington (Figure 1). Lake Washington School District is
planning to construct a new two-story high school, a new all-season sports field, a new driveway and parking,
and stormwater management using infiltration. This study was undertaken to identify any archaeological
sites at the project site and to evaluate the potential for the project to affect cultural resources. This initial
assessment did not identify any previously recorded archaeological sites within the project location. The
Puget Sound Adventist Academy, a building that is eligible for listing on the National Register of Historic
Places (NRHP), is located on an adjacent lot.

1. ADMINISTRATIVE DATA

AUTNOIS(S) i e e ee e e, Elizabeth Karpinski, BS, and Mark Karpinski, MA, RPA

Location: ...ccceeeeeeeieecceeeeeeeeeen, 10903 NE 53rd St, Kirkland, WA 98033. Parcel# 172505-9195
The legal description for the project is SW1/4 of the NE ¥ of Section 17 of
Township 25 North, Range 05 East, W.M.

USGS 7.5’ Topographic Map: ...Kirkland, WA
Total Area Involved:................... 10.8 acres.
Regulatory Nexus: ......cccccceveenne City of Kirkland
Recorded Cultural Resources

Present in Project Area: ............ No Recorded Cultural Resources Present in one-mile Study Area: Yes

1.1 Project Description

Lake Washington School District requested a desktop study of the Emerson K-12 School Modernization
Project. The Project plans consist of construction of a new two-story high school, a new all-season sports
field, a new driveway and parking, and stormwater management using infiltration (Figure 2). The Project site
is a 10.8-acre parcel located east of Lake Washington on a previously graded area that is flat to gently sloping
to the west-southwest. The Project site includes four buildings on the north half of the parcel, and a playfield
and retention pond within the southwestern portion of the parcel. For the purpose of this review, the Study
Area includes the Project site and a one-mile radius surrounding the property.

1.2 Regulations

Tetra Tech was contracted to assist Lake Washington School District in compliance with state regulations for
the identification and protection of cultural resources (RCW 27.44, RCW 27.53, RCW 68.60). The
Archaeological Sites and Resources Act (RCW 27.53) prohibits knowingly disturbing archaeological sites
without a permit from the Washington State Department of Archaeology and Historic Preservation (DAHP).
The Indian Graves and Records Act (RCW 27.44) prohibits knowingly disturbing Native American or historic
graves, and the Abandoned and Historic Cemeteries and Historic Graves Act (RCW 68.60) calls for the
protection and preservation of historic cemeteries and graves.

2. ENVIRONMENTAL CONTEXT AND CULTURAL SETTING

The context and records search presented here summarizes environmental, ethnographic, historical, and
archaeological information presented in local cultural resources reports; relevant information from
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Archaeology of King County, Washington: A Context Statement for Native American Archaeological
Resources (Kopperl et al. 2016); archaeological and historic data from DAHP and the Washington
Information System for Architectural and Archaeological Records Data (WISAARD) records search;
ethnographic resources; geological and soils surveys (e.g., USDA NRCS 2025; WA DNR 2025); and historical
maps and documents from Bureau of Land Management United States Surveyor General (USSG) Land Status
& Cadastral Survey Records database (1871), History Link, Historic Map Works, and Historic Aerials
(NETR 2025).

2.1 Environmental Context

The project is located 0.55-miles east of Washington Lake in an urban setting within the Puget Sound lowland
area, part of the larger Puget Trough physiographic region of Washington state. The project is within the
Tsuga heterophylla (Western Hemlock) vegetation zone (Franklin and Dyrness 1973). This region begins in
British Columbia and spans the Puget Trough extending southwest through the Olympic Peninsula and Coast
Ranges and east through the Cascades. Prior to logging and clearing, the primary plant species included
Douglas fir (Pseudotsuga menziesii), western hemlock, and western red cedar (Thuja plicata) (Franklin and
Dyrness 1973:72). Today, residential landscaping characterizes the vegetation near the project area,
however the region was once covered in a dense forest of Douglas fir, western hemlock, western red cedar,
big leaf maple, red alder, willow, and vine maple. An understory of salal, Oregon grape, ocean spray,
snowberry, wild rose, blackberry, salmonberry, wild huckleberry, ferns, and mosses covered the forest floor.
Various species of fauna were abundantly present before the region’s development, including black-tailed
deer, elk, cougar, wolf, bear, bobcat, skunk, beaver, racoon, and various waterfowl, heron, pheasants, quail,
and migratory game birds. The area’s network of rivers, lakes and streams provide an ideal environment for
a vast array of water resources including various species of salmon, trout, and shellfish (Franklin and Dyrness
1973).

The landscape of northwest Washington is a result of crustal deformation by the Cascadia subduction zone;
glacial scouring and deposition most recently during the Pleistocene, subsequent landslides, erosion and
deposition, and human activity during the Holocene (Troost and Booth 2008). Within the Late Pleistocene or
last glacial period (110,000 to 12,000 years BP), the Cordilleran ice sheet covered much of the American
northwest and scoured the landscape during advance and retreat episodes from localized climate
fluctuations. The most recent glaciation was the Vashon Stade of the Fraser glaciation during which the
Puget Lobe entered northwest Washington around 17,000 years BP (Thorson 1980). This final episode
scoured the landscape producing moraine features and topographic lows prior to its recession. The Puget
Lobe reached the vicinity of present-day Seattle by about 14,500 years BP, its maximum extent near Olympia
by 14,000 years BP (Booth et al. 2003). Climatic warming caused the ice sheets to retreat to the north and
began the transition into the Holocene. The Puget Lobe retreated past Seattle by 13,600 years BP (Booth et
al. 2003). Effects of receding glaciers during this temperate period caused meltwater, impounded behind
the ice forming a series of proglacial lakes, eventually merged into Lake Russell, which extended roughly
from the southern margin of present day. Whidbey Island to Olympia impounding low lying sections of the
Puget Sound and adjacent river valleys including the Sammamish River valley (Bretz 1913; Waitt and Thorson
1983). The glacial Lake Russell created a shoreline at 330 feet elevation in the Redmond area (Thorson
1981). Glacial Lake Russell merged with Lake Bretz, defined by a 130-foot elevation shoreline in the
Redmond vicinity (Thorson 1981), before draining via the Strait of Juan de Fuca. The retreat of the glacier
and draining of recessional meltwater deposited sediments and formed Lake Washington and Lake
Sammamish, saltwater lakes that were later replaced by freshwater after they were isolated from Puget
Sound.

While sedimentation was widespread and significant during the Pleistocene, deposition during the Holocene
is more restricted, occurring in river valleys and at the base of steep slopes (Booth et al. 2003). Additionally,
global sea level rise, and a large earthquake 1100 years ago are also factors that have affected the
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geography of Puget sounds to varying degrees during the Holocene (Booth et al. 2003; Thorson 1989).
Parent materials present today in the project location were created by glacial advance and retreat.

2.2 Precontact Context

This section describes the precontact context of the Project area. Elements of the precontact context include
cultural chronologies developed for the prehistoric occupation through archaeological research, oral
histories and Native American recollections, and historic events and land use patterns. Reviewing archival
archaeological, historical, and ethnographic documents provides insight toward evaluating the
archaeological potential of the project site. Archaeological evidence suggests the presence of nomadic
hunter-gatherers not long after glaciers retreated, meltwaters subsided, and landforms stabilized during the
late Pleistocene to early Holocene. Following deglaciation, subsequent changes to landforms, climate, and
vegetation influenced the available resources and, consequently, the spatial distribution of human activities.
Human land use was generally structured around the value of natural resources available locally, such as
proximity to fresh water, terrestrial and marine food resources.

King County developed an archaeological sequence based on a review of the cultural history, and selectionist
and evolutionary ecological interpretations of western Washington from which they identified a general
chronological framework (Kopperl et al. 2016). This framework was demarcated by changes in the geological,
paleobotanical, and archaeological records. Based on their research, they identify five Analytic Periods (AP)
and identified 11 site types. According to their research, based on available data, these site types are
represented variably throughout the Analytic Periods and demonstrate an increase in diversity and number
of site types over time with the appearance of residential activity, multi-task site types such as villages and
base camps in later periods in comparison to the earlier record comprised of more limited-task site types
such as specific resource procurement/processing sites and specific-resource field camps, in addition to a
representation of certain multi-task sites such as multiple-resource field camps. The following provides an
overview of the chronological sequence defined for King County (Kopperl et al. 2016:95):

®  Analytic Period 1 (14,000 cal BP to 12,000 cal BP) was a period of relative postglacial
environmental stability in Western Washington. During this period, hunter-gatherers began to
colonize Western Washington subsequent to the retreat of the Cordilleran Ice Sheet. This period
is demarcated by regional climate and vegetation patterns and estimated arrival of the first
hunter-gatherers into the Western Washington region.

m  Analytic Period 2 (12,000 cal BP to 8000 cal BP) is characterized by increasingly sophisticated
land use strategies adapted to local environments and the associated shifts of those strategies
in regard to regional climate and vegetation patterns.

®  Analytic Period 3 (8000 cal BP to 5000 cal BP) is defined by a shift from a warm, dry climate to
a cool, moist climate. During this period, archaeologists have argued that hunter-gatherer
subsistence and technology was reorganized in response to the environmental change within
this analytic time period.

m  Analytic Period 4 (5000 cal BP to 2500 cal BP) is defined by the appearance of shell middens in
the archaeological record of Puget Sound, and the development of old growth Douglas-fir and
western hemlock forests within the Puget Lowland. Archaeologists generally recognize shifts in
hunter-gatherer economic and technological organization during this period.

®  Analytic Period 5 (2500 cal BP to the commencement of settlement in the area by Euro-
Americans about 200 years ago) is defined by developments in hunter-gatherer economic and
social patterns and concluding with initial Euro-American contact. The local archaeological record
of Puget Sound demonstrates an increase in the number of shell midden sites after 2500 cal BP.
The period is also marked by adaptations to localized environmental changes caused by the
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1100 cal BP earthquake on the Seattle Fault in addition to probable changes in economic and
social organization as a result of Euro-American contact.

2.3 Ethnographic Context

Located in the traditional territory of the Sammamish, the project area was likely utilized by other local tribes
as well. Sammamish peoples are considered a “prominent subdivision” of the contemporary Duwamish tribe
(Ruby and Brown 1986:72). Pre-twentieth century, the Duwamish’s territory is reported to have extended

across the Duwamish River basin, including Lake Sammamish, the Sammamish River, and the eastern shore
of Lake Washington (Ruby and Brown 1986; Spier 1936). Ethnohistoric economies were structured around
seasonally available resources, translating to seasonal occupations and logistic mobility. Permanent villages
were established along rivers and Lake Washington during the winter. Occupied primarily during the winter
months, these villages were typically established on well-drained high grounds and contained several cedar
plank houses with shed, gable, and gamble roofs. Each house was built long enough to house several
extended families. The longest house was estimated to be about 1,250 feet in length and was located on
the east end of Sammamish Island (Samish Indian Nation 2025). Temporary camps were to obtain seasonal
food sources during the warmer summer months in distant locations. Seasonal villages contained temporary
houses made of cedar poles and woven mats designed to be portable and easily constructed and broken
down. Indigenous people have shared many broadly defined traditions with their Puget Sound neighbors,
such as subsistence on salmon and other fish, fauna, and a wide variety of abundant edible plants.
Additionally, resources were shared through household and village communities linked by family and
exchange relations (Suttles and Lane 1990).

The arrival of Euro-American settlers brought about drastic changes to the native population of the region.
Once numbered at over 2,000 people, the Samish population fell drastically to about 80-200 members by
the time the Treaty of Point Elliot was signed (Bagley 1929; Samish Indian Nation 2025). Negotiated by
Washington’s first governor Isaac Stevens, the treaty was enacted in 1855 and assigned members of the
Duwamish and Samish groups to two different reservations in Point Madison and Tulalip, although many
Natives decided to remain within their traditional territories (Ruby and Brown 1986). The tension between
Natives and settlers over land use soon erupted in the Indian Wars of 1855-1856, which was followed by a
set of treaties that led to the creation of the Muckleshoot Reservation.

2.4 Historical Context

Accounts of Russian, Spanish, and British expeditions to the Pacific Northwest beginning in the mid-1500s
exist in the historic record. The first undisputed arrival of European explorers was a 1792 expedition led by
Captain George Vancouver (Kirk and Alexander 1990; Marino 1990). Vancouver did note signs of earlier
disease epidemics among the Natives he encountered which could serve as evidence for previous contact
by foreign explorers.

Prior to the Donation Land Claim Act of 1850 and the Homestead Act of 1862 brought settlers to the area,
the only non-natives seen within the vicinity of Kirkland were primarily explorers, trappers, and fur traders
working for the Hudson’s Bay Company during the 1830s. Land disputes were common in the early 1800s
due to the dual ownership of the Oregon Territory by Britain and the United States. This eventually led to a
treaty in 1846 that created the border between Washington Territory and British Columbia. Isaac Stevens
helped form the Territory in 1853 acting as its first Governor. He was also influential in forming a series of
treaties that compelled the Native population in the area to move to reservations and open the land for
settlement (Kirk and Alexander 1990; Marino 1990).

The first settlers arrived in the area by the 1870s, including Mrs. Nancy Popham McGregor and her two sons,
Tom and James Popham. They did not remain long and their land was acquired and logged by William
Cochrane. The area between Kirkland and Redmond was quickly occupied after the initial settlement. The
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first road between Kirkland and Redmond was cut through the heavily forested area around 1880 (Bagley
1929). The town of Kirkland was named after Peter Kirk, who decided to begin his new steel enterprise on
the eastern shores of Lake Washington in hopes of making the town “the Pittsburgh of the West”.
Construction of the Moss Bay Iron and Steel Works began in 1891; however, a weakened economy had
investors refusing to honor their promissory notes to the mill and the endeavor failed before construction
was complete (City of Kirkland 2025; Kirk and Alexander 1990). Despite the closure of the steel mill, the
town of Kirkland incorporated in 1905 with a population of 400 (City of Kirkland 2025).

The first railroad in the area was the Seattle Lake Shore and Eastern Railway (SLS&E), incorporated in 1889
to serve as a major transportation route between the greater Seattle area and Canada (Macintosh 1999). It
was typically built along existing wagon trails (Emerson 1998). In 1890, the first passenger trains arrived,
when the line became the Seattle & National, which was later incorporated into the Northern Pacific, Seattle
Division in 1898 (Armbuster 1999).

The town of Kirkland constructed the first wool mill in the State of Washington in 1892 which produced
woolen products for Alaska gold rush prospectors and the U.S. military during World War | (Bagley 1929; Kirk
and Alexander 1990). Ship building began in the 1880s in the Kirkland area, along the shores of Lake
Washington. Ferries and other boats for Lake Washington were either built or repaired in Kirkland and the
opening of the Lake Washington Ship Canal in 1917 opened up the industry to ocean-going vessels including
steamers for the Mosquito Fleet, small Puget Sound passenger and freight boats. During World War II,
shipyards in the area were commissioned to build 29 steel tenders for the U.S. Navy and repaired hundreds
more and employed upwards of 6,000 people during the war years (Bryant 2000; City of Kirkland 2025; Kirk
and Alexander 1990; Kirkland Heritage Society 2025).

From the 1960s to 1980s, Kirkland expanded by annexing the adjoining town of Houghton and several
neighborhoods. Today, the city of Kirkland is a thriving suburb of Seattle with a community of over 92,000
people (City of Kirkland 2025).

3. RECORDS SEARCH AND REVIEW

Tetra Tech conducted a cultural resource record search and literature review of the Project site and a
surrounding 1-mile buffer (Study Area) through files maintained by the Washington DAHP in WISAARD. The
background research was conducted on October 8, 2025. Data were derived from WISAARD, as well as
historic maps and aerial photographs. Efforts focused on collecting information regarding previously
recorded cultural resources within the Study Area and areas where potential unrecorded resources may exist.
This research provided a summary of the type and frequency of cultural resources that are present in the
project vicinity.

3.1 Historical Records and Maps Review

A review of historic maps and aerial imagery provided an understanding of the development of the Project
site. The Bureau of Land Management’s General Land Office (GLO) conducted early cadastral surveys to
define boundaries and subdivisions of lands of the United States in order that land patents could be issued.
This was the first step in transferring land from the Federal government to private individuals. The 1871 GLO
maps indicate the project location 0.5-miles east of Lake Washington. No trails, homesteads, indigenous
villages, or other cultural features were observed in or near the Project site. Land Patent Records held by the
BLM indicate a patent for the project site was issued to John Jehli in 1889. Adjacent lands were patented to
Nancy McGregor and James Popham in 1874 and Joseph Jehli in 1890.
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Review of the historic 1897 USGS map indicates the Project site was mostly undeveloped except for a road
trending west to east just north of the Project site. The 1950 USGS maps indicates several buildings within
and adjacent to the project location.

Review of the historic aerials the 1936 aerial depicts buildings within the northern half of the Project site.
The 1964 aerial depicts school buildings and a parking lot in the northern half of the Project site.

3.2 WISAARD Database Search

The WISAARD database includes records of previous archaeological investigations conducted since 1995,
as well as records or archaeological, historical, and cultural resources that have been previously recorded
within the state. The review of the Study Area identified 22 previously conducted surveys. All surveys are
located within 1-mile of the project; however, no previous surveys have been completed for the Project site.
These surveys were conducted between 2000 and 2024 and consist of 14 block and eight linear surveys.

Approximately 20 percent of the study area has been previously surveyed for cultural resources. Investigation
methods have included background research, pedestrian and sub-surface survey, test excavation, data
recovery excavations, and construction monitoring during ground disturbing activities.

A total of one archaeological site, one railroad, and two isolated finds (IFs) are located within the Study Area.
No archaeological resources have been recorded within the Project site. The archaeological resources
consist of two historic sites. All isolated finds consist of historic artifacts. Table 1 below provides a general
description of each resource and current NRHP eligibility. The WISAARD search did not identify any Traditional
Cultural Properties (TCPs) within the study area.

Table 1: Previously Recorded Archaeological Resources within the Study Area

Trinomial or Time NRHP In Project Area
Other Assigned # Period Description Eligibility or 1-mile Buffer
Historic Sites (Aboveground/Built Environment)
45KI00945 Historic Lake Washington Boulevard Not determined 1-mile buffer
88798 Historic \';'V(;';‘Efnrgtgscézm:iy'way - Eligible 1-mile buffer
Isolated Finds
45KI00969 Historic Listerine Bottle ca. 1930-1940s Not determined | 1-mile buffer
45KI01707 Historic 1983 Pepsi bottle Not eligible 1-mile buffer

The project site is located in an urban setting with many historic buildings present in the Study Area. On the
north side of 53rd Street is the Puget Sound Adventist Academy (property ID: 336978). The school was
constructed in 1940. The building has not been listed on the NRHP but was determined to be eligible in
2022.

3.3 Archaeological Predictive Model

The DAHP predictive model uses cultural and environmental data to predict the probability of archaeological
resources within a landscape. According to the model, the Project site is considered as “Moderate Risk”
(Figure 3).

3.4 Geotechnical Review

A geotechnical assessment was completed for the project site by Associated Earth Sciences, Inc (Associated
Earth Sciences Inc. 2025). This report was reviewed to assess the potential for buried soils and
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archaeological deposits at the project site. Each of the geotechnical borings was reviewed to identify whether
any organics were present in the sediments that might indicate a buried soil horizon. These horizons can
indicate a previous period of geological stability that may have been overlain with alluvial deposits from past
floods or glacial events. Occasionally these buried soil horizons contain archaeological deposits that are
associated with the precontact use of the area.

The subsurface investigations completed for the geotechnical investigation included advancing a 6-inch
(8.25-inch for EB-1W) diameter hollow-stem soil borings (Table 2; Figure 4). These investigations indicate
that soils underlying the site generally consist of fill overlain by Vashon recessional lacustrine and Vashon
advance outwash deposits (Associated Earth Sciences Inc. 2025). Fill was encountered in all borings
extending approximately 3 to 9 feet below ground surface (bgs). Underlying the fill, the sediments consist of
Vashon recessional lacustrine sediments deposited in or adjacent to a glacial lake setting during recession
of the Vashon Stade of the Fraser Glaciation approximately 12,500 years ago. Vashon recessional lacustrine
deposits were noted in four borings at approximately 3 and 9 ft bgs across the Project site. Vashon advance
outwash deposits were encountered between 12 and 15.5 feet bgs.

Table 2. Summary of the Geotechnical Soil Borings at the Redmond Elementary School Site.

Vashon Recessional Vashon Advance

Fill Lacustrine Sediments = Outwash Deposits
Termination Termination Termination Organics
Boring Surface Depth (Ft) Depth (Ft) Depth (ft) Present?
Associated Earth Sciences Inc. (2025) Exploration Logs
EB-1W Topsoil 4 12 56.5 Relic topsoil from 4 to 5.5 ft
EB-2 Topsoil 3.5 N/A 26.5 Abundant organics in fill
EB-3 Topsoil 5.5 12 26.5 Abundant rootlets in fill
EB-4 Asphalt 9 15.5 26.5 No
EB-5 Asphalt 4 13 26.5 No
EB-6 Asphalt 7 N/A 26.5 Rare rootlets in fill
Rittenhouse-Zeman & Associates (1981) Exploration Logs
B-1 Topsoil 7 11 24 No
B-2 Topsoil 3.5 N/A 24 Relic topsoil from 3.5 to 4.5 ft
B-3 Topsoil 2 12 24 No
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Figure 4. Boring locations (copied from Associated Earth Sciences Inc. 2025).

The borings terminated between 24 and 56.5 feet bgs. Sediments encountered below the fill include
granular loose to medium dense Vashon recessional lacustrine deposits overlying dense to very dense
Vashon advance outwash deposits (Associated Earth Sciences Inc. 2025).

Based on the investigations, the Project site has very few areas of intact soils in the upper stratigraphy. The
geotechnical borings indicate that the site was heavily disturbed by previous grading to create a flat to gently
sloping project area except for an approximately 20-foot-high slope along the eastern boundary of the Project
site.

Review of the Holocene sediments does not indicate that intact buried soils are present. Archaeological
deposits associated with the more recent past are not likely to be present as previous construction activities
at the Project site have removed the upper soils grading the landscape down to the lacustrine and outwash
deposits and leveling the landscape with fill. The deepest areas of fill underly the current parking lot footprint
and lesser deposits of fill are present in the current stormwater pond.

Based on this review of the geological borings, an archaeological investigation of the Project site does not
appear warranted. The geotechnical investigation indicates that the depth of fill across the site exceeds three
feet and that there are no intact buried soil horizons. Using archaeological shovel probing methods to
evaluate the subsurface deposits would be limited. Shovel probes would generally not extend below the fill
due to the limits of using a handheld shovel. Although mechanical trenching methods could be used to
examine the sediments below the fill, the geotechnical explorations do not indicate that this is warranted.
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4. SUMMARY AND RECOMMENDATIONS

This study reviewed predictive models, archaeological contexts, historical contexts, and the geotechnical
investigation of the site, to assess the implications of ground disturbing activity on archaeological resources.
No archaeological resources were identified in the project area and no prehistoric archaeological resources
were observed within one-mile.

The DAHP predictive model indicates areas of moderate risk for archaeology within the Project site, however
the recent geotechnical investigation suggests that the landscape of the property has been heavily altered.
Across the Project site, a deposit of fill overlies the lacustrine and outwash deposits below. The presence of
rootlets within the upper deposits suggests that the upper native surface has been removed, likely during
the original clearing and preparation of the site. The potential presence of precontact archaeological deposits
is low.

Impacts to the historic Puget Sound Adventist Academy are not anticipated. The changes to the historic
setting of the school will not impact its significance or eligibility for NRHP listing.

During construction, implementation and use of an Inadvertent Discovery Plan should be utilized. If
archaeological resources are discovered during construction, all construction activity in the immediate area
should stop so that a qualified archaeologist can accurately assess the context, significance, and integrity of
the find. If human remains are discovered (e.g., human skeletal remains), the contractor or City should
contact the King County Coroner, Kirkland Police, and the affected Native American tribe(s) if the remains
are determined to be Native American. If the coroner determines that the burial is not a forensic case, the
DAHP, working under terms of the state law (RCW 27.44; 68.50; 68.60) will manage identification and
disposition of the remains. The State physical anthropologist (Guy Tasa, 360.586.3534), will make a
determination of whether the remains are Indian or non-Indian and report that finding to the affected parties.
All Native American graves on private or public lands are protected under Washington State law (RCW 27.44).
Disturbance of a known Native American grave is considered a Class C felony.
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PROJECT NAME: Lake Washington School District:
Emerson Project

SEPA FILE NUMBER: 202600070

PROJECT DESCRIPTION: This threshold of
determination analyzes the environmental impacts
associated with the following action:

Construction of a new 2-story public
education building. The project will
demolish the existing Emerson building and
portable classroom building. The existing
gym and Northstar Middle School will
remain in place. Site improvements include
new landscaped areas, new
vehicle/pedestrian circulation, parking,
service/utility yard, and geothermal loop.

PROJECT LOCATION: LWSD Site 80 Emerson
Campus

SITE ADDRESS: 10903 NE 53rd Street, Kirkland,
WA 98033

PROPONENT: Lake Washington School District
LEAD AGENCY: Lake Washington School District
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the proposal does not have a probable significant
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environmental checklist and other information on file
with the lead agency. This information is available to
the public upon request.
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NAME: Brian Buck

EMAIL: construction@lwsd.orq

IMPORTANT DATES
COMMENT PERIOD

Depending on the proposal, a comment period may
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the date of issuance. Comments must be submitted
by 4:00 p.m., January 26, 2026. The Responsible
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adverse impacts are likely, withdraw the DNS. If the
DNS is retained, it will be final after the expiration of
the comments deadline.

Comments must be submitted by:

4:00 p.m., January 26, 2026

COMMENT PERIOD

You may comment on this determination in writing by
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to: Brian Buck, Executive Director, Support Services,
Lake Washington School District, 15212 NE 95"
Street, Redmond, WA 98052, or by email to:
construction @Iwsd.org
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RESPONSIBLE OFFICIAL: Brian Buck
Executive Director,
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SEPA1! Environmental Checklist

Purpose of checklist

Governmental agencies use this checklist to help determine whether the environmental impacts of your
proposal are significant. This information is also helpful to determine if available avoidance, minimization, or
compensatory mitigation measures will address the probable significant impacts or if an environmental impact
statement will be prepared to further analyze the proposal.

Instructions for applicants

This environmental checklist asks you to describe some basic information about your proposal. Please answer
each question accurately and carefully, to the best of your knowledge. You may need to consult with an
agency specialist or private consultant for some questions. You may use “not applicable” or “does not apply”
only when you can explain why it does not apply and not when the answer is unknown. You may also attach
or incorporate by reference additional studies reports. Complete and accurate answers to these questions
often avoid delays with the SEPA process as well as later in the decision-making process.

The checklist questions apply to all parts of your proposal, even if you plan to do them over a period of time
or on different parcels of land. Attach any additional information that will help describe your proposal or its

environmental effects. The agency to which you submit this checklist may ask you to explain your answers or
provide additional information reasonably related to determining if there may be significant adverse impact.

Instructions for lead agencies

Please adjust the format of this template as needed. Additional information may be necessary to evaluate the
existing environment, all interrelated aspects of the proposal and an analysis of adverse impacts. The checklist
is considered the first but not necessarily the only source of information needed to make an adequate
threshold determination. Once a threshold determination is made, the lead agency is responsible for the
completeness and accuracy of the checklist and other supporting documents.

Use of checklist for nonproject proposals

For nonproject proposals (such as ordinances, regulations, plans and programs), complete the applicable parts
of sections A and B, plus the Supplemental Sheet for Nonproject Actions (Part D). Please completely answer all
guestions that apply and note that the words "project," "applicant," and "property or site" should be read as
"proposal," "proponent," and "affected geographic area," respectively. The lead agency may exclude (for non-
projects) questions in “Part B: Environmental Elements” that do not contribute meaningfully to the analysis of
the proposal.

! https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/Checklist-guidance
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A.Background
Find help answering background questions?
1. Name of proposed project, if applicable:

Emerson Campus Project
2. Name of applicant:
Lake Washington School District No. 414
3. Address and phone number of applicant and contact person:

15212 NE 95th Street
Redmond, WA 98052

Brian Buck, Executive Director of Support Services
(425)936-1102

4. Date checklist prepared:
07/01/2025
5. Agency requesting checklist:
Lake Washington School District No. 414
6. Proposed timing of schedule (including phasing, if applicable):
This project is scheduled to be constructed from April 2026 through September 2027

7. Do you have any plans for future additions, expansion, or further activity related to or
connected with this proposal? If yes, explain.

No

8. List any environmental information you know about that has been prepared, or will be
prepared, directly related to this proposal.

Survey — March 20, 2025

Critical Areas Report —June 6, 2025

Environmental Noise Report — March 19, 2025

Arborist Report — June 25, 2025

Traffic Study —July 1, 2025

Preliminary Geotechnical Engineering Report — March 8, 2025

9. Do you know whether applications are pending for governmental approvals of other
proposals directly affecting the property covered by your proposal? If yes, explain.

None known

2 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-A-Background

SEPA Environmental checklist September 2023 Page 2
(WAC 197-11-960)
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10.

11.

12.

List any government approvals or permits that will be needed for your proposal, if known.

City of Kirkland: Land Use (Process IIB), Land Surface Modification, Building, Electrical,
Demolition Permits

King County: Department of Health Permit

Washington State Department of Ecology: National Pollutant Discharge Elimination System
(NPDES) Permit

Give brief, complete description of your proposal, including the proposed uses and the
size of the project and site. There are several questions later in this checklist that ask you
to describe certain aspects of your proposal. You do not need to repeat those answers on
this page. (Lead agencies may modify this form to include additional specific information
on project description.)

The proposed project includes the construction of a new 2-story, approximately 50,000 GSF
public education building. The project will demolish the existing Emerson Building and
Portable Classroom Building. The existing gym and Northstar Middle School will remain in
place. Site improvements include new landscaped areas, new vehicle/pedestrian circulation,
parking, service/utility yard, and geothermal loop. The existing school will remain occupied
throughout construction.

Location of the proposal. Give sufficient information for a person to understand the
precise location of your proposed project, including a street address, if any, and section,
township, and range, if known. If a proposal would occur over a range of area, provide the
range or boundaries of the site(s). Provide a legal description, site plan, vicinity map, and
topographic map, if reasonably available. While you should submit any plans required by
the agency, you are not required to duplicate maps or detailed plans submitted with any
permit applications related to this checklist.

The project site is on the existing Emerson Campus, located at 10903 NE 53rd Street,
Kirkland, WA 98033 (parcel number 172505-9195)

B.Environmental Elements

Earth

Find help answering earth questions3

a. General description of the site:

Flat to gently sloping except for an approximately 20-foot high slope along the eastern
property boundary.

Circle or highlight one: Flat, rolling, hilly, steep slopes, mountainous, other:

3 https://ecology.wa.gov/regulations-permits/sepa/environmental-review/sepa-guidance/sepa-checklist-
guidance/sepa-checklist-section-b-environmental-elements/environmental-elements-earth

SEPA Environmental checklist September 2023 Page 3
(WAC 197-11-960)


https://ecology.wa.gov/regulations-permits/sepa/environmental-review/sepa-guidance/sepa-checklist-guidance/sepa-checklist-section-b-environmental-elements/environmental-elements-earth

b. What is the steepest slope on the site (approximate percent slope)?

The steepest developed slope is approximately 33%. The steepest undeveloped slope on
site is approximately 38% along the east side of the property.

¢. What general types of soils are found on the site (for example, clay, sand, gravel, peat,
muck)? If you know the classification of agricultural soils, specify them, and note any
agricultural land of long-term commercial significance and whether the proposal
results in removing any of these soils.

See geotechnical engineering report prepared for this project. According to the report,
sediments encountered during subsurface explorations generally consisted of fill
underlain by Vashon recessional lacustrine and Vashon advanced outwash glacial
deposits.

d. Are there surface indications or history of unstable soils in the immediate vicinity? If
so, describe.

See geotechnical engineering report. According to City of Kirkland GIS mapping, portions
of the site are mapped as “moderate susceptibility” and “high susceptibility” landslide
hazards. However, based on geotechnical observations noted in the geotechnical report,
the site survey indicates that the height of these localized features ranges from 4 to 10
feet and the overall slope gradients are less than 25 percent therefore based on the KZC
definition for landslide hazard areas the slope classifies as a moderate landslide hazard.
Additionally, the geotechnical engineer conducted a visual survey of the slopes and did
not observe any signs of instability, recent movements, or groundwater seepage.

e. Describe the purpose, type, total area, and approximate quantities and total affected
area of any filling, excavation, and grading proposed. Indicate source of fill.

The site will be excavated for a detention vault and filled for a parking lot. Excavation
will include approximately 1,500 CY of cut with approximately 3,500 CY of fill.

f. Could erosion occur because of clearing, construction, or use? If so, generally describe.
Erosion could occur during fill and excavation, but it will be controlled and managed

through implementation of a Stormwater Pollution Prevention Plan and appropriate
BMPs.

g. About what percent of the site will be covered with impervious surfaces after project
construction (for example, asphalt or buildings)?
After project construction approximately 50% of the site will be covered with
impervious surfaces such as asphalt paving, concrete paving, and buildings.

h. Proposed measures to reduce or control erosion, or other impacts to the earth, if any.
TESC BMPs will be implemented during site construction. These measures may include

such elements as silt fences, sedimentation tanks, silt dykes, catch basin inserts and
straw wattles.
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2. Air

Find help answering air questions?*

a. What types of emissions to the air would result from the proposal during construction,
operation, and maintenance when the project is completed? If any, generally describe
and give approximate quantities if known.

Construction activities have the potential to create temporary dust emissions during
earthmoving activities and exhaust emissions due to the combustion of gasoline and diesel
fuels. Dust and exhaust emissions are expected to be minimal, localized and temporary.
After construction emissions will be generated by vehicles accessing the site and will be
similar to existing conditions.

b. Are there any off-site sources of emissions or odor that may affect your proposal? If
so, generally describe.

Other than vehicle emissions from adjacent traffic, there is no source of off-site emissions
that will affect the proposal.

c. Proposed measures to reduce or control emissions or other impacts to air, if any:

Potential construction related BMPs include using water sprays or other non-toxic dust
control methods on unpaved roadways, minimizing vehicle speeds on unpaved surfaces and
preventing the tracking of mud onto public streets. Work may also be minimized during
high winds. Vehicular emissions are regulated by two agencies: the US Environmental
Protection Agency (EPA) and the Washington State Department of Ecology (Ecology).
Proposed construction of the project will be in accordance with the agency regulations.
Vehicles will be turned off when not in use.

3. Water

Find help answering water questions®

a. Surface:
Find help answering surface water questions®

1. Is there any surface water body on or in the immediate vicinity of the site
(including year-round and seasonal streams, saltwater, lakes, ponds, wetlands)? If
yes, describe type and provide names. If appropriate, state what stream or river it
flows into.

No, there are no surface water bodies on or in the immediate vicinity of the site,
excluding existing stormwater detention.

4 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-Air

5 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-3-Water

¢ https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-3-Water/Environmental-
elements-Surface-water
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2. Will the project require any work over, in, or adjacent to (within 200 feet) the
described waters? If yes, please describe and attach available plans.

No work will occur within 200 feet of any water bodies.

3. Estimate the amount of fill and dredge material that would be placed in or
removed from surface water or wetlands and indicate the area of the site that
would be affected. Indicate the source of fill material.

No fill or dredge material will be placed in or removed from any surface water or
wetlands.

4. Will the proposal require surface water withdrawals or diversions? Give a general
description, purpose, and approximate quantities if known.

The proposal will not require surface water withdrawals or diversions.

5. Does the proposal lie within a 100-year floodplain? If so, note location on the site
plan.

The proposal does not lie within a 100-year flood plain.

6. Does the proposal involve any discharges of waste materials to surface waters? If
so, describe the type of waste and anticipated volume of discharge.

No waste materials will be discharged to surface waters.

b. Ground:
Find help answering ground water questions’

1. Will groundwater be withdrawn from a well for drinking water or other purposes?
If so, give a general description of the well, proposed uses and approximate
quantities withdrawn from the well. Will water be discharged to groundwater?
Give a general description, purpose, and approximate quantities if known.

The proposal will not withdraw groundwater from a well.

2. Describe waste material that will be discharged into the ground from septic tanks
or other sources, if any (domestic sewage; industrial, containing the following
chemicals...; agricultural; etc.). Describe the general size of the system, the number
of such systems, the number of houses to be served (if applicable), or the number
of animals or humans the system(s) are expected to serve.

No waste materials will be discharged into the ground from any source as part of
this proposal.

c. Water Runoff (including stormwater):

7 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-3-Water/Environmental-
elements-Groundwater
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1. Describe the source of runoff (including storm water) and method of collection
and disposal, if any (include quantities, if known). Where will this water flow? Will
this water flow into other waters? If so, describe.

Stormwater will be the primary source of runoff on this site. Runoff will be collected
through roof gutters and catch basins then conveyed to an on-site stormwater
detention vault which discharges to a storm line on the west side of the property.
The site is part of the Yarrow Creek Drainage Basin.

2. Could waste materials enter ground or surface waters? If so, generally describe.

The project will meet the enhanced basic water quality standards outlined in the City
of Kirkland Stormwater Drainage Manual.

3. Does the proposal alter or otherwise affect drainage patterns in the vicinity of the
site? If so, describe.

No

d. Proposed measures to reduce or control surface, ground, and runoff water, and
drainage pattern impacts, if any:

The project will include the construction of an infiltrating stormwater detention vault
designed to meet stormwater flow control standards as outlined in the City of Kirkland
Stormwater Drainage Manual.

4. Plants

Find help answering plants questions

a. Check the types of vegetation found on the site:
deciduous tree: alder, maple, aspen, other
evergreen tree: fir, cedar, pine, other
shrubs
grass
[] pasture
[ crop or grain
[ orchards, vineyards, or other permanent crops.
[] wet soil plants: cattail, buttercup, bullrush, skunk cabbage, other
L1 water plants: water lily, eelgrass, milfoil, other
[] other types of vegetation
b. What kind and amount of vegetation will be removed or altered?

Street trees near end-of-life are being removed and replaced 1:1 as part of right-of-way
improvements. Within the site, eight landmark trees will be removed, to be replaced by
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24 new landmark trees. Turf grass and planting beds with non-native vegetation will be
removed and replaced with meadow mix and native vegetation.

c. List threatened and endangered species known to be on or near the site.
No known species on or near the site

d. Proposed landscaping, use of native plants, or other measures to preserve or enhance
vegetation on the site, if any.

250 existing trees will be preserved, with new tree plantings along pathways including
higher percentage of conifers. Landscaping will also include use of drought-tolerant and
majority native plants, and use of drought-tolerant meadow seed mix instead of turf in
some site areas.

e. List all noxious weeds and invasive species known to be on or near the site.

Blackberry (Rubus bifrons)
Ivy (Hedera helix)

5. Animals
Find help answering animal questions?®

a. List any birds and other animals that have been observed on or near the site or are
known to be on or near the site.

Examples include:

e Birds: hawk, heron, eagle, songbirds, other:
e Mammals: deer, bear, elk, beaver, other:
e Fish: bass, salmon, trout, herring, shellfish, other:
Songbirds, insects and small mammals have been observed on site.
b. List any threatened and endangered species known to be on or near the site.
None observed
c. Is the site part of a migration route? If so, explain.

There is no terrestrial connection to nearby habitat or open space. The site is near
existing salmon habitat but is not directly connected.

d. Proposed measures to preserve or enhance wildlife, if any.

Existing tree canopy will be protected and retained to the greatest extent possible.
Proposed landscaping would provide cover for smaller animals, and food and habitat for
pollinators.

8 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-5-Animals
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e. List any invasive animal species known to be on or near the site.

None known

6. Energy and natural resources
Find help answering energy and natural resource questions?

a. What kinds of energy (electric, natural gas, oil, wood stove, solar) will be used to meet
the completed project's energy needs? Describe whether it will be used for heating,
manufacturing, etc.

Geothermal energy will be used for heating and cooling. Electric and solar energy will be
used to meet other energy needs. A natural gas generator will provide backup power for
IT loads and refrigeration.

b. Would your project affect the potential use of solar energy by adjacent properties? If
so, generally describe.

The project would not affect potential use of solar energy by adjacent properties.

c¢. What kinds of energy conservation features are included in the plans of this proposal?
List other proposed measures to reduce or control energy impacts, if any.

e LED lighting throughout interior & exterior
e Natural daylighting with lighting controls system

® Occupancy sensors & time clock controls to automatically turn off lights during
unoccupied periods

e Solar panels with infrastructure in place to support additional future roof-top panels
e Electrical vehicle charging stations

e Ground-sourced (geothermal) heat pump HVAC system

e Occupancy sensors and CO2 sensors modulate ventilation.

e Heat recovery on DOAS ventilation air systems.

e Heat pump domestic hot water system.

e Low flow plumbing fixtures

e Thermal building envelope meeting code

7. Environmental health
Health Find help with answering environmental health questions®

% https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-6-Energy-natural-resou
10 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-7-Environmental-health
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a. Are there any environmental health hazards, including exposure to toxic chemicals,
risk of fire and explosion, spill, or hazardous waste, that could occur because of this
proposal? If so, describe.

None known

1. Describe any known or possible contamination at the site from present or past
uses.

None known

2. Describe existing hazardous chemicals/conditions that might affect project
development and design. This includes underground hazardous liquid and gas
transmission pipelines located within the project area and in the vicinity.

None known

3. Describe any toxic or hazardous chemicals that might be stored, used, or produced
during the project's development or construction, or at any time during the
operating life of the project.

None anticipated
4. Describe special emergency services that might be required.
None known
5. Proposed measures to reduce or control environmental health hazards, if any.
None anticipated
b. Noise

1. What types of noise exist in the area which may affect your project (for example:
traffic, equipment, operation, other)?

See the Environmental Noise Report prepared for this project. The report notes
measurements during school hours were considered normal for the site and
activities of the community. Noise from traffic in the immediate area will not exceed
the limits established by the Washington Administrative Code.

2. What types and levels of noise would be created by or associated with the project
on a short-term or a long-term basis (for example: traffic, construction, operation,
other)? Indicate what hours noise would come from the site)?

Construction will create typical short-term construction noise. The noise level would
depend on the type of work and equipment being used. The increase in noise level
would be temporary and in many cases, of short duration. Long-term noise will be
typical of a school, which already exists on site.

3. Proposed measures to reduce or control noise impacts, if any:

Noise generation during construction and demolition will be performed in
compliance with Kirkland Zoning Code 115.25.
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8. Land and shoreline use
Find help answering land and shoreline use questions!?!

a. What is the current use of the site and adjacent properties? Will the proposal affect
current land uses on nearby or adjacent properties? If so, describe.

The site is currently used as a school campus. The proposal does not change the current
land use on nearby or adjacent properties.

b. Has the project site been used as working farmlands or working forest lands? If so,
describe. How much agricultural or forest land of long-term commercial significance
will be converted to other uses because of the proposal, if any? If resource lands have
not been designated, how many acres in farmland or forest land tax status will be
converted to nonfarm or nonforest use?

The project site has not been used as working farmlands or working forest lands.

1. Will the proposal affect or be affected by surrounding working farm or forest
land normal business operations, such as oversize equipment access, the
application of pesticides, tilling, and harvesting? If so, how?

No
c. Describe any structures on the site.
Exiting structures on site include:
e A gym building
e Four portables surrounding a pavilion that is used by Northstar Middle School

e A 1-story school building, approximately 30,000 SF, used by Emerson High School and
Emerson K-12 School

e A portable building used by Emerson K-12 School
d. Will any structures be demolished? If so, what?
Yes, the school building and portable used by Emerson K-12 School will be demolished.
e. What is the current zoning classification of the site?
RS8.5, low density residential
f. What is the current comprehensive plan designation of the site?
Low density residential
g. If applicable, what is the current shoreline master program designation of the site?

Not applicable

' https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-8-Land-shoreline-use
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h. Has any part of the site been classified as a critical area by the city or county? If so,
specify.

No
i. Approximately how many people would reside or work in the completed project?

Approximately 33 full-time and 21 part-time staff members would work in the
completed project. The project does not have residents.

j. Approximately how many people would the completed project displace?
None

k. Proposed measures to avoid or reduce displacement impacts, if any.
Not applicable

I. Proposed measures to ensure the proposal is compatible with existing and projected
land uses and plans, if any.

The proposal is compatible with the existing educational use of the site.

m. Proposed measures to reduce or control impacts to agricultural and forest lands of
long-term commercial significance, if any:

Not applicable
9. Housing

Find help answering housing guestions?

a. Approximately how many units would be provided, if any? Indicate whether high,
middle, or low-income housing.

None

b. Approximately how many units, if any, would be eliminated? Indicate whether high,
middle, or low-income housing.

None
c. Proposed measures to reduce or control housing impacts, if any:

Not applicable

10. Aesthetics

Find help answering aesthetics questions3

12 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-9-Housing

13 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-10-Aesthetics

SEPA Environmental checklist September 2023 Page 12
(WAC 197-11-960)


https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-9-Housing
https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-10-Aesthetics

a. What is the tallest height of any proposed structure(s), not including antennas; what is
the principal exterior building material(s) proposed?

The tallest height of the proposed 2-story structure is approximately 37’ above the
average grade. The proposed principal exterior building materials are metal panel, glass,
cementitious panel, wood, and membrane roofing.

b. What views in the immediate vicinity would be altered or obstructed?

Views for the residents living adjacent to the site would be altered with the proposed
new structure and demolition. No views in the immediate vicinity would be obstructed.

c. Proposed measures to reduce or control aesthetic impacts, if any:

The new structure is conceptually designed to be a quiet backdrop to the existing
natural beauty of the site. Additionally, mechanical units are incorporated into the roof
form and utility yards at grade are screened.

11. Light and glare

Find help answering light and glare questions®*

a. What type of light or glare will the proposal produce? What time of day would it
mainly occur?

The proposed project includes LED lighting to safely illuminate vehicular and pedestrian
circulation to the school building and adjacent walkways. The lighting will be mainly
operational during occupied hours in times when there is minimal daylight: start of
school until sunrise and during evening events.

b. Could light or glare from the finished project be a safety hazard or interfere with
views?

No

c. What existing off-site sources of light or glare may affect your proposal?
None

d. Proposed measures to reduce or control light and glare impacts, if any:
New site lighting would be designed to minimize spillage beyond the site.

12. Recreation
Find help answering recreation questions

a. What designated and informal recreational opportunities are in the immediate
vicinity?

Carillon Woods and Watershed Park are to the northwest and southeast of the site,

respectively. Bridel Trails State Park is farther east of the site on the other side of 1-405. The

Cross Kirkland Corridor Trail is about a half mile west of the site. An existing open field and
gym on site is available for public use outside of school hours.

14 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-11-Light-glare
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b. Would the proposed project displace any existing recreational uses? If so, describe.

The existing open field on site will be displaced during construction and relocated on site at
project completion. The existing gym will remain operational during construction. The
project would not displace any recreational uses off-site.

C.

Proposed measures to reduce or control impacts on recreation, including recreation
opportunities to be provided by the project or applicant, if any:

Maintain gym access and operation during construction. Replace the open field that is
displaced by the new building. No permanent impacts are anticipated.

13. Historic and cultural preservation
Find help answering historic and cultural preservation questions'®

a.

Are there any buildings, structures, or sites, located on or near the site that are over
45 years old listed in or eligible for listing in national, state, or local preservation
registers? If so, specifically describe.

None known

Are there any landmarks, features, or other evidence of Indian or historic use or
occupation? This may include human burials or old cemeteries. Are there any material
evidence, artifacts, or areas of cultural importance on or near the site? Please list any
professional studies conducted at the site to identify such resources.

None known

Describe the methods used to assess the potential impacts to cultural and historic
resources on or near the project site. Examples include consultation with tribes and
the department of archeology and historic preservation, archaeological surveys,
historic maps, GIS data, etc.

GIS data has been reviewed.

Proposed measures to avoid, minimize, or compensate for loss, changes to, and
disturbance to resources. Please include plans for the above and any permits that may
be required.

None anticipated

14. Transportation
Find help with answering transportation questions!®

a.

Identify public streets and highways serving the site or affected geographic area and
describe proposed access to the existing street system. Show on site plans, if any.

The site is bound on the west and north side by 108th Avenue NE and NE 53rd Street,
respectively. On the south and east side, the site is bound by residential properties.

135 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements- 1 3-Historic-cultural-p
16 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-14-Transportation
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Existing access from 53rd Street will remain unchanged. Existing access from 108th
Avenue NE will be revised. The existing in-only drive will be revised to be two-way, and
the out-only drive will be removed.

b. Is the site or affected geographic area currently served by public transit? If so,
generally describe. If not, what is the approximate distance to the nearest transit
stop?

The site is served by public transit. King County Metro Bus line 255 runs along 108th
Avenue NE with northbound and southbound stops at NE 53rd Street.

c. Will the proposal require any new or improvements to existing roads, streets,
pedestrian, bicycle, or state transportation facilities, not including driveways? If so,
generally describe (indicate whether public or private).

Right of way improvements include protected bike lane and sidewalk improvements in
the NE 53rd Street and 108th Avenue NE right-of-way (public).

d. Will the project or proposal use (or occur in the immediate vicinity of) water, rail, or
air transportation? If so, generally describe.

No

e. How many vehicular trips per day would be generated by the completed project or
proposal? If known, indicate when peak volumes would occur and what percentage of
the volume would be trucks (such as commercial and nonpassenger vehicles). What
data or transportation models were used to make these estimates?

The proposed Emerson Campus Project and entitlement for up to 167 additional
students is estimated to generate 588 new weekday daily trips (294 entering, 294
exiting). Peak volumes are expected to occur from 7:00 to 9:00 AM and 2:00 to 4:00 PM.
The trip generation estimates were based on existing trip rates established from a two-
day trip generation study conducted at the existing Emerson High School in March 2024.

f. Will the proposal interfere with, affect, or be affected by the movement of agricultural
and forest products on roads or streets in the area? If so, generally describe.

No
g. Proposed measures to reduce or control transportation impacts, if any:

The applicant will be required to pay transportation impact fees to the City of Kirkland,
which will fund a portion of the City’s planned transportation improvements.

15. Public services
Find help answering public service questions’

17 https://ecology.wa.gov/regulations-permits/sepa/environmental-review/sepa-guidance/sepa-checklist-
guidance/sepa-checklist-section-b-environmental-elements/environmental-elements-15-public-services
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a. Would the project result in an increased need for public services (for example: fire
protection, police protection, public transit, health care, schools, other)? If so,
generally describe.

No
b. Proposed measures to reduce or control direct impacts on public services, if any.

There are no public service impacts anticipated, therefore no mitigation is proposed.

16. Utilities

Find help answering utilities questionsi8

a. Circle utilities currently available at the site: electricity, natural gas, water, refuse
service, telephone, sanitary sewer, septic system, other:

b. Describe the utilities that are proposed for the project, the utility providing the
service, and the general construction activities on the site or in the immediate vicinity
which might be needed.

Electricity — Puget Sound Energy

Natural Gas — Puget Sound Energy

Water — City of Kirkland Utilities

Sanitary Sewer — City of Kirkland Utilities

Refuse Services — City of Kirkland Utilities

Storm Drainage — City of Kirkland Utilities

Trenching excavation, placing vaults, and pavement restoration will be necessary for the
installation and connection of these utilities.

C.Signature

Find help about who should sign1?

The above answers are true and complete to the best of my knowledge. | understand that the
lead agency is relying on them to make its decision.

X Lawna D@%ﬁ{%w’

Type name of signee: Laura DeGooyer

Position and agency/organization: Director of Capital Projects, Support Services, LWSD
Date submitted: 01/07/2026

13 https://ecology.wa.gov/regulations-permits/sepa/environmental-review/sepa-guidance/sepa-checklist-
guidance/sepa-checklist-section-b-environmental-elements/environmental-elements-16-utilities

19 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-C-Signature
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February 10, 2026

Lake Washington School District
15212 NE 95t ST
Redmond, WA 98052

Re: Emerson Campus Project — SEPA Determination (DNS)
Transmittal of Public and Agency Comments and District Responses

To whom it may concern:

Pursuant to the State Environmental Policy Act (SEPA) review process for the Emerson
Campus Project, Lake Washington School District (LWSD) hereby transmits the two written
comments received during the SEPA comment period, along with the District’s responses.

Comment #1

From: Snoqualmie Indian Tribe

Date Received: January 13, 2026

The Snoqualmie Tribe [Tribe] is a federally recognized sovereign Indian Tribe. We were
signatory to the Treaty of Point Elliott of 1855; we reserved certain rights and privileges and
ceded certain lands to the United States. As a signatory to the Treaty of Point Elliot, the Tribe
specifically reserved among other things, the right to fish at usual and accustomed areas
and the “privilege of hunting and gathering roots and berries on open and unclaimed lands”
off-reservation throughout the modern-day state of Washington.

Thank you for the opportunity to review and comment. Based on the information provided
and our understanding of the project and its APE, we would recommend an archeological
review performed for this project. This is in an area the Snoqualmie Tribe considers
culturally significant and has a high probability to have unknown archaeological deposits. If
any archaeological work is performed in native soils, we request notification. An IDP should
not be used in lieu of archeological investigation. Cultural and archaeological resources are
non-renewable and are best discovered prior to ground disturbance.

District Response:

LWSD has completed a Cultural Resource Assessment for the Emerson Campus site. The
assessment determined that the potential presence of precontact archaeological deposits is
low. During construction, the District will implement an Inadvertent Discovery Plan and will
notify all relevant parties in the event that archaeological or cultural resources are
encountered.


http://www.lwsd.org/

Comment #2

From: Adjacent Property Owner

Date Received: January 13, 2026

We received your SEPA determination of non-significance for the Emerson Project. We live
adjacent to the project. | have a request & a comment:

Request: Can you provide a map of the footprint or plan view of the project? | would like to
see the footprint of the project with details regarding the construction, landscaping,
pedestrian & vehicle circulation, parking, service utility yard, and geothermal loop.
Comment: The web address provided to view more info about the project is incorrect. Typing
in the address results in Error 404 page not found.

District Response:

LWSD responded by inviting the commenter to attend a Good Neighbor Open House to
review project information and ask questions. The District provided the correct project
website address, which includes current designs and site plans:
https://www.lwsd.org/services/facilities/construction/building-excellence-construction-
levy/rebuild-and-enlarge-emerson-campus

Additional materials, including construction logistics plans, were posted following the open
house event.

Respectfully,

,//Z/L"‘

Carly Parkins
Project Manager
Lake Washington School District


https://www.lwsd.org/services/facilities/construction/building-excellence-construction-levy/rebuild-and-enlarge-emerson-campus
https://www.lwsd.org/services/facilities/construction/building-excellence-construction-levy/rebuild-and-enlarge-emerson-campus
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o CITY OF KIRKLAND

g %% Department of Public Works

‘&% ‘f 123 Fifth Avenue, Kirkland, WA 98033 425.587.3800

e www.kirklandwa.gov

MEMORANDUM
To: Tony Leavitt, Senior Planner
From: Thang T Nguyen, Transportation Engineer
Date: May 2, 2025
Subject: Emerson High School Transportation Concurrency Test Notice,

TRAN25-00268

The purpose of this memo is to inform you that the proposed Emerson High School
expansion has passed transportation concurrency. This memorandum will serve as the
transportation concurrency test notice and allows the applicant to proceed with other
development permits and the SEPA review. This test notice will expire on August 2,
2025, unless a transportation impact analysis report is submitted, or an extension of this
notice is granted prior to 5 PM, August 2, 2025.

Project Description

The development is located in the Bridal Trails Shopping Center on parcel 1625059195
at address 10903 NE 53rd St, Kirkland, WA 98033. Emerson High School maximum
enrollment will increase from 178 students to 345 students, an increase of 167 students.

Trip Generation
The proposed expansion will generate approximately 78 person trips.

This memo will serve as the concurrency test notice for the proposed project. Per
Section 25.10.020 Procedures of the KMC (Kirkland Municipal Code), this Concurrency
Test Notice will expire in one year (May 2, 2026) unless a development permit and a
certificate of concurrency are issued, or an extension is granted if a transportation
impact analysis report is submitted within 90 days of this notice.

EXPIRATION
The concurrency test notice shall expire, and a new concurrency test application is
required unless:

1. A complete SEPA checklist, traffic impact analysis (TIA) and all required
documentation are submitted to the City within 90 calendar days of the
concurrency test notice (August 2, 2025).

2. A Certificate of Concurrency is issued, or an extension is requested and granted by
the Public Works Department within one year of issuance of the concurrency test
notice. (A Certificate of Concurrency is issued at the same time a development



Memorandum to Tony Leavitt
May 2, 2025
Page 2 of 2

permit or building permit is issued if the applicant holds a valid concurrency test
notice.)

3. A Certificate of Concurrency shall expire six years from the date of issuance of the
concurrency test notice unless all building permits are issued for buildings approved
under the concurrency test notice.

APPEALS

The concurrency test notice may be appealed by the public or agency with jurisdiction.
The concurrency test notice is subject to an appeal until the SEPA review process is
complete and the appeal deadline has passed. Concurrency appeals are heard before
the Hearing Examiner along with any applicable SEPA appeal. For more information,
refer to the Kirkland Municipal Code, Title 25. If you have any questions, please call me
at x3870.

cc: Energov Tran25-00268

H:\Pw\Transportation Group\04_Projects\Development\Development Reviews\2025\Emerson HS\Emerson HS concurrency test.docx
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MEMORANDUM

DATE: December 19, 2025
TO: Planning Department
City of Kirkland

FROM: Amy Wasserman
TENW

SUBJECT: Updated Parking Assessment
Emerson Campus Project
TENW Project No. 2024-322

This memorandum documents the parking analysis completed for the proposed Emerson Campus Project.
The parking analysis evaluates parking demand and proposed parking supply in order to establish the
amount of parking required for the proposed project. This memorandum has been updated based on
comments received from the City of Kirkland on November 25, 2025.

Project Description
Eyisting C

The existing Emerson Campus is located on an approximate 10-acre parcel (#1725059195) on the
southeast corner of the intersection of 108" Ave NE and NE 53 Street (see Figure 1) in the Central
Houghton neighborhood of Kirkland. Based on information provided by the Lake Washington School
District (LWSD), the Emerson Campus currently consists of Emerson High School, Northstar Middle School,
and the Emerson K-12 program:

» Emerson High School is a choice school that serves students in grades 9 through 12 from
throughout the Lake Washington School District. At the time of the existing traffic counts
conducted in March 2024, Emerson High School had 68 enrolled students and 22 staff. Based on
information provided by LWSD for general enrollment trends at Emerson High School over the
last couple of years, approximately 90 percent of students are on campus at some point on an
average school day. However, 10 to 15 percent of students typically are not on campus at the
start of an average school day because they don't have a period 1 or a period 2 class due to either
enrollment in Running Start or WANIC programs (both of which are held off-campus) or late arrival
(students don't have a period 1 or period 2 class). Additionally, 20 to 30 percent of students are
not on campus at the end of an average school day because they don't have either a period 6 or
period 7 due to either enrollment in Running Start or WANIC programs or early dismissal. In
addition, based on recent historical information provided by LWSD, fewer than 10 Emerson High
School students (approximately 10 to 15% of enrolled students) typically drive themselves to
school and most students are dropped off/picked up. Parking permits are also not currently
required for students to park on campus.

Emerson High School is not served by District buses and currently has an 8:00 AM start time and
a 2:50 PM end time (except on Wednesdays which is an early release day). Based on information
provided by LWSD, some Emerson High School students participate in the Running Start program
where they take classes at one of the local community colleges for college credit. As a result, not
all students are on campus for the entire school day. The Emerson High School building also

520 Kirkland Way, Suite 100, Kirkland, WA 98033
(425) 889-6747 -:ﬁ- www.tenw.com
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accommodates a daycare used by LWSD staff and students. Per prior traffic entitlements for the
relocation of Northstar Junior High (now called Northstar Middle School) to the Emerson Campus
in 2012, the maximum allowable enrollment at Emerson High School is 178 students.

» Northstar Middle School is a choice school serving students in grades 6 through 8 from
throughout the Lake Washington School District and occupies 4 portables on the Emerson
Campus site. Northstar is not served by District buses and currently has a 7:50 AM start time and
a 2:20 PM end time (except on Wednesdays which is an early release day). Per prior traffic
entitlements for the relocation of Northstar Junior High (now called Northstar Middle School) to
the Emerson Campus in 2012, the maximum allowable enrollment at Northstar Middle School is
90 students. At the time of the existing traffic counts conducted in March 2024, Northstar Middle
School had 91 enrolled students, all of whom are on campus on an average school day.

» Emerson K-12 provides programs and classes to support families of home-schooled students in
the Lake Washington School District. Emerson K-12 is not served by District buses and currently
starts at 835 AM and ends at 3:15 PM (except on Wednesdays when there are no classes). A
maximum of half of the Emerson K-12 enrolled students are ever on campus on a single day since
half of the enrolled students are on campus on Mondays and Thursdays and the other half of the
enrolled students are on campus on Tuesdays and Fridays.

» Based on information provided by LWSD, entitlement of the Emerson K-12 program is unknown
since the program is not included on the District's Annual Capital Facilities Plan. However, at the
time of the existing traffic counts conducted in March 2024, the Emerson K-12 program had 76
enrolled students and this is consistent with historical student enrollments. Of the 76 enrolled
students, approximately 38 students (50%) were on campus on Tuesday, March 19, 2024 and
approximately 38 students (50%) were on campus on Thursday, March 21, 2024.

Based on information provided by LWSD, approximately 20 to 25 percent of the historical student
enrollment (~15 to 20 students) at Emerson K-12 is enrolled in grades 9 through 12 and thus may be of
driving age. However, fewer than 10 Emerson K-12 students have historically driven themselves to school,
and the majority of students are dropped off/picked up. Parking permits are also not currently required
for students to park on campus. Access to the Emerson Campus is currently provided via three (3)
driveways on NE 53™ Street and two (2) driveways on 108" Ave NE. The driveways on NE 53 Street
include one (1) full-access driveway that provides access to the service vehicle parking area, and enter-
only and exit-only driveways that primarily provide access for Emerson High School and Northstar Middle
School students and staff. The driveways on 108" Ave NE include one (1) enter-only driveway and one (1)
exit-only driveway that primarily provide access for students and staff of the Emerson K-12 program.

Future Campus

The proposed project would construct a new school building for the Emerson High School and Emerson
K-12 programs on the southeast side of the Emerson Campus. The Northstar Middle School portables
would remain on-site in their current location. The existing Emerson High School and Emerson K-12
programs will remain in operation in the existing building(s) while the new school building is constructed,
and the rebuilt school would be operational at the start of the 2027-2028 school year.

The entitlement assumptions for the future Emerson Campus with the proposed project are as follows:

» Emerson High School - With the new building, Emerson High School would support up to 345
total students (167 additional students when compared to existing allowable enrollment).
Consistent with existing conditions, District bus service would not be provided for the Emerson
High School students.

Updated Parking Assessment December 19, 2025
Emerson Campus Project Page 2
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» Northstar Middle School - The Northstar Middle School would continue to occupy four (4) existing

portables on the site. No changes to student entitlement or District bus service would occur with
the Emerson Campus Project.

» Emerson K-12 School Program - Although the Emerson K-12 program will be accommodated in
the new building, no changes to student entitlement or District bus service would occur with the
Emerson Campus Project.

Vehicular access to the Emerson Campus will continue to be provided via three (3) driveways on NE 53
Street including one (1) full-access driveway that provides access to a service vehicle parking area, and
enter-only and exit-only driveways that primarily provide access for Emerson High School and Northstar
Middle School students and staff. Additionally, vehicular access on 108" Ave NE would be provided via
one (1) new proposed full-access driveway that will primarily provide access to a new drop-off/pick-up
loop for Emerson High School and the Emerson K-12 program, as well as provide parking for Emerson
High School and Emerson K-12 staff. The existing enter-only and exit-only driveways on 108" Ave NE would
be removed with the proposed project. A site plan is included in Attachment A.

Updated Parking Assessment December 19, 2025
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Figure 1: Project Site Vicinity
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City of Kirkland Code-Required Parking

The Kirkland Zoning Code does not establish a required parking ratio for school uses. Instead, it defers to
KZC Section 105.25, which authorizes the Planning Official to establish required parking on a case-by-case
basis.

Parking Supply

Existing

The existing on-site parking supply at the Emerson Campus was field-verified by TENW in March 2024 and
is summarized in Table 1 and also illustrated in Attachment B. As shown in Table 1, a total of 90 parking
stalls are provided on-site, of which 68 stalls are located in the north parking area on NE 537 Street, 5

stalls are located in the service parking area on NE 53 Street, and 17 stalls are located in the west parking
area on 108" Ave NE.

Table 1
Existing On-Site Parking Supply
Number of
Type of Parking Stall Available Stalls
North Parking Area on NE 53 Street
ADA 3
General 65
North Lot Subtotal 68
Service Parking Area on NE 53 Street
General & Reserved
Service Lot Subtotal
West Parking Area on 108™ Ave NE
ADA 2
General 15
West Lot Subtotal 17
TOTAL EMERSON CAMPUS 20

Future with Proposed Emerson Campus Project

With the Emerson Campus Project, no changes are proposed to the existing parking supply in the north
parking area and service parking area on NE 53" Street. However, the west parking area on 108" Ave NE
would provide a total of 42 stalls (38 general stalls and 4 ADA stalls) as shown in proposed site plan in
Attachment B. Therefore, the total future parking supply at the Emerson Campus with the proposed
project would be 115 stalls (increase of 25 stalls over existing conditions).

Weekday Parking Demand

The future weekday peak parking demand estimates for the proposed Emerson Campus Project were
estimated based on a parking demand study conducted at the existing school campus and the prior
parking assessment conducted for the Northstar Junior High/Middle School relocation project (Northstar
Junior High/Middle School Relocation Traffic Impact Study Addendum, TENW, April 2012).

Existing Demand

Updated Parking Assessment December 19, 2025
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To assess current weekday parking demand during school hours, the number of parked vehicles on-site
at the Emerson Campus was recorded in the morning (approximately 8:30 AM after peak morning drop-
off) and in the afternoon (approximately 1:00 PM prior to peak afternoon pick-up) on two weekdays

(Tuesday, March 19, 2024 and Thursday March 21, 2024). Attachment C includes the existing weekday
parking demand study data.

The results of the parking demand study showed that the single-highest observed weekday parking
demand was 44 vehicles (30 vehicles in the north lot, 4 vehicles in the service lot, and 10 vehicles in the
west lot) and occurred on Thursday 3/21/24 at 1:00 PM when approximately 95% of enrolled students
were on campus. Based on information provided by the schools, vehicles parked in the north lot and
service lot on NE 53" Street are assumed to be associated with Emerson High School or Northstar Middle
School and vehicles parked in the west lot on 108" Ave NE are assumed to be associated with the Emerson
K-12 program. Therefore, the single-highest parking demand of 44 vehicles by lot/area was then able to
be broken down by user (staff vs. students) based on the following information provided by LWSD at the
time of the parking demand counts in March 2024:

« Emerson High School has 68 students enrolled.

» Emerson High School has 22 teachers/staff. Future staff would be added at a rate of 1 new staff
for every 24.5 additional students enrolled.

« No more than 8 Emerson High School students drive to school.

» Emerson K-12 has 68 students enrolled.

* Emerson K-12 has a maximum of 9 staff on-site at any one time.

» Northstar Middle School has a maximum of 5 staff on-site at any one time.

The existing (March 2024) parking demand at the Emerson Campus by user is summarized in Table 2
below.

Future Demand with Proposed Emerson Campus Project

As noted previously, with the proposed Emerson Campus Project, changes to student entitlement and staff
are not expected at Northstar Middle School or at the Emerson K-12 program. Therefore, additional
parking demand anticipated with the proposed project would be associated with Emerson High School
additional students or staff only.

The estimated total future weekday peak parking demand with the Emerson Campus Project is
summarized in Table 2.

Updated Parking Assessment December 19, 2025
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Table 2
Future Emerson Campus Parking Supply and Demand Summary

Future with Emerson Campus
Project and Emerson High

Existing School Enrollment at 345

Emerson Campus (March 2024) Students

Parking Stall Supply 90 115

Emerson High Teachers/Staff ! 22 33

Emerson High Students 2 8 41

Emerson K-12 Teachers/Staff 9 9

Northstar Teachers/Staff 5 5

Total Midday Site Par<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>