
RESOLUTION NO. R - 2 3 7 1 

I A RESOLUTION OF THE CITY COUNCIL OF THE C I T Y OF KIRKLAND APPROVING 
THE PRELIMINARY PLAT OF YARROW GLEN AS APPLIED FOR BY ENVIRONMENT 
NORTHWEST, INC., B E I N G DEPARTMENT OF COMMUNITY DEVELOPMENT FILE NO. 
SUB-76-09(H) AND SETTING FORTH CONDITIONS TO WHICH SUCH PRELIMINARY 
PLAT SHALL BE SUBJECT. 

WHEREAS, t h e Department o f Community Development h a s r e c e i v e d 
an application f o r a preliminary p l a t , s a i d application having been 
made by Environment N o r t h w e s t , I n c . a n d s a i d p r o p e r t y a s l e g a l l y 
described i n the application i s within a Residential Single Family 
RS 8 . 5 z o n e , and 

WHEREAS, t h e a p p l i c a t i o n h a s b e e n s u b m i t f t e d t o t h e Houghton 
Community C o u n c i l and t h e K i r k l a n d P l a n n i n g Commission who h e l d 
public hearings thereon a t t h e i r regular meetings of April 6, 1976 
a n d May 6 , 1 9 7 6 , r e s p e c t i v e l y , and 

WHEREAS, p u r s u a n t t o C i t y o f K i r k l a n d R e s o l u t i o n No. 2181, 
concerning environmental policy and t h e S t a t e Environmental Policy 
Act, an environmental assessment has been submitted t o the City 
of Kirkland, reviewed by t h e r e s p o n s i b l e o f f i c i a l of t h e C i t y o f 
Kirkland and a negative d e c l a r a t i o n reached, and 

WHEREAS, s a i d e n v i r o n m e n t a l a s s e s s m e n t a n d d e c l a r a t i o n 
have been available and accompanied the application throughout 

B the e n t i r e review process, and 

WHEREAS, t h e Houghton Community C o u n c i l a n d K i r k l a n d P l a n n i n g 
Commission, a f t e r p u b l i c hearings and c o n s i d e r a t i o n of t h e recommenda- 
t i o n s of t h e Department of Community:Development, d i d adopt c e r t a i n 
F i n d i n g s , Conclusions and Recommendations and d i d recommend a p p r o v a l 
of the preliminary plat subject t o the specific conditions set forth 
i n s a i d recommendation. 

NOW, THEREFORE, BE IT RESOLVED by t h e C i t y C o u n c i l o f t h e C i t y 
of Kirkland as follows: 

S e c t i o n 1. The F i n d i n g s , Conclusions and Recommendations o f 
t h e Kirkland Planning Commission a s s i g n e d by t h e Chairperson 
t h e r e o f and f i l e d i n t h e Department o f Community Development F i l e 
No. SUB-76-09(H) a r e h e r e b y a d o p t e d by t h e K i r k l a n d C i t y C o u n c i l 
as though f u l l y s e t forth herein. 

S e c t i o n 2 . The p r e l i m i n a r y p l a t of Yarrow Glen i s hereby 
given approval, subject t o the conditions s e t forth i n the Findings, 
Conclusions and Recommendations h e r e i n a b o v e adopted by t h e C i t y 
Council. 

Section 3 . A c e r t i f i e d copy of t h i s Resolution, along with 
t h e ~ i n d i n g s ,Conclusions and Recommendations hereinabove adopted 
s h a l l be a t t a c h e d t o and become a p a r t of t h e evidence o f p r e l i m i n a r y 
approval of said preliminary p l a t to be delivered to the applicant. 
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Section 4. Nothing i n t h i s Resolution s h a l l be construed 
as excusing t h e applicant from compliance with a l l f e d e r a l , s t a t e 
o r local statutes, ordinances or regulations applicable t o this 
project, other than as expressly s e t forth herein. 

Section 5. Notwithstanding the recommendations heretofore 
g i v e n by t h e Houghton Community C o u n c i l , t h e s u b j e c t m a t t e r o f 
t h i s Resolution and the preliminary p l a t approval herein author- 
i z e d a r e , p u r s u a n t t o O r d i n a n c e No. 2001, s u b j e c t t o t h e d i s a p p r o v a l 
j u r i s d i c t i o n o f t h e Houghton. Community Council and t h i s R e s o l u t i o n 
s h a l l become e f f e c t i v e only upon t h e approval of t h e Houghton 
Community Council o r t h e f a i l u r e o f s a i d Community Council t o 
disapprove t h i s Resolution within s i x t y days from the date of 
passage hereof. 

Section 6. C e r t i f i e d o r conformed copies of t h i s Resolution 
s h a l l be delivered t o t h e following: 

(a) Applicant 
( b ) Department o f Community Development f o r t h e C i t y ’ 

of Kirkland 
(c) Building Department f o r the City of Kirkland 
(d) Fire Department f o r the City of Kirkland 
(e) Police Department f o r the City of Kirkland 
( f ) Public Service Department f o r t h e City of Kirkland 
(g) Office of t h e Director of Administration and Finance 

(ex officio City Clerk) of the City of Kirkland 

B ADOPTED i n r e g u l a r m e e t i n g o f t h e K i r k l a n d C i t y C o u n c i l 
on t h e 17th day o f May , 1976. 

ATTEST : 

ayor 

P (ex o f f i c i City Clerk) 
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Findings cont’d: 

D. 9. Geology. Local g e o l o g i c % l mapping i n d i c a t e s t h e s u b j e c t 
p r o p e r t y t o be w i t h i n a Vashon T i l l (Qt) u n i t . 

10. Flora.. A f i e l d survey of the subject property revealed 
t h a t the area is generally covered with a growth of 
g r a s s , rambles, and other brush. Four evergreen t r e e s 
a r e located along the western-.boundary of the northern 
parcel, three nadronas are located approximately in the 
c e n t e r o f t h e southern p a r c e l , two madronas along t h e 
western boundary’of the northern parcel and scattered 
a l d e r , rhododendrbn, and holly a r e located throughout 
the site. 

.11. Fauna. The a p p l i c a n t i n d i c a t e s t h a t i n a g e n e r a l 
f i e l d s u r v e y o f t h e s i t e , l i t t l e animal l i f e was en- 
countered. I t can be assumed however t h a t various 
s p e c i e s o f mammals and b i r d s l i v e on s i t e . 

E. PUBLIC UTILITIES: 

12. S t r e e t s . The s u b j e c t p r o p e r t y f r o n t s on NE 52nd S t r e e t , 
NE 5 3 r d S t r e e t and 1 0 8 t h Ave. NE. 1 0 8 t h Ave. NE i s a 
secondary arterial. 

13. Pedestrian ways. There a r e no e x i s t i n g sidewalks o n ’ 
e i t h e r s i & e o f KE 52nd S t r e e t and KE 5 3 r d S t r e e t , and 
none e x i s t i n g on t h e w e s t s i d e o f 1 0 8 t h Ave. NE. T h e r e 

. 
is an e x i s t i n g sidewalk on t h e e a s t s i d e o f 108th Ave. 
NE 

1 4 . Domestic w a t e r . T h e r e i s e x i s t i n g 6" w a t e r main on 
a l l streets abutting the subject property. . 

15. S a n i t a r y s e w e r . T h e r e i s a n e x i s t i n g 8" s a n i t a r y s e w e r 
on the west l i n e of the subject property. 

16. Storm sewer. There a r e no e x i s t i n g storm sewers i n t h e 
vicinity. 

F. NEIGHBORHOOD CHARACTERISTICS: 

17. Zoning. The s u b j e c t property i s zoned R e s i d e n t i a l 
Single Family 8500, a s a r e a l l other adjacent properties. 

18. Land u s e . The s u b j e c t p r o p e r t y i s p r e s e n t l y undeveloped. 
To t h e n o r t h a r e e x i s t i n g s i n g l e f a m i l y homes, undeveloped 
l a n d and t h e X o r t h w e s t B i b l e C o l l e g e . To t h e e a s t i s 
t h e Lake Washington School D i s t r i c t Administration 
B u i l d i n g and e x i s t i n g s i n g l e f a m i l y homes. To t h e s o u t h 
i s o n e v e r y l a r g e home t r a c t and e x i s t i n g s i n g l e f a m i l y 
homes. To t h e w e s t a r e e x i s t i n g s i n g l e f a m i l y homes. 
vacant l a n d and a power sub-station. 

5/6/76 
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Findings, Cont ’d 

I F. 19. P u b l i c r e c r e a t i o d o p e n space. The K i r k l a n d watershed 
area i s approximately 2,000 f e e t t o t h e southeast of 
the subject property. A.’small p l a y f i e l d i s located 

I . a c r o s s 1 0 8 t h Avenue N.E., on School D i s t r i c t p r o p e r t y . 

G. LOCAL ZONING AND/OR LAND USE POLICIES AND PLANS: 

20. The a p p l i c a n t has submitted an environmental assessment 
which received a negative declaration from t h e respons- 
i b l e o f f i c i a l on February 13, 1976. 

21. The proposed development i s g e n e r a l l y c o n s i s t e n t with 
t h e h i r k l a n d S u b d i v i s i o n O r d i n a n c e No. 2178, w i t h t h e 
. following specifics noted for the applicant’s benefit. 

a. A t r e e cutting plan for a l l development s h a l l be 
r e q u i r e d i n d i c a t i n g t h o s e t r e e s o v e r 6" i n c a l i p e r . 
which w i l l be c u t and which w i l l remain. 
(Section 2.5.5) 

b . The use of water r e t e n t i o n basins t o minimize 
r u n o f f o r s o i l e r o s i o n p o t e n t i a l may be r e q u i r e d . 

’ (Section 2.5.6) 

c . The a p p l i c a n t i s proposing t o d e p o s i t i n the "fee 
i n l i e u of open space" account of t h e "Park and 
’ M u n i c i p a l F a c i l i t i e s Cumulative R e s e r v e Fund’:, 
an amount n o t l e s s than 108 o f t h e a s s e s s e d v a l u a t i o n 
o f t h e e n t i r e subdivision a s determined by t h e King 
County Assessor f o r general t a x purposes f o r t h e year 
during which the subdivision p l a t is recorded. 
(Section 2.5.9) 

d. All proposed s t r e e t s within the subdivision must be 
constructed t o City specifications. (Section 2.11.3) 

e . Where a s u b d i v i s i o n a b u t s e x i s t i n g r o a d s , s i d e w a l k s 
o r walkways w i l l be required t o be i n s t a l l e d i n o r 
adjacent t o t h e abutting right-of-way. (Section 2.11.9) 

f . All required u t i l i t i e s s h a l l be undergrounded t o 
current u t i l i t y specifications. (Section 2.12.3) 

22. P u r s u a n t t o t h e Land M o d i f i c a t i o n O r d i n a n c e No. 2293. 
subsequent t o the approval of a Preliminary. Plat, 
a l a n d s u r f a c e m o d i f i c a t i o n o r g r a d i n g . p e r m i t may b e 
i s s u e d f o r land s u r f a c e modification o r grading work 
t o be done within right-of-way o r u t i l i t y easements 
a s designated on the approved Preliminary Plar drawings 
only. Prior t o the approval of the Final Plat, the 
a p p l i c a n t s h a l l i n d i c a t e t h e maximum e x t e n t o f v e g e t a t i o n 
removal for. housing development. 
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E r i c Anderson d a t e d 3/12/76 "C" E n v i r o n m e n t a l Assessment "D" R e v i s e d 

Yarrow Glen 
SPUagBe-716-0o9f (6~ ) P r e l . 

FINDINGS : 

A. S ~ I M A R YOF THE PROPOSED ACTION: 

1. T h i s is a n a p p l i c a t i o n f o r p r e l i m i n a r y p l a t a p p r o v a l 
o f t h e s u b j e c t p r o p e r t y l o c a t e d on 1 0 8 t h Avenue NE. 
between NE 5 3 r d S t r e e t and what would b e XE 5 0 t h 
S t r e e t . ( E x h i b i t "A" - V i c i n i t y Map and P r o p o s e d P l a t ) . 

2. The a p p l i c a n t p r o p o s e s t o c r e a t e s i x t e e n s i n g l e f a m i l y 
l o t s from a t o t a l p a r c e l o f 4.2: a c r e s . 

3 . T h i s a p p l i c a t i o c i s j u s t i f i e d by t h e a p p l i c a n t i n t h a t 
t h e area i s zoned Residential Single Family 8500. t h e 
topography i s o f a gradual slope and well s u i t e d f o r 
single family dwellings, Also,the location is adjacent 
t o a t r a n s i t system, t h e freeway, and Evergreen f l o a t i n g 
bridge. 

HISTORICAL BACKGROUND: 

4. The s u b j e c t property p r e s e n t l y e x h i b i t s two v e v o l d 
s i n g l e f a m i l y home f o u n d a t i o n s , r e m n a n t s o f p r e v i o u s 
development. 

’ 

5. Kirkland P u b l i c S e r v i c e Department. S t r e e t s : "The 
developer w i l l need t o cone up with a s o l u t i o n f o r 
permanent improvements on t h e above p l a t . Sewers a r e 
a v a i l a b l e on b o t h KE S2nd and NE 5 3 r d S t r e e t s . W a t e r 
i s a v a i l a b l e on a l l the frontage. Storm drainage should 
be d e s i g n e d t o d i s c h a r g e down t h e n o r t h s i d e o f X E 52nd 
S t r e e t and along with a retention system and s i l t a t i o n 
b a s i n . A s t r e e t name s i g n , t o C i t y s t a n d a r d s , a l o n g w i t h 
a stop sign w i l l be required f o r the cul-de-sac." 

6 . Department of F i r e S e r v i c e s . Two f i r e h y d r a n t s s h a l l 
b e r e q u i r e d , one on NE 52nd S t r e e t a n d o n e on NE S 3 r d 
S t r e e t , a s per F i r e Department regulations. 

7. Lake Washington School D i s t r i c t 6414. The school d i s t r i c t 
recommends t h a t a l l weather walkways be provided on a l l 
s t r e e t s involved i n t h i s p l a t . The school d i s t r i c t 
a l s o outlined t h e i r bus/walking policy due t o t h e f a c t 
t h a t they are concerned with the safety hazard f o r 
children required t o walk t o schools o r bus stops. 
( E x h i b i t "E" - L e t t e r from E r i c Anderson, March 1 2 , 1 9 7 6 ) . 

D. EXISTING PIIYSICAL CHAR4CTERISTICS: 

9 . Topography/Soils. The s u b j e c t p r o p e r t y e x h i b i t s a g r a d u a l 
r r . e s t c r l y s l o p e o f 3: msximt~m. The s o i l i s s a n d y and w e l l 
d r a i n e d w i t h no water problens. 

S 6 76 
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RECOFmIEN OAT IONS : 

Based upon t h e foregoing Findings and Conclusions and a s 
i d e n t i f i e d i n E x h i b i t s "A" t h r o u g h " C", v c h e r e b y r e c ~ m m c n d 
t h a t t h i s p r e l i m i n a r y p l a t o f "Yarrow Glen" be approved 
subject t o the following: 

1. The a p p l i c a n t s h a l l b e r e q u i r e d t o meet w i t h t h e P u b l i c 
S e r v i c e Department t o agree upon s t r e e t , s a n i t a r y sewer, 
and water improvements f o r the proposed p l a t . 

2. Prior t o t h e i n s t a l l a t i o n of any required u t i l i t i e s , 
grading, clearing o r development within t h e proposed 
preliminary p l a t , the applicant shall submit engineering 
c a l c u l a t i c n s , drainage designs f o r t h e e n t i r e p l a t , and 
design proposal f o r storm water retention and erosion 

. 
measures t o be taken during construction and a f t e r 
deve lopnent 

3. The a p p l i c a n t s h a l l be required t o meet with t h e Kirkland 
Department o f F i r e S e r v i c e s t o a g r e e upon t h e e x a c t l o c a t i o n 
of t h e two r e q u i r e d f i r e hydrants.. 

4. Removal o f v e g e t a t i o n s h a l l be l i m i t e d t o t h e approved 
rights-of-way. A t r e e cutting plan f o r a l l development 
s h a l l be r e q u i r e d i n d i c a t i n g t h o s e t r e e s o v e r 6" i n 
caliper,uhich u i l l ’ b e c u t and which w i l l remain. 

5. The a p p l i c a n t s h a l l s u j m i t a copy o i t h e King County Assessor’s 
assessed valuation of t h e proposed subdivision f o r 1976 and 
the applicant s h a l l be required t o deposit i n t h e Park and 
?Iunicipal F a c i l i t i e s Cumulative Reserve Fund 10% o f s a i d 
assessed valuation. 

6. The a p p l i c a n t s h a l l be required t o develop sidewalks on 
b o t h s i d e s o f N.E. 52nd S t r e e t . t h e s o u t h s i d e o f N.E. 5 3 r d 
S t r e e t , and t h e west s i d e o f 108ih Ave. N . E . , a d j a c e n t t o 
the subject property. Raqdowns s h a l l be required. 

. 

7. All required u t i l i t i e s s h a l l be undergrounded. 

- 

0. 
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CONCLUSIONS 

A. S ~ ~ ~ A OF R ’M Y E PROPOSED ACTION: 

1. T h i s a p p l i c a t i o n i s g e n e r a l l y c o n s i s t e n t w i t h t h e 
K i r k l a d Subdivision Ordinance. 

B. HISTORICAL BACKGROUND: (No r e l e v a n t c o n c l u s i o n s ) 

C. GOVELLYENTAL COORDINATION: 

2. Public Service Department. The a p p l i c a n t ’ s x a l l be 
required t o meet with t h e Public Service Department 
t o agree upon s t r e e t s , sewer, water and storm drainage ’ 
inprovements for the proposed p l a t . 

3. Department of F i r e Services. The a p p l i c a n t s h a l l be 
required t o meet with t h i s Department t o agree upon 
t h e e x a c t l o c a t i o n s o f t h e two r e q u i r e d f i r e h y d r a n t s . ’ 

4. Lake Washington S c h o o l D i s t r i c t No. 414. The a p p l i c a n t 
sh.all be r e q u i r e d t o develop ;.ldewalics on both s i d e s of 
N.E. 52nd S t r e e t , t h e s o u t h s i d e o f N.E. 5 3 r d S t r e e t , 
and t h e west s i d e o f 108th Avenue N.E., a d j a c e n t t o t h e 
subject property. 

D. EXISTIKG PHYSICAL CHAR4CTERISTICS: 

5. Flora/Fauna. Removal of v e g e t a t i o n s h a l l be l i m i t e d , ’ 
a f t e r preliminary p l a t approval, t o only trees and 

. vo ef gterteaet iso nanwd ivt heigne 
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l i m i t e d t o t h e minimum e x t e n t n e c e s s a r y f o r b u i l d i n g 
development. Existing t r e e s and other significant 
vegetation should be considered i n building location. 

E. PUBLIC UTILITIES: 

6. S t r e e t s . N.E. 52nd S t r e e t , N.E. 5 3 r d S t r e e t and 1 0 8 t h 
Avenue N.E. s h o u l d be r e q u i r e d t o be u p g r a d e d t o C i t y 
specifications. 

7. P e d e s t r i a n ways. (See C o n c l u s i o n No. 4 above) 

8. Domestic w a t e r / s a n i t a r y sewers. The above u t i l i t i e s 
a r e adequate t o serve the proposed development. 

9. S t o m sewer. P r i o r t o cons.truction of any improvements 
o r any development whatsoever within the proposed p l a t , 
after approval of the preliminary plat, the applicant 
should be rcquired t o submit and receive from the 
Department of Conndnity Development and t h e Dcpartment 
o f Public Service, f i n a l approval on engineering calcu- 
l a t i o n s f o r storm water and runoff. This system s h a l l 
be designed f o r a 10-year storm, and s h a l l indicate 

f l d s ~ P ~ ricthods of handling said storm water runof 
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Conclusions, Cont ’d 

E. 9. (cont’d) construction,’development o f t h e . p r o p o s e d 
u t i l i t i e s , and provide drainage p l a n s f o r t h e 
proposed plat. 

F. ME1~:iBORHOOD CHARACTERISTICS; 

10. Zoning/Land Use. The proposed a p p l i c a t i o n i s c o n s i s t e n t 
with the existing zoning and adjacent land use. 

G . LOCAL ZONING AID/OR LAND USE POLICIES AND PWHS: 

11. The a p p l i c a n t s h a l l be r e q u i r e d t o s u b m i t a t r e e c u t t i n g 
plan. 

12. The applicant should be required t o p r o v i d e c a l c u l a t i o n s 
and design drawings which w i l l minimize s o i l erosion 
potential. 

13. The applicant s h a l l be required t o provide t h e assessed 
valuation o f t h e e n t i r e subdivision a s determiced by t h e 
King County Assessor f o r general t a x purposes f o r t h e . 
y e a r d u r i n g which t h e a p p l i c a t i o n is made. The a p p l i c a n t 
should be required t o pay a 10%assessed valuation of 
t h e proposed subdivision i n t o the Park and hlunicipal 
F a c i l i t i e s , Cumulative Reserve Fund. 

1 4 . A l l proposed s t r e e t s s h a l l b e c o n s t r u c t e d t o minimum 
City standards and the public s e r v i c e recommendations. 
Proposed Tract A should be redesigned t o minimun C i t y 
requircments pursuant t o approv31. o f the final plat: t o 
i n c l u d e a 50 f o o t r i g h t - c f - w a y u i t h paving, curbs & g u t t e r s . 

15. Sidewalks should be required t o be developed on both 
s i d e s o f N.E. 52nd S t r e e t , t h e s o u t h s i d e o f N.E. 53rd 
S t r e e t , and on t h e west o f 108th Ave. N.E., a d j a c e n t t o 
the subject property. 

16. A l l required u t i l i t i e s should be undergrounded. 

17. Land s u r f a c e m o d i f i c a t i o n s s h o u l d o n l y be allowed 
within the proposed rights-of-way and u t i l i t y 
easements a s designated on t h e approved preliminary 
p l a t drawing, a f t e r preliminary approval. The a p p l i c a n t 
should be required t o submit proposed land surface 
modifications with f i n a l p l a t application, which indicate 
a minimum l a n d s u r f a c e m o d i f i c a t i o n n e c e s s a r y f o r b u i l d i n g 
purposes.


