
RESOLUTION NO. R-2414 

A RESOLUTION OF THE CITY COUNCIL OF THE CITYOOF KIRKLAND APPROVING 
THE ISSUANCE OF A SUBSTANTIAL DEVELOPMENT PERMIT AS APPLIED FOR IN 
DEPARTMENT OF COMMUNITY DEVELOPMENT FILE NO. CUP-SDP-76-70(H) BY 
SHANNON DEVELOPMENT CO. TO LOCATE A COVERED PARKFNG FACILITY FOR 
14 AUTOMOBILES AT 6201 LAKE WASHINGTON BOULEVARD N.E. AND COMMONLY 
REFERRED TO AS PEBBLE BEACH APTS. BEING WITHIN A WDI ZONE, AND 
SETTING FORTH CONDITIONS TO WHICH SUCH CONDITIONAL USE PERMIT AND 
SUBSTANTJAL DEVELOPMENT PERMIT SHALL BE SUBJECT. 

WHEREAS, the Department of Community Development has received 
an application for a Conditional Use Permit and Substantial Development 
Permit filed by Shannon Development Company, the owner of said 
property described in said application and located within WDI zone. 

WHEREAS, the application has been submitted to the Kirkland 
Planning Commission and Houghton Community Councikt? who held 
public hearings,thereon at their regular meetings of January 4, 1977 
and January 13, 1977 respectively, and 

WHEREAS,pursuant .to City of Kirkland Ordinance No. 0-2319 
congerning environmental policy of the State Environmental Policy 
Act, an environmental worksheet has been submitted to the City 
of Kirkland, reviewed by the responsible offi,cial of the City of 
Kirkland and a negative declaration reached, and 

.’WHEREAS,said environmental worksheet and declaration have 
beeil available and accompanied the application through the 
entire review process, and 

WHEREAS., the Kirkland Planning Commission and I-Ioughton 
Community Council after their public hearings and consideration 
of the recommendations of the Department of Community Development 
and having available to them the environmental worksheet, and 
negative declaration did adopt certain Findings, Conclusions and 
Recommendations and did recommend approval of the Conditional Use 
Permit and Substantial DeveBopment Permit subject to the specific 
conditions set forth in said recommendations. 

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City 
of Kirkland as follows: 

I L 

Section 1. The Findings, Conclusions and Recommendations of 
the Kirkland Planning Commission as sign’ed by the Chairman thereof 
and filed 5n.hhe Department of Community Development File No. 
CUP-SDP-76-70(H) are adopted by the Kirkland City Council-as though 
fully set forth herein,



Section ’2. The Conditional Use Permit and Substantial 
Development Permit shall be issued to the applicant subject to the 
conditions set forth in the Findings, Conclusions and Recommendations 
hereinabove adopted by the City Cpuncil. 

Section 3. A certified copy of this ~esolution,together with 
the ’Findings,.Conclusions and Recommendations therein,adopted shall 
be attached to and become a part of the conditional U,se Permit and 
Substantial Development Permit or evidence thereof delivered to the 
pe*in’i%tee : <, 

1 

I 

I 

Section 4. Nothine in this section shall be construed as 
excusing the applicantwfrom compliance with any-federal, state,.or 
local statutes, ordinances or regulations applicable to this . 
project, other than expressly set forth herein, or other than 
the permit requirements of the Shoreline Management Act of 1971. 
Construction pursuant to the Conditional Use Permit and Substantial 
Development Permit shall not begin or be authorized within 30 days 
of the date of its final approval by the local government or until 
all review proceedings initiated within said 30 days from the date of 
final approval by local government have been terminated. 

. Section 5. Failure on the part of the holder of the Substantial 
Development Permit to initially meet or maintain strict compliance 
with the standards and conditions to which the,permit is subject 
shall be grounds for r,evocationin accordance with Section 
23.54.090 of Ordinance No. 2183, the Kirkland Zoning Ordinance. 
This permit may be rescinded pursuant to Section 14(7) of the 
Shoreline Management Act of 1971 in the event the permittee fails 
to comply with any condition hereof. 

Section 6. Notwithstanding, the recommendations heretofore 
given by the Iiounhton Community Council, the subject matter of this 
~esolutionand the Conditioqal Use Permit and Substantial Development 
Permit herein granted are,:,pursuant to Ordinance 2001, subject to the 
disapproval jurisdiction ofithe Houghton Community Council, and therefore 
this Resolution shall become effective only upon approval of the 
Houghton Community Council or the failure of said Community Council 
to disapprove this Resolution within 60 days of the date of the passage 
of this Resolution. 

’ 

- Section 7. Certified or conformed copies of this Resolution 
shall be delivered to the following: 

(a) Applicant 

(b) Department of Community ~ e v e i o ~ m e notf the City of Kirkland 
(c) Building Department of the City of Kirkland 
(d) Eire Department of the City of Kirkland 
(e) Police ~epartmentof the City of,Kirkland 
(f) Public Service Department of the(City of Kirkland 
(g) The Office of the Director of Administration and 

Finance (ex officio City Clerk) for the City of Kirkland 
’\ 
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(h) The Department of Ecology f o r t h e S t a t e o f Washington 

( i ) The O f f i c e o f t h e Attorney General f o r t h e S t a t e o f 
Washington. 

. 
ADOPTED i n r e g u l a r m e e t i n g o f t h e C i t y C o u n c i l on t h e 7 th 

d a y o f February 9 1 9 - 7 7 

ATTEST : 

&L && reh 
ayor, pro 

-/ 
bzrector of/Adminiktration and Finance 

9’ (ex o f f i c i City Clerk) 
\ 
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Findings, Cont ’d CONCLUSIONS: 

I F. LOCAL ZOKISG AXD/OR LAXD USE POLICIES AND PLANS: 
. . A. SUMMARY OF THE PROPOSED ACTION: 

10. The a p p l i c a n t has submitted an environmental worksheet which 
d i d receive a f i n a l declaration of non-significance from the 
responsible o f f i c i a l on Novenber 30, 1976. 

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 s p i r i t 
and i n t e n t of the Kirkland Waterfront D i s t r i c t Zoning 
Ordinance with regard t o t h i s Conditional Use Permit 
application. 

11. The K i r k l a n d P l a n n i n g Comnission and t h e K i r k l a n d C i t y Council’ 
s h a l l be guided by t h e following standards and provisions i n 

, 
B.. HISTORICAL BACKGROUND: (Not a p p l i c a b l e ) . 

g r a n t i n g a Conditional Use Permit (Section 23.56.080): 
C. EXISTING PHYSICAL CHARACTERISTICS: 

a , The u s e o r m o d i f i c a t i o n r e q u e s t e d by t h e CUP s h a l l b e 
within the intent of t h i s Ordinance, and i n the public 
interest. 

A p p l i c a n t ’ s r e s p o n s e : "Yes - c o n v e n i e n t c o v e r e d p a r k i n g 
e a s i l y accessible t o apartment is a must." 

2. Soils/Topography/Geology. Mone.of the-aforementioned 
f a c t o r s should c o n s t r a i n t h e Houghton Community Council 
o r t h e Kirkland Planning Commission from reaching e i t h e r 
a positive or a negative decision on t h i s application. 

D. PUBLIC UTILITIES: 
b. The u s e o r m o d i f i c a t i o n r e q u e s t e d by t h e CUP f o r t h e . 

operation o f a permitted business i n a r e s i d e n t i a l zone 
v i l l c o t d o damage t o a d j a c e n t r e s i d e n t i a l p r o p e r t y by 
decreasing property values, creating excessive noises. 
o r c r e a t i n g o t h e r n u i s a n c e s ; t ! ~ e a p p l i c a n t f o r a CUP 
i n any zone, f a r any business use, s h a l l a l s o provide 
t h e P l a n n i n g ’ C o m i s s i o n with an economic s t u d y t o show 
t h e soundness of h i s business venture. The P l a n n i n g . 
Comnission and City Council s h a l l evaluate t h i s study 

. . 

. .. 

3. S t r e e t s / p e d e s t r i a n ways. None o f t h e a f o r e m e n t i o n e d f a c t o r s 
sllould c o n s t r a i n t h e Houghton Community Council o r t h e Kirkland 
Planning Commission from making e i t h e r a p o s i t i v e o r a cega- 
t i v e decision on t h i s application due t o t h e f a c t t h a t there w i l l 
be minor modification t o t h e i n g r e s s o r e g r e s s p o i n t s and 
p e d e s t r i a n ways f o r Lake Washington B o u l e v a r d N.E. 

E . NEIGHBORHOOD CHARACTERISTICS: 
as consideration for approval o r denial. 

I A p p l i c a n t ’ s response: "Not a p p l i c a b l e . " 

c . The u s e o r m o d i f i c a t i o n r e q u e s t e d by t h e CUP f o r t h e 
continuation o r enlargement of a non-conforming use 

4 . Z o n i n g / l a n d u s e . The d e v e l o p m e n t o f a c o v e r e d ~ a r k i n ga r e 2 
on t h e subject property would not appear t o be icconsistent . 
with existing development of adjacent property nor vould it 
appear t o provide any adverse n e g a t i v e impacts upon ac’joining 
land uses. 

s h a l l b e made o n t h e b a s i s o f a s i t e p l a n showing 
proposed landscaping, building renovation, and other. 
s i t e improvements. I f t h e improvements a r e t o be made 
over a period g r e a t e r than two y e a r s , t h e time of 
improvements s h a l l be indicated. 

I A p p l i c a n t ’ s r e s p o n s e : "Yes - See a t t a c h e d s i t e p l a n . " 

12. T h i s a p p l i c a t i o n f o r a Conditional Use Permit w i l l be 
subject t o these additional sections of the Kirkland 
Zoning O ~ d i n a n c eNo. 2193 a n d - a s amended by t h e K i r k l a n d 
K a t e r f r o n t D i s t r i c t s Z o n i n g , O r d i n a n c e No. 2206: 

F. ’ LOCAL ZONING AND/OR LAND - USE POLICIES AYD PLANS: 

5. The following d i s c u s s i o n i s a p p l i c a b l e t o t h e c r i t g r i a t o . 
be used i n review of such a Conditional Use Permit a s 
r e q u i r e d by S e c t i o n 23.56.080 o f t h e Kirkland ioning.Ordi.nar.ce 
No. 2193. 

a . I t would appear t h a t t h i s use and t h e associated building 
p e r m i t r e q u e s t e d by t h e c p p l i c n n t w i l l be w i t h i n t h e s p i r i t . 
i n t e n t and l e t t e r of t h e ordinance and not c o n f l i c t with. 

’ . any public interests. 

a. W a t e r f r o n t D i s t r i c t I requirements ( S e c t i o n 23’.12) . . 
.. 

I 
I 

. 

(1) P u r p o s e ( S e c t i o n 23.12.010), and 
(2) Setbacks (Section 23.12.052) 

b . K i r k l a n d Zoning O r d i n a n c e r e q u i r e m e n t s ’: 
(1). Parking (Section 23,34) and . 
(2) Landscaping (Section. 23.40). 

b. Kot applicable. 

c . T h i s r e q u e s t has been made on t h e b a s i s o f a s i t e and 
l a n d s c a p i n g p l a n which would be c o m p l e t e d w i t h i n 6 rr,onti:s 

6. Regarding conformance with other sections of the Kirklan& 
Zoning Ordinance and Waterfront D i s t r i c t s Zoning Ordinance, 

’ t h e f o l l o w i n g corn.::; are appropriate: 

a. The proposed waterfront development has been located i n . 
front of the existing primary structu i n such a w q 

ff13?97 1/4/77 
11/30/76
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FILE NUMBER CUP-SDP- 76- 70 (H) 

APPLICANT SHATMOS DEVELOP>IENT 

PROPERTY LOCATION 6201 Lake Wa. Blvd. N.E. 

C o n d i t i o n a l Use Permit 6 S u b s t a n t i a l Development Permit 
SUBJECT or Covered P a r k i n e f o r t h e Pebble Beach i\partmentr 

- 

HEARING/MEETING DATE 7. 1977 

BEFORE K I R K L A X O CiTY COU~~:;uarV . 
h 

’-t 
4 EXHIBITS ATTACHED "A" A p p l t c a t i o n f o r CUP "B" A p p l i c . f o r SD?, "C" E n v i r o n - 

n c n t a l C h e c k l i s t and D e c l a r a t i o n "D" V i c i n i t y llap "E" S i t e ~ l a n / S i d eE l e v . 

"F" S t r e e t E l e v a t i o n .. 
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CUP-SDP-76-iO(1i) 
Page 1 of 5 

FINDINGS : 

A . SWIWRY OF THE PROPOSED ACTIOH: 

1. T h i s i s a n a p p l i c a t i o n f o r a C o n d i t i o n a l U s e . P e r n i t and a 
S u b s t a n t i a l Development Permit t o l o c a t e a c a r p o r t f a c i l i t y 
a t 6201 Lake K a s h i n g t o n B o u l e v a r d N.E. and c o m o n l y r e f e r r e d 
t o a s Pebble Beach Apartments. 

, 2 . The a p p l i c a n t f o r t h i s ’ a p p l i c a t i o n is Shannon Development 
Company. 

3 . The c o n s t r u c t i o n o f t h e covered parking would p r o t e c t 14 of 
t h e e x i s t i n g 23 parking s t a l l s l o c a t e d d i r e c t l y e a s t o f the 
existing three story apartment building between that structure 
and Lake Viashington B o u l e v a r d . ( R e f e r t o E x h i b i t s "D" and "E".) 

B . ~IIS’IORICAL BACKGROUND: (Not a p p l i c a b l e ) 

C: EXISTING PHYSICAL CHARACTERISTICS: 

4 . ’ ~ o ~ d ~ r a ~Th ey s.u b j e c t p r o p e r t y i s r e l a t i v e l y f l a t w i t h 
a 0-5% slope from Lake Washington Boulevard t o the shoreline 
of Lake Washington.. 

5. S o i l s . Local s o i l napping i n d i c a t e s t h e s u b j e c t property i s 
l o c a t e d w i t h i n a K i t s a p S i l t Loam (KpB). 

D. PUBLIC UTILITIES: 

6. S t r e e t s . The s u b j e c t p r o p e r t y a b u t s Lake Washington Boulevard 
N.E. which i s a f u l l y improved r i g h t - o f - w a y a t t h i s p o i n t . 

7. P e d e s t r i a n I’lays. There i s a n e x i s t i n g 6 - 7 f o o t c o n c r e t e 
sidewalk along the subject property. . 

E. NEIGHBORHOOD CHARACTERISTICS 

8. zoning. The s u b j e c t property i s zoned Waterfront D i s t r i c t 
I (MD I ) , a s a r e a l l a d j a c e n t p r o p e r t i e s o n t h e w e s t s i d e o f 
Lake Vlashington Boulevard N.E. P r o p e r t i e s l o c a t e d on t h e 

. 
e a s t s i d e of the Boulevard a r e zoned r e s i d e n t i a l multi-family 
1800 s q u a r e f e e t (REI-1800) 

’ 9. Land Use. Land u s e s u r r o u n d i n g the. s u b j e c t p r o p e r t y i s one 
o f a mixed c h a r a c t e r i n c l u d i n g a r e s t a u r a n t ,. undeveloped . 
property and adjacent s i n g l e family residences t o t h e south, 
with additional multi-family structures located t o the north. 
On t h e e a s t s i d e o f Lake Washington B o u l e v a r d , t h e r e a r e a 
number o f e x i s t i n g m u l t i - f a m i l y a p a r t n e n t s , and s i n g l e family 
residences.
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, ~ & eo f A p p i i c a n t JOSEPX IJEHRY 
>lh .... . ... ...:... 

~Gbne.8. 22-5387 

. Company Name SHAATON DEVELO?E.IE>T CO>lPANY ’’ 
.I 

:.?ailing ?-ddress 6201 Lake Vashir.,eton C i t y Kirkland Zip 98033 
MLV(1. 

’The undersigned applicant($) is($$$) t h e owners o f t h e property 
described a s follows: 

a 
. . . . 

. . . . . 2. Mot a p p l i c a b l e . -7 
. #. 

I 

3. Is t h e u s e o r modification r e q u e s t e d by t h i s a p p l i c a t i o n f o r 

!. 

1. 
t h e continuation o r cnlar-gcrlcnt of a non-conforraing ase? I f 
s o it s h a l l be madc on t h c b a s i s of a s i t e plat? sl~arii?.g pro?oscd 

lIift ntdhs ce s pmipnrgo,v 
cbmu 

iclndtisn ga 
r 
rec nt oovba Lc i~o n. 

a, daenodv eor 
t ha epr 

esr iiotde qi 
crperaotveer ctcknatns . ’ 

j two p e a r s , t h e t h e of i n p r o v c n c n t s s h a l l he i n d i c a t e d . 

Yes - s e e a t t a c h e d s i t e p l a n . 

The above p r o p e r t y was a c q u i r e d by t h e a p p l i c a n t o n t h e - d a y of 

, 1 9 . ’ The p r e s e n t z o n i n g i s !.m-l 

1. Does t h e u s e o r m o d i f i c a t i o n r e q u e s t e d by t h e c o ~ d i t i o n a lu s e 
f i t w i t h i n t h e i n t e n t o f t h e K i r k l a n d Zoning O r d i n a n c e , +nd 
i n t h e public i n t e r e s t ? I f so, i c d i c a t e t h e proposed usc and 
how it f i t s t h e abovc: Yes - convenient covered p a r k i n g e a s i l y 

accessible t o the apartment i s a must. 

.. 

I 
! 

2. I n d i c a t e why t h e u s e o r m o d i f i c a t i o n r e q u e s t e d by t h i s a p p l i c a t i o n 
f o r t h e operation of a permitted business i n a r e s i d e n t i a l zone. 
w i l l not d o d a x g e t o adjacent residential propcrty values, creating 
excessive noises, o r crenting other nuisances; t h e applicant for 
a conditional use permit i n any zone, f o r any business use, s h e l l 
a l s o p r o v i d e t h e P l a n n i z g C o m i s s i o n w i t h a n economic feasibility ; 

s t u d y t o show t h e soundncss of h i s b ~ s i n e s sv e n t u r e . ’ Thc I J l a n n i r ~ q 
Conmission and C i t y C o u n r i l s h a l 1 , e v a l u a t e t h i s s t u d v a s consid&--.. 
ation for approval or denial. 

. . EXllIBIT "A" 
CUP APPLICATION 

(Arlswer o n f 0 1 1 0 w i ~ gpa, Cup- Snp- 76 - 70 (H) 
(dvcr) Shannon Development 

I 

[ 

I 

STATE OF I~ILSI!INGTOW) 
A_F_ZIDA_V_IT_ 

.Joe b o h r y 
, b e i n g d u l y sworn d e p o s e anc? s a y , t h a t 

1 am (we a r e ) t h e o w n e r ( e ) o f t h e p r o p e r t y i n v o l v e d i n t h i s i p p l i c a t i o n 
and t h a t t h c forcqoing statements and anstiers kcrein ccntaincd and t h e 
i n f o m a t i o n h e r e w i t h submitted a r e i n a l l r e s p e c t s t r u e and c o r r e c t to 
t h e b e s t o f my ( o u r ) knowledge and b c l i e f . 

, 
I 

I 

Subscribed and sworn . t o 

-4 - ,’ 

74 
,19- 

Icdfary P u b l i c i~d’d f o r t h c 
r c s i c l i n g at
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Conclusions, Cont’d 

F. 7 . a . ( C o n t ’ d ) 
. . 

t h a t no f u r t h e r view obstruction from the frontage road 
t o t h e water w i l l be created with t h i s development. 
(Section 23.12.010). 

b . The p r o p o s e d c o v e r e d p a r k i n g s t r u c t u r e m e e t s t h e 20 
foot setback requirement from t h e frontage road;. t h e 10 
foot setback requirement from the south property l i n e ; 
t h e 30 f o o t s e t b a c k r e q u i r e m c n t from t h e n o r t h e r n p r o p e r t y 
l i n e ; and the 15 foot o r 15%watcr’s edge setback from 
the high water l i n e . (Section 23.12.052). 

~ h k p r o p o s e d p a r k i n g a r r a n g e m e n t w i l l modify t h e e x i s t i n g 
p a r k i n g p i a n , h o ~ e v e rt h e p r o p o s e d p l a n would b e an improve- 
ment i n t h a t t h e r e i s no e x i s t i n g landscaping along t h e 
south property l i n e . Alteration of t h e non-conforming 
nunber of parking s t a l l s would be permitted provided t h a t 
t h e r e i s n o t a r e d u c t i o n i n t h e o v e r a l l n u m b c ~o f p a r k i n g 
s p a c e s . A c u r b - c u t permit w i l l be r e q u i r e d by t h e P u b l i c 
Service Department f o r a l t e r a t i o n s t o thc existing drive- 
ways when t h e b u i l d i n g p e r m i t i s r e q u e s t e d . 

1.:. 
I 
I 
I I 
I 

!I 

:! 

h 
ii 

3 

.. 

Recommendations, Cobt’d 

I 

Shannon Development 
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2. At t h e t i m e o f a p p l i c a t i o n f o r a b u i l d i n g p e r m i t , t h e a p p l i c a n t 
s h a l l provide a landscaping plan vhich meets the l e t t e r of Section 
23.12.052(5) and 23.40.060 o f t h e K i r k l a n d Zoning o r d i n a n c e No. 
ZlS3 rcgnrding e x i s t i n g and a d d i t i o n a l landscaping i n the north, 
south and e a s t setback areas, This plan s h a l l include the renoval 

’ 
.of t h e e x i s t i n g paving i n t h e s e s e t b a c k a r e a s . Said landscaping 
plan should consider an architectural screen i n conjunction with 
landscaping materials t o provide a buffer between adjacent propertic5 
but s u b j e c t t o t h e needs of t h e p a r t i c u l a r property s o t h a t view 
obstruction from the Boulevard i s minimized. Architectural s i t e 
s c r e e n may bc a f e n c e g e n e r a l l y n o t h i g h e r t h a n 5 f e e t a n d w i t h 
varying clcments and p a r t i a l l y opcn (50%). 

.c.. The s t r u c t u r e w i l l be 1 9 ’ 3 " above t h e c e n t e r l i n e o f 
Lake Washington Bo~tlevari,and *.ell w i t h i n t h e height 
requirements of both Kirkland Waterfront D i s t r i c t Zoning 
O r d i n a n c e , and S h o r e l i n e ~ a n a g e m e n tAct ( S e c t i o n 23.12.056). 

.. 
! 

. .. I 
d. Construction of the covered parking structure should not 

a f f e c t t h e e x i s t i n g parking arrangement on the subject .:I 
p r o p e r t y and t h e r e f o r e s h o u l d , h a v e no impact upon t h e . ; 
existing situation. (Section 23.34). 

e . Due t o t h e f a c t t h a t t h e p a r k i n g s t r u c t u r e w i i l c o v e r 4 
. .existing parking areas, the applicant w i l l be required 

t o provide a landscaping-plan with the building permit 
application f o r the north, south and e a s t property l i n e s 
which meets t h e l e t t e r o f S e c t i o n s 23.12.052(5) and 
23.40.060 o f t h e K i r k l a n d Zoning O r d i n a n c e No. 2183: T h i s 
may i n c l u d e t h e ’ r e m o v a l o f some e x i s t i n g p a v i n g i n t h e s e 
setback areas. 

i 
LI 

i 

p 
l i 

. 

RECOPDIESDAT IONS : 

Based upon t h e f o r e g o i n g ~ i n d i n ~ansd C o n c l u s i o n s 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 "F", we h e r e b y recommend t h a t t h i s a p p l i c a - 
t i o n f o r a C o n d i t i o n a l Use Permit and S u b s t a n t i a l Development Permit 

IP t o c o n s t r u c t a c o v e r e d p a r k i n g s t r u c t u r e b e a p p r o v e d s u b j e c t t o t h e . 
P folloiiing conditions: 
IP 

1. The a p p l i c a n t s h a l l n o t r e d u c e t h e t o t a l number o f p a r k i n g s t a l l s 
on s i t e below 21 s t a l l s . 

$ 

1 
I! 

I! 

>
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~ i ’ n d i n g s ,- Con t ’ d 

C.’ 6. S o i l s / G e o l o g y . The g e n e r a l i z e d s o i l map shows t h e 
s u b j e c t property t o be w i t h i n an Alderwood )\rents 
m a t e r i a l s , whereas t h e generalized geologic mapping 
of t h e subject property indicates it t o be within an 
a r e a o f Vashon T i l l . 

7. Vegetation. E x i s t i n g v e g e t a t i o n on t h e s u b j e c t p r o p e r t y 
i s g e n e r a l l y t h a t of a s i n g l e family r e s i d e n c e with no 
s u b s t a n t i a l t r e e s on t h e s u b j e c t p r o p e r t y . (Refer t o 
E x h i b i t "A" 

D. PUBLIC UTILITIES:; 

S. S t r e e t s . The s u b j e c t property f r o n t s on S t a t e S t r e e t 
which is identified a s a collector a r t e r i a l . This s t r e e t 
has a f u l l y improved right-of-way with a 5 foot sidewalk’ 
adjacent to the curb. 

9. T r a f f i c ,\ccess. The a p p l i c a n t proposes t o s p l i t t r a f f i c 
from the subject property t o S t a t e S t r e e t and 3rd Place 
S o u t h . As shown i n E x h i b i t "B" - P r o p o s e d S i t e P l a n , 
f o u r parking spaces would be a v a i l a b l e o f f S t a t e S t r e e t 
whereas t h e remaining 5 s t a l l s would be accessed from 
3rd Place Sourh. The s u b j e c t p r o p e r t y does not abut 
onto 3rd Place South, however t h e applicant has contacted 
t h e property owner of the adjoining property t o the e a s t , 
and a s i n d i c a t e d i n E x h i b i t "F", has obtained t e n t a t i v e 
apprdval for use of t h i s property as an access easement. 
Third Place S o u t h - i s a neighborhood c o l l e c t o r which meets 
7 t h Avenue South approximately 200 f e e t t o t h e n o r t h . 

10. S a n i t a r y Sewer. The e x i s t i n g house i s already served with 
, s a n i t a r y s e w e r , and t h e r e i s a n e x i s t i n g 6" sewer l i n e 

located within State Street. 

11. Domestic Water. There i s a n e x i s t i n g 4" l o o p e d w a t e r main 
l o c a t e d on S t a t e S t r e e t . There i s a l s o a n 8" dead-end 
l i n e located i n 3rd Place South. 

12. Fire Hydrant. There i s an existing f i r e hydrant located 
200 f e e t t o t h e s o u t h o f t h e s u b j e c t p r o p e r t y on S t a t e 
S t r e e t , and a f i r e hydrant located a t t h e end of 3rd Place 
South almost adjacent t o the east property line. 

13. Storn Drainage. There i s an approved storm drainage system 
located within the right-of-way of State Street. 

14. P e d e s t r i a n Ways. The s u b j e c t p r o p e r t y f r o n t s .on S t a t e 
S t r e e t which has an e x i s t i n g 5 foot sidewalk. 

R-77-Ol(P) . 
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D. 15. Public T r a n s p o r t a t i o n . The s u b j e c t property i s i a r r e n t l y 
s e r v e d by FlETRO T r z n c i t Routes 255 and 251. 

E. SEI GHBORIIOOD CHAPACTERTSTICS: 

16. Zoning. The s u b j e c t property i s presently zoned R e s i d e n t i a l 
S i n g l e Family, 8 , 5 0 0 s q u a r e f e e t minimum l o t s i z e , a s a r e 
some o f t h e a d j a c e n t p r o p e r t i e s cn t h e e a s t s i d e o f S t a t e 
S t r e e t , and a l l o f tlie subject properties on t h e west s i d e . 
The property a b u t s an wl-1800 zone on t h e western s i d e 
and extends t o t h e northwest. The s u b j e c t property t o t h e 

. s o u t h i s c r ~ r r e n t l . yzoned R e s i d e n t i a l ?!ulti - f a m i l y 3,600 s q u a r e 
f e e t and the Lake Washington School D i s t r i c t property which 
is zoned Single Family Residential i s located t o the e a s t 
of the subject property. 

17. Land Use. There i s an a d j a c e n t multi-family residence 
located directly to the north of the subject property 
w i t h f u r t h e r r e s i d e n c e s t o t h e n o r t h w e s t . To t h e s o u r h 
o f t h e s u b j e c t p r o p e r t y a r e l o c a t e d a number o f s m a l l e r 
d u p l e x e s , w h e r e a s t h e r e m a i n i n g l a ~ du s e i n t h i s g e n e r a l 
area is single family a t the present time. 

F. LOCAL ZONING AND/OR LARD USE POLICIES AMD PLASS: 

1 8 . P u r s u a n t t o t h e K i r k l a n d P l a n n i n g Conmission and t h e Cit:; 
Council review o f a r e q u e s t f o r an amendment t o t h e Zoning 
Map, t h e f o l l o w i n g c r i t e r i a s h a l l be u s e d f o r t h e r e v i e v 
of such an I n t e n t t o Rezone application: (Section 23.62.0503 

a . "The use o r change i n zoning r e q u e s t e d s h a l l be i n 
conformity with the adcpted. Comprehensive Plan, the 
provisions o f t h i s Ordinance, and t h e public i n t e r e s t . " 

~ ~ ~ l i c a nRt e’ssponse: "Yes. F u t u r e Land Use P o l i c y 
Plan i n d i c a t e s medium d e n s i t y r e s i d e n t i a l , which i s 
consistent with the zoning and use of adjacent property." 

b. "The u s e o r change i n zoning r e q u e s t e d i n t h e Zoning 
Map o f t h e Zoning O r d i n a n c e , f o r t h e e s t a b l i s h r i e n t o f 
commercial, i n d u s t r i a l , o r residential use s h a i l be 
supported by an a r c h i t e c t u r a l s i t e p l a n showing t h e 
proposed development and i t s relationship t o the s u r r - 
ounding a r e 3 and a s s e t f o r t h i n the application form 
and f u r t h e r described under Section 23.62.030)." 

Applicant’s ~esp’onse: "Yes. Attached Exhibit. KO. 2-R)"
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. FINDINGS: 

A . SW.P,.e.IARYOF THE PROPOSED ACTION: 

1. T h i s i s a n a p p l i c a t i o n by C o n n w i l l C o n s t r u c t i o n Co., I n c . 
f o r a Resolution o f I n t e n t t o Rezone, t h a t property l e g a l l y 
described i n t h e application enclosed herein and a s i d e n t i f i e d 
a s E x h i b i t "A" and commonly knoxn a s 730State S t r e e t . 

2. The applicant r e q u e s t s a change i n zoning from R e s i d e n t i a l 
S i n g l e Family 8,500 square f e e t t o Residential Multi-Family 
3600 s q u a r e f e e t . As i n d i c a t e d i n E x h i b i t "A", e x i s t i n g 
f e a t u r e s , t h e r e i s a n e x i s t i n g house and shed on t h e s u b j e c t 
property which w i l l be removed a t t h e time ~ f ~ c o n s t r u c t i o n 
f o r two duplexes on t h i s s i t e . 

3. The f o u r proposed u n i t s on t h e s u b j e c t p r o p e r t y w i l l b e 
d i v i d e d i n t o two s e p a r a t e b u i l d i n g s , one being l o c a t e d 
and serviced o f f o f S t a t e S t r e e t , and the other located 
on t h e e a s t e r n s i d e o f t h e p r o p e r t y and a c c e s s o f f o f 

. . 3rd Place South and using a 30 foot easement adjacent t c 
the east property l i n e of the subject property enclosed 

h e r e i n . ( R e f e r t o E x h i b i t "F" r e g a r d i n g approval o f 
Lake Washington School D i s t r i c t of easement on 30-foot 
wide piece of property d i r e c t l y e a s t of t h i s pfoject.) 

4. Approval o f t h i s a p p l i c a t i o n w i l l c o n s t i t u t e a "major 
. a c t i o n " under t i l e p r o v i s i o n s o f RCK 43.21C and It’AC 1 9 7 - 

10.. The a p p l i c a n t s u b m i t t e d an Environmental C h e c k l i s t 
with the appiication. After reviewing the environmental 
c h e c k l i s t , t h e D i r e c t o r o f t h e Department o f Community 
Development made a t h r e s h o l d d e t e r m i n a t i o n t h a t a p p r o v a l 
of t h i s application w i l l not have a significant adverse 

. 
. . 

impact upon t h e q u a l i t y o f t h e environment and t h a t an 
Environmental Impact Statement is not required (on 
December 13, 1976). A f t e r t h e e l a p s e of 15 days f o l l o v i n g 
t h e t h r e s h o l d d e t e r m i n a t i o n and a f t e r reviewing coinments 
submitted by.the interested parties, the Director of the 
Department o f Community Development, on Decenber 28, 1976 

. 
did’adopt the proposed declaration of the Final Declaration 
of iqon-Significance ( r e f e r t o Exhibit "Ew) 

- B . HISTORICAL BACKGROUND: " ( S o t a p p l i c a b l e ) 

C. EXISTISG PtPISICAL CH4RACTERISTICS: 

5. Topography. The e x i s t i n g topography o f t h e s u b j e c t p r o p e r t y 
i s shown on E x h i b i t "A" - e x i s t i n g s i t e p l a n , and i s a p p r o x - 
imately 0-5; s l o p e from the e a s t property l i n e along t h e 
school t o the west toward S t a t e Street. 

2/10/77 

1/27/77 

~p
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F. 21. ( C o n t ’ d ) 

,a 

Dcspitc these concerns there are indictl- 
tions that additionel multi-family dcvclop- - 
ment !nay b e a p p r o p r i a t z i n t h e S t o t c S t r e e t . 
a r c a . The r e c e n t l y coz~plctcdstaLy of 
Kirkland’s Centra! Ru:ins5s D i s t r i c t recom- 
mends "downtoen r e l a t e d r e s i d e n t i a l " u s e 
in the northern portion of the State Street 
.area. Presumably t h i s means multi-family 
devclopncnt. Furthermore, the intent of 
t h i s Land Use P o l i c i e s P l a n i s t o p r o x i d e 
a range of housing opportunities, preferably 
w i t h i n walking o r b i c y c l i n n d i s t z r r e cf . 
schools, p a r i s , cnployncnt centers, and 
r e t a i l shopping (sce Living Environmcnt 
Goals 1 and 2 on p a g e 52 and P o l i c y Sc on 
page 64). hlu1ti;family development i n tlie . 
State S t r e e t area nay a l s o provide housinn 
f o r families a s all a l t e r n a t i v e t o p u r c h a s i n g . - 

. t h e i r own homes. 
. 

Rathcr than commit t h e S t a t e S t r e c t a r e a 
exclusively t o single family or nulti- 
family developmrn~. it appegrs that a 
variety of residential densities nay be 
con1:atible i f c e r t a i n pcrformniice standards . 
arc nct. Accordingly, rcsidcntial lnnd . 
i n t h e S t a t e S t r c c t a r e a lins bcen d i . ; i J i ~ 
into thrcc categories as illustrated in 
tire f i g u r e below. In one case, the estnb- 
l i s h c d low r c s i d e n r i a l d e n s i t i e s should 
be m a i n t a i r e d . An example i s tlie pocket 
v e s t o f S t a t e S r r c e t along 3rd Avcnuc 
Sou:h. I t p r o v i 6 e s a ’ c l o s c - i n ’ l o c a t i o n 
f o r . t h o s c on fixcL o r low incomes. A t 
:he o t h e r cnd of t h e s p c c t r u r c , sclinc l a n d 
has bcen d c s i g n n t c d f o r Pl;i!?nctl Iiirli I k n s i t y 
(calti-family) use. Iix3nplcs 3 T C tkosc 
lands lyiilg e a s t o f Lnkc S t r c c t and riorrh of 
7th Avcnuc South. The t h i r d catep.ory encompnsscs 
t h r "in between" s i t u a t i o n k~herc t ! ~ c undcrlyinp. 
low a c n s l c y u s e p a t t e r n may b e a b l e t o 
accomnodnte s l i g h t l y higher d e n s i t i e s i f 
specified c o n d i t i o n s a r e s a t i s f i e d . F o r 
e x a n ~ i i e ,some o f the l a n d s vilthin t h e e a s t 
State Street.area can be developed a t 
higher d e n s i t i e s i f thcy meet design 
standards. These three residential 
cateporics s r e depicted i n the following 
:hart and arc discusscd i n nore d e t a i l . 

In t h e f o l l o v i c g p a r a g r c p h s . \\ 

Irindings, Cont’d 
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I 

poscj!.lr increase in 
= dcn?it?. bnscr! or: s t n n d - 

3;?5 . ! i s z x r c ? d i ? t e x t 

Lowz d e n s i t y LOX t i c r ~ i t y / HIg!:cr d m s i ty 
residcntinl potential residzntial 
nrca (single m d i w ; ~ dcnsi- arcn ( m l t i - 
family . 1 . 

I 
t y re5idcn- family) 
ti31 nrca J 

w The " i n betweenn c a t e g o r y o f r e s i d e z t i a i 

usc i s c a l l e d t h e low d e n s i r y / p s t e z i i a l 
ceexdiisutrinn 

gd 
eunssei 

st 
yz dr 

ee 
spirgeni 

m~ 
t, 

ii no azn. t lI yn sr 
hi 
ni gs l 

ce a s e 

f a n i : y h o z e s , a l i h o u g t ~s z r u c t c i e s a r e 
relatively dispersed with subctan:ial 

ap loscok 
eet 

xs hoi 
fb 
i 

ut n d 
2 

egi -reel ozpt 
ee 

dr 
dl 
ai nv de .r 

s i 
Tt 
yh 

eos ef 
laarne da 

s 

use rban i s obscrvea i n the lch Cexsity 
r e s i a e x t i a l ZieZS described i n t h e p r e - 
ceding pzragraph. In the low density/ 
potcr:tial ze6iu: d e n s i t y r e s i e e n t i z l 

i i t e a s , c o n t i n u e d b i n g ~ ef a n i i y u s e i s 
encourage2. Isolaied o r increaental 
6evelcpment a t a higher density. skould 
z e n e r a l l y n o t be p e r s i t t e 6 i n r n t s e 
"reas due t o the disroptive inpaci such 
devtlopizent wocld hzvc on t h e c o n r i z u i t y 

of- neorby s i n g l e frail!. uses. Eoxever. 
rediun density resiaentiel uses coul2 be 
p e r c i t t e d i f a l l of t h e follcxing condi- 
tions are satisfied: 

.
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F. 1 8 . c . "An a n a l y s i s o f p h y s i o g r a p h i c e l e m e n t s , e x i s t i n g and . 
planned municipal services including water supply . 
(domestic a n d energy demand), sewage collection o r 
treatment, and storm water controls s h a l l be prepared. 
by t h e C i t y P l a n n i n g s t a f f i n c o n j u n c t i o n w i t h r e l a t e d 
City departments as ac element of the administrative 
rep0 rt . " 

Applicant’s ~es’$onse: (%one) 

d. "The a p p l i c a n t s h a l l f u r t h e r p r o v i d e e v i d e n c e t o t h e 
Planning Commission’s s a t i s f a c t i o n t h a t there is an 
additional need f o r the type of land c l a s s i f i c a t i o n 
f o r which kc i s a p p l y i n g . " 

A p p l i c a n t ’ s Response: "The need f o r medium-density 
housing i s an established one. In f a c t , the availability 
of duplex-type housing is i n s h o r t supply. The property 
selected foz t h i s rezone application is surrounded by 
e i t h e r IL\l 1800 o r RBI 3600. I f c o n s i s t e n c y i s a g o a l o f 
p r o p e r l a n d u s e , a zone c h a ~ g efrom t h e p r e s e n t desig.- 
n a t i o n o f RS 8 . 5 t o Rxl 3600 would be e n t i r e l y w i t h i n 
the City’s future plans for this area. 8dditionally. 
surveys r e f l e c t a 97% apartment occupancy f a c t o r i n t h e 
E i r k l a n d a r e a , i n d i c a t i n g a demand f o r m u l t i - f a m i l y t y p e 
housing." 

19. This application f o r a n i n t e n t t o rezone w i l l be subject t o 
the following a d a i t i o n a l sections o f the Kirkland Zoning 
O r d i n a n c e Xo. 2183: 

. 
a. Residential multi-family zone requirements (Section 

23.10) 

b. Parking Requirements (Section 23.34) 

c. Landscaping Requirements (Section 23.40). 

On Hay 20, 1974 t h e C i t y C o u n c i l approved R e s o l u t i o n .2249 ’ 

which concluded t h a t t h e Comprehensive Plans f o r the 
former c i t i e s of Kirkland and Houghton no longer r e f l e c t 
c u r r e n t l y held values of t h e community i n regard t o planning 
and land use development. Further, t h i s resolution recog- 
n i z e d t h a t a new l a n d u s e p o l i c i e s p l a n o r comprehensive 
plan should be prepared. The former land use c l a s s i f i c a t i o n 
f o r t h i s a r e a u n d e r O r d i n a n c e 730(K) Tias " Y u l t i p l e Housing". 

CoZi:!IPlons t r u c t i o n 
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21. The following a r e t h e a p p r o p r i a t e p o l i c i e s and p o l i c y 
discussions f o r living environments element of preliminary 
land use policy plan, and subsequent discussion regarding 
C e n t r a l / S t a t e / E v e r e s t neighborhood, d a t e d November 18, 1976. 

. 

Living Environments 

Goal 1. To m a i n t a i n a predominantly low d e n s i t y r e s i d e n t i a l 
c h a r a c t e r while recognizing p o s s i b l e community 
b e n e f i t from Lome o t h e r and h i g h e r i n t e n s i t y l a n d 
uses. 

P o l i c y 2. Protect residential areas with established single 
family d e n s i t i e s from encroachment by h i g h e r 
r e s i d e n t i a l d e n s i t i e s o r by c o m e r c i a 1 o r i n d u s t r i a l 
u s e s . I n some c a s e s , townhouses o r c l u s t e r e d 
d e v e l o p m e n t s may be p e r m i t t e d i n s i n g l e f a m i l y a r e a s 
i f the design and overall density of such projects 
a r e consistent with neighborhood standards. 

P o l i c y D i s c u s s i o n : . " I n many p a r t s o f K i r k l a n d , s t r o n g 
commitments have been made t o s i n g l e f a m i l y l a n d u s e . These 
commitments a r e i n t e r m s o f f u t u r e p l a n n i n g and z o n i n g a s ell 
a s i n terms o f e x i s t i n g r e s i d e n t i a l development. The s i n g l e 
family character of such neighOorhoods should be preserved 

. by s e v e r e l y r e s f r i c t i n g commercial, i n d u s t r i a l , o r h i g h d e n s i t y 
residential uses. Adequate c r i t e r i a should be established 
t o insure t h a t the v i s u a l and acoustic c h a r a c t e r i s t i c s of 
uses i n ( o r near) s i n g l e fanily neighborhoods do not exceed 
standards normally associated with such r e s i d e n t i a l development. 
Design standards should include building heights, dwelling 
unit densities, intensity of vehicular traffic. noise levels. . 

’ landscaping, l i g h t i n g , signing, appurtenant s t r u c t u r e s , and 
other performance standards. 

Presently t h e single family zoning c l a s s i f i c a t i o n allotis 
a variety of conditional uses i n single family residential 
neighborhoods. Such u s e s i n c l u d e t h e museums, c e m e t e r i e s , 
c h u r c h e s , d a y c a r e homes, s c h o o l s , p a r k s , g o l f c o u r q e s , home 
o c c u p a t i o n s , p u b l i c u t i l i t i e s , m o b i l e hones, convenience 
busincss and t h e keeping of livestock. In order t o implement 
Policy 2 it nay be necessary t o revise t h i s l i s t of conditional 
u s e s . Some u s e s m i g h t b e a l l o ~ e d ,o r p e r h a p s e n c o u r a g e d 
( f o r e x a m p l e , n e i g h b o r h o o d p a r k s ) , w h i l e i t may b e d e s i r a b l e 
t o d e l e t e some o f t h e o t h e r u s e s from t h e l i s t . " (Pages 57 
and 58a o f t h e P r e l i m i n a r y Land Use P o l i c i e s P l a n ) . 

Neighborhood Discussion - S t a t e S t r e e t Area: 
~ T b e S t a t e S t . r a e t a r e 3 c o n t a i n s 2 w i d e 
v a r i e t y o f h o u s i n g t y p e s . !.la:~y s i ~ g l e 
family nones e x i s t i n t t e zrea, and there 
i s $reat diversicy i n terzs 05 style, 
s i r e , and value. For t h e ixost ? a r t , the 
single fanily nones a r e oider structures. 
Yany a r e u e l l n a i n t z i n e d o r Save been 
r e m o d e l e d , b ~ t t snve:al h o p e s a r e i n zeed. 

.... 
o f c i n o r r e p a i r s . ir. 2 few c a s e s t h e r e , , 
a p p e a r ts 5- n a j o r s r r c c T u r a i p r o b l ? s s . 

2/10/77 

1/27/77 
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CoxCLUSIoNS : 

.4. SUIPIARY OF THE PROPOSED ACTION: 
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requirements of t h e I n t e n t t o Rezone provisions of the l i r k l a n d 
Zoning O r d i n a n c e No. 2183. S e c t i o n 23.62. 

B. HISTORIC.4L BACKGROUND: (No r e l e v a n t c o n c l u s i o n s ) 

C. EXISTING PHYSICAL CHARACTERISTICS: 

. 
2 . Topography/soils/geology/vegetation. Sone o f t h e aforementioned 

f a c t o r s should c o n s t r a i n t h e l i r k l a n d Planning Commission from 
reaching e i t h e r a p o s i t i v e o r n e g a t i v e ’decision on t h i s a p p l i - 
c a t i o n . Where a p p l i c a b l e , e x i s t i n g v e g e t a t i o n should be main- 
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D. PUBLIC UTILITIES: 

3. Streets/Sanitary Sewers/Domestic Water/Fire Hydrants/Pcdestrian 
N a y s / P u b l i c T r a n s p o r t a t i o n . None o f t h e s e a f o r e m e n t i o n e d 

f a c t o r s s h o u l d c o n s t r a i n t h e K i r k l a n d P l a n n i n g Commission fr.om 
making e i t h e r a p o s i t i v e o r negative decision on t h i s applica- 
t i o n . The Public S e r v i c e Department has been contacted regarding 
t h i s p.ermit a p p l i c a t i o n and does n o t f o r e s e e any major c o n f l i c t s . 
Appropriate water and sewcr f e e s w i l l be assessed a t t h e time 
of building permit-application and the Puhlic Service Department 
would recommend j o i n t u s e o f t h e a c c c s s p o i n t o f f o f S t a t e 
S t r e e t i f a t a l l p o s s i b l e . T h i s would reduce t h e p o s s i b l e number 

o f c o n f l i c t s on S t a t e S t r e e t and reduce t h e number o f curb c u t s 
n e c e s s a r y . Minimum a s p h a l t w i d t h on t h i s p r o p e r t y f o r s u c h an 
a c t i o n would be 12 f e e t . 

4. Storm Drainage. I f t h i s application i s approved, t h e Department 
o f Community Development would recommend t h a t t h e a p p l i c a n t be 
required to t i e a storm drainage retention system into the 
e x i s t i n g drainage system so t h a t t h e q u a l i t y , quantity and v e l - 
o c i t y o f t h e w a t e r l e a v i n g t h e s i t e i s s u b s t a n t i a l l y t h e same 
a s t h a t which leave t h e s i t e a t t h e present time f o r a 10 year 
storm. 

. 

E. XEIGHBORHOOD CHARACTERISTICS: 

5. Zoning/Land Use. Development o f t h i s p r o p e r t y i n 2 multi-family 
type configuration would not be i n c o n s i s t e n t u i t h t h e adjacent 
land uses or zoning i n the State Street area. 

Conclusions, Cont’d 
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6. The following d i s c u s s i o n i s a p p l i c a b l e t o t h e c r i t e r i z t o be 
used i n t h e revicw o f such an I n t e n t t o Rezone a p p l i c a t i o n . 
(Section 23.62.050) : 

a . T h i s a p p l i c a t i o n i s c o n s i s t e n t w i t h tile e m e r g i n g Land Use 
P o l i c i e s P l a n , and t h e former Land Use P l a n r e g a r d i n g m u l t i p l e 
family density. Further, t h i s "Intent t o Rezone" a p p l i c a t i o n 
does generally conform t o the appropriate p o l i c i e s of the 
Land IJse P o l i c y Plan a s d i s c u s s e d i n t h e f o l l o w i n g c o n c l u s i ~ n s . 

b. The a p p l i c a n t has. submitted an a r c h i t e c t u r a l plan of t h e 
e x i s t i n g subject property, and proposed duplexes t o be 
placed on the s i t e , elevation, survey and landscaping 
p l a n t o . s u p p o r t t h i s a p p l i c a t i o n . The r e l a t i o n s h i p o f 
thosc plans t o the surrounding area are discussed i n 
detail in the following conclusions. 

c . The Department o f Community Development and t h e P u b l i c 
Service Department have reviewed the propgsed s i t e plan, 
and would rccomnend t h e aforementioned modifications i f 
t h i s application i s approved: 

(1) The a p p l i c a n t be granted t h e option of providing e i t h e r 
a 1 2 - f o o t drlveway from S t a t e S t r e e t a d j a c e n t t o t h e 
p r o p e r t y l i n e o r a s a p p r o p r i a t e l y 1oca:ed and s c r e e n e d 
from a d j o i n i x g p r o p e r t i e s i f a common a c c e s s p o i n t 
c a n n o t b e a g r ~ e dupon w i t h t h e p r o p e r t y o u n e r t o t h e 
south. 30th Departments would reconmend t h i s as t h e 
preferred method of accessing onto S t a t e S t r e e t . I f 
a d j o i n i n g i n g r e s s 2nd e g r e s s p o i n t s , f o r t h e tuo s u b j e c t 
properties the applicant w i l l be required t o maintain 
a 4-foot wide planting area with a hedge a t l e a s t 4 
f e e t high a t t h e time of p l a n t i n g such a s a Laurel 
hedge. This s h a l l be located adjacent t o driveway 
and parking areas along the south property line. Further. 
i n those place where paving t i i l l be within 4 f e e t o f the 
south property l i n e , a 6 f o o t s i t e - o b s c u r i n g fence will 
be r e q u i r e d . (Approximately 30 f e e t o f f e n c e l o c a t e d 
on t h e south property l i n e of the Lake Vashington School 
D i s t r i c t p r o p e r t y bct~ceent h e e a s t Droperty l i n e o f t h i s 
s u b j e c t p r o p e r t y and Lakeview ~ l e m e n t a rS~chool f e n c e . ) 
(Refer t o Sxhibit I~CII). . 

(2) The design and consrruction of a storm water r e t e n t i o n 
f a c i l i t y for a 10-year storm should be required with 
the building permit application.
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Medium d c n s i t y r e s i d e n t i a l d e v e l p p - 
z e r ~ t swould b e p e r c i t t e a o n l y i f . 

sufficient l a n d a r e 2 i s e v a i l a b l e t o 
s e p a r a z e s u c h d e v e l o p ~ e n tf r o n a d j a - 
c e n t s i n ~ l ef a r i l y u s e s . A rrinizum 
a g g r e ~ s r i o no f i a n d would b e r e q u i r e d 
( ~ o s s l b l yt h y e e - a c a r t e r s o f a n z c r e ) 
and t h e resul:ing land use c o n f i g a r a - 
rion nust not creaze snall single 
ferrily arcas "sand~lchrd"betxcen 
~ u l i i - f s n i . ~ dj r-\ . e ; ~ j : a r n t s . T h i s 
m i n i n u n aggreg:t!on r e q u i r e m e n t may 
b e ~ a i v e df o r nu1 t i - f a n i l ? . develop- . 
nents of less than three units, 
provided t h e height and setback r e - 
q u i r e z e ~ t so f t h c underlying l o w 
d e n s i t y :ozc a r c s z t i s i i e d . 

(2) Nediun density residential dcvelop- 
n e n t nus: n o t s i 2 x i f i c a n t l y i n c r e a s e 
t r a f f i c vo:unes on stre.ezs o r p o r - 
t i o n s of .s*rccts whcre predonicantly 
s i n g l e family homes e x i s t . 

(3) Thc heigh: of neaiua d c n s i t y r e s i - 
d c n t i a l s t r u c t u r c s i s no: t o e x c e e d 

. 20 f e e t . T a l l e r s t r u c t u r e s n a y b c 
permitted toward t h e i n t c r i o r of t h e 
property i f such added height i s 
c o a ~ a t i b l c" i t h t i l e c h a r a c t e r o f 
ncarby uses. In no.case should 
s t r n c t u r e s t a l l e r thsn 30 f e e t be 
pcrcitted. 

(4) Setbacks are t o be sufficiently large 
t o a l l o w l a n d s c a p i n g which w o ~ l l d . 
visually separate xediua acxsity resi- 
d e n t i a l devclopnents from a6jacenr 
s i n g l e f a n r l y hones. Such s e t b a c k s 
must be a s i z r g c a s o r l a r g e r than 
t5e setback rcqcireaents of the cnler- 
l y i n g lor! d e n <i t y z o n e . V c h i c u l a i 
i n g r e s s az3 e ~ r c s s :or n e d i u 3 d e n s i t y 
r e s i d e n t i a l d e - . - c l o p n e ~ t sis no: p e r - 
n i t ted vithin requircd setbacks 
adjacent t o single family uses." , 

Findings, Cont’d 
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n (5) Parking f o r nediun density residen- 
t i a l levelcpnents nust be visuzlly 
s c r e e n e d f r o m a d j a c e n t ~ r o ~ e r t i e sa n, d 
i s not allowed’within the required 
front ysrd setback. The preferred 
nethods f o r visual buffering of 
parking f a c i l i t i e s include lardscaping 
226/3r lccztizg such f a c i l i t i e s be- 
neath the nediun density resiscntial 
structure. 

( 6 ) Thc design of nediun t e n s i t y r e s i d e n - 
t i a l d e v e l o p ~ e n t smust n o t p r e c l u d e 
o r impair the eventual developaent 
o f p e d e s t r i a n o r b i c y c l e pa:hvavs 
a s i n d i c a t e d i n t h e Land USc r c l i c i c s 
Plan. 

(7) ’ ~ e wn c d i u n d e n s i t y r e s i d e n t i a l 
developncnts a r e t o be assessed a 
."fee i n l i e u " i n o r d e r t o h e l p n e e t 
t h e increased d-nand f o r p a r k s 2nd 

. open space resulting f r o n such devcl- 
opscnt. Chis fee i s reqcired i n 
eddi’tion t o miniinal i n s i i e oFen space 

. rcquirenents as;ociated with mtJiux 
density rcsidcntisl delrelop~;er.t;
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ConClusions. Cont’d 

F. 8. e . P a r k i n g . ReEer t o t h e comments a s found i n C o n c l u s i o n s No. 
6 . c . ( l ) , and 7.b. 

f . 
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5rd Place South t o t h e gate i n the fence of Lakeview Elementary 

s c h o o l . T h i s p e d e s t r i a n way s h o u l d b e p h y s i c a l l y s e p a r a t e d 
from the v e h i c l e lanes used i n t h i s app1ication:and should 
be surfaced with all-weather materials such as asphalt.’ 

g. 

. . 

The a p p l i c a n t w i l l . b e r e q u i r e d t o make a p p r o p r i a t e 
deposit i n t o the "fee in l i e u of open space" account 
of t h e park and >tunicipal F a c i l i t i e s Cumulative Reserve 
~ ~ r ,a ds r e q u i r e d by S e c t i o n 23.10.110 o f t h e ’ K i r k l a n d 
Zoning O r d i n a n c e No. 2183. The a p p l i c a n t i s p r o p o s i n g 
t o construct 4 r e s i d e n t i a l multi-family u n i t s whereas 
the c a l c u l a t i o n on a square foot b a s i s would permit 
4.3 u n i t s and t h e r e f o r e would be w i t h i n t h e designation 
f o r t h e Land Use P l a n . 

. 

9. Due . t o th_e f a c t t h a t t h i s a p p l i c a t i o n i n c l u d e s development o f 

a 30 by 10 f o o t p i e c e o f p r o p e r t y between Lakeview S c h o o l and 

the east property line of the subject property, prior ,to apply- 
ing for a building permit application on this subject property, 
-the applicant s h a l l obtain a permanent ingress and egress ease- 
ment f o r s a i d roadway improvements on Lake Washington School , 

Distri+t property, or indicate a fee simple interest in the 
ownership of t h a t property. 

RECO$I?IESDATI ONS : 

Eased 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 ’ T w , we h e r e b y recommend t h a t t h i s " I n t e n t t o Rezone" 
application be approved subject t o the following conditions: 

1. P r i o r t o a p p l y i n g . f o r a b u i l d i n g p e r m i t on t h e s u b j e c t 
p r o p e r t y t h e a p p l i c a n t s h a l l make t h e f o l l o w i n g m o d i f i c a t i o n s 
t o Exhibits B and C : 

a. Insure adequate ingress and egress v i s i b i l i t y from 

the State Street access point through reduction of 
landscaping and/or grading of the s i t e within an area 
20 f e e t back from S t a t e S t r e e t a l o n g s a i d d r i v i n g l a n e . 

b. Contact t h e s e r v i n g s o l i d waste u t i l i t y . and l o c a t e an 

approved site-screened solid wastecontainer. 

c. Deciduous t r e e s minimum 2" i n c a l i p e r s h o u l d b e added 
a l o n g t h e w e s t 95 f e e t o f t h e n o r t h p r o p e r t y l i n e an-d 
p l a c e d 20 f e e t on c e n t e r . - - 
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d. Provide a 4 foot high hedge(using any of t h e following 
Plant materials: Portuguese Laurel, English Laurel or 
Photinia Fraseri) in the 4 foot planting area along the 
. south property l i n e adjacent t o the parking and driving 

lane from S t a t e S t r e e t in addition t o the proposed land- 
scaping in this area. 

e. In those places where paving w i l l be within 4 f e e t of 

the south property line, a 6 foot site-obscuring fence 

w i l l b e r e q u i r e d ( a p p r o x i m a t e l y 30 f e e t of f e n c e l o c a t e d 
on t h e s o u t h Property l i n e of t h e Lake Itashington school 
D i s t r i c t Property between the e a s t elementary school 

fence) . 
f . Provide a 4 foot high hedge (using any of t h e f o l l o u i ~ g 

Plant materials: Portuguese Laurel, English Laurel or 
Photinia Fsaseri) on a lou’berm (2-3 f e e t ) i n the 6-foot 
landscaping area adjacent t o Lakeview Elementary ~ c h o o l 
fence and So designed s o a s n o t t o impede t h e following 
condition of approval regarding t h e p e d e s t r i a n ~ i a l k i n g . 

g - P r o v i d e a minimum 5 f o o t wide a s p h a l t p a t h d i r e c t l y 
from 3rd Place South t o t h e g a t e i n t h e fence of 
Lakeview Elementary S c h o o l . T h i s p e d e s t r i a n way s h o u l d 

. 
be p h y s i c a l l y separated from t h e v e h i c l e l a n e s used i n 
this application. 

he A l l d e c i d u o u s t r e e s s h a l l be a minimum o f 2" i n c a l i p e r , 
w h e r e a s , a l l e v e r g r e e n t r e e s s h a l l b e a minimum o f 8-10 
feet in height. 

i. Parking S t a l l s and 4 s h a l l be graded i n an e a s t e r l y 
direction t o reduce the hazard of unattended trehicles 
rolling out onto State Street. 

j. The e a s t e r l y d u p l e x s h a l l b e s i t e s c r e e n e d by e i t h e r 
an a r c h i t e c t u r a l fence o r landscaping from parking 

s t a l l s 3 and 4 as per requirement o f Section 23.40.060. 

2. At t h e time of application f o r a building permit on the 
subject property the following items s h a l l be submitted 

with that application: 

a . Design and calculations f o r a storm water retention 
system s o that the water leaving the s i t e a f t e r 
development-is s u b s t a n t i a l l y . t h e same a s leaving t h e 
existing s i t e for a ten year storm. 

b. Obtain e i t h e r 2 permanent ingress and egress easement 
f o r s a i d roadway improvements on Lake Washington School 
District property, or indicate a fee simple interest in 
the ownership of that property. 

c . Make a n a p p r o p r i a t e d e p o s i t i n t o t h e " f e e ii l i e u o f 
open space" account of the Park and Municipal F a c i l i t i e s 
C u n u l a t i v e R e s e r v e ~ u n da s r e q u i r e d by S e c t i o n 23.10. 
110 o f t h e K i r k l a n d Zoning O r d i n a n c e No. 2183. 

2110/77 . 
1/27/77 

\.
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Conclusions. Cont ’d 

F. 6. c . ( 3 ) The a p p l i c a n t s h o u l d b e r ~ q u i r e dt o c o n t a c t t h e ’ 
serving s o l i d waste u t i l i t y and locate an approved 
s i t e screening solid waste disposal system with . 

the building permit plan application. 

d . The a p p l i c a n t ’ s Need A n a l y s i s i s g e n e r a l l y c o r r e c t i n 
p o i n t i n g o u t t h a t t h i s a r e a has been i d e n t i f i e d by t h e 
p r o p o s e d Land Use P o l i c i e s P l a n a’s b e i n g a n a r e a s u i t a b l e 
f o r multi-family developments. 

7. The following comments a r e r e l e v a n t t o t h e d i s c u s s i o n o f t h i s 
Intent t o Rezone application f o r the following s e c t i o n s of 
t h e K i r k l a n d Zoning O r d i n a n c e No. 2183: 

a. R e s i d e n t i a l I.!u?ti-family zone requirements: The proposed 
development p l a n a s i d e n t i f i e d i n E x h i b i t "B" conforms t o 
the e x i s t i n g Professional Residential zone requirements 
regarding setbacks, height, and l o t coverage. 

br The proposed ?arking plan f o r t h e subject property generally 
conforms t o the Eirkland Zoning Ordinance regarding parking 
standards with the addition of Conclusion 6.c.(l) a s iqdi- 
c a t e d above, and w i t h t h e a d d i t i o n of such a 4 - f o o t . h i g h 
Laurel hedge on a low berm (2-3 f e e t ) l o c a t e d i n t h e 
6-foot landscaping a r e a adjacent t o Lakeview School’s fence. 
(Refer t o Exhibit "B"). 

p a r k i n g s t a l l s 3 and 4 ;ill be p e r m i t t e d i n t h i s p l a n a s 
they a r e above s t r e e t grade and not readily v i s i b l e from 
S t a t e S t r e e t . The a p p l i c a n t should be required t o s l o p e 
these s t a l l s toward the east t o reduce the hazard of 
unattended vehicles rolling out onto State Street. 

c . Landscaping requirements. E x h i b i t "C", a s s u b m i t t e d by t h e 
applicant, i s generally consistent with the s p i r i t and i n t e n t 
o f b o t h t h e emerging Land Use P o l i c i e s P l a n and t h e K i r k l a n d . 
Zoning Ordinance. However, t h e recommended m o d i f i c a t l ~ n s 
t o the proposed landscaping plan are l i s t e d a s follows: . 

(1) Refer t o Conclusions 6.c.(l) and 7.b. a s l i s t e d above. 

(23 Deciduous t r e e s should be added along t h e west 95 f e e t 
o f t h e n o r t h p r o p e r t y l i n e and p l a c e d 20 f e e t on c e n t e r 
as along the southern property line. This i s 
a n a r e a which i s covered by Kirkland Zoning Ordinance 
Section 23.40.050. 

( 3 ) A l l d e c i d u o u s t r e e s s h o u l d be a minimum o f 2" i n c a l i p e r , 
whereas, a l l evergreen t r e e s should be a.minimum of 
8-10 feet i n height. 
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.Conclusions, Cont’d . 

F. 7. c . (4) Provide adequate i n g r e s s and e g r e s s v i s i b i l i t y from 
the S t a t e Street .access point through reduction of 

landscaping and/or grading of t h e s i t e \!ithi? an area 
20 f e e t back from S t a t e S t r e e t a l o n g s a i d d r l v i n g 
lane. 

8. The f o l l o w i n g comments a r e r e l e v a n t r e g a r d i n g t h e a p p l i c a n t ’ s 
general conformance with the preliminary S t a t e S t r e e t area 
s e c t i o n o f t h e Land Use P o l i c i e s P l a n . The f o l l o w i n g a r e 
relevant: 

a . The s u g g e s t e d minimum l a n d a g g r e g a t i o n i s . t h r e e - q u a r t e r s 
of an a c r e , and the subject property is approximately 
.one-third of an acre. This a p p l i c a t i o n would not create 
small areas sandwiched i n between multi-family developnent 
due t o t h e f a c t t h a t there i s an e x i s t i n g multi-family 
zoned p i e c e of property t o the s o u t h , and four individual 
single family residences north of the subject property 

. . t o 7th Avenue South. The a r e a o f t h e s e f o u r residences 
is approximately three-quarters of an acre. 

b. The Department o f Community Dqvelopment and t h e P u b l i c 
S e r v i c e Department do n o t - f e e l t h a t t h e a d d i t i o n of these 
f o u r r e s i d e n t i a l multi-family d w e l l i n g u n i t s , two Units accessci 
o f f of S t a t e S t r e e t and two a c c e s s e d o f f o f 3rd Place South 
w i l l s i g n i f i c a n t l y increase the volumes of t r a f f i c on 
those adjacent streets. 

c. The h e i g h t o f t h e p r o p o s e d s t r u c t u r e s i s 28 f e e t , w i t h 
a p i t c h e d r o o f and s t r u c t u r e s have been moved toward t h e 
center of the l o t . Although there is approximately a 
15 f o o t setback on t h e n o r t h p r o p e r t y l i n e and a n 18 foot , 

setback on the south property l i n e f o r the western duplex, 
such a height would appear t o be g e n e r a l l y i n c o n s i s t e n t 
w i t h t h e e m e r g i n g ’ p o l i c i e s of t h e Land Use P o l i c i e s Plan. 
The e a s t e r n duplex is c l o s e r t o t h e northern property l i n e 
however, there i s an existing r e s i d e n t i a l multi-family 

a p a r t m e n t n o r t h o f t h a t p r o p o s e d d u p l e x . Due t o t h e f a c t 

t h a t the topography on t h i s s i t e r i s e s above S t a t e S t r e e t , 
(and anv s t r u c t u r e s u b s t a n t i a l l y t a l l e r than adjoining 
s i n g l e Ts::ily o n e - s t o r y r e s i d e n c e s would n o t meet t h e 
- i n t e n t o f t h e Land Use P o l i c i e s P l a n ) , we h e r e b y recommend 
t h a t the a p p l i c a n t be r e q u i r e d t o l o w e r t h e h e i g h t o f t h e 
propcscd s t r u c t u r e s t o no higher than 25 f e e t which i s 
g e r t e r a l l y t h e maximum h e i g h t a l l o w e d f o r a s i n g l e f a m l l y 
r e s i d e a c e . I f an e l e v a t i o n lower t h a n 25 f e e t can be 
a d e q u z t e l y designed, t h e Department o f Community Development 
would recommend t h i s a l t e r n a t i v e . 

.- . 

d. Setbacks f o r these duplexes a r e more than 
t h e minimum r e q u i r e m e n t s i n t h e RE1 3600 zone. F u r t h e r , 
no v e h i c u l a r i n g r e s s o r egress p o i n t s a r e l o c a t e d i n the 

. setback areas adjacent t o single family residential zones. 
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Due t o t h e f a c t t h a t t h e t o p o g r a p h y on t h i s s i t e r i s e s a b o v e 
S t a t e S t r e e t , and any s t r u c t u r e s s u b s t a n t i a l l y t a l l e r than 
adjoining s i n g l e family one-story residences would n o t meet 
t h e i n t e n t o f t h e Land Use P o l i c i e s P l a n , t h e a p p l i c a n t s h a l l 
be required t o lower the height of the proposed structures 
t o no hisher than 25 f e e t above e x i s t i n g building grade which 
is g e n e r a l l y t h e maximum h e i g h t a l l o w e d f o r a s i n g l e f a m i l y 
residence. 

4. The a p p l i c a n t s h a l l be g r a n t e d t h e o p t i o n o f p r o v i d i n g e i t h e r 
a 1 0 - f o o t driveway from S t a t e S t r e e t adjacent t o the property 
l i n e i f a c o m o n a c c e s s p o i n t can be agreed upon w i t h t h e 
p r o p e r t y o h n e r t o :he s o u t h . I f t h i s o p t i o n i s s e l e c t e d by 
t h e a p p l i c a n t , Recommendation l . d . , and t h e 4 foot landscaping 
area along the southern property l i n e and the screening along 
t h e S t a t e S t r e e t parkin and driving lanes u i l l be waived. 
in lieu of re-locating &e a-foot landscaping area between 
s a i d diiveway and the westerly duplex and modifying t h e land- 
s c a p i n g p l a n t o p r o v i d e a row o f d e c i d u o u s t r e e s l o c a t e d o n 
the south s i d e c f that s t r u c t u r e between it and the access - 

pavement.


