
RESOLUTION NO. R - 2454 

A RESOLUTION OF THE C I T Y COUNCIL OF THE C I T Y OF KIRKLAND APPROVING THE 
PRELIMINARY PLAT OF KIRKWOOD M A N O R A S APPLIED FOR BY SHERSTAD & WILLIAMS, 
I N C . BEING DEPARTMENT OF COMMUNITY DEVELOPMENT F I L E N O . S U B - 7 7 - 3 1 ( P ) 
AND SETT1N.G FORTH CONDITIONS TO W H I C H SUCH PRELIMINARY PLAT SHALL BE 
SUBJECT. 

WHEREAS, t h e D e p a r t m e n t o f C o m m u n i t y D e v e l o p m e n t h a s r e c e i v e d a n 
a p p l i c a t i o n f o r a p r e l i m i n a r y p l a t , s a i d a p p l i c a t i o n h a v i n g been made 
by Sherstad & Williams, I n c . and s a i d p r o p e r t y as l e g a l l y described 
i n t h e a p p l i c a t i o n i s w i t h i n an RS 35 zone, and 

WHEREAS, t h e a p p l i c a t i o n has been submitted t o t h e K i r k l a n d Planning 
Commission who h e l d p u b l i c h e a r i n g t h e r e o n a t t h e i r r e g u l a r m e e t i n g 
d f August 11, 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 O r d . No. 0 - 2 3 1 9 , c o n c e r n i n g 
environmental p o l i c y and t h e S t a t e Environmental Pol i c y Act, an 
environmental assessment has been submitted t o t h e City o f Kirkland, 
reviewed by the responsible o f f i c i a l o f the City o f K i r k l a n d and a 
negative declaration 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 h a v e b e e n 
a v a i l a b l e and accompanied the a p p l i c a t i o n throughout the e n t i r e 
review process, and 

I WHEREAS, t h e K i r k l a n d P l a n n i n g C o m m i s s i o n , a f t e r p u b 1 i c h e a r i n g s 
and consideration o f the recommendations o f the Department o f 
Community Development, d i d adopt c e r t a i n Findings, Conclusions and 
Recommendations and d i d recommend approval o f the p r e l i m i n a r y p l a t , 
subject t o the s p e c i f i c conditions s e t f o r t h i n said recommendation, 

NOW, THEREFORE, BE I T RESOLVED b y t h e C i t y C o u n c i l o f t h e C i t y 
o f K i r k l a n d as f o l l o w s : 

S e c t i o n 1. The Findings, Conclusions and Recommendations of t h e 
K i r k l a n d Planning Commission as signed by t h e Chairman thereof and 
f i l e d i n t h e Department o f Community Development F i l e No. SUB-77-31 (P) 
are hereby adopted by the K i r k l a n d City Council as though f u l l y set 
f o r t h h e r e i n . w i t h t h e e x c e p t i o n as s e t f o r t h i n Attachment "A". 

. S e c t i o n 2 . The p r e l i m i n a r y p l a t o f Kirkwood Manor i s hereby g i v e n 
approval, subject t o the conditions set forth i n the Findings, 
Conclusions and Recommendations hereinabove adopted by t h e C i t y Council. 

Section 3. A c e r t i f i e d copy o f t h i s Resolution, along w i t h the 
Findings, 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 o f t h e evidence o f p r e l i m i n a r y a p p r o v a l 
o f said preliminary p l a t t o 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 the applicant from compliance with a l l federal, state o r 
local statutes, ordinances o r regulations applicable t o this project, 
other than as expressly s e t f o r t h herein. 

Section 5. C e r t i f i e d o r conformed copies o f 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 the City o f K i r k l a n d 
c. Building Department for the City o f Kirkland 
d. F i r e Department f o r the City o f K i r k l a n d 
e. P o l i c e Department f o r the City o f K i r k l a n d 
f. Public Service Department f o r the City o f Kirkland 
g. O f f i c e o f t h e D i r e c t o r o f A d m i n i s t r a t i o n and Finance (ex 

o f f i c i o City Clerk) o f the City o f Kirkland 

. A D PTED 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 t i y C o u n c i l o n t h e 
gth day. o f September , 1977. 

. 

ATTEST : 

I 
c$$g$/ & I 

Director ’ o f dminiskration & Finance 
(ex o f f i c i o



ATTACHMENT "A" 

"The r e g u l a r maintenance and r e p a i r of a l l storm water 
retention structures i n this plat or located beneath the 
C i t y right-of-way s h a l l be accomplished by t h e C i t y of 
Kirkland. The t o t a l c o s t of s a i d maintenance and r e p a i r 
of a l l storm water r e t e n t i o n s t r u c t u r e s may be a s s e s s e d 
t o a l l p r o p e r t y owriers w i t h i n t h e p l a t who a r e served 
by such, and each property owner served by s a i d system 
may be a s s e s s e d 1153rd of t h e t o t a l c o s t . ’
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FINDINGS : 

A . S ~ I B I A R Y OF THE PROPOSED A C T I O N : . 

1. This is an application f o r a Preliminary P l a t of the 

- 
Kirkwood Manor S u b d i v i s i o n l o c a t e d on 1 1 6 t h Avenue 
N . E . a t N.E.. 1 0 4 t h S t r e e t . ( E x h i b i t "B" V i c i n i t y 
Map) 

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 53 r e s i d e n t i a l l o t s 
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. B HI STORI CAL BACKGROUND : (Not a p p l icabl’e) 

C . EXISTING PHYSICAL CHARACTERISTICS: 

3. Topography. The average s l o p e of t h e m a j o r i t y o f t h e 
subject property is approximately 5 t o l o % , r i s i n g from 
the northeast corner of the subject property t o the south- 
west p o r t i o n . However, t h e r e a r e two r a v i n e s l o c a t e d on 
t h e s u b j e c t p r o p e r t y . The l a r g e r r a v i n e i s l o c a t e d i n tl-e 
northeastern portion of the s i t e and contains a slope of 
approximately 15-20%. The second r a v i n e i s l o c a t e d i n 
the north-central portion of the subject property and . 
contains a slope oE approximately 10-15%. 

@ The t e r r a i n drops suddenly from t h e n o r t h property l.lne o f t h i 
p l a t onto the adjoining property t o the north, with a slope o f 
a p p r o x i m a t e l y 60-70%. A t r a c t o f l a n d owned b y t h e City t o t h e 
southeast o f t h i s p l a t i s siiparated by t h i s p l a t by a slope o f ’ 
approximately 20-40% 

4 . Hydrology..,,:. Forbes Creek i s l o c a t e d t o t h e n o r t h e a s t o f 
the subject property, and travels i n a northwesterly 
direction.. 

5 . V e g e t a t i o n . The s u b j e c t p r o p e r t y i s h e a v i l y wooded with 
evergreen t r e e s , a s w e l l a s a number of deciduous t r e e s . 
I n a d d i t i o n , t h e r e i s a wooded b u f f e r approximately 25 
f e e t wide lying ’to,the e a s t of the proposed p l a t , located 
between the proposed p l a t and I n t e r s t a t e 405. 

6. Noise. As indicated.in an acoustics study prepared for 
t h e s u b j e c t p r o p e r t y and submitted by Towne, Richards and 
C h a u d i e r e , I n c . , d a t e d May 1 7 , 1977, t h e predominant 
noise source e f f e c t i n g t h e s i t e i s t r a f f i c on 1-405, which 
i s immediately e a s t of t h e p l a t . The Acoustic Study 
includes measurements of e x i s t i n g noise levels, and 

- 

8 
evaluates potential impacts due t o the existing and e s t i - 
mated f u t u r e n o i s e l e v e l s . (Refer t o Exhibit "Dl1 Acoustics 
Study).
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D. PUBLIC UTILITIES: . 

7. S t r e e t s . The s u b j e c t pr,operty f r o n t s o n , 116th Ave. N . E . , 
arid t h e r i g h t - o f - w a y o f I n t e r s t a t e 405. 1 1 6 t h 
Avenue N . E . c o n t a i n s a 3 0 - f o o t r i g h t - o f -way which i s p a r t i a l l y 
asphalted .to approximately a 1 2 foot width. 
1 1 6 t h Avenue N . E . , which i s i d e n t i f i e d a s a c o l l e c t o r 
a r t e r i a l , terminates approximately 1,000 feet north of the 
proposed p l a t , where it i n t e r s e c t s with the Burlington 
Northern Railroad, 

D. 8 . P e d e s t r i a n Ways’. There a r e no e x i s t i n g s i d e w a l k s a l o n g 
,.116th Avenue N . E . i n t h i s general..a r e a . I n a d d i t i o n , 
t h e Land Use P o l i c i e s P l a n does n o t i n d i c a t e 1 1 6 t h Avenue 
N.E. t o be a primary p e d e s t r i a n way. However, a s i n d i - 
cated i n Exhibit tlC" - Proposed Plat., the applicants a r e 
p r o p o s i n g t o i n s t a l l a p e d e s t r i a n s y s t e m f o r t h e i n t . e r i 

, 
o r 

.of the p l a t . 

E. 
-- - 
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9 . Domestic W a t e r / F i r e Hydrant. There i s a n 8" w a t e r main 

*$ 
’ l o c a t e d i n t h e right-of-way of 1 6 t h Avenue N . E . , which 
w i l l have t o be extended-to s e r e the proposed p l a t . 
The n e a r e s t f i r e hydrants a r e l o c a t e d on t h e northwest 
corner of N.E. 104th S t r e e t and 116th Ave. N . E . , and 
t h e southwest c o r n e r of N . E . 103rd S t . and 116th Ave. N . E . 

10. Sanitary Sewer. There i s no e x i s t i n g s a n i t a r y sewer system 
s e r v i c i n g t h e s u b j e c t p r o p e r t y . The developer has proposed 
two o p t i o n s by which t o p r o v i d e s a n i t a r y sewer s e r v i c e s 
t o t h e p r o p e r t y . The developer i s proposing t o e i t h e r 
c o n s t r u c t a s a n i t a r y sewer pump s t a t i o n w i t h a f o r c e d main 
moving westerly i n N . E . 103rd Place w i t h a connection t o 
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of the p l a t , and traverse a gravity flow sewer l i n e across 
the northern property i n a northerly and westerly d i r e c t i o n 
and connect t o the existing City system a t a lower elevation 
i n 1 1 6 t h Avenue N.E. T h i s c o n n e c t i ~ np o i n t would be a p p r o x - 
imately 800 f e e t n o r t h o f t h e n o r t h e r n p r o p e r t y l i n e of t h e 
s u b j e c t p r o p e r t y . ( R e f e r t o E x h i b i t "EM - L e t t e r from Mr. 
Hugh G . Goldsmith t o h l r . G e r a l d F. L i n k , d a t e d May 1 9 , 
1977.) 

11. Storm Sewer. There i s no e x i s t i n g s t o r m sewer system i n 
t h e immediate v i c i n i t y which would serve t h e proposed 
p l a t . Storm sewer management f o r development f r o n t i n g on 
116th Avenue N.E. i n c l u d e s only an open d i t c h d r a i n a g e 
system. Most o f t h e e x i s t i n g storm water runoff flows t o 
the northeast corner of the subject property, and eventually 
empties into Forbes Creek. 

NEIGHBORHOOD CHARACTERISTICS : 

1 2 . Zoning. The s u b j e c t p r o p e r t y i s zoned R e s i d e n t i a l S i n g l e 
Family 35,000 sq. f t . , a s a r e the properties t o the south, I 

n o r t h , and n o r t h w e s t of t h e s u b j e c t p r o p e r t y . To t h e w e s t 
of t h e s i t e a r e p r o p c r t i e s zoned S i n g l e Famil’y R e s i d e n t i a l 
8.500 s q u a r e f e e t . To t h e e a s t o f t h e s i t e , on t h e e a s t E-JY-YY !
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Findings, Contld , 

E. 1 3 . Land Use. 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. 
There h a s been some r e s i d e n t i a l development t o t h e n o r t h 
and soutll of t h e s u b j e c t property, on t h e e a s t s i d e of 
116th Avenue N.E. However, most of t h e p r o p e r t i e s on 
t h i s s i d e o f 116th Avenue N.E. remain i n l a r g e , s i n g l e 
ownerships o f 3-8 a c r e s . The west s i d e o f 116th Avenue 
N . E . h a s been t h e s i t e o f much r e c e n t r e s i ’ d e n t i a l d e v e l - 
opment, with most of t h e recently created l o t s containing 
approximately 10,000 square feet. 

8 

To t h e s o u t h e a s t o f t h e s u b j e c t p r o p e r t y i s an undeveloped 
t r a c t o f l a n d , which i s owned by t h e C i t y o f K i r k l a n d . 
This t r a c t contains approximately 5 acres, and is presently 
intended for future recreation area. 
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southeast of the subject property., This parcel is presently 
undeveloped, b u t may be u s e d i n t h e f u t u r e f o r p u b l i c 
r e c r e a t i o n . The n e a r e s t developed park i s Highlands Park, 
which i s l o c a t e d on 112th Ave. N.E. and N . E . 102nd S t . , 
approximately 800 f e e t sout’hwest o f t h e sub j e c t p r o p e r t y . 
The Land Use P o l i g i e s P l a n h a s i n d i c a t e d t h e need f o r 
additional park and recreation f a c i l i t i e s i n t h i s general 
neighborhood. , 

- F. LOCAL Z O N I N G *AND/OR LAND USE POGCIES AND PLANS! 

1 5 . T h e a p p l i c a n t has m m i t t e d an Environmental Checklist which 
d i d receivg a F i n a l Negative Declaration from t h e RasponS-, . 

i b l e Offiaial on June 10, 1977. 

16. The proposed, development i s r e q u i r e d t o be c o n s i s t e n t 
w i t h t h e K i r k l a n d S u b d i v i s i o n Ordinance No. 2178. The 
following specifics are noted here for t h e applicant’s 
benefit: 

a . I n a r e a s w h e r e s l o p e s a r e g r e a t e r t h a n 1 5 %, a d e t a i l e d 
s o i l s andlengineering report w i l l be required prior to 
approval of any preliminary p l a t . (Section 2.5.4) 

b . The u s e of w a t e r r e t e n t i o n b a s i n s t o minimize s u r f a c e 
r u n o f f o r e r o s . i o n daaage p o t e n t i a l may be r e q u i r e d . 
(Section 2.5.6) 

c. I n l i e u o f providing 5% open space within the p r o j e c t , 
the applicant w i l l be required to deposit into the 

’ 

"Fee i n Lieu o f Open Space" account of t h e "Park and 
Municipal F a c i l i t i e s Cumulative Reserve Fund" an amount 
not l e s s than 10%of the assessed valuation of the 
e n t i r e s u b d i v i s i o n a s determined by t h e King County 
Assessor for general tax purposes for the year during 
which t h e subdivision i s recorded, o r $200 per newly 
created l o t , whichever i s g r e a t e r . (Section 2.5.9)
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A l l proposed s t r e e t s within t h i s subdivision must be 
c o n s t r u c t e d t o minimum C i t y s p e c i f i c a t i o n s ( S e c t i o n 
2.11.3) . . 

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 
aJj.acent to the abutting right-of-way. (Section 2 .11.9(e)). 

f . A l l subdivisions shall be provided with underground 
u t i l i t y lines in accordance with the serving u t i l i t y ’ s 
current standards and specifications. (Section 2.12.3) 

1 7 . . Pursuant t o t h e Kirkland Land Sukface Modification Ordin- 
ance No. 2 2 9 3 , , s u b s e q u e n t t o t h e a p p r o v a l o f any p r e l i m i n a r y 
p l a t , 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 be 
i s s u e d f o r land s u r f a c e m o d i f i c a t i o n o r grading work t o 
. be done only within the right-of-ways .or u t i l i t y easements 
a s designated on the approved Preliminary Plat drawings. 

C3NCLUS IONS : 

8 1. This 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 Kiskland 
Subdivision Ordinance a s indicated i n the following sections; 

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

C. EXISTING PHY8ICAL CHARACTERISTICS : 

2 . Topography. The g e n e r a l topography of t h e s u b j e c t p r o p e r t y 
is such t h a t it poses some c o n s t r a i n t s c o n s t r a i n t s t o t h e 
design of t h e p l a t . The a p p l i c a n t s have proposed 
a p l a t which appears t o take i n t o consideration the topo- 
graphic features of the land, particularly i n regard to 
the location of the proposed s t r e e t s i n relation t o the 
two r a v i n e s on t h e s u b j e c t p r o p e r t y . As i n d i c a t e d 
i n the following sections, the topography’ of the subject 
property w i l l be a major c o n s i d e r a t i o n i n t h e design of 
s a n i t a r y sewer , storm sewer, s t r e e t systems, and t h e o v e r a l l 

physical relationship of t h i s p l a t t o surrounding properties. 

3 . V e g e t a t i o n . Due t o t h e s u b s t a n t i a l s t a n d o f t i m b e r which 
is located on t h e s u b j e c t property, it would be v e r y ’ d i f f i - 
c u l t f o r t h e applicant t o identify a t t h i s time which t r e e s 
w i l l remain and which t r e e s w i l l be removed a t t h e time of 
development of t h i s p l a t . However, a t t h e time of Building 
Permit application, the Building Permit applicant should be 
r e q u i r e d . t o submit a l o t by l o t t r e e r e t e n t i o n plan. 

The a p p l i c a n t has proposed a number o f landscape p l a n t e r s 
to be located within the s t r e e t s proposed with t h i s p l a t . 
The C i t y of Kirkland h a s e x p e r i e n c e d problems w i t h t h i s 
type of island i n the past. These islands can create 

8/11/77
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Conclusions, Conttd. 

c. 3. (Conttd) 8’ 
t r a f f i c maneuverability and v i s i b i l i t y problems. I n addition, 
trees which are located within these planters tend t o die 
w i t h i n a number o f years, thereby c r e a t i n g maintenance problems, . 

and p o s s i b l e p r o p e r t y damage. T h e r e f o r e , t h e Department o f 
C o m m u n i t y D e v e l o p m e n t w o u l d recommend t h a t n.0 e x i s t i n g l a n d s c a p i n g 
be retained i n the planters, b u t instead the planters would b e ’ 
relandscaped according t o Park Department recommendations. 
General ly, the types o f materials t o be’used would include 
s i x t o e i g h t f o o t t a l l Evergreens, planted 10-12 f e e t on center, 
a l o n g w i t h a p p r o p r i a t e underbrush. .No b e a u t y b a r k shou1.d be 
used. Further, the s i z e and c o n f i g u r a t i o n o f the planters 
should be s u b j e c t t o t h e approval o f the P o l i c e and P u b l i c 
Service Departments, a t the time o f the paving o f the streets. 

Hydrology. The a p p l i c a n t w i l l need t o o b t a i n and r e c o r d a 
d r a i n a g e easement f r o m t h e p r o p o s e d . p l a t t o Forbes Creek., ’. 

I n addition, the applicant should be required t o submit erosion 
c o n t r o l and water q u a l i t y c o n t r o l designs f o r Forbes Creek, 
p r i o r t o approval o f a f i n a l p l a t f o r t h i s pro.perty. 

5. Noise. should t h i s iappl i c a t i o n be approved, t h e developer sho 
be required t o follow the design recommendations included i n 
t h e A c o u s t i c S t u d y d a t e d May 17, 1977. 

. . . , . .. 
.A,a- 

D. PUBLIC UTILITIES: . 

6. Streets. with the subdivision of the subject property, the 
d e v e l o p e r w i l l be dedicating t h e western 30 f e e t of the subject 
property t o the City. This w i l l r e s u l t i n a 60 foot wide 
C i t y r i g h t - o f - w a y f o r t h i s p o r t i o n d f 1 1 6 t h Avenue N.E. The 
Department o f Public S e r v i c e s h a s i n d i c a t e d t h a t 1 1 6 t h Ave. N.E.’ 
should be improved w i t h a 1 2 foot wide asphalted s t r i p , located 
e a s t of centerline. East of the asphalt s t r i p should be a 
6 f o o t wide g r a v e l l e d s h o u l d e r . The P u b l i c S e r v i c e Department . 

has indicated t h a t such improvement of t h e e a s t s i d e of 116th 
Avenue N.E. would be c o n s i s t e n t w i t h t h e improvements required 
o f t h e Hidden H i l l s S u b d i v i s i o n , D i v i s i o n No. . 2 , which was , 

r e v i e w e d i n 1976. The recommendation a t t h a t time was t o 
not f u l l y improve t h i s s t r e e t , but rather t h a t it remain in 
a semi-improved s t a t e , w i t h open d i t c h drainage, and a , 

concrete sidewal k. 8
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The s s r e e t s which have been proposed f o r t h e i n t e r i o r o f t h e 
p l a t have been termed generally acceptable by the Public 
Service Department. However, t h e P u b l i c Service Department 
would recommend t h a t t h e s t r e e t p r e s e n t l y i d e n t i f i e d as NE 102nd 
Place be improved w i t h a s p h a l t t o a w i d t h o f 32 f e e t . A l l o t h e r 
streets w i t h i n the p l a t would be improved t o aswidth o f 
28 f e e t . A d d i t i o n a l l y , t h e P o l i c e Department has recommended 
that a gravelled easement be provided along the 
e a s t e r n edge o f L o t 20, t o a l l o w p e d e s t r i a n and emergency 
vehicle access t o the City-owned property t o the south. 

,The Kirkland Building Department has indi.eated t h a t "N.E. 

** 
.102nd P l a c e " s h o u l d be changed t w o r e a d " N . E . 1 0 3 r d S t r e e t " . 

7. P e d e s t r i a n Way. .Due t o a e r a t e a t which t h i s g e n e r a l 
neighborhood is developifig, and due t o t h e amount of 
pedestrian t r a f f i c which w i l l r e s u l t from development 
o f t h e proposed p l a t , t h e Department o f Community Development 
would recommend t h e i n s t a l l a t i o n p f a concrete sidewal k 
along 116th Avenue N , E . T h i s sidewalk s h a l l be s e p a r a t e d 
from the- road surface by an open d i t c h drainage system. 

The a p p l i c a n t has proposed 5 f o o t wide c o n c r e t e s i d e w a l k t o s e r v e 
the i n t e r i o r of the e n t i r e p l a t . These sidewalks w i l l be 
located on e i t h e r s i d e of a l l s t r e e t s . 

Because t h e adjacent City-owned p r o p e r t y w i l l probably be 
u s e d f o r r e c r e a t i o n a l p u r p o s e s , . we recommend 
that a ten f o o t wide p e d e s t r i a n easement be p r o v i d e d along t h e 
common p r o p e r t y l i n e s o f l o t s 31 and 32, 

This easement would extend from t h e cul-de-sacs t o the 
n o r t h e r n edge o f t h e p l a t , ac.d w o u l d p r o v i d e f o r p e d e s t r i a n 
c i r c u l a t i o n between the proposed p l a t , any f u t u r e development . 
t o the north o f t h i s p l a t , and the City-owned property t o the 
southeast o f t h i s plat. 

A1 1 pedes t r i a n / e m e r g e n c y v e h i c l e e a s e m e n t s o n t h i s p l a t 
should be, fenced w i t h a s i x f o o t high, s i g h t - o b s c u r r i n g fence, 
and barricaded w i t h motorcycle b a r r i e r s . 

8/11/77 

. . 6122777 
p-a w4
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8 . Domestic W a t e r l F i r e Hydrants. The a p p l i c a n t w i l l be r e q u i r e d 
to provide appropriate fees for the extension of water service 

8 
t o t h e s u b j e c t p r o p e r t y . The Kirkland Department of F i r e 
S e r v i c e s h a s i n d i c a t e d t h a t two a d d i t i o n a l f i r e h y d r a n t s w i l l 
need t o be i n s t a l l e d t o s e r v e t h e proposed p l a t . The a p p l i c a n t ’ s . 

share of the cost of these hydrants w i l l be included in the fee 
f o r t h e w a t e r e x t e n s i o n , a s i d e n t i f i e d i n Ordinance No. 2309. 

9. S a n i t a r y Sewer. The a p p l i c a n t has been working w i t h t h e property 
owner t o t h e n o r t h o f the s i t e on t h e l o c a t i o n of t h e s a n i t a r y 

. 
sewer system which could serve both properties a t f u l l devel- 
opment 

If the applicant fails to reach a solution with the property 
owner t o t h e n o r t h , t h e only o t h e r o p t i o n f o r providing sewer 
s e r v i c e would a p p e a r t o i n c l u d e a sewer pump s t a t i o n , which 
would pump t h e sewerage back up t o 1 1 6 t h Avenue N . E : , t o 
connect with the existing gravity line. . Finding a joint sol- 
u t i o n w i t h t h e p r o p e r t y t o t h e n o r t h would be a much more 
d e s i r a b l e s i t u a t i o n t h a n would t h e pump s t a t i o n o p t i o n . T h i s 
i s du’e t o t h e f a c t t h a t t h e j o i n t s o l u t i o n would be a g r a v i t y



., 

’1 
. .,I. 

". 

52;’-77-31 (P) 
S h e r s t a d ’4 Williams 
Page 8 of 12 

Conclusions, Cont Id 

-8 D. 9. (Cont’d) . 

., l i n e ; would e v e n t u a l l y be l e s s e x p e n s i v e t o ’ b o t h p r o p e r t y 
owners, and would avoid t h e maintenance problems t h a t a 
pump s t a t i o n e n t a i l s . 

10. Storm Sewers. Prior t o the 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 the 
p l a t , the applicant should be required t o submit f o r review 
engineering calculations and plans f o r t h e storm water runoff 
and drainage system t o the Department of Public Services and 
. t h e Department of Community Development. The system s h a l l be 
d e s i g n e d fo.r a minimum o f ’ a 1 0 - y e a r s t o r m and s h a l l i n c l u d e 
methods of handling s a i d storm water runoff during construction 
and a f t e r f u l l development of t h e proposed u t i l i t i e s and 
residences. 

Because much o f t h e s t o r m w a t e r r u n o f f would e v e n t u a l l y f e e d 
i n t o Forbes Creek t o the north, the applscant should submit 
.the design f o r a water quality system which w i l l insure t h a t 

enter:^ the quality of the water Forbes Creek from t h e subject 

- 
p r o p e r t y w i l l n o t be r e d j c e d by c o n s t r u c t i o n on, o r development 
of, this ’plat. 4 

. E NEI GHBORHOOD CHARACTE . . RISTICS : 

Zoning. Should t h i s Preliminary’Plat be approved, t h e applicant 
w i l l need t o submit an a p p l i c a t i o n f o r an I n t e n t t o Rezone of 
t h e v l s u b j e c t p r o p e r t y from RS 35,000 t o RS 8 , 5 0 0 , a t t h e t i m e o f 
submittal of the Final Plat f o r the subdivision. I f t h i s 
property i s subdivi3ed and rezoned as proposed, the zoning . 
would be c o n s i s t e n t with t h e r e s i d e n t i a l zoning t o the west 
o f 116th Avenue N . E . , a s well a s t h e zoning provided f o r i n 
t h e Land Use P o l i c i e s P l a n . 

1 2 . Land Use. The North Highlands Area i s a neighborhood which i s 
expected t o develop t o a great extent w i t h i n the next few years. 
I n 1971 t h e City o f K i r k l a n d approved the 1 2 - l o t s u b d i v i s i o n o f 
Hidden H i l l s Div. #1, which i s located t o the west o f the south- 
ern h a l f c f t h e present a p p l i c a n t ’ s property. I n 1976 the City 
o f K i rkland approved a Preliminary P l a t f o r approximately a 
40 l o t s u b d i v i s i o n o f Hidden H i l l s Div. #2, which i s proposed t o 
be located west and northwest o f the present a p p l i c a n t ’ s property. 
The City w i l l be reviewing t h e F i n a l P l a t o f Hidden H i l l s 
D i v . #2 i n August o f t h i s y e a r . The Department o f Community 
Development has received o t h e r i n d i c a t i o n s t h a t o t h e r p r o p e r t y 
i n t h i s v i c i n i t y w i l l be developing i n the near future, p a r t i c - 
u l a r l y t o the north o f the presently proposed Kirkwood Manor. 

Each development proposed f o r t h e North Highlands Area should 
be reviewed i n regard t o i t s r e l a t i o n t o e x i s t i n g and potential 
future development. Particular areas of concern i n t h i s neigh- 
borhood include park and recreation f a c i l i t i e s , u t i l i t i e s , and 
access t o the area. Proponents f o r development i n t h i s neigh- 
borllood should address t h e s e concerns i n such a manner a s w i l l
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lead t o coordinated development of t h i s e n t i r e area, as 

. 
opposed’ t o regarding each development a s a separate, 
individual entity 

Due t o t h e t o p o g r a p h i c f e a t u r e s o f t h e s u b j e c t p r o p e r t y , t h e 
applicants have been unsuccessful i n most o f t h e i r attempts 

. 
t o coordinate the i n t e r i o r road system o f t h i s p l a t w i t h possible 
f u t u r e development o f surrounding parcels The appl i c a n t s 

have, however, extended 117th Place NE t o t h e southern boundary 
o f t h i s plat. I n the event t h a t the adjacent property t o the 
south develops, 117th Place NE could be f u r t h e r extended t o 
provide a vehicular connection between the two p l a t s . 

A1 t h o u g h t h e t o p o g r a p h y p r o h i b i t s r o a d c o n n e c t i o n s t o t h e 
n o r t h o f t h i s p l a t , t h e p r o v i s i o n o f p e d e s t r i a n easements as 
i n d i c a t e d i n C o n c l u s i o n D.7. s h o u l d c r e a t e an e f f e c t i v e 
pedestrian i n t e r r e l a t i o n between t h i s p l a t and surrounding 
properties. I n addition, should the a p p l i c a n t and the property 
owner t o the north o f t h i s p l a t f i n d a j o i n t s o l u t i o n t o the 
location o f u t i l i t i e s which w i l l be necessary t o serve t h i s 
a r e a , a much more manageable, hnd much l e s s c o s t l y , s i t u a t i o n 
w i l l result. 

As mentioned above,. a n o t h e r c o n c e r n o f f u t u r e development i n . 
t h i s neighborhood i s access to the area. A t present, this 
e n t i r e neighborho.od gains access from one point: the i n t e r - 
s e c t i o n o f 114th Avenue N.E,, and’N.E. 85th S t r e e t . Approx- 
i m a t e l y two y e a r s ’ ago, t h e _Public S e r v i c e Department d e t e r - 
mined t h a t t h e r e i s e n o u g h z r a f f i c flow through t h i s i n t e r - 
section t o warrant *gnalization. A s additional development 
i n the North Highlands Area w i l l undoubtedly increase the 
amount o f , $ r a f f i c through t h i s i n t e r s e c t i o n , we c a n o n l y 
assume t h a t any e x i s t i n g warrants f o r s i g n a l i z a t i o n of t h i s 
i n t e r s e c t i o n w i l l be increased. However, t h e City c u r r e n t l y 
lacks the funds necessary for signalization of t h i s , i n t e r - 
section. 

I t may become n e c e s s a r y f o r t h e C i t y s t a f f t o b e g i n e x p l o r i n g 
, a l t e r n a t i v e road systems t o serve the North Highlands Area. 
Should a f u t u r e l o c a l improvement d i s t r i c t be i n i t i a t e d t o 
provide a s o l u t i o n t o t h e present and f u t u r e t r a f f i c s i t u a t i o n s 
’ i n t h i s neighborhood,.,we would recommend t h a t . t h e a p p l i c a n t 
be exempt from partic-ipating i n the LID, as he w i l l already be 
i m p r o v i n g h i s p o r t i o n o f 1 1 6 t h Avenue NE t o C i t y standards.:,. 

., . 

1 3 . P u b l i c Parks/Open Space. Due t o t’he e x p e c t e d f u t u r e growth 
o f t h i s neighborhood, t h e Land Use P o l i c i e s P l a n has i n d i c a t e d 
the need f o r additionkl recreation area i n t h i s general neigh- 

8 borhood. ’ The C i t y ’ o f K i r k l a n d ’ s r e c e n t a c q u i s i t i o n of a 5 - 
acre t r a c t to the southeast of the subject property w i l l not 
i n : ) i t s e l f be adequate t o serve the needs of t h i s e n t i r e 
neighborhood. However, t h e Department o f Community Development
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does not anticipate acquisition of a p a r t of the subject 
property for recreation purposes. . Therefore, the appli- 
c a n t should be r e q u i r e d t o p r o v i d e t h e Department o f Community 
Development with t h e assessed v a l u a t i o n of t h e e n t i r e subdiv- 
i s i o n a s determined by t h e King County Assessor f o r general 
t a x purposes f o r the year during which the application i s 
made. P r i o r t o t h e C i t y Council review of t h e F i n a l Subdiv- 
ision, the applicant should be required t o pay e i t h e r 10%of 
the assessed valuation of the proposed subdivj.sion into the 
: Park and Municipal F a c i l i t i e s Cumulative Reserve Fund, o r 
$200 p e r newly c r e a t e d l o t , whichever is g r e a t e r . 

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

1 4 . . The a p p l i c a n t s n a l l be r e q u i r e d t o submit a t r e e c u t t i n g plan 
for each individual l o t prior to receiving a Building Permit 
on s a i d l c t s p u r s u a n t t o Ordinance No. 2,393. 

"%- 15.’ The a p p l i c a n t s h a l l be r e q u i r t o provide a l c u l a t i o n s and 
design drawings which w i l l m i A mize s o i l erosion p o t e n t i a l . 
Further, t h e following Ghould be indicated. on t h e p l a t l i n e n 
regarding maintenance and r e p a i r o f the storm water retention 
facilities : 

8 "The r e g u l a r maintenance and r e p a i r o f a l l s t o r m w a t e r r e t e n t i o n 
structures i n t h i s p l a t and located beneath the City r i g h t - o f - 
way s h a l l be accomplished by t h e C i t y o f K i r k l a n d . The t o t a l 
cost of said maintenance and repair of a l l storm water retention 
s t r u c t u r e s s h a l l be assessed t o a l l property owners within the 
p l a t who a r e s e r v e d by s u c h , and e a c h p r o p e r t y owner s e r v e d by 
said system s h a l l be assessed 1/53rd of the t o t a l cost." 

16. A l l proposed s t r e e t s adjacent t o and within t h i s proposed p l a t 
s h a l l be c o n s t r u c t e d t o minimum C i t y s t a n d a r d s . 

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

RECOFIMENDAT IONS : 

S u b j e c t t o t h e f o r e g o i n g F i n d i n g s , C o n c l u s i o n s and E x h i b i t s "A" t h r o u g h 
" P ’ , we h e r e b y recommend 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 Kirkwood Manor 
be approved s u b j e c t t o t h e following: 

1. P r i o r t o t h e i n s t a l l a t i o n o f any r e q u i r e d u t i l i t i e s , g r a d i n g , 
clearing or development within the p l a t , the applicant s h a l l submit 
engineering calculations and a drainage design f o r the e n t i r e p l a t . 

8 Said designs shall include proposals for storm water retention and 
erosion measures t o be taken during construction and a f t e r develop- 
ment. Said designs s h a l l be approved by t h e Public Service Depart- 
ment and t h e Department of Community Development. The f o l l o w i n g 
s h a l l be placed on t h e f a c e o f t h e p l a t l i n e n : 

.8/11/77 

6/22/77 R-2 4-5y I
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"The regular maintenance and r e p a i r of a l l storm water retention 
structures i n this ’plat o r located beneath the City right-of-way 
s h a l l be a c c o m p l i s h e d by t h e C i t y o f K i r k l a n d . The t o t a l c o s t o f 
said. maintenance and r e p a i r of a l l sotrm water r e t e n t i o n s t r u c t u r e s 
s h a l l be a s s e s s e d t o a l l p r o p e r t y owners w i t h i n t h e p l a t who a r e 
s e r v e d by s u c h , and e a c h p r o p e r t y owner s e r v e d by s a i d s y s t e m s h a l l 
be assessed 1/53rd of the t o t a l c o s t . " 

2 . P u r s u a n t t o t h e r e c o m m e n d e d . s t r e e t improvements by t h e P u b l i c S e r v i c e 
Department as l i s t e d i n Conclusion D . 6 . , a 12 f o o t wide asphalt 
pavement s t r i p s h a l l be i n s t a l l e d on the. e a s t s i d e ’of 116th Avenue 
NE, where this p l a t abuts said s t r e e t . In addition, the applicant 
s h a l l provide a s i x f o o t wide g r a v e l l e d s h o u l d e r . The a p p l i c a n t s h a l l 
also i n s t a l l a five foot wide concrete sidewalk along 
the edge of this p l a t , t o be,separated from the six, foot gravelled 
s h o u l d e r by an open d i t c h d r a i n a g e s y s t e m . 

3 . The developer s h a l l provide a 20 f o o t p e d e s t r i a n and emergency 
v e h i c l e e a s e m e n t a l o n g t h e common p r o p e r t y l i n e o f l o t s 20 and 21. 
This easement s h a l l be gravel l e d , barricaded with motorcycle 
b a r r i e r s , and . . p r o v i d e d w i t h a s i x f o o t h i g h , s i g h t , - o b s c u r r i n g 
fence. J 

The developer s h a l l a l s o provide a ten foot p e d e s t r i a n easement alon 
t h e common p r o p e r t y l i n e s o f l o t s , - 31 and 3 2 , - .’ 

The p e d e s t r i ’ i ’ n x s e m e n t %’hall ’be fenced w i t h a ’ s i x f o o t high, s i g h t - 
obscurring fence, and barricaded with motorcycle barriers.; 

’4.k. 

4 . The a p p l i c a n t s h a l l o b t a i n and record a d r a i n a g e easement from. 
t h e proposed p l a t t o Forbes Creek. The a p p l i c a n t sh.al1 al’so 
provide designs f o r a ,water qua1 i ty a n d erosion control system, i f 
r e q u i r e d by t h e P u b l i c S e r v i c e Department, t o i n s u r e t h a t the 
q u a l i t y of water entering Forbes Creek from the s u b j e c t property 
w i l l n o t be r e d u c . e d . by c q n s t r u c t i o n o n , o r d e v e l o p m e n t o f , . t h i s 
plat. 

5. The a p p l i c a n t s h a l l c o n t i n u e t o work with t h e p r o p e r t y owner t o t h e 
north in a search for a joint solution t o the location of appropriate 
u t i l i t i e s f o r s e r v i n g both t h i s p l a t , and p o s s i b l e f u t u r e development 
of the property to the no’rth of t h i s p l a t . 

6. 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 follow t h e design recommenda- 
t i o n s i n c l u d e d i n t h e A c o u s t i c .Study s u b m i t t e d by Towne, R i c h a r d s 
and C h a u d j e r e , I n c . ; f o r t h i s p l a t , and d a t e d May 1 7 , 19’77. 

. . 8
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7 . T h e a p p l i c a n t . s h a l l w o r k w i t h t h e P a r k , P o l i c e a.nd P u b l i c S e r v i c e 
- 

Departments f o r the location and landscaping o f the s t r e e t planters 
proposed f o r the i n t e r i o r of t h i s p l a t , i n order t o minimize 
f u t u r e p r o p e r t y damage, a n d t r a f f i c m a n e u v e r a b i l i t y a n d v i s i b i l i t y 
problems. 

8 . The h ~ r i i d e r . 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 p l a n f o r 
each individual l o t p r i o r t o receiving a Building Permit on s a i d 
l o t pursuant t o Ordinance ,No. 2393. 

9. P r i o r t o t h e C i t y Council r e v i e w o f t h e F i n a l S u b d i v i s i o n , , t h e 
applicant shall’ be required t o pay e i t h e r 10%of the assessed 
v a l u a t i o n of t h e proposed s u b d i v i s i o n i n t o t h e Fee i n l i e u of 
Open Space a c c o u n t o f t h e Park and Municipal F a c i l i t i e s Cumulative 
Reserve Fund, o r $200 per r e s i d e n t i a l l o t , whichever i s g r e a t e r . 

10. 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 meet w i t h ? , t h e P u b l i c S e r v i c e 
Department and have t h a t Department approve s t r e e t , s a n i t a r y sewer, 

*s 
and ’domestic water improvements f o r the proposed . p l a t . 

. 11. The a p p l i c a n t w i l l be r e q u i m d t o work w i t h t h e F i r e Department 
regarding water l i n e improv<ments and f i r e hydrant l o c a t i o n . 

8. 12.. After Preliminary plat approval; land surface modification shall 
o n l y be a l l o w e d w i t h i n t h e proposed ~ i g h t - o f - w a yand u t i l i t y 
easements a s designated on the Preliminary Plat drawing, pursuant 
t o Ordinance No. 0-2393. 

13. A l l required u t i l i t i e s shall be undergrounded i n accordance with. 
the serving u t i l i t y ’ s current standards and specifications.
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C i t y of Ki.rkland Planning Department 
C i t y of K i r k l a n d 
210 Ma-in S t r e e t 
K i r k l a n d , WA 98033 

8 Re: Proposed Rezone and 

Preliminary Plat o f 
K i r k l a n d Manor 

Gen’t 1 elnen: 
. . 

A s Engineer f o r t h e a p p l i c a n t we submit t h e e n c l o s e d . 

. 
rezone appl i c a t ion and p r e l iniinary p l a t f o r your review and 

approva 1 
; 

Please a d v i s e o f h e a r i n g d a . . t e s a n d / o r ~ d dt iio n a l 
i n f o r m a t i o n t h a t may b e . r e q u i r e d , 

. . 

- . . Very t r ~ l y ~ y o u r s , 

HU& G. G O L D S M I T H & A S S O C ! A T E S , INC. 
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E X H I B I T "A’" 
LETTER OF APPLICATION 
SUB-77-31 (P) 
SHERSTAD & NILLIAMS 
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