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A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF KIRKLAND APPROVING 
THE ISSUANCE OF A F I N A L PLANNED UNIT DEVELOPMENT A S APPLIED FOR 
I N DEPARTMENT OF COMMUNITY DEVELOPMENT F I L E NO. P U D - 7 7 - 8 1 ( P ) , , BY 
STANLEY REX AND PAUL THONN TO PERMIT THE CONSTRUCTION OF 2 3 
TOWNHOUSE UNITS, BEING W I T H I N A RS 8 . 5 ZONE, AND SETTING FORTH 
CONDITIONS TO WHICH SUCH F I N A L PLANNED U N I T DEVELOPMENT PERMIT 
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 
an a p p l i c a t i o n f o r a Final Planned U n i t Development Permit f i l e d 
by S t a n l e y Rex and Paul Thonn, t h e owners o f s a i d p r o p e r t y d e s c r i b e d 
i n s a i d a p p l i c a t i o n a n d l o c a t e d w i t h i n a RS 8 . 5 z o n e . 

WHEREAS, t h e a p p l i c a t i o n h a s b e e n s u b m i t t e d t o t h e K i r k l a n d 
P l a n n i n g Commission who h e l d p u b l i c h e a r i n g s t h e r e o n a t t h e i r 
r e g u l a r meetings o f November 10, 1977, 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 i n a n c e No. 0 - 2 3 1 9 
concerning envi ronmental pol i c y o f the State Environmental Policy 
Act, an environmental worksheet has been s u b m i t t e d t o t h e City 
o f Kirkland, reviewed by the responsible o f f i c i a l o f the C i t y o f 
Kirkland and a negative declaration reached, and 

WHEREAS, s a i d e n v i r o n m e n t a l w o r k s h e e t a n d d e c l a r a t i o n h a v e 
been a v a i l a b l e and accompanied t h e a p p l i c a t i o n through t h e 
e n t i r e review process, and 

WHEREAS, t h e K i r k l a n d P l a n n i n g Comrni s s i o n a f t e r t h e i r p u b 1 i c 
hearing and consideration o f the recommendations o f the Department 
o f Community Development and having a v a i l a b l e t o them t h e environ- 
mental worksheet and negative d e c l a r a t i o n d i d adopt c e r t a i n Findings, 
Conclusions and Recommendations and d i d recommend approval o f t h e 
Final Planned U n i t Development Permit subject t o the specific 
condi tions s e t f o r t h i n s a i d recommendations. 

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 follows: 

Section 1. The Findings, Concl usions and Recommendations 
o f the K i r k l a n d Planning Commission as signed by t h e Chairperson 
t h e r e o f and f i l e d i n t h e Department o f Community Development F i l e 
No. PUD-77-81(P) a r e adopted by t h e K i r k l a n d City Council as though 
fully set forth herein. 

Section 2. The Final Planned U n i t Development Permit s h a l l 
be issued t o the applicant subject t o the conditions s e t f o r t h 
i n t h e Findings, Conclusions and Recommendations hereinabove 
adopted by the C i t y Council. 

S e c t i o n 3. A c e r t i f i e d c o p y o f t h i s R e s o l u t i o n , t o g e t h e r 
w i t h t h e Findings, Conclusions and Recommendations t h e r e i n 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 F i n a l Planned U n i t 
D e v e l o p m e n t p e r m i t o r e v i d e n c e t h e r e o f d e l i v e r e d t o t h e p e r m i t t e e . 
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S e c t i o n 4. N o t h i n g i n t h i s s e c t i o n s h a l l be c o n s t r u e d as 
excusing t h e applicant from compliance w i t h any federal, s t a t e 
o r local statutes, ordinances o r regulations applicable t o this 
project, other than expressly set forth herein, 

S e c t i o n 5. F a i l u r e on t h e p a r t o f t h e h o l d e r o f t h e F i n a l 
Planned U n i t Development Permit t o i n i t i a l l y meet o r maintain 
s t r i c t compliance w i t h t h e standards and conditions t o which t h e 
Final Planned U n i t Development Permit i s subject s h a l l be grounds 
f o r revocation i n accordance w i t h Section 23.54.090 o f Ordinance 
No. 2183, t h e K i r k l a n d Zoning Ordinance. 

Section 6. 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 d e l i v e r e d t o t h e f o l l o w i n g : 

(a) Applicant 
(b) Department o f Community Development o f t h e C i t y o f 

K i r k l and 
(c) Building Department o f the City o f Kirkland 
(d) F i r e Department o f the City o f Kirkland 
(e) Police Department o f the C i t y o f Kirkland 
( f ) Public Service Department o f the C i t y o f Kirkland 
(g) The,Office o f the D i r e c t o r o f Administration and 

Finance (ex o f f i c i o City Clerk) f o r the City o f 
Kirkland. 

ADOPTED i n r e g u l a r m e e t i n g f o f t h e C i t y C o u n c i l o n t h e 21st 

d a y o f November , 1977. 

I 

I 

ATTEST: 

Mayor 

(ex o f f i cdo C i t y Clerk)
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FIND1 NGS: 

t- A . S U M M A R Y OF THE PROPOSED ACTION: 

1. T h i s a p p l i c a t i o n i s proposed by S t a n l e y Rex and Paul G. Thonn, J r . , 
1804 1 2 6 t h S . E . , B e l l e v u e . T h e name o f t h e p r o j e c t i s "Bay C r e s t 
Townhouses". 

2. This i s an a p p l i c a t i o n f o r a F i n a l Planned U n i t Development c o n s i s t - 
i n g o f 23 townhouse u n i t s developed i n s i x s e p a r a t e s t r u c t u r e s on 
3.3 acres o f land. The s u b j e c t p r o p e r t y i s l o c a t e d on th.e south 
s i d e o f N.E. 1 1 6 t h S t r e r t a n d on t h e w e s t s i d e o f l O l s t P l a c e N.E. 

- ( E x h i b i t ’’A" V i c i n i t y Map a n d " B " - S i t e P l a n ) . 

3. Setbacks. The a p p l i c a n t proposes a minimum 20 f o o t setback f o r 
the corners o f three structures near the north property l i n e and 
40 f e e t f o r two o f t h e t h r e e s t r u c t u r e s near t h e south p r o p e r t y 
l i n e . The b u i l d i n g i n t h e southeast c o r n e r o f the p r o p e r t y i s 
between 25 and 40 f e e t from t h e s o u t h e r n p r o p e r t y l i n e (See 
Exhi b i t " B " ) . The minimum setback on t h e west p r o p e r t y l i n e i s t e n 
(10) f e e t and on the east property l i n e i t i s f o r t y feet. 

4. B u i l d i n g H e i g h t . F i v e o f t h e s i x proposed two s t o r y s t r u c t u r e s 
have a maximum h e i g h t o f 25 f e e t ( s e e E x h i b i t "DM) above average 
b u i l d i n g g r a d e . The s t r u c t u r e i n t h e n o r t h w e s t e r n c o r n e r has.a peak 
about 27 f e e t above average grade due t o t h e sharp topography 

8 change i n t h e corner (see E x h i b i t "D"). 

5. Parking. The applicant i s proposing covered parking f o r two cars 
f o r each townhouse, p l u s g u e s t p a r k i n g f o r 12. T h i s t o t a l s 58 
s t a l l s . The code r a t i o o f 2.2 s t a l l s per u n i t would r e q u i r e 50.6 
stalls f o r a project this size. 

6. J u s t i f i c a t i o n . Applicant points o u t t h a t the property i s c u r r e n t l y 
"projected by the City of Kirkland Planning Department f o r the use 
proposed i n t h i s application", 

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

C . GOVERNMENTAL COORDINATION: 

7. K i r k l a n d P L b l i c S e r v i c e Department. Comment f r o m t h i s Dcpartmemt 
was: "The b u i l d i n g s w i l l b e , l o c a t e d i n F i r e Zone 4. ’Extension o f 
a w a t e r main f r o m N.E. 1 1 6 t h up l O l s t P l a c e N.E. can be done by 
the City a t charge t o applicant ($.07/square f o o t o f land area). 
Storni w a t e r r e t e n t i o n s y s terns must b e d e v e l o p e d t o keep s u r f a c e 
runoff a t pre-development 1evels. Appl i c a n t should be required 
t o pave l O l s t P l a c e N.E. t o a w i d t h o f 28 f e e t w i t h curb, g u t t e r 
and sidewalk iniprovements on t h e west side. Also, a p p l i c a n t 
s h o u l d e n t e r i n t o a g r e e m e n t w i t h t h e C i t y t o p.ay i n t o a f u n d 
t o g e t h e r w i t h o t h e r new d e v e l o p m e n t s a l o n g N.E. l l G t h S t r e e t , 
f o r the purpose o f then applying f o r matching federal monies for 
r o a d a n d p e d e s t r i a n way i n i p r o v e n l e n t s t o t h e a r t e r i a l . T h i s neth hod 
was a p p l i e d i n t h e ’ c a s e o f bI. E. 1 3 2 n d S t r e e t w h e r e t h e a s s e s s m e n t 
was $70 p e r f r o n t foot.’,’
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C. 8. K i r k l a n d Department o f F i r e S e r v i c e s . Comment f r o m t h i s D e p a r t - 
ment was: " F i r e h y d r a n t s ( a r e ) t o be i n s t a l l e d i n accordance w i t h 
applicable ordinances and p o l i c i e s . Water mains serving t h e above 
hydrants s h a l l be o f s u f f i c i e n t s i z e t o provide required f i r e 
f l o w and a l l hydrants and water mains s h a l l be i n s t a l l e d and 
f u l l y o p e r a t i o n a l p r i o r t o b e g i n n i n g o f c o n s t r u c t i o n . A1 s o , 
the i n t e r n a l access road should have a minimum 12 f o o t lane w i d t h 
w i t h the capacity f o r turnaround f o r emergency vehicles a t t h e 
western terminus." The F i r e Department has i n d i c a t e d t h a t t h e 
proposed roadways w i l l meet these concerns. 

9 . K i r k l a n d B u i l d i n g D e p a r t m e n t . No r e l e v a n t f i n d i n g s . 

10. K i r k l a n d Park Department. . The comment f r o m t h i s Department was: 
"Fee-in-lieu fund requirements should be taken i n cash r a t h e r 
t h a n l a n d . Some p e d e s t r i a n a c c e s s o n t o N.E. 1 1 6 t h s h o u l d b e 
provided besides along 1 0 l s t P I . N.E." The a p p l i c a n t has i d e n t i f i e d 
such a pedestrian system on h i s plan (see E,xhibit "B"). 

1 1 . P o l i c e D e p a r t m e n t . No r e l e v a n t f i n d i n g s . 

D. EXISTING PHYSICAL CONDITIONS: 

1 2 . T o p o g r a p h y l S o i l s . ~ o c a ls o i 1 s m a p p i n g i n d i c a t e s t h e s u b j e c t 
property t o be. w i t h i n a Ragnar-Indianola association, s l o p i n g 
(Rdc) c l a s s i f i c a t i o n . The topography general l y corresponds t o 
t h e g r a d i e n t o f N.E. 1 1 6 t h S t . and f a l l s away t o t h e w e s t . Most 
o f t h e s i t e i s on an a p p r o x i ~ n a t e l y 8 t o 10% s l o p e w i t h s m a l l 
a r e a s o f 1 5 t o 20% s l o p e . Some o f t h i s s l o p e a t t h e w e s t e n d o f 
t h e p r o p e r t y i s mapped by t h e Dkpartment o f N a t u r a l Resources 
. as n a t u r a l l y s t a b l e / p o t e n t i a l l y u n s t a b l e . The s o i 1s r e p o r t 
concluded t h a t the s i t e i s inherently stable (see Exhibit, ."F"). 

13. Geology. Local geologic mapping i n d i c a t e s t h e s u b j e c t p r o p e r t y 
t o be w i t , h i n a Vashon T i l l ( Q t ) u n i t . 

14. H y d r o . l o g y . An e x i s t i n g w a t e r c o u r s e l i e s s o u t h o f t h e s u b j e c t 
,$roperty and drains west t o Juanita Bay. 

15. F l o r a . T h e s u b ~ e c tp r o p e r t y e x h i b i t s s c r u b v e g e t a t i o n . 

16. Fauna. S t a f f has no knowledge o f observed animal l i f e on 
the subject property. 

E. PUBLIC UTILITIES: 

17. S t r e e t s . The s u b j e c t p r o p e r t y i s f r o n t i n g on N.E. 1 1 6 t h S t r e e t 
which i s designated as a secondary a r t e r i a l . The p r o p e r t y a l s o 
f r o n t s o n 1 0 l s t P l a c e N.E., a s i x t y f o o t w i d e u n i n ~ p r o v e d C i t y 
r i g h t - o f - w a y . The appl i c a n t has i n d i c a t e d t h a t t h e proposed 
development w i l l access o n l y o n t o 1 0 1 s t P l a c e N.E. E x i t i n g 
f r o m 1 O l s t P l a c e N.E. o n t o N.E. 1 1 6 t h S t r e e t t h e r e i s e x c e l l e n t
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v i s i b i l i t y (700+ f e e t ) looking west. V i s i b i l i t y t o the east 
i s more l i m i t e d (about 150 f e e t ) due t o t h e g r a d i e n t o f t h e 
road and vegetation growing near the right-of-way east o f l O l s t 
P l a c e N.E. A p p l i c a n t has a g r e e d t o pay i n t o a f u n d e s t a b l i s h e d 
by the Public Service Department For the purpose o f making 
improvenients i n t o N. E. 116 t h S t r e e t r i g h t - o f - w a y (see Exhi b i t 
"B"). 

18. P a t h s I T r a i l s . N.E. 1 1 6 t h S t r e e t has no s i d e w a l k o r t r a i l 
improvements whatsoever a t t h i s time. Further east there i s 
some a r e a w i t h a s p h a l t walkways a d j a c e n t t o t h e roadway. 
A p p l i c a n t has i n d i c a t e d some p e d e s t r i a n walkways t h r o u g h t h e 
s i t e and c o n n e c t i n g t o N.E. 1 1 6 t h S t r e e t ( s e e E x h i b i t " B " ) . 

19. Domestic Water Supply. An 8" w a t e r main e x i s t s i n N.E. 1 1 6 t h 
S t r e e t . Hookup t c t h e s u b j e c t p r o p e r t y would most l i k e l y be 
v i s l O l s t P l a c e N.E. 

20. F i r e H y d r a n t s . T h e r e a r e no h y d r a n t s on o r n e a r t h e s i t e . 

21. S a n i t a r y Sewer. There i s a N o r t h e a s t Lake Washington Sewer 
D i s t r i c t l i n e i n N.E. 1 1 6 t h S t r e e t . N e a r e s t City s a n i t a r y 

8 sewer l i n e i s about 400 f e e t t o t h e southwest i n 1 0 0 t h Avenue 
N.E. A t a p p l i c a n t ’ s i n i t i a t i o n , t h e N.E. Lake Washington Sewer 
D i s t r i c t and t h e Ki r k l a n d Pub1i c Works Department n e g o t i a t e d 
a service agreement f o r t h e subject property. 

1 

2 2 . S t o r m S e w e r s . No s t o r m s e w e r s now s e r v e t h e a r e a . . N a t u r a l 
drainage i s t o the west/southwest i n t o the ravine, o r along 
open d i t c h e s along t h e south s i d e o f N.E. 116th S t r e e t . 
Applicant proposes t o use a berm and ponding technique i n 
the northwest c o r n e r o f t h e property as p a r t o f t h e storm sewer 
system ( s e e E x h i b i t "C"). 

23. Public Transportation. Metro Route 255 f o l l o w s N.E. 116th 
S t r e e t p r o v i d i n g access t o t h e Kingsgate, downtown K i r k l a n d 
and S e a t t l e a r e a s . . A new M e t r o bus s t o p e x i s t s on P4.E. 1 1 6 t h 
Street adjacent to the subject property. 

F. 

e 

N,EIGHBORHOOD CHARACTERISTICS: 
4 

24. Zoning. The s u b j e c t p r o p e r t y i s zoned RS 8500 as a r e p r o p e r t i e s 
t o t h e south and east. Lands t o the west and n o r t h are i n 
K i n g C o u n t y a n d a r e z o n e d R M 2 4 0 0 a n d RS 9 6 0 9 , r e s p e c t i v e l y . 
Apartments are under construction on the county lands immediately 
west o f the subject property. Section 23.28.090(3) o f the Kirkland 
Zoning Ordinance i n the Planned U n i t Development Chapter states 
t h a t t h e a l l o w e d a d d i t i o n a l i n c r e m e n t o f d e n s i t y f o r a PUD o n a 
g i v e n p i e c e o f l a n d i s determined by designations i n t h e Land Use 
Policies Plan (see 6.27 below). 

~ 
I 

I 

I 
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F. 25. L a n d U s e . ~ h e t ei s a n e x i s t i n g ~ o l d e rs i n g l e f a m i l y s t r u c t u r e 
i n the ,center o f the otherwise vacant s i t e . Land to the 
’ s o u t h i s u n d e v e l o p e d . A p a r - t m e n t s a r e u n d e r c o n s t r u c t i o n t o t 

" 
h e 

w e s t . Two s i n g l e f a m i l y homes a p e l o c a t e d e a s t o f 1 O l s t P l a c e 
N.E., a t an e l e v a t i o n r o u g h l y t e n t o f i f t e e n f e e t h i g h e r t h a n 
t h e e a s t p r o p e r t y l i n e o f t h e s u b j e c t p r o p e r t y . N o r t h o f N.E. 
116th S t r e e t a r e e s t a b l i s h e d s i n g l e f a m i l y homes, a l l o f w h i c h 
f a c e o n t o i n t e r i o r c o l l e c t o r roads and access o n t o N.E. 1 1 6 t h 
S t r e e t v i a l O l s t Place N.E. The Juanita commercial area i s 
about 900 f e e t west o f t h e s u b j e c t property, w i t h i n walking 
distance. . . 

8 

26. P u b l i c Recreation/Open Space. Juanita Beach Park i s about a 
h a l f m i l e away t o t h e w e s t . The o n l y o t h e r f o r m a l r e c r e a t i o n 
area nearby i s A.G. Bel’l Elementary about three quarters of 
a mi.le t o t h e s o u t h e a s t . Good views ’of J u a n i t a Bay a r e a v a i l - 
a b l e f r o m t h e s u b j e c t p r o p e r t y . An u n d e v e l o p e d wooded r a v i n e 
l i e s 100 t o 150.feet south o f the.subject property. 

G.. LOCnL Z O N I N G A N D / O R L A N D U S E ?OLICIES AND PLAf.IS: ., 

27. The r e c e n t l y adopted Land Use P o l i c i e s P l a n discusses t h e 
s u b j e c t o f r e s i d e n t i a l d e n s i t y F o r t h i s a k a on Pages 
321 t o 323: 

y "S1.i h t l y h i g h e r d e n s i t i e s ( u p - t o 7 d.irelling u n i t s p e r 
e c r e may b e p e r m i t t e d o n l a n d s f r o n t i n g o n N.E. 1 1 6 t h 
Street subject t o the following collditions: 

(1) T h i s added increment o f d e n s i t y would be a l l o w e d 
only on. a p l a n n e d u n i t d e v e l o p m e r ~ t b a s i s . 

V i s u a l b u f f e r i n g b y ’a landsca’ped s e t b a c k ( n o r m a l l y . 
40 f e e t ) s h o u l d s e p a r a t e s l i g h t l y h i g h e r d e r 1 s i t . y 
deve1,opment f r o m s i n g l e f a m i l y a d j a c e n t u.ses. 

. . 
i h e r e : . i s no’ d ’ i r e c t a c c e s s fraom i n d : v . i d u a l S v r e l l i n g 

’ 3 

un.its o n t o N.E. 116th S t r e e t . Access t o N.E. l"16th. 
S t r e e t would be l i m i t e d t o i n t e r i o r loop roads, c u l - 
de-sacs o r s i m i l a r streets. This added increment o f 
d e n s i t y should n o t be a t a i l a b l e t o p r o p e r t i e s where 
topographic conditions pose t r a f f i c hazards due t o 
1 i . n e - o f - s i g h t . p r u b l ems. F u r t h e r m c r . ~ , a c c e s s s h o u l d 
be l i m i t e d t o N.E. 116th S t r e e t and n o t o n t o r e s i d e r , , t i z l 
streets to the south. . .. 

P e d e s t r i a n access t h r o u g h t h e devel.opment s h o u l d be 
required as a corldit i o n o f approval., i f appropriate,, 
to f a c i l i t a t e access to srhcols. 

f . 

(5) Extensions o f higher dansi ty development should n o t 
p e n e t r a t e i n t o l o w e r d e n s i t y a r e a s and s h o u l d t h e r e - 
f o r e bc pcl-r\it t e d , o n l y w i thiri a s p e c i f i e d d i s t a n c e 
f r o m N.E. 1 1 6 t h S t r e e t . 

1 1 
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(6) Iteight c f s t r u c t u r e s does nut exceed t h a t o f a d j a c e n t 
r e s i d e n t i a l uses.. 

( 7 ) ~ o r n c ’ o p e ns p a c e i s t o hc i n c l u d e d u n s i t e i n a d d i t i o n 
t o . t h a t r e q u i r e d ~ ; n d e r t h e " i n 1 f e a " ~ ~ p r a v i s i o ntso 

, neet community needs. 
L. 

. (-8) A slope analysis indicates that this higher density 
w o u l d b e s u i t a b l e o n t h e p o t e n t - i a 1 l p u n s t a b l e s l o n e C ~ t S 
o f 100th Avcnue N.E. See t h e tiatural Elements S e c t i o n 
f o r the l o c a t i o n c f the slope and a d d i t f o n a l in’fornrntion. 

Common w a l l o r c l u s t e r h o u s i n g w i l l be e n c o u r a g e d . " 

:- A l s o , a - n e e d f 0 r . a - n e i g h b o r l ~ o o d pa;k i n t h e . J u h n i t a - H e i g h t s 
area ( 2 ’ t o 4 acres in’ s i z e ) has been i d e n t i f i e d i n - t h e . Land 
Use.-Pol i c i e s P l a n , ’ a1 t h o u g h no s i t e has b e e n s e l e c t e d . 

’. 

I m p r o v e m e n t t o N.E. 1 1 6 t h S t r e e t i s p l a n n e d by t h e P u b l i c 
Service Departnent i n c o n j u n c t i o n w i t h K i n g County. . The 
two y e a r program envisions a 40 f o o t ccrb-to-curb a’lignrnent 
w i t h S i c y f l c/pedes t r i a n ways a d j a c e n t . T h i s cou: d be 
e l l g i b l e f o r FAI.! f u n d s ( F e d e r a l A i d .!latch) o r zome c o r n l i n a t i o r , 
o f City, C o u n t y , a n d p r i v a t e m o 

, 
n 
. 
j e 
. 
s . 

A. 

e 

S U M M A R Y OF THE PROPOSED ACTION: 

1. This a p p l i c a t i o n f o r a Preliminary Planned U n i t Development i s 
generally consistent with the requirements o f the Kirkland 
Zoning Ordinance and Land Use P o l i c i e s P l a n as s p e c i f i e d below. 

2. Setbacks.’.. The b u i l d i n g i n ’ t h e southe,ast corner o f t h e property’ 
encroaches int’o t h e 43 f o o t w i d e s o u t h e r l y b u f f e r . S ’ t a f f concurs 
with applicant that this siting o f . the building pernits greater 
buf.fering o f the parking on the east side o f the property, 
greater p r i v a c y f o r o t h e r u n i t s i n t h e v i c i n i t y , and a b e t t e r 
orientation t o the view. Also, the s l i g h t encroachnent i n t o 
the setback w i l l not .seriously inpact the property to the 
south since the nearest p o i n t i s , i n f a c t , a vertex o f two 
p e r p e n d i c u l a r l o t 1 i n e s a n d t h e b u l k o f t h e a . p . p l i c a n t ’ s b u i l d i n g 
t a p e r s away f r o m t h a t p o i n t .
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A. 3. H e i g h t . The two f o o t i n t r u s i o n o f t h e northwesternniost b u i l d i n g 
bevond t h e 25 f o o t l i m i t i s i n s i s n i f i c a n t . This $ s due t o t h e 
f a c t t h a t t h e s i n g l e f a m i l y homes t o t h e e a s t o f l O l s t P l a c e N.E. 
a r e roughly 40 f e e t h i g h e r and no s e r i o u s view blockage would 
o c c u r , Due t o t h e l a r g e r t h a n normal s e t b a c k s o f t h i s p r o j e c t 
from t h e east and south and because’the view from surrounding 
uses ( w i l l n o t be) s u b s t a n t i a l l y impaired by t h e a d d i t i o n a l 
height’ the s t a f f concludes that the applicant should be permitted 
t h i s h e i g h t u n d e r t h e PUD, p r o v i s i o n s a t 2 3 . 2 8 . 0 9 0 ( 1 ) o f t h e 
Zoning Ordinance. 

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

C . GOVERNMENTAL COORDINATION: 

4. Department o f P u b l i c S e r v i c e s . A p p l i c a n t should be r e q u i r e d t o 
bond f o r roadway improvements, as w e l l as make p r o v i s i o n f o r 
sewer and water hookups p r i o r t o issuance o f b u i l d i n g permits. 
Applicant has agreed t o c o n t r i b u t e t o a fund f o r improvements t o 
N.E. 116th S t r e e t and bond f o r s i t e improvements. (See E x h i b i t , 

. " G ’I ) 

I 
I 

5. Department o f F i r e Services. Hydrants and water main connections ’ 
s h o u l d b e s e c u r e d by a p p l i c a n t p r i o i - t o t h e C i t y g r a n t i n g b u i l d i n g 
p e r m i t s . T h e F i r e D e p a r t ~ i l e n - i ;has i n d i c a t e d t;Ciit t h e p r o p o s e d 
a s p h a l t roadway w o u l d be a c c e p t a b l e i f " N O PARKING" s i g n s were 
posted and adequate guest parking provided. 

8 
6 . K i r k l a n d B u i l d i n g D e p a r t m e n t . No r e l e v a n t c o n c l u s i o n s t o t h i s 

apblication. 

7. P a r k Department. P r i o r t o i s s u a n c e o f b u i l d i n g p e r m i t s t h e a p p l i - 
cant should be required t o pay e i t h e r 10% o f t h e assessed v a l u a t i o n 
o f the property i n t o t h e 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 u n i t , whichever i s 
greater. 
, 

D. EXISTING PHYSICAL CHARACTERISTICS: 

8. Topography/Soils/Geology. The a p p l i c a n t has subnii t t e d an 
engineering soils report which indicates that the s i t e i s 
inherently stable (see Exhibit "F"). 

9 . H y d r o l o g y / F a u n a . The a b o v e 1 is t e d c h a r a c t e r i s t i c s w o u l d n o t 
pose a c o n s t r a i n t upon reaching a p o s i t i v e o r negative d e c i s i o n 
regarding this project. 

10. Vegetation. A p p l i c a n t ’ s landscaping p l a n appears t o meet t h e 
c o n d i t i o n s asked f.or i n t h e P r e l i m i n a r y P.U.D. (See E x h i b i t " C " ) .
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11. S t r e e t s . The use o f l O l s t P I . N.E. as t h e s o l e access t o t h e 
a r t e r i a l i s c o n s i s t e n t w i t h t h e p o l i c i e s i n t h e Land Use 
Policies Plan. Adequate sighting distances e x i s t from l O l s t 
P l a c e N.E. o n t o N.E. 1 1 6 t h S t r e e t . A p p l i c a n t has agreed t o 
pave l O l s t Place f4.E. t o a 28 fooc width, together w i t h curb, 
g u t t e r and s i d e w a l k on t h e west s i d e as f a r s o u t h as t h e e n t r a n c e 
driveway. Adequate turnaround f o r emergency vehicles i s a v a i l a b l e . 

12. P a t h s I T r a i l s . A p p l i c a n t has s u b m i t t e d a l e t t e r o f i n t e n t t o t h e 
C i t y i n d i c a t i n g a w i l l i n g n e s s to’ h e l p fund road and path improve- 
ments t o N.E. 1 1 6 t h S t r e e t . ( S e e E x h i b i t " G " ) . An i n t e r n a l 
p e d e s t r i a n c i r c u l a t i o n has been shown which w i l l connect w i t h 
f u t u r e p e d e s t r i a n ways i n N.E. 1 1 6 t h S t r e e t r i g h t - o f - w a y . T h i s 
i s consistent w i t h p o l i c i e s t o encourage non-vehicul ar c i r c u l a t i o n 

13. Domestic Water S u ~ p l y . E x i s t i n g water pressure i s adequate. 
However, t h e a p p l i c a n t should fund t h e extension o f a l i n e from 
s a i d main i n t o l O l s t P l a c e N.E. and t h e n c e i n t o t h e s u b j e c t 
property. 

1 4 . F i r e H y d r a n t s . One and p o s s i b l y t w o h y d r a n t s s h o u l d b e i n s t a l l e d 
on s i t e i n association w i t h water and s t r e e t improvements and 

8 prior to construction. 

15. S a n i t a r y Sewer. Adequate sewer connection should be agreed t o 
between.ttie C i t y o f K i r k l a n d and the Northeast Lake Washington 
Sewer D i s t r i c t p r i o r t o t h e issuance o f b u i l d i n g permits. 

16. Storm Sewers. Runoff from t h e s u b j e c t property would d r a i n i n t o 
t h e e x i s t i n g r a v i n e t o t h e s o u t h and west. The a p p l i c a n t has 
submitted f o r approval a water retention system designed for 
up t o a 10-year storm. T h i s design i n c l u d e s a h o l d i n g pond 
i n the northwest corner o f t h e property and meets w i t h t h e 
approval o f t h e Pub1i c S e r v i c e Department. 

1 7 . P u b l i c T r a n s p o r t a . t i o n . T h e new METRO b u s s t o p a d j a c e n t t o t h i s 
property w i l l f a c i l i t a t e t h e use o f t r a n s i t . 

18. Zoning. The proposed development i s c o n s i s t e n t w i t h t h e 
p r o v i s i o n s o f t h e K i r k l a n d Zo-hing Ordinance w i t h r e s p e c t 
t o .density (Section 23.28.090(3)) and o t h e r dimensional 
requi rements. 

19. Land Use. The propo’sed d e v e l o p m e n t ’ i s c o n s i s t e n t w i t h t h e 
common w a l l l o w d e n s i t y p r e c e d e n t t h a t was s e t b y t h e S p r i n g t r e e 
P.U.D., 600 f e e t t o the east. I t s o v e r a l l d e n s i t y ( 7 d w e l l i n g 
units per acre) i s i n scale with the single family detached units 
t o the north and east.
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F. 20. P u b l i c Recreation/Open Space. The< proposed development has 
included an open space f o r o n - s i t e r e s i d e n t use-beyond t h a t 
required by t h e code (See E x h i b i t "C"). This amenity i s a 
r e s p o n s e t o t h e C o m m i s s i o n ’ s c o m n ~ e n t s o n t h e ’ p r e l i m i n a r y PUD. 

G. LOCAL Z O N I I ’ I G AND/OR LAND USE P O L I C I E S A N D PLANS: 
. .. 

21. A l l proposed s t r e e t s a d j a c e n t t o and w i t h i n t h e proposed P.U.D. 
are designed t o City standards. 

2 2 . A1 1 r e q u i r e d u t i 1 i t i es s h a 1 1 b e u n d e r g r o u n d e d . 

23. The proposed P.U.D. 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 t a n d a r d s 
o u t l i n e d i n t h e Zoning Ordinance and t h e Land Use P o l i c i e s P l a n 
(see 6.27 above). A p p l i c a n t has shown 23 u n i t s on t h e s i t e 
which i s c o n s i s t e n t w i t h t h e d e n s i t y discussed i n t h e Land Use 
P o l i c i e s Plan. Standard 7 c i t e d on Page 322 o f t h e Land Use 
Plan i s addressed by the a p p l i c a n t a t the northwest corner o f 
the subject property where an open " n a t u r a l " area i s t o be 
improved w i t h some benches, p i c n i c t a b l e s , and a p o o l . S t a n d a r d 
8 .is spoken t o by the S o i l s Report which indicates t h a t the land 
i s inherently stable. 

’RECOMMENDATIONS: 

Based upon t h e f o r e g o i n g F i n d i n g s and C o n c l u s i o n s and as 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 " G " , 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 
F i n a l P l a n n e d U n i t D e v e l o p m e n t b e a ~ p r o v e ds u b j e c t t o t h e f o l l o w i n g : 

1. The a p p l i c a n t s h a l l make improvemetits t o l O l s t P l a c e N.E. as o u t l i n e d 
above, i n E.11. o f Conclusions. Also, t h e a p p l i c a n t s h a l l reach an 
agreement w i t h t h e Department o f Pub’l i c S e r v i c e s r e g a r d i n g p r o c e d u r e s 
f o r paying i n t o t h e fund t o p r o v i d e f u t u r e improvements i n the. P1.E. 
116th Street right-of-way p r i o r t o issuance o f a B u i l d i n g Permlt’. 

2. Water main extensions and hydrants s h a l l be i n p l a c e and b u i l t t o 
City standards .prior t o beginning construction. 

3. A p p l i c a n t s h a l l i n s u r e adequate p r o v i s i o n f o r l o c a t i n g and’ f i n a n c i n g 
sewer hookup p r i o r t o issuance o f b u i l d i n g permits. A p p l i c a n t s h a l l 
extend such a l i n e t o the easterly property l i n e t o f a c i l i t a t e 
future upland hookups. 

4. Applicant s h a l l i n c l u d e an o i l and sediment s e p a r a t o r as a f e a t u r e o f 
t h e s t o r m d r a i n.age system. 

5 . A l l required ’ u t i l i t i e s s h a l l be undergrounded. 

6: A p p l i c a n t s h a l l e r e c t s i g n s a l o n g M . E . 1 1 5 t h L a n e w h i c h m e e t s t a n d a r d s 
s e t b y t h e D e p a r t m e n t o f F i r e S e r v i c e s a n d s t a t e t h a t ":I0 PARKIIJG" 
i s permit t e d there.
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7 . The a r c h i t e c t and developer s h a l l work t o g e t h e r w i t h s t a f f t o 

develop a more r e f i n e d landscaping plan. This more r e f i n e d 
p l a n s h a l l i n c l u d e some s c r e e n i n g o r b u f f e r i n g m a t e r i a l s a l o n g 
the southern border and a selection o f p l a n t materials along the 
northern and eastern borders t h a t would not i n t e r f e r e w i t h upland 
views.
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