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A RESOLUTION OF THE CITY COUNCIL OF THE C I T Y OF KIRKLAND APPROVING 
AN AMENDMENT TO AN APPROVED PLANNED U N I T DEVELOPMENT PERMIT AS 
APPLIED F O R IN D E P A R T M E N T O F COMMUNITY D E V E L O P M E N T FILE N O . P U D ( R E V ) - 
7 7 - 1 0 0 ( H ) , BY COLDWELL BANKER MANAGEMENT CORPORATION TO DELETE 3 
OFFICE QUADS AND ONE RESTAURANT AND REPLACE WITH A D D I T I O N A L PARKING 
TO SERVE E X I S T I N G OFFICE QUADS AND TO DESIGNATE A POTENTIAL S I T E 
FOR METRO PARK AND R I D E LOT AT THE SOUTH END OF THE PROPERTY, 
BEING W I T H I N A PROFESSIONAL OFFICE ZONE, AND SETTING FORTH CONDITIONS 
TO WHICH SUCH PLANNED UNIT DEVELOPMENT AMENDMENT 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’ P l a n n e d U n i t Development Aniei’ldment f i l e d by 
Col dwell Banker Management C o r p o r q t i on, t h e owner o f s a i d p r o p e r t y 
described i n said application and located w i t h i n a Professional 
O f f i c e zone. 

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 and Houghton Community Counci 1 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 January 3, 1978 and 
January 12, 1978 r e s p e c t i v e l y , and 

WHEREAS, p u r s u a n t t o C i t y o f K i r k l a n d O r d i n a n c e N o . 0 - 2 3 1 9 
concerning environmental policy o f the State Environmental Poli c y 
Act, an environmental worksheet has been s u b m i t t e d t o t.he C i t y o f 
K i r k l a n d , r e v i e w e d by t h e r e s p o n s i b l e o f f i c i a l o f t h e C i t y o’f 
Ki r k l and and a negati ve decl a r a t i o n reached, and 

WHEREAS, s a i d e n v i r o n m e n t a l 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 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 through the e n t i r e review 
process, and 

WHEREAS, t h e Kir,k,!a,nd P l a n n i n g C o m m i s s i o n a n d H o u g h t o n C o m m u n i t y 
Council a f t e r t h e i r p u b l i c hearings and consideration o f t h e recom- 
mendations o f t h e Department o f Community Development and having 
available t o them the environmental worksheet, and negative declar- 
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 a p p r o v a l o f t h e Planned U n i t Devel opme’nt Amendment 
subject t o the s p e c i f i c conditions s e t f o r t h i n said. recommendations. 

N O W , THEREFORE, BE I T RESOLVED b y t h e ~ i t ~ ~ ~ o u onf ct hi el 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, Conclusi.ons and Recommendations o f 
t h e K i r k l a n d Planning Commission as signed by t h e Chairperson 
thereof and f i l e d i n the Department o f Community Development F i l e 
No. PUD(REV)-77-100(H) a r e a d o p t e d by t h e K , i r k l a n d C i t y C o u n c i l as 
though f u l l y set f o r t h herein. 

S e c t i o n 2. The Planned U n i t Development Amendment s h a l l be 
issuea t o the applicant subject to the conditions set forth i n 
the Findings, Conclusions and Recommendations hereinabove adopted 
by the City Counci 1.



Section13. A c e r t i f i e d copy o f t h i s Resolution, together 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 Planned U n i t Developnient 
Amendment o r evidence 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 . 

S e c t i o n 4. Nothing i n t h i s s e c t i o n s h a l l be construed as 
excusinq t h e a p p l i c a n t from compliance w i t h any f e d e r a l , s t a t e 
o r locai statutes, ordinances o r regulations applicable t o th’is 
project, other than expressly set forth herein. 

Section 5. Notwi thstanding, the recommendations heretofore 
given by t h e Houghton Community Council, t h e s u b j e c t matter o f 
t h i s R e s o l u t i o n and t h e Planned U n i t Development Amendment h e r e i n 
granted are, pursuant t o Ordinance 2001, s u b j e c t t o t h e disapproval 
j u r i s d i c t i o n o f t h e Houghton Community Council, and t h e r e f o r e t h i s 
Resol u t i o n s h a l l become e f f e c t i ve o n l y upon approval o f t h e Houghton 
Community Council o r the f a i l u r e o f s a i d Community Council t o disapprove 
t h i s Resolution w i t h i n 60 days o f . the date o f t h e passage o f t h i s 
Resol ution. 

Seetion 6. C e r t i f i e d o r conformed copies o f t h i s Resolution 
shall-be delivered t o the following: 

a) Applicant 
b) Department o f Community Development o f t h e C i t y o f K i r k l a n d 
c) Building Department o f the City o f Kirkland 
d) F i r e .Department o f the C i t y o f Kirkland 
e) Police Department o f the City o f Kirkland 
f ) P u b l i c Service Depa’rtment o f the C i t y o f K i r k l a n d 
g) The 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) f o r the City o f Kirkland. I 
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 o n t h e 6 t h 

d a y o f March , 1978. 

ATTEST : 

/- 
Di r e i t o r o f Administdation and Finance 

9 (ex officio t y ~ l e l k ) 

Mayor
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STATEMENTS OF F A C T : 

A . SUMMARY OF THE P,ROPOSED ACTION: 

1. T h i s a p p l i c a t i o n i s proposed by t h e C o l d w e l l Banker Management 
Corporation, Park Place, Seattle, Washington. This application 
p r o p o s e s t o amend t h e P r e l i m i n a r y PUD ( ~ i l eNo. P U D - 7 3 - 3 2 ( ~ ) )f o r 
the eastern p o r t i o n of, the 25.5 acre s i t e i n South K i r k l a t i d 
(See E x h i b i t s "A" and "C"). 

2. The a p p l i c a ’ n t s p r o p o s e t o m o d i f y th’e p r e v i o u s l y a p p r o v e d 
.Master Plan t o d e l e t e t h r e e o f f i c e quads and one r e s t a u r a n t 
(See E x h i b i t "B") and replace them w i t h a d d i t i o n a l parking t o 
s e r v e t h e e x i s t i n g , o f f i c e q.uads and t o designa.te a p o t e n t i a l , . 

s’i.te f o r t h e Metro Park and Ride L o t a t t h e southern end o f t h e 
property. . . 

3. J u s t i f i c a t i o n . The a p p l i c a n t has i n d i c a t e d t h a t arrangements 
w i t h new t e n a n t s w i l l r e q u i r e s u b s t a n t i a l l y g r e a t e r p a r k i n g 
a r e a t h a n was o r i g i n a l l y c o n t e m p l a t e d f o r t h e b u i 1ding,s. They 
also c i t e the effort’s by Metro t o acquire t h e southern p o r t i o n 

: o f the property,for the purpose o f expanding and making permanent 
the e x i s t i n g i n t e r i m Park and Ride l o t f a c i l i t y (See E x h i g i t "A"). 

B. HISTORICAL BACKGROUND: 
’* 

4 . , C o l d w e l I . 3 a n k z r Management Co. wds’ g i v e n a p p r o v a l f o r t h e i r 
’ P r e l i m i n a r y PUD c o n t a i n i n g t h e o f f i c e q u a d s a n d t w o r e s t a u r a n t s 

on August 20, 1973 (See E x h i b i t " B " ) . 

. 5:. 

. 

. .... . 

Ccl dwell Banker submi t t e d f o r a d m i n i s t r a t i v e review and approval 
i-n October o f 1936 a p l o t p l a n , i n d i c a t i n g new l a n d s c a p e d 
i s l a n d s , s t a n c h i o n s . They i n d i c a t e d a d e s i r e t o make t h e s e 
l i m i t e d improvements t o t h e e x i s t i n g a s p h a l t areas as soon as 
p o s s i b l e i n o r d e r t o a c c o m m o d a t e a new t e n a n t . On O c t o b e r . 
26, 1977 t h e Department o f Community Development corres’ponded 
w i t h Coldwell Banker o u t l i n i n g the l i m i t e d conditions under 
which these minor improvements c o u l d be ,done and’ d i r e c t i n g them 
t~ make a p p l i c a t i o n f o r f o r m a l amendment t o PUD as s o o n a s 
possible (see Exhib.it "D"). ’ 

6. This application received a Final Declaration o f Non-Significance 
from t h e r e s p o n s i b l e o f f i c i a l on December 13, 1977. 

C. EXISTING PHYSICAL CONDITIONS: 

7, Topography/Soils. Virtually a l l o f that portion o f the s i t e 
t h a t i s proposed t o be revised from t h e previous master p l a n 
i s e i t h e r covered w i t h asphalt o r bare earth. E x i s t i n g vege- 
tation i s sparse. 

8 . G e o l o g y . No r e l e v a n t f i n d i n g s . 

9 . H y d r o l o g y . No r e l e v a n t f i n d i n g s . 

1’0. F l o r a . T h e r e i s v e r y l i t t l e e x i s t i n g v e g e t a t i o n on t h e s i t e . .
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Statements o f Fact, Continued 

C. 10. s u b j e c t t o t h e r e v i s e d m a s t e r pla’n. 

1 . Fauna. N o t a p p l i c a b l e . 

D. PUBLIC U T I L I T I E S : 

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 s e r v e d b y NE 3 8 t h S t r e e t o n 
i t s easterri l i m i t s and NE 38th Place on the south. The e x i s t i n g 
o f f i c e q u a d s a c c e s s o n t o NE 3 8 t h P l a c e w h i l e t h e M e t r o P a r k a n d 
R i d e f a c i lit y a c c e s s e s o n t o NE 3 8 t h S t r e e t . A p p l i c a n t s 
propose t o continue t h i s arrangement,. (See E x h i b i t "C"). 

Domestic Water Supply. The e x i s t i n g o f f i c e quads a.re c u r r e n t l y 
served by a 10" water main. 

14. S a n i t a r y Sewer. There i s an 8 - i n c h sewer l i n e along NE 38th 
Place. This c u r r e n t l y serves the e x i s t i n g o f f i c e quads w i t h i n 
the area o f the PUD. - 

I 1-1 

15. Pub1 i c T r a n s p o r t a t i o n . The i n t e r i m P a r k and R i d e l o t on t h e 
southern p o r t i o n o f the s i t e c u r r e n t l y contai,ns 400 s t a l l s . 
Metro has been n e g o t i a t i n g w i t h Coldwell Banker f o r t h e purpose * 

.of a c q u i r i n g t h e p r o p e r t y and making a permanent f a c i l i t y on 
t h e s i t e . b ; e t r ~ hzs i n d i c a t e d a d e s i r e f o r a 645 s t a l l perm- 

- 
anent f a c i l i t y . Approval o f t h i s amendment would d e f i n e an 
area somewhat s m a l l e r than M e t r o ’ s wishes. T h i s l o t provides 
a park and r i d e f a c i l i t y f o r commuters i n t h e South K i r k l a n d 
and N o r t h Bellevue areas. The n e g o t i a t i o n s f o r t h e a c q u i s i t i o n 
c - f t h i s property have n o t y e t been resolved by the p a r t i e s i n - 
volved. 

E. NEI.GHBORHOOD CHARACTERISTICS : 

16. Zoning. The zoning f o r t h e s u b j e c t p r o p e r t y i s PO ( P r o f e s s i o n a l 
Offices) w h i l e lands t o the.southwest are zoned .PR (Professional 
Residential). 

1 7 . and Use. T h e r e a r e . c u r r e n t l y t w o o f f i c e q u a d s a n d t h e P 1 a r . k h o u s e 
Restaurant on ’the northern s e c t i o n o f the 25.5 a c r e s i t e i n , a d d i - 

. , t i o n t o t h e i n t e r i m Met,ro P a r k a n d R i d e j o t a,nd v a r i o u s ar.eas o f 
a s p h a l t a n d b a r e e a r t h . To t h e e a s t , o ~ t s i d e - ’ ~ t h C e i t y l i m i t s , 
a r e t h e Yarrow Bay Condomini ums, h i g h d e n s i , t y r e s i d e n t i a l u n i t s . 
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 t h e C h r i s t i a n s e n - 
McDonald p r o p e r t y which has r e c e n t l y been approved f o r deve,lop- 
ment as two r e s t a u r a n t s and a ho,tel/motel f a c i l i t y . Other r e - 
cent applications ,nearby were also proposed f o r hotellmotel 
r e s t a u r a n t f a c i l i t i e s and some r e t a i l o f f i c e space ’ ( W r i g h t 1 

I 
F. 

P o l l a r d ) . ,To. t h e south, again i n the C i t y o f Bellevue, i s the 
Vel v e t T u r t l e Restaurant. 

LOCAL ZONING AND/OR LAND USE P O L I C I E S AND PLANS: 

.. 
18. T h i s a p p l i c a t i o n has been made s u b j e c t t o t h e p r o v i s i o n s i n , t h e , ’ 

Zoning Ordinance a t 23.28.190(2) 3/12/78 
1/3/78 n - . . A ..-
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F. 19. T h e r e l e v a n t . s e c t i o n s o f t h e Land. Use P o l i c i e s P l a n ( r e v i s e d 
copy) are Figure 17 on page 173, and t h e di.scussion o f 
Economic A c t i v i t i e s a p p e a r i n g o n pages 214 a n d 215. Among 
the references found therein are the following:. 

8 :, 

"Much o f t h e NE q u a d r a n t ’ o f t h e S R 5 2 0 l L a k e W a s h i n g t o n B l v d . 
i n t e r c h a n g e has. a1 r e a d y been commi t t e d t o c e r t a i n economic 
a c t i v i t i e s . i n c l u d i n g l a r g e o f f i c e s t r u c t u r e s and a r e s t a u r a n t . 
Due t o t h e a v a i l a b i l i t y o f a d e q u a t e p u b l i c s e r v i c e s , e a s y 
access t o major a r t e r i a l s and t o t h e freeway,. and the o v e r a l l 

. cornpatability w i t h adjacent uses, the northeast quadrant o f 
t h i s i n t e r c h a n g e c’an be d e v o t e d t o c.ommercia1 a c t i v i t i e s . . 
Th.e m o s t a p p r o p r i a t e u s e o f t h i s l a n d c o u l d i n c l u d e s u c h 
a c t i v i t i e s as o f f i c e s t r u c t u r e s , and some f r e e w a y o r i e n t e d 
uses, such as motel f a c i l i t i e s , L i m i t e d convenience commercial 
f a c i l i t i e s may b e i n c l u d e d as p a r t o f t h e o f f i c e s t r u c t u r e . s 
o r w i t h freeway o r i e n t e d uses, b u t n o t as a p r i m a r y use." 

t 

i: 
. j: 

1 

-- CONCLUSIONS: 
b - 

.. 

A . SUMMARY OF THE PROPOSED ACTION: . . 
. . 

1 T h i s a p p l i c a t i o n f o r amendment t o t h e P r e l i m i n a r y Planned U n i t 
- -.’Development f o r . the Yarrow Bay O f f i c e Complex i s gene’rai l y 

c o n s i s t e n t w i t h e s t a b l i s h e d City codes and p o l i c i e s . 
, I\ 

B . HISTORICAL BACKGROUND: 

2. A g p l i c a n t ’ h a s p r o c e e d e d i n a c c o r d a n c e w i t h d i r e c t i o n p r o v i d e d 
. by t h e , D e p a r t m e n t o f Community D e v e l o p m e n t . 

C . . EXISTING PHYSICAL CONDITIONS: 

3. Topography/Soils/Geology/Hydrology/Fl o r a / F a u n a None o f t h e 
factors represent a c o n s t r a i n t on the proposed r e v i s i o n t o the 
development concept. 

D . PUBLIC ’UTILIT.IES.: , . e ,c) 

4. S t r e e t s . The proposed r e v i s i o n t o t h e s i t e p l a n would n o t . 
a f f e c t t h e a c c e s s p o i n t s o n t o NE 3 8 t h P l a c e a n d NE 3 8 t h 
S t r e e t c u r r e n t l y s e r v i c i n g t h e o f f i c e quads and park and r i d e 
lot, ’respec-tively. 

I 

5. Domestic Water Supply/Sani t a r y Sewer. These f a c t o r s do n o t 
represent a c o n s t r a i n t on t h e proposed r e v i s i o n o f t h e develop- 
ment concept. 

C 

i 
! 

1/12/78 

. 1/3/78 
12/23/77 bk



\ 
Conclusions, Cont’d 

i? 
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# D. 6 . Pub1 i c T r a n s p o r t a t i o n . T h e p r o p o s e d amendment w o u l d make 
p r o v i s i o n for. t h e p o t e n t i a l park and r i d e f a c i l i t y a t t h e 

- southern end o f t h e property. I t would designate less area . f o r 
t h e l o t t h a n METRO h a s i l l u s t r a t e d a t t h e i r p u b l i c h e a r i n g s 

~ on the Environmental Impact Statement f o r the permanent 
f a c i l i t y . I f t h e new p ! o t p l a n i s a p p r o v e d as s u b m i t t e d h e r e i n , 
a f u r t h e r amendment would be needed t o a l l o w - a 645 s t a l l l o t 
i f and when M e t r o . d e c i d e s t o and can s u c t e s s f u l l y proceed. 

7. Zoning. O f f i c e parking and a park and r i d e f a c i l i t y are 
consistent with the standards f o r Professional Office zoning. 

8. Land Use. , O f f i c e p a r k i n g and a park and r i d e f a c i l i t y are 
consistent w i t h the e x i s t i n g l a r d use. 

F. LOCAL ZONING AND/OR LARD U S E P O L I C I E S AND PLANS: 

9. The proposed amendment 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 
f o u n d i n b o t h t h e irkl land Z o n i n g O r d i n a n c e a n d t h e L a n d 
Use’Pol i c i e s Plan. 

RECOMMENDATIONS: 

-8 Based on t h e f o r e g o i n g F i n d i n g s and Conclusions and as i d e n t i f i e d i n 
,’ .’ 
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ColdweII Banker 
M/rblkGEMENl CORPORATION 

City of Kirkland 
Department of Community Development 
210 Main Street . 
Kirkland, Washington 98033 

Attention: Gerald F. Link, Director 

Re: Yarrow Bay Office Park P.U.D. ~inendment 

Gentlemen: 

, It is necessary at this time to request from you an’amendmentto 
the original Planned Unit Development for Yarrow Bay Office Park. 

. . The need for this amendment results from two primary changes to 

’the overall pian lor the property. First,a’majortenant of the 
office park, PACCAR. has a requirement for substantially greater 
parking area than was originally contemplated for the buildings. 

<. . Secondly, Metro has indicated their intention to acquire the 

easterly portion of the property for the purpose of expanding and 
making the existing temporary ?,ark-and-Ridefacility a permanent 
facility. 

We are submitting herewith a revised site master plan which reflects 
the above changes and which results in the deletion of three of 

. the originally planned building quads. This revised master plan is 
based on the assumption that Metro will acquire the property as 
delineated on that plan, and that the remaining portion of the pro- 
perty will be fully developed as shown for parking and landscaped 
-areas in surrounding Quad Two. No changes are prcposed for the 
existing developed area of the site. 

As you are aware, the Metro proposal for acquisition of the property 
is in conflict with this plan to the extent that they propose to take 
a portion of the property which we require for use in providing the 
parking which we have committed to provide for PACCAR under the terms 
of their lease. Since this matter is in dispute at the present time 
and it is unknown at what time in the future or the manner in which 
it may be resolved.. it is our request that a revision to the P.U.D. 
be granted based on the plans submitted herewith. It is imperative 
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