
RESOLUTION N O .  R- 2502 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF KIRKLAND APPROVING 
THE ISSUANCE OF A PRELIMINARY PLANNED UNIT DEVELOPMENT PERMIT AS 
APPLIED FOR IN DEPARTMENT OF COBlMUNITY DEVELOPl4ENT FILE NO.  PUD- 7 7 -  
93(H) PRELIMINARY, BY KEN KESTER AND ROSS I-IEBB FOR THE PRELIMINARY 
PLANNED UNIT DEVELOPMENT OF "YARROW HILL" BEING WITHIN AN RS 1 2 . 5 ( S )  
Z O N E ,  AND SETTING FORTH C O N D I T I O N S  TO I V H I ~ H  SUCH PRELIMINARY PLANNED 
UNIT DEVELOPMENT PERMIT SI-IALL BE SUBJECT. 

WHEREAS, t h e  Department o f  Community Development has  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 r e l i m i n a r y  Planned Uni t  Development f i l e d  by 
Ken K e s t e r  and Ross Hebb, t h e  owner 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  and l o c a t e d  w i t h i n  a n  RS 12 .5 (S)  zone. 

WHEREAS, t h e  a p p l i c a t i o n  has  been s u b m i t t e d  t o  t h e  Houghton 
Community Counc i l  and 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  mee t ings  o f  J a n u a r y  3 ,  1978 and 
Febkuary 7 ,  1978;  and Februa ry  9 ,  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  of  K i r k l a n d  Ordinance  No. 0-2319 
conce rn ing  env i ronmenta l  p o l i c y  o f  t h e  S t a t e  Envi ronmenta l  P o l i c y  
A c t ,  an  env i ronmenta l  a s ses smen t  h a s  been s u b m i t t e d  t o  t h e  C i t y  o f  
K i r k l a n d ,  rev iewed 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  K i r k -  
l a n d  and a  n e g a t i v e  d e c l a r a t i o n  r e a c h e d ,  and 

WHEREAS. s a i d  env i ronmenta l  a s s e s s m e n t  and d e c l a r a t i o n  have been 

I 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  th rough  t h e  e n t i r e  r ev iew 
p r o c e s s ,  and 

WHEREAS. t h e  K i r k l a n d  P l a n n i n g  Commission a f t e r  t h e i r  p u b l i c  - 
h e a r i n g  and c o n s i d e r a t i o n  o f  t h e  recommendations o f  t h e  ~ e ~ a r t m e n t  
o f  Community Development and hav ing  a v a i l a b l e  t o  them t h e  e n v i r o n -  
men ta l  a s ses smen t  and n e g a t i v e  d e c l a r a t i o n  a s  w e l l  a s  a  recommenda- 
t i o n  fo r  deni .a l  fr.om t h e  Houghton Community C o u n c i l ,  d i d  a d o p t  c e r t a i n  
F i n d i n g s ,  Conc lus ions  and Recommendations and d i d  recommend a p p r o v a l  
o f  t h e  P r e l i m i n a r y  P lanned  Uni t  Development P e r m i t  s u b j e c t  t o  t h e  
s p e c i f i c  c o n d i t i o n s  s e t  f o r t h  i n  s a i d  recommendations.  

NOW, THEREFORE, BE IT RESOLVED by t h e  C i t y  Counc i l  o f  t h e  C i t y  
of  K i r k l a n d  a s  f o l l o w s :  

S e c t i o n  1. The F i n d i n g s ,  Conc lus ions  and Recommendations o f  t h e  
~ i r k i a n d  P lann ing  Commission a s  s i g n e d  by t h e  C h a i r p e r s o n  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. P U D -  77- 
93(H) a r e  adop ted  by t h e  K i r k l a n d  C i t y  Counci l  a s  though f u l l y  s e t  
f o r t h  h e r e i n .  

S e c t i o n  2 .  The P r e l i m i n a r y  P lanned  Uni t  Development Pe rmi t  
s h a l l  be i s s u e d  t o  t l le  a p p l i c a n t  s u b j e c t  t o  t h e  c o n d i t i o n s  s e t  f o r t h  
i n  t h e  F i n d i n g s ,  Conc lus ions  and Recommendations h e r e i n a b o v e  adop ted  
by t l le  C i t y  Counc i l .w i th  t h e  f u r t h e r  c o n d i t i o n  t h a t  Revised  E x h i b i t  " C u  
( S i t e  P l a n )  d a t e d  Februa ry  2 1 ,  1978 s h a l l  r e s c i n d  and r e p l a c e  E x h i b i t  " C w  
o f  t h e  P l a n n i n g  Commission Advisory  Repor t  i n  F i l e  No' PUD-77-93(H). 



I 

S e c t i o n  3.  A c e r t i f i e d  copy 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  F i n d i n g s ,  Conc lus ions  and Recommendations t h e r e i n  a d o p t e d  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  P r e l i m i n a r y  P lanned  Uni t  
Development Pe rmi 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 .  

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 c o n s t r u e d  a s  
e x c u s i n g  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  
l o c a l  s t a t u t e s ,  o r d i n a n c e s  o r  r e g u l a t i o n s  a p p l i c a b l e  t o  t h i s  
p r o j e c t ,  o t h e r  t h a n  e x p r e s s l y  s e t  f o r t h  h e r e i n ,  

S e c t i o n  5 .  N o t w i t h s t a n d i n g ,  t h e  recommendations h e r e t o f o r e  g i v e n  
by t h e  Houghton Community C o u n c i l ,  t h e  s u b j e c t  m a t t e r  o f  t h i s  R e s o l -  
u t i o n  and t h e  P r e l i m i n a r y  Planned Uni t  Development P e r m i t  h e r e i n  
g r a n t e d  a r e ,  p u r s u a n t  t o  Ordinance  2001, s u b j e c t  t o  t h e  d i s a p p r o v a l  
j u r i s d i c t i o n  o f  t h e  Houghton Community C o u n c i l ,  and t h e r e f o r e  t h i s  
R e s o l u t i o n  s h a l l  become e f f e c t i v e  o n l y  upon a p p r o v a l  o f  t h e  Houghton 
Community Counci l  o r  t h e  f a i l u r e  o f  s a i d  Community Counci l  t o  d i s a p p r o v e  
t h i s  R e s o l u t i o n  w i t h i n  60 days o f  t h e  d a t e  o f  t h e  p a s s a g e  o f  t h i s  Reso l -  
u t i o n .  

S e c t i o n  6 .  C e r t i f i e d  o r  conformed c o p i e s  o f  t h i s  R e s o l u t i o n  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 )  A p p l i c a n t  
(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 )  B u i l d i n g  Department o f  t h e  C i t y  o f  K i r k l a n d  
(d)  F i r e  Department o f  t h e  C i t y  o f  K i r k l a n d  
( e )  P o l i c e  Department  o f  t h e  C i t y  o f  K i r k l a n d  
( f )  P u b l i c  S e r v i c e  Department o f  t h e  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 F inance  

( e x  o f f i c i o  C i t y  C l e r k )  f o r  t h e  C i t y  o f  K i r k l a n d  

ADOPTED i n  r e g u l a r  meet ing  o f  t h e  C i t y  Counci l  on t h e  2 1 s t  
day 0 f February , 1978. 

Mayor 
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PROPERTY LOCATION N.E. 52nd S t . .  and  I ake Washinc~ton Boulevard 

SUBJECT Preliminary Planned U n i t  Development o f  "YARROW I I ' I L L "  --. 
HEARING/MEETING DATE &bdd r\l - 71.  197R - 
BEFORE KIRKLANi l  CITY COUiiCIL - . . 
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from applic3,nt. R-a  r u a  



STATEMENTS OF FACT: 
A .  

A. SUMMARY OF THE P R O P O S E D  ACTION: 

, , .l. T h i s  i s  a n  a p p l i c p t i o n  f o r  a P r e l i p i ~ a r y  p l a n n e d  U n i t  D e v e l o p -  
ment..by K e n n e t h  P .  ' K e s ' t e r  and  Ross H.ebb., . .  " 

2 .  The a p p l i c a n t s  p r o p o s e  89 * c o n d o m i n i u m  t o w n h o u s e  u n i  tss o n  t h e  
' 17.2 a c r e  s i t e  w i t h  a  r e s u l t i n g  d e n s i t y  o f  a p p r o x i m a t e l y - ,  5 . 1 7  

d w e l l i n g  u n i t s  p e r  a c r e .  ( S e e  E x h , i b i t  " C "  - S i t e  P l a n ) .  

A p r i v a t e  r o a d  i s  p r o p o s e d  f o r  t h e  i n t e r i o r  o f  t h e  s i t e  s o u t h  ' .  
o f  N E  5 2 n d  S t r e e t .  The two-way  p o r t i o n s  o f  t h i s  r o a d  a r e  ' p ro -  

. p o s e d  t o  be  2 4  f e e t  w i d e  w h i l e .  t h e  one-way p o r t i o n s  a r e , , p r o p o s e d  
t o  be  1 4  f e e t  w i d e :  T h o s e  u n i t s  n o r t h  o f  t h e  e x i s t i n g  NE ,52nd  , . 

' S t r e e t  r l g h t - o f - w a y  s h a l l  a c c e s s  by  means o f  x i r i v e w a y s  d i r e c t l y  
o f f  t h e  e x i s t i n g  r o a d w a y .  

. . *;. . , 
3 .  T h e ' s u b j e c t  p r o p e r t y  e x t e n d s  s o u t h  f r o m  t h e  e x i s t i n g  NE' 5 2 n d  

, . ..I S t r e e t  f o r  a p p r o x i m a t e l y  180'0 f e . e t .  a n d  n o r t h  f c i r ; a b o u t  9 7 5 .  f e e t  
a n d  v a r i e s  i n  w i d t h  g e n e r a l l y  b e t w e e n  300 and 400 f e e t  a l o n g  

. . .. t h i s  l e n g t h .  ( S e e  E x h i , b i . t  " B "  - V i c i n i t y / A r e a  Map) .  The- B u r -  
l ; n g t o n  ; l a i 4 t h e ~ - n  r. igh' ;-of-way a b u t s  t k s  e a s t c r n  p i rope r ty  l i n e  
o f  t h e  s t t e .  . :  

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

C .  GOVERNMENTAL COOFDINATION: . . ' 7  . .,. -, 

4 .  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 co'mnient. 

5 .  K i r k l a n d  P o l i c e  D e p a r t m e n t  - No comment. 

6 .  K i  r k l a n d  D e p a r t m e n t  o f  F i r e  S e r v i c e s  - T h i s  D e p a r t m e n t  has  commen- 
t e d  t h a t  w i t h  t h e  p r e s e n t  d e g r e e  o f  i n c l i n e  on NE 5 2 n d  S t r e e t  
t h i s  r o a d  would be  r e n d e r e d  i m p a s s a b l e  f o r  emergency  v e h i c l e s  
i n  i r , c I e m c l t  t : e s t h e r  s u c h  a s  snow or i c e .  The D e p a r t m e n t ,  a l s o  . 

. s t a t e d  " T h e  max imum d e g r e e  o f  i n c l i n e  t h a t  we c o u l d  a c c e p t  w o u l d  
be  1 5 % " .  The D e p a r t m e n t  a l s o  i n d i c a t e d  t h a t  a  m in imum t u r n i n g .  
r a d i u s  o f  5 3 ' 2 "  f o r  a 180° t u r n  s h o u l d  b e  o b s e r v e d .  

7 .  K i r k l a n d  P a r k  D e p a r t m e n t  - T h i s  D e p a r t m e n t  has  i n d i c a t e d  a  p r e -  
f e r e n c e  t o  h a v e  t h e  f e e - i n - l i e u  p a i d  i n  c a s h  r a t h e r  t h a n  l a n d .  
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- S t a t e m e n t s  o f  F a c t ,  C o n t i n u e d  
(I( 

C.  8. K i r k l a n d  D e p a r t m e n t  o f  P u b l i c  S e r v i c e s .  T h i s  D e p a r t m e n t  h a s  
i n d i c a t e d  t h a t  t h e  C i t y  s h o u l d  r e q u i r e  an  o v e r a l l  maximum g r a d e  
o f  1 5 %  f o r  t h e  e n t i r e  r u n  f r o m  L a k e  W a s l ~ i n g t o n  . B o u l e v a r d  t o  t h e  
B u r l  i n g t o n  N o r t h e r n  t . racks  . T h a t  D e p a r t m e n t  a l s o  i n d i c a t e d  a  
c o n c e r n  f o r  s i g h t  d i s t a n c e s  a t  t h e  i n t e r s e c t i o n  o f  t h e  i n t e r i o r  
r o a d  and  NE 5 2 n d  S t r e e t .  

9 .  The r e s p o n s i b l e  o f f i c i a l  made a  P r o p o s e d  D e c l a r a t i o n  o f  Non- .  
s i g n i f i c a n c e  o n  December 22, 1 9 7 7 .  A final d e c l a r a t i o n  was made 
on J a n u a r y  6 ,  1 9 7 8 .  

D. EXISTING PHYSICAL CHARACTERISTICS: 

T o p o g r a p h y .  The g r a d e  o f  t h e  s u b j e c t  p r o p e r t y  v a r i e s  b e t w e e n  
a b o u t  5% a n d  a b o u t  140%,  g e n e r a l l y  s l o p i n g  down f r o m  e a s t  t o  
w e s t .  ( S e e  E x h i b i t  " G "  - S u r v e y ) .  I n  g e n e r a l ,  t h e  s t e e p e r  s l o p e s  
o c c u r  on  t h e  s i d e s  o f  t h e  s e v e r a l  r a v i n e s  w h i c h  t r a v e r s e  t h e  
s u b j e c t  p r o p e r t y  a l o n g  e a s t - w e s t  l i n e s .  I n  a d d i t i o n ,  o n  t h e  up -  
l a n d  a r e a s  b e t w e e n  t h e  r a v i n e s ,  t h e  s l o p e  t e n d s  t o  s t e e p e n  t o w a r d  
t h e .  w e s t e r n  edge  o f  t h e  p r o p e r t y .  P r o p e r t y  e a s t  o f  t h e  B u r 1 . i n q -  
t o n  h o r t i t e r n  r i g n t - o f - w a y  i s  g e n e r a l i y  h i g h e r .  ( S e e  Exhibits D 4 E - S e c t i o n s  T h r o u g h  S i t e ) .  

11 .  H y d r o l o g y .  I n t e r m i t t e n t  s t r e a m s  f l o w  w i t h i n  t h e  5 1 a . r g e s t  r a v i n e s  
o n  t h e  s u b j e c t  p r o p e r t y .  (See E x h i b i t .  "H" - R a v i n e s )  

12 .  S o i l s / G e o l o g y .  The  s u r f i c i a l  s o i l  u n i t  c o n s i s t s  o f  l o o s e  t o  
dense  f i n e  s a n d s .  The  a p p l i c a n t  has  s u b m i t t e d  a  s o i l s  r e p o r t  
f o r  t h e  s u b j e c t  p r o p e r t y .  ( T h e  s o i l s  r e p o r t  i s  a v a i l a b l e  f o r  
p u b l i c  r e v i e w  a t  t h e  K i r k l a n d  L i b r a r y  a n d  a t  t h e  D e p a r t m e n t  o f  
Commun i t y  D e v e l o p m e n t  i n  C i t y  H a l l ,  210  M a i n  S t r e e t . )  

13.  V e g e t a t i o n .  T h e  v e g e t a t i o n  o n  t h e  s u b j e c t  p r o p e r t y  c o n s - i s t s  o f  . 
a  m i x  o f  s e c o n d - g r o w t h  c o n i f e r o u s  a n d  d e c i d u o u s  t r e e s  a l o n g  w i t h  
t h e  n o r m a l l y  a s s o c i a t e d  u n d e r g r o w t h  T h e  e x i s t i n g  t r e e s  r a n g e  
up t o  48  i n c h e s  i n  d i a m e t e r .  ( S e e  E x h i b i t  ' IG"  - S u r v e y ) .  

E. NEIGHBORHOOD CHARACTERISTICS: 
-1 

14 .  Z o n i n g .  The s u b j e c t  p r o p e r t y  i s  z o n e d  R e s i d e n t i a l  S i n g l e  
F a m i l y  12 ,500 s q u a r e  f e e t  m in imum l o t  s i z e  ( s l - o p e ) ,  a s  a r e  
p r o p e r t i e s  t o  t h e  w e s t ,  s o u t h ,  a n d  n o r t h .  P r o p e r t i e s  t o  t h e  
e a s t ,  a c r o s s  t h e  r a i l  r o a d  r i g h t - o f - w a y ,  a r e  z o n e d  R e s i d e n t i a l  
S i n g l e  F a m i l y  8 ,500 s q u a r e  f e e t  m in imum l o t  s i z e .  P r o p e r t i e s  
t o  t h e  w e s t  o f  L a k e  W a s h i n g t o n  B o u l e v a r d  a r e  z o n e d  W a t e r f r o n t  
D i s t r i c t  I. 
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.- S t a t e m e n t s  o f  F a c t ,  C o n t i n u e d  

E. 15 .  L a n d  Use.  The s u b j e c t  p r o p e r t y  s o u t h  o f  NE 52nd  S t r e e t  i s  I 
c u r r e n t l y  v a c a n t .  T h a t  p o r t i o n  n o r t h  o f  N E  52nd S r r e e t  i s  
v a c a n t  e x c e p t  f o r  one  s i n g l e  f a m i l y  home. The a p p l i c a n t s  h a v e  
i n d i c a t e d  t h a t  t h i s  s t r u c t u r e  w o u l d  be  removed  p r i o r  t o  new 
c o n s t r u c t i o n .  S ing le  f a m i l y  s t r u c t u r e s  e x i s t  o n  a d j a c e n t  
p r o p e r t i e s  t o  t h e  s o u t h ,  e a s t ,  n o r t h w e s t ,  and  w e s t  o f  t h e  s u b -  
j e c t  p r o p e r t i e s .  The p r o p e r t y  n o r t h  o f  t h e  p r o j e c t  s i t e  s u p p o r t s  
a n  8 u n i t  a p a r t m e n t  s t r u c t u r e  w h i l e  l a n d s  f a r t h e r  n o r t h  and  w e s t  
o f  t h e  r a i l r o a d  r i g h t - o f - w a y  a r e  v a c a n t .  (See E x h i b i t  " B "  - 
V i c i n i t y  Map) .  

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

16.  S t r e e t s .  The s u b j e c t  p r o p e r t i e s  a r e  c u r r e n t l y  s e r v e d  b y  N E  5 2 n d  
S t r e e t .  C u r r e n t .  a v e r a g e  d a i l y  t r a f f i c  o n  F4E 52nd S t r e e t  b e t w e e n  
L a k e  W a s h i n g t o n  B o u l e v a r d  a n d  t h e  B u r l i n g t o n  N o r t h e r n  t r a c k s  i s  
a b o u t  200 v e h i c l e  t r i p s  p e r  day .  The two  l a n e  f a c i l i t y  c u r r e n t l y  
has  no p a r k i n g  l a n e s ,  n o r  c u r b  n o r  s i d e w a l k .  I t  i s  s t e e p e s t  
n.ear t h e  B o u l e v a r d  ( 2 4 % )  and  a p p r o a c h i n g .  t h e  t r a c k s  ( 1 8 % ) .  

. - I n  be-  
tween,  i t  has a r e l a t i v e l y  f l a t t e r  gbcde  o f  1 4 % .  i h e  c u r r e n t  
roadway  a l i g n m e n t  i s  l o c a t e d  i n  a  n a t u r a l  d raw w i t h  s t e e p e r  
c o n t o u r s  o n  t h e  n o r t h  s h o u l d e r  a n d  a d r a i n a g e . w a y  o n  t h e  s o u t h  
s h o u l d e r .  T h e  r o a d w a y  now e n c r o a c h e s  up t o  a p p r o x i m a t e l y  2 5  
f n e t  i n t o  t h e  s u b j e c t  p r i v a t e  p r o p e r t y  o n  t h e  e a s t e r n  p o r t i o n  o f  

8 
t h e  s l o p e .  

I, 

L a k e  W a s h i n g t o n  B o u l e v a r d  i n  t h e  v i c i h i t y  o f  NE 5 2 n d  S t r e e t  h a s  
an e n g i n e e r i n g  t r a f f i c  c a p a c i t y  o f  20,000 v e h i c l e  t r i p s  p e r  day  
whereas  t h e  e x i s t i n g  l e v e l  i s  16 ,000 i y e h i c l e  t r i p s  p e r  d a y .  The  
p r o p o s e d  p r o j e c t  w o u l d  a d d  f r o m  600  t o  1 0 0 0  v e h i c l e  t r i p s  t o  t h e  
c u r r e n t  a v e r a g e  d a i l y  t r a f f i c  c o u n t .  I n  p e r c e q t a g e  t e r m s ,  t h e  
e k f s t i n g  l o a d  o n  L a k e  W a s h i n g t o n  B o u l e v a r d  a t  t h i s  p o i n t  i s  a b o u t  
801 o f  c a p a c i t y .  The a d d e d  i n c r e m e n * .  o f  y a r r o w .  H i  1 1  PUD w o u l  d  
r a i s e  t h i s  f i g u r e  t o  83% o r  85% o f  c a p a c i t y .  (See M i b i t  "L1'-Traffic 
S m a r y l  
The a p p l i c a n t s  a l s o  p r o p o s e  t o  r e l o c a t e  a  p o r t i o n  o f  NE 5 2 n d  
S t r e e t  f o r  t h e  p u r p o s e  o f  a c h i e v i n g  f l a t t e r  o v e r a l l  a n d  l o c a l i z e d  
g r a d e s .  They  h a v e  been  s u p p l i e d  w i t h .  e n g i n e e r i n g  c r i t e r i a  by 
t h e  C i t y  i n  o r d e r  t o  a c h i e v e  t h i s  d e s i g n .  T h e i r  c r i t e r i a  i n c l u d e d  
n o  more  t h a n  a  6% g r a d e  f o r  a  40 f o o t  d i s t a n c e  a t  L a k e  Washi 'ngton 
B o u l e v a r d ,  t h e n c e  no more  t h a n  a  1 5 %  g r a d e  s e r v i n g  t h e  e n t r a n c e  
t o  t h e  PUD. The new a l i g n m e n t  ( S e e  E x h i b i t  " J U  - Roadway a n d  

. P r o f i l e s )  f o r  NE 52nd  S t r e e t  w o u l d  o c c u r  i n  a  150  f o o t  l o n g  r u n  
e x t e n d i n g  e a s t e r l y  ( u p  t h e  s l o p e )  f r o m  L a k e  W a s h i n g t o n  B o u l e v a r d .  
The  a p p l i c a n t s  a r e  p r o p o s i n g  t o  l e a v e  t h e  b a l a n c e  o f  t h e  r o a d  
as i t  e x i s t s  t o d a y .  

The a p p l i c a n t s  a r e  p r o p o s i n g  t o  s e r v e  t h e  i n t e r i o r  o f  t h e  s o u t h e r n  
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F. 16 .  ( C o n t ' d )  

16 a c r e s  o f  t h e  s i t e  w i t h  a  s i n g l e  24 f o o t  w i d e  access  r o a d  
r u n n i n g  p a r a l l e l  t o  t h e  l o n g  d i m e n s i o n  o f  t h e  s i t e  and  a b o u t  
75% o f  i t s  l e n g t h .  A s m a l l e r  p e r c e n t a g e  o f  l i n e a r  r u n  f e a t u r e s  
a  one way roadway 1 4  f e e t  w i d e  p a r a l l e l  t o  and a d j a c e n t  t o  t h e  , 

ma in  roadway .  T o g e t h e r  w i t h  a  t u r n o u t  f e a t u r e ,  t h i s  s m a l l e r  
roadway c o n s t i t u t e s  a  l o o p e d  access  s y s t e m  f o r  some o f  t h e  u n i t s .  , 
Mos t  o f  t h e  i n t e r n a l  access  r o a d  i s  a t  a  g r a d e  o f  0% t o  12% w h i l e  
s m a l l e r  p o r t i o n s  a r e  15.3%.  The maximum v e r t i c a l  c u t s  a r e  a b o u t  
16 f e b t .  

The a p p l i c a n t s  a r e  a l s o  p r o p o s i n g  some f i l l  s e c t i o n s  
, p a r t i c u l a r l y  a r o u n d  t h e  c e n t e r  O F  t h e  s i t e  whe re  a  l a r g e  

r a v i n e  t r a v e r s e s  t h e  s i t e .  A t  t h i s  p o i n t  i n  t h e  roadway ,  t h e  
a p p l i c a n t s  p r o p o s e  t o  f o l l o w  t h e  c o n t o u r s  a r o u n d  t h e  r i m  o f  t h e  
r a v i n e  a v o i d i n g  t h e  " f l o o r "  and.  m i n i m i z i n g  t h e  r e q u i r e d  f i  11.  

The p o r t i o n  o f  t h e  s u b j e c t  p r o p . e r t i e s  t h a t  l i e s  n o r t h  o f  t h e  
e x i s t i n g  N E  52nd s t r e e t  r . i g h t - o f - w a y  wou1.d be s e r v e d  d i r e c t l y .  
o f f  t h a t  pub1 i c  r o a d .  (See  E x h i b . i  t " C "  - S i t e  P l a n ) .  Two . . 

. d r i v e w a y s  a t  t h e  e a s t e r n  and ' . 'we.s tern  ends o f  t h e  r e a l i g n e d  NE 
52nd S t r e e t  w o u l d  p r o v i d e  access  t o  t h e  f . i f t e e n  u n i t s  p r o p o s e d  
t h e r e .  S i x  u n i t s  w o u l d  be  s e r v e d  o f f  a  d r i v e w a y .  .. . a t  t h e  s o u t h w e s t  
end  o f '  t h e  r e a l i g n e d  NE. 52nd S t r ~ ' e t . '  

, . 

17 .  P e d e s t r i a n  Ways. C u r r e n t l y  t h e r e  a r e ,  no p e d e s t r i a n  w a l  kways 
w i t h i n  t h e  NE 52nd o r  NE 4 6 t h  r i g h t s - o f - w a y .  

18.  S a n i t a r y  Sewer .  An 8 ?rich sewer  m a i n e x i s t s  w i t h i n  t h e  r i g h t - o f - '  
way o f  L a k e  W a s h i n g t o n  Bo,ul e v a r d .  

19 .  S t o r m  D r a i n a g e .  An 1 8  i n c h  s t o r m  d r a i n  e x i s t s  w i t h i n  t h e  r i g h t -  
o f - w a y  o f  Lake  Wash ing ton  B o u l e v a r d .  (See E x h i b i  t " M u  - E n v i r o n -  
m e n t a l  Assessment ,  f o r  more  i n f o r m a t i o n ) .  

20J  D o m e s t i c  ' W a t e r / F i r e  H y d r a n t s .  T h e r e  i s  an e x i s t i n g  6  i n c h  w a t e r  
ma in  w i t h i . :  t h e  r i g h t - o f - w a y  o f  NE 52nd S t r e e t  and  a  1 0  i n c h  w a t e r  
main' w i t h i n  t h e  r i g h t - o f - w a y  . o f  L a k e  W a s h i n g t o n  B o u l e v a r d .  
A p p r o p r i a t e  r e g u l a t i o n s  r e g a r d i n g  w a t e r  s e r v i c e  f o r  d o m e s t i c  
and  f i r e  p r o t e c t i o n  u n i t s  a r e  f o u n d  i n  O r d i n a n c e  No. 2309.  

G .  LOCAL ZONING AND/OR LAND USE P,OLICIES AND PLANS: . 

21. The a p p l i c a b l e  p a r k i n g  r a t i o  f o r  t h i s ' d e v e l o p m e n t  i s  2 . 2  p a r k i n g  
spaces p e r  u n i t  ( K i  r k l a n d  Z o n i n g  O r d i n a n c e ,  S e c t i o n  23 .34 .n20 ) .  
The p r o p o s e d .  p a r k i n g  spaces  a r e  more t h a n  t h e  . 
spaces r e q u i r e d .  

22. The p r o p o s e d  P l a n n e d  U n i t  ~ e v e l o p m e n t  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  C h a p t e r  23.28 o f  t h e  K i r k l a n d  Z o n i n g  ' O r d i n a n c e  No. 2183.  

23. The 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 l e v a n t  t o  t h i s  a p p l i c a -  
t i 0 .n  i n c l u d e  F i g u r e s  17  and  78 on pages 173  and  1 7 4 ,  r e s p e c t i v e l y  
( r e v i s e d  e d i t i o n ) ,  and  t h e  t e x t  found  on  pages 210, 211, and  212 as 
i n d i c a t e d  b e l o w :  .2/9/78 
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G .  23.  "The e n t i r e  r e s i d e n t i a l  area south of N E  58th S t r e e t  l i e s  o n  
81 

the p a r t  of the  H o u g h t o n  Slope i d e n t i f i e d  as uns tab le . "  9 , 
I 

"The base dens i ty  f o r  r e s i d e n t i a l  developnient on t h e  uns table  t 

L 

s lope  i s  one t o  three. dwelling u n i t s  per a c r e .  .." j 
"Res ident ia l  d e n s i t i e s  on  the  unstable  s lope  may be increased  t 

by a n  ex t ra  one t o  two dwelling un i t s  per acre  ( u p  t o  5 dwel- I 
I 

. l i n g  un i t s  per a c r e )  depending an the  degree t o  which the  deve- I 

lopment proposal conforms t o  the  fo l  lowing s tandards :  1 
( 1 )  S o i l s  a n d  geologic analyses  a r e  requi red .  The City wi l l  

1 

a s s i s t  in s e l e c t i n g  a n  appropr ia te  consul tan t  a n d  e s t a b l i s h  
reasonable study parameters. Analysis would cover the  area 
of the  s i t e  t o  be developed as well as ad jacent  s i t e s ,  a n d  
the  immedi a t c  drainage a rea .  

( 2 )  The developer wi l l  indemnify a n d  hold harmless the C i ty ,  
by a covenant running with the  land ,  in a form approved 
by t h e  City Attorney. 

( 3 ) .  The c l u s t e r i n g  of s t r u c t u r e s  i s  requi red .  

( 4 )  The vegeta t ive  cover i s  maintained t o  the  maximum e x t e n t  
poss ib le .  

( 5 )  Water courses a r e  to  be re ta ined  in  a na tura l  s t a t e .  

8 
( 6 )  Surface runoff i s  t o  be con t ro l l ed  a t  predevelopment l e v e l s .  

( 7 )  Points  of access t o  a r t e r i a l s  a re  t o  be minimized. 

( 8 )  The City has  the  present  a b i l i t y  t o  provide the  necessary 
emergency se rv i  ces . 

( 9 )  A minimum level  of aggregation of land may be d e s i r a b l e  in  
order  t o  minimi r e  adverse i m p a ~ t s  . 

(10)  There wi l l  be -publ ic  review of the  development proposal ." 
"Up t o  7 dwelling un i t s  per acre  may be permitted on the  Houghton 
Slope area i f  the  following condit ions a re  met s u b j e c t  t o  s t a f f  
revlei/ .  These s tandards  a r e  in  add i t ion  to  those descr ibed f o r  
po ten t i a l  dens i ty  u p  t o  5 dwelling u n i t s  per ac re :  

( 1 )  Major aggregations of land ,  extending from the  toe of the  
'S lope  t o  t h e  r a i l r o a d  right-of-way a n d  n o t  l e s s  t h a n  f i v e  
a c r e s ,  a re  required t o  a s s i s t  in  formulating a Master Plan 
f o r  t h e  a rea .  Possible  land aggregat ion a n d  more d e t a i l e d  
planning could be f o r  the  s lope areas  north a n d  south o f  
NE 52nd S t r e e t .  

8 
- 
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3 .  G .  23.  ( 2 )  ~ r e a - w i d e  g e o l o g i c  and s o i l s  a n a l y s e s  a r e  r e q u i r e d  i n  o r d e r  
t o  d e t e r m i n e  t h e  b e s t  l o c a t i ' o n s  f o r  c l u s t e r e d  d e v e l o p m e n t  
a n d  ways t o  m i  t i g a t e .  p o t e n t i a l .  a d v e r s e  i m p a c t s .  

( 3 )  ~ u r t h e r .  t r a f f i c  a n a l y s i s  i s  r e q u i r e d ,  i n c l u d i n g  ways t o  
m i n i m i z e  a c c e s s  p o i n t s ,  a , n t i c i p a t e d  peak  and  d a i l y  . t r a f f i c  
a n a l y s i s  a n d  i m p a c t s  on t h e  e x i s t i n g  a d j a c e n t  a r t e r i a l  

. . 
r o a d w a y s .  I n  a d d i t i o n ,  f u t u r e  p l a n n i n g  as t o  t h e  l o c a t i o n ,  
c o n f i g u r a t i o n  a n d  c a p a b , i l i t y  o f  NE 52nd S t r e e t  a n d  o t h e r  
r i g h t s - o f - w a y  i n  t h i s  s l o p e  a r e a  s h o u l d  be c o n s i d e r e d  and  
p l a n n e d  p r i o r  t o  any  d e v e l o p m e n t  a t  t h i s  h i g h e r  d e n s i t y .  

( 4 )  Any d e v e l o p m e n t  a t  t h i s  h i g h e r ' d e n s i t y  i s  t o  be  p r o c e s s e d  
as a  p l a n n e d  u n i t  d e v e l o p m e n t  . o r  s i m i l a r  p r o c e d u r e .  

( 5 )  U n i q u e  i s o l a t e d  p a r c e l s ,  e x t e n d i n g  f r o m  L a k e  W a s h i n g t o n  
B o u l e v a r d  o r  L a k e v i e w  D r i v e  t o  t h e  r a i l  r o a d  r i g h t - o f - w a y ,  
w i t h  a c c e s s  o t h e r  t h a n  t h e ,  D r i v e  o r  C o u l e v a r d  a n d  w i t h  
l e s s  t h a n  t h e  min imum a c r e a g e ,  may b e  c o n s i d e r e d  f o r  a  
v a r i a n c e  w . i t h  r e s p e c t  t o  c o n d i t i o n s  one  t h r o u g h  t h r e e  
l i s t e d  a b o v e . "  

24. S e c t i o n  23.28.050 o f  t h e  K i r k l a n d  Z o n i n g  O r d i n a n c e  r e a d s  i n  . - 
. p a r t  'as f o l l o w s :  

' 'I .... The  m i n i d u m  a r e a  o f  a  P u D  s h a l l  b e  as  f o l l o w s :  . . . ( 2 )  S i n g l e  
o r  M u l t i p l e  f a m i l y  d w e l l i n g s  3 a c r e s  . . . N o t e :  F o r  t h e  p u r p o s e  
o f  t h i s  s e c t i o n ,  a  P U D  s h a l l  n o t  b e  . p h a s e  dev.e loped i n  i n c r e m e n t s  

.. l e s s  t h a n  t h e  min imum a r e a  s t a t e d , i n  t h i s  s e c t i o n . "  

The a p p l i . c a n t s l  'phases shown o n  t h e  s i t e  p l a n  , d o  n o t '  n e c e s s a r i l y  
c o r r e s p o n d  t o  c o n s t r u c t i o n  p h a s e s .  

CONCLUSIONS: - 

A .  S U M M A ~ Y  O F  THE P R O P O S E D  ACTION: . 

1 .  T h i s  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 n n e d  U n i t  D e v e l o p m e n t  i s  
g e n e r a l l y  c o n s i s t e n t  w i t h  t h e  K i r k l a n d  Z o n i n g  O r d i n a n c e  No. 2183  
and t h e  K i r k l a n d  L a n d  Use P o l i c i e s  P l a n .  

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

C .  GOVERNMENTAL COORDINATION: 

2 .  K i r k l a n d  B u i l d i n g  a n d  P o l  i c e  D e p a r t m e n t s  - No r e l e v a n t  c o n c l u s i o n s .  

3. K i r k l a n d  P a r k  D e p a r t m e n t  - T h e  a p p l i c a n t s  s h o u l d  be  r e q u i r e d  t o  
p r o v i d e  t h e  D e p a r t m e n t  o f  Communi t y  D e v e l o p m e n t  w i t h  t h e  a s s e s s e d  
v a l u a t i o n  o f  t h e  e n t i r e  p r o p e r t y  a s  d e t e r m i n e d  b y  t h e  K i n g  C o u n t y  . 
A s s e s s o r  f o r  g e n e r a l  t a x  p u r p o s e s  f o r  t h e  y e a r  d u r i n g  w h i c h  t h e  

2/9/78 
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- C o n c l u s i o n s ,  C o n t ' d  

C .  3 .  ( C o n t ' d )  

a p p l i c a t i o n  i s  made. P r i o r  t o  C i t y  C o u n c i l  r e v i e w  o f  t h e  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 ,  t h e  a p p l i c a n t s  s h a l l  b e  r e q u i r e d  t o  
pay  e i t h e r  2% o f  t h e  a s s e s s e d  v a l u a t i o n  o f  t h e  p r o p e r t y  i n t o  
t h e  P a r k  and  M u n i c i p a l  F a c i l i t i e s  C u m u l a t i v e  R e s e r v e  Fund  o r  
$200 p e r  n e w l y  c r e a t e d  i n i  t, w h i c h e v e r  i s  g r e a t e r .  

4 .  K i r k l a n d  ~ e ~ a r t m e n t  o f  P u b l i c  S e r v i c e s  - A f t e r  a  r e v i e w  o f  
t h a t  D e p a r t m e n t ' s  comments, we h a v e  c o n c l u d e d  t h a t  t o  r e q u i r e  
a maxlmum g r a d e  o f  1 5 %  f o r  a1  1  o f  NE 5 2 n d ' S t r e e t  w o u l d  n e c e s s i t a t e  
s e r i o u s  c u t s  i n t o  t h e  u p p e r  p o r t i o n s  o f  t h e  s l o p e  as w e l l  as \ 

m a j o r  f i  11s  i n  t h e  n o r t h e r n m o s t  r a v i n e / d r a i n a g e w a y .  I t  i s  f e l t  
t h a t  t h e  p r o p o s e d  r e a l i g n m e n t  o f  NE 52nd S t r e e t  w h i c h  l e v e l s  o f f  
( f r o m  a  c u r r e n t  2 4 %  t o  a p r o p o s e d  1 5 % )  n e a r  t h e  b a s e  o f  t h e  s l o p e ,  

e t s  a t  t h e  m o s t  s e r i o u s  c u r r e n t  g r a d e  p r o b l e m , . e s p e c i a l l y  i n  
Y i g h t  o f  t h e  f a c t  t h a t  93% o f  t h e  p r o p o s e d  u n i t s  w o c l d  b e  a c c e s s e d  
i n  t h i s  way.  The  c o n t i n u e d  s i t u a t i o n  o f  a  p a r t i a l  r u n  w i t h  1 7  t o  
1 8 %  g r a d e s  s e r v i n g  t h e  u p p e r  s l o p e  a r e a  a p p e a r s  t o  b e  a  r e a s o n -  
a b l e  a n d  a c c e p t a b l e  t r a d e o f f  f o r  t h e  p r e s e r v a t i o n  o f  t h e  c r i t i c a l  
c o n t o u r s  and  v e g e t a t i o n .  T h i s  i s  e s p e c i a l l y  s o  i n  l i g h t  o f  t h e  
f a c t  t h a t  o n l y  7% o f  t h e  p r o p o s e d  u n i t s  w o u l d  be  l o c a t e d  up t h e r e  
a n d  t h e s e  w o u l d  m o s t  l i k e l y  b e  s e r v e d  b y  emergency  u n i t s  r .espond- 
i n g  down 1 0 8 t h  Ave.  N . E .  a n d  w e s t  f r o m  C e n t r a l  H o u g h t o n .  We a l s o  
f ee l  t h a t  t h e  a p p l i c a n t  should  b e  r e q u i r e d  t o  r e s u r f a c e  t h e  
balance o f  N . E .  52nd ana d e d i c a t e  r i gh t -05 -hay  as i n d i c a t e d  i n  
E x h i b i t  "J". 

L 
0. EXISTING PHYSICAL CHARACTERISTICS: 

8 
5 .  T o p o g r a p h y .  The e x i s t i n g  t o p o g r a p h y  c a u s e s  c o n s i d e r a b l e  c o n s t r a i n t s  

as  t o  t h e  p o t e n t i a l  l o c a t i o n  o f  s t r u c t u r e s .  I n  g e n e r a l ,  t h e  
p r o p o s e d  s i t e  p l a n  l o c a t e s  b u i l d i n g s  a n d  r o a d w a y s  s u c h  t h a t  t h e y  
m i n i m a l l y  e n c r o a c h  on t h e  s t e e p e r  s l o p e s .  M o s t  o f  t h e  h o u s e s  e a s t  
o f  t h e  B u r l i n g t o n  N o r t h e r n  t r a c k s  a r e  s u f f i c i e n t l y  h i g h e r  up  t o  
p r e c l u d e  s e r i o u s  v i e w  b l o c k a g e  p o t e n t i a l s .  ( S e e  E x h i b i t  s 'IDu, "Etl, 

'. 'and I1Fv.) .. . - .  

6 .  H y d r o l o g y .  I n  c o n c e p t ,  t h e  p r o p o s e d  s i t e  p l a n  i n d i c a t e s  a  m i n i m a l  
e n c r o a c h m e n t  o f  s t r u c t u r e s  i n t o  t h e  5  w a t e r c o u r s e s  on t h e  s u b j e c t  
p r o p e r t y .  A l o n g  w i t h  a n y  s u b m i t t a l  o f  an  a p p l i c a t i o n  f o r  a  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  t h e  a p p l i c a ' n t  s h o u l d  be r e q u i r e d  t o  s u b m i t  
p l  ans a n d  c o n s t r u c t i o n  d e t a i  1 s  f o r  a n y  r o a d w a y  s t r u c t u r e s  p r a p o s e d  
t o  b e  p l a c e d  o v e r  o r  i n  a n y  o f  t h e  5 w a t e r c o u r s e s  o n  t h e  s u b j e c t  
p r o p e r t y .  Such s t r u c t u r e s  s h o u l d  b e  d e s i g n e d  so t h a t  d i s r u p t i o n  
t o  w a t e r c o u r s e s  i s  m i n i m a l .  
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D .  . 7 .  S o i l s / G e o l o g y .  The s o i l s  r e p o r t  s u b m i t t e d  b y  t h e  a p p l i c a n t s  i s  
more t h a n  a d e q u a t e .  There . .. . . .., , . . 

i s  . a  h i g h  l e v e l  o f  p r o f e s s i o n a l i s m  b o t h  i n  t h e ,  amount  a n d  q t 

I q u a l i t y  o f  d a t a  c o l l e c t e d  a n d  t h e  l e v e l  o f  d e t a i l  c o n t a i n e d  i n  
t h e  C o n c l u s i o n s  a n d  Recommenda t ions .  The r e p o r t  i n c l u d e s  
s p e c i f i c  r e c o m m e n d a t i o n s  c o n c e r n i n g  c o n s t r u c t i o n  i n  a r e a s  i d e n t i -  
f i e d  as h a v i n g  s o i l  c r e e p  a n d  o n  w e t  s o i l s .  I n  a n y  f u t u r e  
c o n s t r u c t i o n  i n v o l v e d  i n  t h i s  p r o p o s a l  t h e  a p p l i c a n t s  ' s h o u l d  b e  
r e q u i r e d  t o  a d h e r e  t o  t h e  C o n c l u s i o n s  a n d  Recommenda t ions  o u t 1  i n e d  
i n  t h e  s o i l s  r e p o r t .  C o p i e s  o f  t h e  s o i l s  r e p o r t  a r e  a v a i l a b l e  f o r  
p u b l i c  r e v i e w  a t  t h e  D e p a r t m e n t  o f  Communi ty  D e v e l o p m e n t  i n  C i t y  
H a l l  as w e l l  as  a t  t h e  K i r k l a n d  P u b l i c  L i b r a r y  ( 2 1 0  M a i n  S t r e e t  
and  410 K i r k l a n d  Avenue,  r e s p e c t i v e l y ) .  

8. V e ' g e t a t i o n .  I n  g e n e r a l ,  ' t h e  p r o p o s e d  l o c j a t i o n  o f  t h e  b u i l d i n g s  
w o u l d  r e s u l t  i n ' t h e  rerr.mva1 o f  a  min imum. number  . o f  t h e  l a r q e  
" s p e c i m e n  t r e e s "  c u r r e n t l y  e x i s t i n g  o n  s i t e .  

T h i s ,  i n  t u r n ,  p r e s e r v e s  much O F  t h e  s t a b i l i z i n g  
i ' n f l  uence  o n  t h e  s l o p e  r e p r e s e n t e d  b y  g r o u , n d c o v e r  and  t r e e s .  

E .  NEIGHBORHOOD CHARACTERISTICS':' 

9 .  Zon ' i ng /Land  Use.  The  p r o p o s e d  d e v e l o p m e n t  i s  cons i . s  t e n t  w i  t h  
t h e  z o n i n g  a n d  l a n d  u s e  p a t t e r n s  w i t h i n  t h e  a r e a .  

The p r o p o s e d -  s t r u c t u r e s  . a r e  about  2 5  f e e t  above. g rade .  . In  no 
ca se  would. s t r u c t u r e s  be h i g h e r  t han  .a, p.oint  20 feet,:,above the .  >,; 

. . . . r a i l r o a d  t r acks , . ;  i , I : .  . . -. . . \ . . 
. . 

I ,  

The p r o p o s e d  d e n s i t y  o f  5.1-7 u n i t s  t o  t h e  a c r e  i s  c o m p a r a b l e  t o  
t h e  p e r m i t t e d  d e n s i  t y  i n  t h e  R S  8500  z o n e  t o  t h e  e a s t  o f  t h e  
s u b j e c t  p r o p e r t y .  The p r o p e r t i e s  d i r e c t l y  a d j o i n i n g  t h e  s u b j e c t  
p r o p e r t y  on  t h e  w e s t  and  s o u t h  a r e  s u b j e c t  t o  t h e  same p o l i c i e s  
and  c o u l d  p o t e n t i a l l y  d e v e l o p  a t  d e n s i t i e s  as h i g h  a s ,  o r  e v e n  h i g h e r  
t h a n ,  t h e  s u b j e c t  p r o p e r t y .  ( S e e  p a g e  213,  214,  o f  L a n d  'Use 
P o l i c i e s  P l a n ) .  

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

1  S t r e e t s .  The r e a l i g n m e n t  o f  NE 5 2 n d  S t r e e t  i n c l u d e d  a s  a  p a r t  
o f  t h i s  PUD p r o p o s a l  w i l l  i m p r d v e  e m e r g e n c y  a n d  o t h e r  v e h i c u l a r  
a c c e s s  t o  t h e  u p p e r  s l o p e  a n d  C e n t r a l  H o u g h t o n  a r e a s  f r o m  L a k e  
W a s h i n g t o n  B o u l e v a r d .  The p r o p o s e d  g r a d e  a p p r o a c h i n g  t h e  m o u t h  
o f  t h e  Y a r r o w  H i l l  d e v e l o p m e n t  i s  w i t h i n  t h e  15% maximum g r a d e  
recommended b y  t h e  F i r e  D e p a r t m e n t ,  a n d  i s  a p p r e c i a b l y  l e s s  t h a n  
t h e .  e x i s t i n g  24% g r a d e .  By f o l l o w i n g  t h e  e x i s t i n g  n a t u r a l  d r a w  
f o r  t h e  e a s t e r l y  2 / 3  o f  i t s  r u n  t h e  r e a l i g n e d  N E  5 2 n d  S t r e e t  
w o u l d  a v o i d  d i s r u p t i n g  t h e  s t e e p  b u t  n a t u r a l l y  s t a b l e  l a n d  t o  
t h e  n o r t h  as w e l l  as  t h e  d r a i n a g e  way t o  t h e  s o u t h .  A r e s u r f a c i n g  
o f  t h e  e x i s t i n g  roadway f o r  t h a t  a r e a  would dec rease  maintenance 
c o s t s  and haza rd  t o  t h e  p u b l i c .  - 
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The  a d d i t i o n  o f  600  t o  1 0 0 0  v e h i c l e  t r i p s  p e r  day  f r o m  t h e  
p r o p o s e d  deve , l opmen t  w o u l d  a d d  3% t o  5 %  t o  t h e  e x i s t i n g  t r a f f i c  
l e v e l  o n  L a k e  W a s h i n g t o n  B o u l e v a r d  i n  t h e  v i c i n i t y  o f  NE 5 2 n d  
S t r e e t .  T h i s  i n c r e a s e  w o u l d  s t i l l  l e a v e  t h e  B o u l e v a r d  a b o u t  
3000 v e h i c l e  t r i p s  p e r  d a y  b e l o w  maximum c a p a c i t y  a t  t h i s  
p o i n t .  (See Exhibit "L" - Traffic Summary). 

The  p r o p o s e d  a l i g n m e n t  a c h i e v e s  t h e  C i t y  i m p o s e d  c r i t e r i a  o f  
6% g r a d e  a t  . t h e  b a s e  o f  t h e  B o u l e v a r d  f o r  a  d i s t a n c e  o f  40  f e e t  
a n d  n o  m o r e  t h a n  a  1 5 %  q r a d e  t h e r e a f t e r  t o  t h e  e n t r a n c e  t o  t h e  
p r o p o s e d  PUD. 

T h e  i n t e r i o r  r o a d w a y  m i n i m i z e s  t h e  d i s r u p t i o n  o f  e x i s t i n g  v e g e -  
t a t i o n  a n d  n a t u r a l  c o n t o u r s . '  C u t  a n d  f i l l  . s e c t i o n s  a r e  m o d e r a t e .  
D e t a i l e d  e n g i n e e r i n g  d r a w i n g s  s h o u l d  b e  s u b m i  t t e d  w i t h  F i n a l  PUD 
a p p l i c a t i o n  ' t o  i l l u s t r a t e  t h e  p r e c i s e  s c o p  a n d  n a t u r e  . o f  t h e s e  

. . r oadway  i m p r o v e m e n t s  w h e r e  t h e y  t r a v e r s e  t h e  f i v e  m a j o r  r a v i n e s  
: o n  t h e  s u b j e c t  p r o p e r t y .  , 

T h e  . o v e r a l l  amoun t  o f  i m p e r v i o u s  s u r f a c e  r e p r e s e n t e d  b y  r0.adwa.y 
i s  r e l a t i v e l y  s m a l l  c o m p a r e d  t o  c o n v e n t i o n a l  s i n g l e  f a m i l y  d e t a c h e d  
d.evelo 'pment  a t  t h e  same d e n s i t y .  T h i s  i s  due t o  t h e  g r e a t e r  
c f . f i c l c n c ; -  . f f c . r d z d  by z l ~ l s t ~ r e d  z n i t s  and  a c c e s s .  T h i s  i s  
s . i g n i f i c a n t  i n  t h a t  i t  means b o t h  l e s s  p o t e n t i a l  s t o r m  w a t e r  
r u n o f f  a s . w e l l  a s  l e s s  v e g e t a t i o n  a n d  c o n t o u r  d i s r u p t i o n  f o r  new 
r o a d w a y s .  

, # 
. 

11. P i 2 d e s t r i a n  Ways. . The  a p p l i c a n t  s h o u l d  p r o v i d e  a  5  f o o t  w i d e  
c o n c r e t e  w a l k w a y  w i t h i n  t h e  r i g h t - o f - w a y  o f  IYE 52nd0 S t r e e t  
b e t w e e n  t h e  s u b j e c t  p r o p e r t y  a n d  L.ak'e W a s h i n g t o n  B o u l e v a r d .  
Such w a l k w a y  s h o u l d  c o n n e c t  w i t h  a n  i n t e r n a l  w a l k w a y  s y s t e m  a n d  
s h o u l d  m e e t  t h e  s p e c i f i c a t i o n s  o f  t h e  P u b l i c  S e r v i c e  De a r t m e n t ,  

. , a n d  D e p a r t m e n t  o f  Commun i t y  D e v e l o p m e n t .  (See Exhibits 'P~'l and 
' 1  Jf, ) , ;., . .,, 

12 .  S a n i t a r y  S e w e r / D o m e s t i c  W a t e r .  These.  u t i l i t i e s  w i l l  n e e d  t o  b e  
, u d g r a d e d ,  a t  t h e  d e v e l o p e r i s  .expense,  t o  s e r v e  t h e  p r o p o s e d  
d e v e l o p m e n t .  

13 .  S t o r m  D r a i n a g e .  P r i o r  t o  t h e  p u b l i c  h e a r i n g  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 ,  t h e  a p p l i c a n t  s h o u l d  b e  r e q u i r e d  t o  s u b m i t  
f o r  r e v i e w  a n d  a p p r o v a l  e n g i n e e r i n g  c a l c u l a t i o n s  a n d  p l a n s  f o r  
t h e  s t o r m  w a t e r  r u n o f f  and  d r a i n a g e  s y s t e m  t o  t h e  D e p a r t m e n t  o f  
Pub1 i c  S e r v i c e s  a n d  t h e  D e p a r t m e n t  o f  Commun i t y  D e v e l o p m e n t . .  
The s y s t e m s  s h o u l d  be  d e s i g n e d  s o  t h a t  t h e  w a t e r  l e a v i n g  t h e  
s i t e  f r o m  a  s t o r m  h a v i n g  a n  i n t e n s i t y  e q u a l  t o  o r  l e s s  t h a n  a  
t e n - y e a r  s t o r m  w i l l  n o t  h a v e  l e s s e r  q u a l i t y  o r  g r e a t e r  q u a n t i t y  
t h a n  t h a t  w h i c h  c u r r e n t l y  l e a v e s  t h e  s i t e  u n d e r  i d e n t i c a l  s t o r m  
c o n d i t i o n s .  R e v i e w s  t o  d a t e  w i t h  Ci ty s t a f f  i n d i c a t e  t h a t  s u c h  
a c o n d i t i o n  c a n  b e  m e t .  8 



#- 

f'. k e s  t e r / ~ e b b  
PUD-77-93(H 
Page 1 0  o f  1 3  

C o n c l u s i o n s ,  C o n t ' d  

F. 14 .  Due t o  t h e  f a c t  t h a t  t h e  C i t y  o f  K i ' r k l a n d  L a n d  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  p u b l i c  a c q u i s i t i o n  o f  p a r t  o f  t h i s  
p r o p e r t y  f o r  p a r k ,  p l a y g r o u n d ,  o r  p u b l i c  o p e n  s p a c e ,  t h e  

1 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  p a y  i n t o  t h e  " F e e - i n - L i e u  o f  
Open Space"  a c c o u n t  o f  t h e  P a r k  a n d  M u n i c i p a l  F a c i l i t i e s  
C u m u l a t i v e  R e s e r v e  Fund  an amount  o f  money n o t  l e s s  t h a n  2% 

. . o f  t h e  a s s e s s e d  v a l u a t i o n  o f  t h e  s u b j e c t  p r o p e r t y  o r  $200 
pe.r d w e l l i n g  u n i t ,  w h i c h e v e r  i s  g r e a t e r .  T h i s  f e e  s h a l l  b e  
p a i d  t o  t h e  C i t y  o f  K i r k l a n d  p r i o r  t o  t h e  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 .  

G. LOCAL  Z O N I N G  AN'D/OR LAND USE.POLIC1ES AND PLANS: 

15 ,  ,The a p p . l i c , a n t  s h o u l d  r e c o n s i d e r  t h e  number  o f  p a r k i n g  s p a c e s  ' .  . 
' p r o p o s e d .  To m i n i m i z e  t h e  amount  o f .  s i t e  a l t e r a t i o n  necess.ar .y ,  
t h e  a p p l i c a n t  s h o u l d  a t t e m p t  t o  e l i m i n a t e  any  park i , ,ng .  s p a c e s  
( b e y o n d  t h e  s p a c e s  r e q u i r e d )  w h i c h  a r e  f o u n d  t o  be  u n n e c e s s a r y .  

16 .  The p r o p o s e d  P r e l i m i n a r y  P l a n n e d  U n i t  ' 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  C h a p t e r  2 3 . 2 8  06  t h e  K i r k l a n d  Z o n i n g  O r d i n a n c e  No. 2183.  

1 7 .  T h e  f o l l o w i n g  d i s c u s s e s  t h e , . c o n f o r m a n c e  o f  t h e  a p p l i c a n t s '  
p r o p o s a l  w i t h  t h e  L a n d  Use P o l . i c i e s  P l a n :  

. a .  The a p p l i c a n t  h a s ' s ~ ~ b r n i t t e d , a ~ d e t a i l e d ~ s o i I s  and  g e o l o g i c  
a n a l y s i s .  I t  i n d i ' c a t e s  t h a t  i f  d e s i g n e d  w i t h  c l o s e  a t t e n -  
t i o n  p a i d  t o  e n g i n e e r i n g  a n d  e n v i r o n m e n t a l  f a c t s  a n d  p r i n c i -  
p l e s ,  t h e  p r o j e c t  c a n  b e  s a f e t y  c o n s t r u c t e d .  : 'L .. . , 

<-- . - .. __ - . .  

b .  P r i o r  t o  F i n a l  PUD a p p r o v a l ,  t h e  d e v e l o p e r  s h o u l d  s u b m i t  
a  p r o p o s e d  a g r e e m e n t  t o  i n d e m n i f y  and  h o l d  h a r m l e s s  t h e  
C i t y ,  b y  a  c o v e n a n t  r u n n i n g  w i t h  t h e  l a n d ,  i n  a  f o r m  
a p p r o v e d  b y  t h e  C i t y  A t t o r n e y .  

c .  The a p p l i c a n t  p r o p o s e s  c l u s t e r e d  s t r u c t u r e s .  1 
d .  T h e  . . a p p l i c a n t s  ' p r o p o s a l  g e n e r a l  l y  m i n i m i z e s  the. amoun t  

o f  t h e  e x i s t i n g  v e g e t a t i o n  t h a t  i s  t o  b e  removed .  

e .  The  p r o p o s e d  d e v e l o p m e n t  w o u l d  h a v e  a m i n i m a l  e f f e c t ,  i n  
c o n c e p t ,  o n  t h e  w a t e r c o u r s e s  on t h e  s u b j e c t  p r o p e r t y .  The 
a p p l i c a n t s  a r e  p r o p o s i n g  no d w e l l i n g  u n i t s  w i t h i n  t h e  
m a j o r  w a t e r c o u r s e s  on t h e  s u b j e c t  p r o p e r t y .  S p e c i f i c  e n g i n -  
e e r i n g  d e t a i l s  o n  t h e  n a t u r e  o f  t h e  roadway  w i t h i n  t h e  
l a r g e  c e n t r a l  r a v i n e  s h o u l d  b e  s u p p l i e d  a l o n g  w i t h ,  a n y  
s u b m i t t a l  o f  a  F i n a l  P U D  a p p l i c a t i o n .  

f. . S u r f a c e  r u n o f f  has  b e e n  a d d r e s s e d  i n  C o n c l u s i o n  No. 1 3  
a b o v e .  
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C o n c l u s i o n s ,  C o n t ' d  - 

G. 1 7 .  g.  The  a p p l i c a n t s  p r o p o s e  o n e  p o i n t  o f  a c c e s s  o n t o  t h e  s o u t h  
s i d e  o f  N E  5 2 n d  S t r e e t ,  t o  s e r v e  7 4 ' u n i t s .  Two d r i v e w a y s  
f a c i n g  o n t o  t h e  n o r t h  s i d e  o f  NE 52nd  S t r e e t  w o u l d  s e r v e  t h e  c, 
o t h e r  1 5  u n i t s .  No new a c c e s s  p o i n t s  o n t o  L a k e  W a s h i n g t o n  
B o u l e v a r d  a r e  p r o p o s e d .  See t h e  d i s c u s s i o n  u n d e r  C o n c l u s i o n  
No. 10, S t r e e t s .  

h .  The  a b i l i t y  o f  t h e  C i t y  t o  p r o v i d e  t h e  n e c e s s a r y  emergency  
s e r v i c e s  t o  t h e  s i t e  i s  p o o r  g i v e n  c u r r e n t  c o n d i t i o n s ,  
m o s t  i m p o r t a n t l y  t h e  24% g r a d e  a t  t h e  f o o t  o f  N E  5 2 n d  S t r e e t .  
The  r e a l i g n m e n t  o f  NE 5 2 n d  S t r e e t  w i l l  a c h i e v e  a  ma?;imum 
g r a d e  o f  15%,  t h u s  g r e a t l y  e n h a n c i n g  t h e  a b i l i t y  f o r  
emergency  v e h i c l e s  t o  s e r v e  t h e  s i t e .  and t h e  c e n t r a l  H o u g h t o n  
a r e a .  See t h e  d i s c u s s i o n  u n d e r  C o n c l u s i o n  No. 1 0 ,  S t r e e t s .  

i . The a p p l  i c a n t s '  p r o p o s a l  i n v o l v e s  a p p r o x i m a , t e l y  1 7 . 2  a c r e s ,  
w h i c h ' i s  w e l l  a b o v e  t h e  min imum ( 3  a x r e )  l e v e l  o f  a g g r e g a t i o n  
o f  l a n d  n e e d e d .  

. j. The p r o p o s a l  i n c l u d e s  a p p r o x . i m a t e l y  5  a c r e s  o f  l a n d  e x t e n d i n g  
f r o m  t h e  t o e  o f  t h e  s l o p e  t o  t h e  r a i l r o a d  r i g h t - o f - w a y .  T h i s  
a g g r e g a t i o n  s t r a d d l e s  NE .52nd S t r e e t  a n d . r e p r e s e n t s  t h e  
" f o r m u 1 a t i o . n  o f  .a. M a s t e r  P l a n  f o r  t h e  a r e a " .  

k .  A r e a w i d e  g e o l o g i c  a n d  : s o i l s '  a n a l j s e s  h a v e r ' i n  f a c t ,  res1.1 t e d  
i n  t h e  i d e n t i f i c a t i o n  o f  " t h e  b e s ' t  l o c a t i o n s  f o r  c l  u s t e r e d  
deve . lopmen ts  a n d  ways t o  m i  t i  g a t e ,  p o t e n t i a l  a d v e r s e  i m p a c t s " .  
T h e s e  c a n  be  f o u n d  i n  t h e  s o i l s  r e p o r t  and  a r e  r e f l e c t e d  i n  
t h e  s i t e  p l a n .  

1 .  The a p p l i c a n t s  h a v e  . r e v i e w e d  f i v e  o t h e r  a l i g n m e n t s  f o r  NE 
5 2 n d  S t r e e t  w i t h  t h e  C i t y  s t a f f  a n d  t h e  c u r r e n t  p r o p o s e d  
a l i g n m e n t  r e p r e s e n t s  a n  a b s o l u t e  m in imum o f  a c c e s s  p o i n t s  
o n t o  p u b l i c  r i g h t s - o f - w a y ,  as  w e l l  as t h e  l e a s t  d e v e l o p m e n t  
i m p a c t  on e x i s t i n g  c o n t o u r s  a n d  v e g e t a t i o n .  The  a d d i t i o n  
o f  3 t o  5% t o  a v e r a g e  d a i l y  a n d  p e a k  h o u r  t r a f f i c  l o a d s  a t  
L a k e  W a s h i n g t o n  B o u l e v a r d  does n o t  a p p e a r  t o  r ' i se  t o  t h e  
s t a t u s  o f  s i g n i f i c a n t  a d v e r s e  i m p a c t .  

m. T h e  p r o p o s a l  i s  p r o c e e d i n g  as a  P l a n n e d  U n i t  D e v e l o p m e n t .  

1 8 .  T h e  a p p l i c a n t s  s h o u l d  m e e t  w i t h  t h e  C i t y ,  p r i o r  t o  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  a p p l i c a t i o n ,  "to d e t e r m i n e  t h e  p h a s l n g  o f  t h e  
p r o p o s e d  d e v e l o p m e n t .  

RECOMMENDATIONS: 

S u b j e c t  t o  t h e  f o r e g o i n g  S t a t e m e n t s  o f  F a c t ,  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  "MI ' ,  we h e r e b y  recommend a p p r o v a l  o f  t h i s  a p p l i c a t i o n  
? o r  a  P r e l i m i n a r y  P l a n n e d  U n i t  Deve lopment .  s u b j e c t  t o  t h e  f o l l o w i n g  
c o n d i  t i  ons .  

a 
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1. Along wi th  t h e  s u b m i t t a l  o f  an a p p l i c a t i o n  f o r  a  F i n a l  Planned 
\ 
1 

Unit  Dsvelopment, t h e  a p p l i c a n t s  s h a l l  submit  p l a n s  and c o n s t r u c -  
t i o n  d e t a i l s  f o r  any roadway s e c t i o n s  proposed t o  t a k e  p l a c e  over  
o r  i n  any of t h e  f i v e  wate rcourses  on t h e  s u b j e c t  p r o p e r t y .  Such 
d e t a i l s  s h a l l  i n c l u d e  proposed methods o f  hand l ing  s u r f a c e  and 
sub - su r f ace  d ra inage .  Such s t r u c t u r e s  s h a l l  be des igned s o  t h a t  

~- d i s r u p t i o n  of wa te r cou r se s  i s  minimal. 
I 

P r i o r  t o  being scheduled f o r  t h e  p u b l i c  h e a r i n g  of t h e  F i n a l  I 
Planned Unit  Development, t h e  a p p l i c a n t s  s h a l l  submit  f o r  
review eng inee r ing  c a l c u l a t i o n s  and p l a n s  f o r  t h e  s to rm wate r  
runoff  d r a inage  system t o  the '  Department of  P u b l i c  S e r v i c e s  and 
t h e  Department o f  Community Development. The systems s h a l l  be 
des igned so t h a t  t h e  wa te r  l e a v i n g  t h e  s i t e  from a  s to rm having 
an i n t e n s i t y  equa l  t o  o r  l e s s  t han  a  10 y e a r  s torm w i l l  n o t  have 
a  l e s s e r  q u a l i t y  o r  g r e a t e r  q u a n t i t y  t han  t h a t  which c u r r e n t l y  
l eaves  t h e  s i t e  under i d e n t i c a l  s to rm c o n d i t i o n s .  

3.  The b u i l d e r  s h a l l  .be r e q u i r e d  t o  submit ,  p r i o r  t o  r e c e i v i n g  any. 
b u i l d i n g  p e r m i t s ,  a  d e t a i l e d  t r e e  r e t e n t i o n  p l a n  showing t h o s e  
t r e e s  over  6" i n  c a l i p e r  which w i l l  be c u t  and w h i c h , w i l l  remain,  

: pursuan t  ' t o  Ordinance No. 2 3 9 3 .  

4 .  A l l  r e q u i r e d  u t i l i t i e s  s h a l l  be undergrounded i n  accordance w l t h  
t h e  s 'e rving u t i l i t i e s '  c u r r e n t  , s t anda rds  and s p e c i f i c a t i o n s .  

8 5 .  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 ' arid have t h a t  Department approve s t r e e t ,  s a n i t a r y  . . 

sewer,  and .domes t i c  wa te r  improvements f o r  t h e  proposed Planned 
Uni t  Development. . . 

6. P r j o r  t o  C i ty  Council  review of  t h e  F i n a l  Planned Uni t  Development, 
t h e  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  pay e i t h e r  2 %  o f  t h e  a s s e s s e d  
v a l u a t i o n  o f  t h e  s u b j e c t  p r o p e r t y  o r  $ 2 0 0  p e r  dwel l ing  u n i t ,  which- 
eve r  i s  g r e a t e r ,  i n t o  t h e  "Fee i n  Lieu of  Open Space" account  o f  
t h e  Park and Municipal  F a c i l i t i e s  Cumulative Reserve Fund. 

The a p p l i c a n t s  s h a l l  work w i t h  t h e  F i r e  Department r e g a r d i n g  
water  l i n e  improvements and f i r e  hydran t  l o c a t i o n s .  

The a p p l i c a n t  s h a l l  e i t h e r  e l i m i n a t e  a l l  pa rk ing  spaces  beyond 
t h o s e  r e q u i r e d  by t h e  zoning requirement  o r  e l s e  p rov ide  s u f f l c -  
i e n t  evidence p r i o r  t o  t h e  F i n a l  Planned Uni t  Development showing 
a  n e c e s s i t y  f o r  more t h a n .  t h e  r e q u i r e d  pa rk ing  spaces .  

Along wi th  t h e  s u b m i t t a l  o f  an a p p l i c a t i o n  f o r  F i n a l  Planned 
Unit  Development, t h e  a p p l i c a n t  s h a l l  d e t a i l  t h e  measures proposed 
t o  minimize e r o s i o n  du r ing  t h e  c o n s t r u c t i o n  phase .  

The a p p l i c a n t  s h a l l  meet w i t h  t h e  Department o f  Community Develop- 
ment p r i o r  t o  F i n a l  Planned Uni t  Development a p p l i c a t ' i o n  i n  o r d e r  
t o  determine t h e  phas ing  o f  t h e  proposed p r o j e c t .  



Kcs ter / t Iebb 
PUD-77-93(M) 
Page 1 3  of 1 5  

~ecommendat ions ,  Cont d  . - 

11. Any improvement r e q u i r e d  on N .  E . .  52ncl S t r e e t  s h a l l  occu r  a t  
t h e  same t ime a s  c o n s t r u c t i o n  o f  t h e  f i r s t  phase  of  t h e  proposed . . development. 

1 2 .  Appl ican t  s h a l l  c o n s t r u c t  N .E .  52nd S t r e e t  a s  shown on Memo 
E x h i b i t s  "J" and "K" up - to  t h e  e n t r a n c e  of  t h e  i n t e r i o r  road.  
They s h a l l  a l s o  r e - s u r f a c e  t h e  e x i s t i n g  p o r t i o n  of  N . E .  52nd 
S t r e e t  e a s t  o f  t h a t  p o i n t  up t o  t h e  t r a c k s .  (See Exhibit 
f'!J" - Revised N.E. 5211d Re loca t ion . )  They s h a l l  a l s o  d e d i c a t e  
l a n d  where r e q u i r e d  t o  p rov ide  a t  l e a s t  30 f e e t  o f  r i g h t - o f - w a y  
on e i t h e r  s i d e  o f  t h e  c e n t e r l i n e  o f  N . E .  52nd S t r e e t  b o t h  where 
it w i l l  be r e l o c a t e d  and r e s u r f a c e d .  Also ,  a  t r i a n g u l a r  p i e c e  
o f  l a n d  approximately  4 7  f e e t  by 1 7  f e e t  by 50 f e e t  w i l l  be 
d e d i c a t e d  o u t  o f  t h e  s o u t h e a s t  c o r n e r  o f  t h e  n o r t h e r n  p r o p e r t y  
ownership i n  o r d e r  t o  enab le  some f u t u r e  f u r t h e r  r e l o c a t i o n  o f  
t h e  roadway a s  i t  approaches  t h e  r a i l  c r o s s i n g .  .. 

13. F r i o r  t o  f i n a l  Planned Uni t  Devel.opment, t h e  C i t y  s t a f f  w i l l  
c o n s u l t  w i t h  t h e  Washington S t a t e  Uepartment o f  Highways concern ink  

. t he  proposed improvements t o  N.E. 52nd S t r e e t  and p o s s i b l e  e f f e c t s  
on Lake Washington Boulevard.  




