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RESOLUTION NO. R- 2520 

I A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF KIRKLAND APPROVING THE ISSUANCE OF A . F I N A L PLANNED UNIT DEVELOPMENT PERMIT AS A P P L I E D 
FOR I N DEPARTMENT OF COMMUNITY DEVELOPMENT F I L E NO. F - P U D - 7 8 - 2 1 ( H ) , 

BY COLDWELL BANKER MANAGEMENT CORPORATION FOR THE Y A R R O W BAY-OFFICE 
COMPLEX AT N . E . 3 8 t h STREET AND N.E. 38TH PLACE, BEING WITHIN A 
PROFESSIONAL OFFICE ZONE, AND SETTING FORTH CONDITIONS TO WHICH 
SUCH F I N A L PLANNED U N I T DEVELOPMENT PERMIT SHALLBE 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 application f o r a Final Planned U n i t Development Permit f i l e d by 
Col d w e l l Banker Managdement Corpora t i o n , t h e owner o f s a i d p r o p e r t y 
described i n s a i d 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 C o u n c i l who he1 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 A p r i l 4, 1978 and 

A p r i l 13, 1978 respectively, and 

I 

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 environmental policy ,of the State Environmental Pol i c y 
Act, an environmental c h e c k l i s t has been submitted t o t h e C i t y o f 
Kirkland, reviewed by the responsible o f f i c i a l o f the City 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 c h e c k 1 i s 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 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 K i r k l a n d P l a n n i n g C o m m i s s i o n a n d H o u g h t o n C o m m u n i t y 
Counci 1 a f t e r t h e i r publ i c hearings and c o n s i d e r a t i o n o f t h e recommenda- 
t i o n s o f t h e Department o f Community Development and having a v a i l a b l e 
t o them t h e environmental c h e c k l i s t 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 F i n a l Planned U n i t Development P e r m i t s u b j e c t 
t o the s p e c i f i c conditions s e t f o r t h i n s a i d recommendations. 

I 

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

Section 1. The Findings, Conclusions and Recommendations o f 
t h e K i r k l a n d Planning Commission as s i g n e d by t h e Chairman t h e r e o f 
and f i l e d i n t h e D e p a r t m e n t o f Community Development F i l e No. F-PUD- 
78-21(H) a r e adopted by t h e K i r k l a n d City Council as though f u l l y 
set forth herein. 

S e c t i o n 2. The F i n a l 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. 
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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 the 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 
Development Permit o r evidence thereof del ivered t o the permittee. 

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 the a p p l i c a n t 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, 

Section 5. Failure on the p a r t o f the holder o f the Final 
Plannea 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 the Final 
Planned U n i t Development Permit i s subject s h a l l be grounds f o r 
r e v o c a t i o n i n accordance w i t h O r d i n a n c e No. 2183, t h e K i r k l a n d 
Zoning Ordinance. 

Section 6. Notwithstanding, the recommendations heretofore 
g i v e n i5j/ t h e H o u g h t o n 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 
Resolution and t h e F i n a l Planned U n i t Development Permit 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 v e o n l y upon approval o f t h e Houghton 
Community Council o r t h e 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 t h e date o f t h e passage 
o f this Resolution. 

Section 7. Certified o r conformed copies o f t h i s Resolution 
shall Ee 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. B u i l d i n g and F i r e Department o f t h e City o f K i r k l a n d 
d. 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 
e. Park Department o f the City o f Kirkland 
f. P u b l i c Service 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 the 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) 

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 lst 

day o f May , 1978. 

SIGNED I N AUTHENTICATION THERE a y o f May , 1 9 7 8 . 
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STATEMENTS OF. FACT: 

-8 A . SUMMARY OF THE PROPOSED ACTION: 

. - 1 . - T h i s a p p l i c a t i . o n . i s : p r o p o s e d . b y . . t h e Co1.dwe1 1..B a n . k e . r - . M a n a g e n r e n t .... . . .. . . . . - 
Corpo.ration, Park Place, Seattle, Washington. This application 
proposes t o f i n a l i z e the Planned U n i t Development f o r a 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 y a t N.E. 3 8 t h P l a c e and N.E. 3 8 t h S t r e e t 
i n K i r k l a n d . The t h r e e acres proposed f o r fin,al P.U.D. a r e a 

’ p a r t o f the e n t i r e 25.5 acre owner.ship (see E x h i b i t " A " ) . 

2. The a p p l i c a n t has a l r e a d y r e c e i v e d F i n a l Planned U n i t Development 
approval f o r t h e two e x i s t i n g o f f i c e quads and the-Plankhouse 
Restaurant. This application f o r Final Planned Unit Development 
applies only t o the parking areas i n d i c a t e d on E x h i b i t "A".. The 
Metro Park and Ride F a c i l i t y w i l l be r e q u i r e d . t o a p p l y f o r a sep- 
a r a t e F i n a l PUD when t h e y a r e r e a d y t o p r o c e e d . 

B. HISTORICAL BACKGROUND: 

3’. Co1 d w e l l B a n k e r Management C o r p . o r a t i o n was g i v e n a p p r o v a ’ l f o r 
an amended P r e l i m i n a r y Planned U n i t Development c o n t a i n i . n g two 
o f f i c e quads, a restaurant, parking and a p o t e n t i a l Metro Park 
a n d R i d e F a c i l i t y on M a r c h 5, 1 9 7 8 ( s e e E x h i b i t " B " ) . 

C. EXISTING PHYSICAL CONDITIONS: 

4. T o p o g r a p h y / S o i l s . V i r t u a l l y a l l o f t h a t p o r t i o n o f t h e s i t e 
t h a t i s proposed f o r Final Planned U n i t Development i s e i t h e r 
covered with asphalt o r bear earth.. Existing vegetation i s 
sparse. 

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

6. 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 . 

7. Flora. There i s very l i t t l e e x i s t i n g vegetation on the s i t e . 

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

D. PUBLIC UTILITIES: 

9. 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 N.E. . 3 8 t h S t r e e t o n i t s 
e a s t e r n l i m i t s and N.E. 3 8 t h P l a c e on t h e 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 N.E. 3 8 t h P l a c e w h i l e t h e METRO P a r k a n d 
R i d e f a c i l i t y accesses o n t o N.E. 3 8 t h S t r e e t . A p p l i c a n t s p r o p o s e 
t o continue t h i s arrangement. 

10. Domestic Water Supply. The e x i s t i n ’ g o f f i c e quads a r e c u r r e n t l y 

8 
s e r v e d by a 1 0 " w a t e r m a i n .
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-- S t a t e m e n t s o f F a c t , C o n t ’ d 

D. 11’. S a n i t a r y Sewer. There i s an 8 inch sewer l i n e along N . E . 38th 
Place, This currently serves the existing office quads within 
the area of the P.U.D, 

12. P u b l i c T r a n s p o r t a t i o n . The i n t e r i m park and. r i d e l.ot on t h e s o u t h - 
ern portion of t h e s i t e c u r r e n t l y contains 400 s t a l l s . Metro has 
been negotiating with Coldwell Banker f o r t h e purpose of acquiring 
t h e property and making a permanent f a c , i l i t y on t h e s i t e . Metro 
has indicated a desire f o r a 645 s t a l l permanent f a c i l i t y . Approval 
of this.amendment would .define an area somewhat smaller than Iletro’s 
w i s h e s . T h i s l o t p r o v i d e s a p a r k a.nd r i d e f a c i l i t y f o r commuters 
i n the South Kirkland and North Bellevue areas. The negotiations 
f o r t h e acquisition of t h i s property have not y e t been resolved 
by t h e p a r t i e s i n v o l v e d . 

I 

E . NEIGHBORHOOD CHARACTERISTICS: 

13. Zoning. The zoning ’ f o r t h e s u b j e c t property i s PO ( P r o f e s s i o n a l 

. 
. Office) while lands .to t h e southwest a r e ’ zoned PR (Professional 

Res4 d e n t i a1 ) . . . . ... . . , . . 

14. Land Use. There a r e c u r r e n t l y two o f f i c e quads and t h e Plank- 
house Restaurant o n ’ t h e northern section of the 25.5 acre s i t e 
i n addition . t o t h e interim Metro Park and Ride Lot and various 
a r e a s 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 u t s i d e ’ t h e C i t y 
1 i m i t s , a r e t h e Yarrow Bay Condominiums, 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 e n - 
sen-MacDonald property which has recently heen approved f o r devel- 
opment a s two r e s t a u r a n t s and a h o t e l / m o t e l f a c i l i t y . Other ’ 
r e c e n t a p p l i c a t i o n s nearby were a1 s o proposed f o r fiotel/motel 
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 (Wright/ 
P o l l a r d ) . To t h e s o u t h , a g a i n i n t h e C i t y o f B e l l e v u e , i s t h e 
Velvet Turtle Restaurant. 

F: L O C A L ZONING A N D / O R L A N D USE POLICIES A N D PLANS: 

1 5 . This 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 
the Zoning Ordinance a t 23.28.1 90(2). 

16. The 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 Plan ( r e v i s e d 
copy) a r e Figure 17 on Page 173, and the discussion of 
Economic A c t i v i t i e s a p p e a r i n g on P a g e s 214 and 2 1 5 . Among 
the references found therein a r e the following: 

"Much o f t h e . N E q u a d r a n t o f t h e SR-5,20/Lake Washington B l v d . 
interchange has a1 ready been committed - t o c e r t a i n economic 
a c t i v i t i e s i n c l uding 1arge 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 . 

I 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 a c c e s s 
t o major a r t e r i a l s and t o t h e freeway, and t h e o v e r a l l compat- 
a b i l i t y with adjacent uses, the northeast quadrant of t h i s 
interchange can be devoted t o comnlercial a c t i v i t i e s ; The most 
a p p r o p r i a t e use o f this land could inc.1ude such a c t i v i t i e s a s 
o f f i c e s t r u c t u r e s , and some freeway o r i e n t e d uses, s u c h . a s
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Statements o f Fact, Conttd 

0.8 F. 16. (Conttd) 

m o t e l f a c i l i t i e s . L i ’ m i t e d c o n v e n i e n c e c o m m e r c i a l f a c i l i t i e s may 
be 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 f r e e w a y 
,.oriented uses, b u t n o t as a p r i m a r y use.’" 

0. 

CONCLUSIONS: 

A. SUMMARY OF THE PROPOSED ACTION: 

1. T h i s a p p l i c a t i n f o r F i n a l Planned u n i t Development f o r t h e Yarrow 
Bay O f f i c e Compl e x 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 ’ e s t a b l i s h e d C i t y 
codes and p o l i c i e s . 

B . .HISTORICAL BACKGROUND: 
’8. 

. .. 

2. Appl i c a n t has proceeded i n accordance w i t h . d i r e c t i o n p r o v i d e d 
. by the Department o f Community Development. 

C. EXISTING PHYSICAL CONDITIONS: 

8. 
D. 

3. Topography/Soi 1s/Geol ogy/Hydrol ogy/Fl o r a F a u n a None o f t h e s e 
f a c t o r s 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 t o t h e 
development concept. 

PUBLIC UTILITIES: 

4 . S t r e e t s . The proposed s i t e p l a n wo’uld n o t a f f e c t t h e access 
pc.lnts o n t o N.E. 3 8 t h P l a c e and N.E. 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 l o t , r e s p e c t i v e l y . 

5. Domestic Water S u p p l y / S a n i t a r y Sewer. These f a c t o r s do n o t 
. .represent a constraint on the proposed.revision o f the develop- 

ment concept. 

6. P u b l i c T r a n s p o r t a t i . o n . F i n a l P.U.D. w o u l d n o t a f f e c t t h e d i s p o - 
s i t i o n o f t h e Metro p a r k and R i d e L o t . A s e p a r a t e f i n a l P.U.D. 
ACTION WILL BE REQUIRED WHEN M e t r o i s p r e p a r e d t o p r o c e e d . 

E. NEIGHBORHOOD CHARACTERISTICS: 

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. L a n d U s e . O f f i c e p a r k i n g a n d a p a r k a n d r i d e f a c i l i t y a r e 
consistent w i t h the e x i s t i n g land use.
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- Conclusions, Cont’ d 

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

9. The proposed f i n a l P.U.D. 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 
found i n b o t h t h e K i r k l a n d Zoning Ordinance and t h e Land Use 
Policies Plan. 

...- RECOMMENDATIONS: 

Based on t h e f o r e g o i n g Findings and Conclusions 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 " C " , we h e r e b y recornmen’d t h a t t h i s a p p l i c a t i o n b e 
approved.


