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RESOLUTION R-2545 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF KIRKLAND APPROVING 
THE ISSUANCE OF A CONDITIONAL USE PERMIT AS APPLIED FOR IN DEPARTMENT 
OF COMMUNITY DEVELOPMENT FILE NO. CUP-78-34(H), BY STEVE WILLARD OF 
S.W. ASSOCIATES, TO CONSTRUCT 3630 SQUARE FEET OF PROFESSIONAL 
OFFICE SPACE IN PLANNED AREA 3, BEING WITHIN A PLANNED AREA 3 ZONE, 
AND SETTING FORTH CONDITIONS TO WHICH SUCH CONDITIONAL USE PERMIT 
SHALL BE SUBJECT. 

WHEREAS, the Department of Community Development has received 
an application for a Conditional Use Permit filed by Steve Willard, 
the owner of said property described in said application and located 
within a Planned Area 3 zone. 

WHEREAS, the application has been submitted to the Kirkland 
Planning Commission and Houghton Community Council who held public 
hearings thereon at their regular meetings of July 13, 1978 and 
July 11, 1978, respectively, and 

WHEREAS, pursuant to City of Kirkland Ordinance No. 2319 
concerning environmental policy of the State Envirnomental Policy 
Act, an environmental checklist has been submitted to the City of 
Kirkland, reviewed by the responsible official of the City of Kirk- 
land and a negative declaration reached, and 

0 WHEREAS, said environmental checklist and declaration have been 
available and accompanied the application through the entire review 
process, and 

WHEREAS, the Kirkland Planning Commission and Houghton Community 
Council, after their public hearings and consideration of the recom- 
mendations of the Department of Community Development, and having 
available to them the environmental checklist and negative declaration 
did adopt certain Findings, Conelusions and Recommendations and did 
recommend approval of the Conditional Use Permit subject to the 
specific conditions set forth in'said recommendations. 

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City 
of Kirkland as follows: 

Section 1. The Findings, Conclusions and Recommendations of 
the Kirkland Planning Commission as signed by the Chairperson thereof 
and filed in the Department of Community Development File No. CUP- 
78-34(H) are adopted by the Kirkland City Council as though fully 
set forth herein, except for Recommendations No. 1 and No. 3, which 
are replaced as set forth below in Section 2. 

Section 2. The Conditional Use Permit shall be issued to the 
applicants subject to the conditions set forth in the Findings, 
Conclusions, and Recommendations here and above adopted by the 



Kirkland City Council, together with word.ing for Condition 1, which 
shall read: 

Prior to acceptance by the City of an application for a 
building permit, the applicant shall relinquish his rights 
to that portion of the 50 foot access easements as may 
be necessary to preclude building set-back problems; and 

Condition No. 3 which shall read: 

The access from and to Lake Washington Boulevard to be 
developed under the Conditional Use Permit over and across 
the existing non-exclusive easement abutting the subject 
property to the south shall be made available by the holder 
of the Conditional Use Permit or his successor for the joint 
or cooperative use by the adjoining property, when it is 
proposed for development. In the alternative, the holder of 
the Conditional Use Permit or his successor may provide a 
relocation of access to subject property so that it is 
inward from the west and he may then abandon the access 
directly from Lake Washington Boulevard. 

Section 3. A certified copy of this Resoluiton, together with 
the Findings, Conclusions and Recommendations therein adopted shall 
be attached to and become a part of the Conditional Use Permit or 
evidence thereof delivered to the permittee. 

Section 4. Nothing in this section shall be construed as 
excusing the applicant from compliance with any federal, state or 
local statutes, ordinances or regulations applicable to this project, 
other than expressly set forth herein. 

Section 5. Failure on the part of the holder of the Conditional 
Use Permit to inititally meet or maintain strict compliance with the 
standards and conditions to which the Conditional use Permit is 
subject shall be grounds for revocation in accordance with Section 
23.56.110 of Ordinance No. 2183, the Kirkland Zoning Ordinance. 

Section 6. Notwithstanding, the recommendations heretofore 
given by the Houghton Community Council, the subject matter of this 
Resolution and the Conditional Use Permit herein granted are pursuant 
to Ordinance No. 2001, subject to the disapproval jurisdiction of 
the Houghton Community Council, and therefore this Resolution shall 
become effective only upon approval of the Houghton Community Council 
or the failure of said Community Council to disapprove this Reso- 
lution within 60 days of the date of the passage of this Resolution. 

Section 7. Certified or conformed copies of this Resolution 
shall be delivered to the following: 

(a) Applicant 
(b) Department of Community Development of the City of Kirkland 
(c) Building and Fire Department of the City of Kirkland 
(d) Parks Department of the City of Kirkland 



(e) Pol ice  Department of the  City of Kirkland 
( f )  Publ ic  Service Department of t h e  City of Kirkland 
(g) The Office of the  Direc tor  of Administration and Finance 

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

ADOPTED i n  regu la r  meeting of the  City Council on the  7th day 
of August, 1978. 

S I G N E D  I N  AUTHENTICATION thereof  on the  7th day of August, 1978. 

ATTEST : 

(ex o f f i c i o  cilty Clerk) 
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STATEMENTS O F  F A C T :  - 
A .  SUMMARY O F  T H E  P R O P O S E D  ACTION: 

w 
1 .  T h i s  i s  an a p p l i c a t i o n  f o r  a  C o n d i t i o n a l  Use P e r m i t  s u b m i t t e d  by 

S t e v e  W i l l a r d  o f  S .W.  A s s o c i a t e s .  The a p p l i c a n t  p r o p o s e s  t h e  
c o n s t r u c t i o n  o f  3630 s q u a r e  f e e t  of p r o f e s s i o n a l  o f f i c e  s p a c e  in  
P lanned Area 3 .  (See  E x h i b i t  "A" - S i t e  P l a n )  

2 .  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  i n  t l ie 3800 b lock  on t h e  wes t  
s i d e  o f  Lake Washington Bou leva rd .  ( S e e  Exllibi t " B "  ' -  V i c i n i t y  
Map) 

B .  EXISTING PHYSICAL CHARACTERISTICS: 

3 .  A n  abandoned gas  s t a t i o n  p r e s e n t l y  s t a n d s  on t h e  s i t e .  The 
a r e a  s u r r o u n d i n g  t h e  o l d  gas  s t a t i o n  i s  covered  wi th  s h r u b s  
and smal l  a l d e r  t r e e s .  

4 .  To t h e  n o r t h  and s o u t h  o f  t h e  s u b j e c t  p r o p e r t y  l i e  50 f o o t  w i d e ,  
n o n - e x c l u s i v e  p r i v a t e  easements  f o r  i n g r e s s  and e g r e s s .  I f  t h e s e  
easement's a r e  r e t a i n e d ,  t l ie  proposed  s t r u c t u r e  woul d be r e q u i r e d  
t o  have 20 f o o t  f r o n t  y a r d s  a long  each easement  a s  wel l  a s  a long  
Lake Washington B o u l e v a r d .  I f  t h e  p roponen t  re1 i n q u i  s h e s  l i i s  
1-igh t s  t o  t h e s e  e a s e m e n t s ,  t hen  t h e  p r o p e r t y  becomes unencumbered 
l a n d  under t h e  ownersh ip  of t h e  n e i g h b o r i n g  l a n d h o l d e r ,  and o n l y  
recj111ar s i d e  y a r d s  would be r e q u i r e d .  ( S e e  E x h i b i t  ' 5  - L e t t e r 8  .'-- 

c o n c e r n i n g   easement.^). ~* ? >  . . .  
.is 

. ? ~  

C .  NEIGHBORHOOD CHARACTERISTICS: 

5 .  The s i t e  i s  l o c a t e d  i n  P lanned Area 3 ,  : v h i c h ' s u r r o u n d s  t h e  prop-  
e r t y  t o  t h e  n o r t h ,  w e s t  and s o u t l ~ .  P lanned Area 3  a l l o w s  m u l t i -  
f a m i l y  dwel l i n g  u n i t s  o r  p r o f e s s i o n a l  o f f i c e s  under  a  C o n d i t i o n a l  
Use P e r r ~ i i t  o r  Planned Uni t  Development.  O n  t he  o p p o s i t e  s i d e  
o f  Lake Washingtor] B o u l e v a r d ,  t h e  l a n d  i s  zoned f o r  P r o f e s s i o n a l  
O f f i c e  o r  Mul t i -Fami ly  Res idence .  A p a r c e l  t o  t h e  n o r t h e a s t  i s  . 
zone f o r  Commercial B u s i n e s s .  

\ 
Land Use. P lanned Area 3  i s  now p r i m a r i l y  v a c a n t .  The s u b j e c t  
l o t  and a  parc 'el  t o  t h e  s o u t h  both  c u t - r e n t l y  have abandoned 
s e r v i c e  s t a t i o n s .  Approval was r e c e n t l y  g i v e n  by t h e  Develop- 
ment Review Committee t o  a l l o w  t h e  r e n o v a t i o n  o f  t h e  s o u t h s r l y  
. s t a t i o ' n  i n t o  o f f i c e  s p a c e .  The a r e a  t o  t h e  e a s t  o f  Lake Wash- 
i n g t o n  Boulevard  'is n o t  y e t  developed t o  t h e  e x t e n t  a l lowed  by 
t h e  zoning  e x c e p t  f o r  t h e  l a n d  zoned Commercial B u s i n e s s ,  which 
i s  used a s  a n  o p e r a t i n g  s e r v i c e  s t a t i o 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.  PUBLIC U T I L I T I E S :  

7 .  S a n i t a r y  s e w e r  a n d  d o m e s t i c  w a t e r  e x i s t  f o r  u s e  a t  t h e  s i t e .  

8 .  S i d e w a l  k  p r e s e n t l y  e x i s t s  a l o n g  L a k e  W a s h i n g t o n  B o u l e v a r d .  

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

9 .  A c c o r d i n g  t o  S e c t i o n  2 3 . 1 4 . 0 5 0  o f  t h e  Z o n i n g  C o d e ,  p r o f e s s i o n a l  
o f f i c e s  m u s t  h a v e  t w e n t y  f o o t  s e t b a c k s  i n  t h e  f r o n t  y a r d ,  t e n  
f e e t  i n  t h e  r e a r  y a r d , .  a  m i n i m u m  o f  f i v e  f e e t  i n  e a c h  s i d e  
y a r d ,  w i t h  t h e  t o t a l  o f  t h e  s i d e  y a r d s  b e i n g  a t  l e a s t  1 5  f e e t .  

1 0 .  The  L a n d  Use  P o l i c i e s  P l a n  n o t e s  t h a t  P l a n n e d  A r e a  3 " i s  t h e  
e n t r a n c e  t o  t h e  C i t y  a n d  h e n c e  t h e  c h a r a c t e r  o f  d e v e l o p m e n t  i s  
i m p o r t a n t . "  ( p .  2 2 6 ) .  

1 1 .  A c c e s s  i s  a n  i s s u e  f o r  t h i s  a r e a  a s  w e l l  : " I n g r e s s  a n d  e g r e s s  
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 n d  P o i n t s  D r i v e  w i l l  n e e d  t o  b e  
c a r e f u l l y  c o n t r o l l e d  i n  o r d e r  n o t  t o  n e g a t i v e l y  i m p a c t  t h e  t r a f f i c  
o n  t h e  B o u l e v a r d  a n d  a p p r o a c h  t o  S R - 5 2 0 . "  

0 
CONCLUSIONS : - 

A .  SUMMARY OF THE PROPOSED ACTION: 

1 .  T h i s  a c t i o n  a p p e a r s  t o  b e  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  r e q u i r e -  
m e n t s  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  a n d  t h e  i n t e n t  o f  t h e  
L a n d  U s e  P o l i c i e s  P l a n .  

B .  E X I S T I N G  CI-IARACTERISTICS: 

2 .  T h e  e a s e m e n t s  t o  t h e  n o r t h  a n d  s o u t h  m u s t  b e  r e l i n q u i s h e d  b e f o r e  
t h e  a p p l i c a n t  c o u l d  b u i l d  t h e  o f f i c e  s t r u c t u r e  a s  p r o p o s e d .  
T h e  a p p l i c a n t  h a s  f i l e d  t h e  d o c u m e n t s  n e c e s s a r y  f o r  r e 1  i n q u i s h -  
m e n t  w i t h  t h e  C i t y ;  t h e y  a r e  c o m p l e t e d  b u t  w i l l  n o t  b e  s i g n e d  
u n l e s s  t h e  s u b j e c t  C o n d i t i o n a l  U s e  P e r m i t  i s  g r a n t e d  s o  t h a t  
t h e  e a s e m e n t  r i g h t s  w o u l d  n o t  b e  u n n e c e s s a r i l y  r e 1  i n q u i s h e d .  

C .  l.IEIGHBORIi00D CHARACTERISTICS: 

3 .  T h e  p r o p o s e d  u s e  i s  c o n s i s t e n t  w i t h  t h e  u s e s  a l l o w e d  u n d e r  
P l a n n e d  A r e a  3, a n d  w o u l d  r e m o v e  t h e  a b a n d o n e d  g a s  s t a t i o n .  
F u t u r e  d e v e l o p m e n t  o f  l a n d s  w e s t ,  s o u t h  a n d  n o r t h  w i t h i n  
P l a n n e d  A r e a  3 make a l t e r n a t i v e  a c c e s s e s  t o  t h e  s u b j e c t  p r o p e r t y  
a p o t e n t i a l .  To t h e  e x t e n t  t h a t  t h i s  a l t e r n a t i v e  w o u l d  i m p r o v e  
t h e  t r a f f i c  g e o m e t r y  a n d  s a f e t 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 n d  

0 '  s t i l l  p r o v i d e  f o r  s a f e  a n d  r e a s o n a b l e  a c c e s s  t o  t h e  s i t e ,  t h e  
a c c e s s  i n d i c a t e d  o n  E x h i b i t  " A "  s h o u l d  a t  some f u t u r e  d a t e  b e  
r e - o r i e n t e d  t o  t h e  w e s t  a n d  t h e  d r i v e w a y  c o m m i t t e d  t o  l a n d s c a p i n g .  
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C o n c l u s i o n s ,  C o n t ' d  - 
D. PUBLIC U T I L I T I E S :  

4 .  S t o r m  w a t e r  r e t e n t i o n  t o  t h e  s p e c i f i c a t i o n s  o f  t h e  D e p a r t m e n t  

0 '  
o f  P u b l i c  S e r v i c e  w i l l  b e  r e q u i r e d  f o r  i m p e r v i o u s  a r e a s .  

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

5 .  As t h e  L a n d  U s e  P o l i c i e s  P l a n  p o i n t s  o u t ,  t h e  c h a r a c t e r  o f  
t h i s  a r e a  i s  i m p o r t a n t  a s  a n  e n t r a n c e  t o  t h e  C i t y .  T h e  
r e m o v a l  o f  t h e  o l d  g a s  s t a t i o n  w o u l d  b e  a n  i m p r o v e m e n t  t o  
t h e  a p p e a r a n c e  o f  t h e  a r e a .  

6 .  T h e  p r o p o s e d  s i t e  p l a n  s h o w s  o n l y  o n e  a c c e s s  p o i n t  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  f o r  m i n i m a l  i m p a c t  o n  t r a f f i c .  

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  a n d  E x h i b i t s  
"A "  t h r o u g h  " E N ,  we h e r e b y  recommend  a p p r o v a l  o f  t i ~ i s  C o n d i t i o n a l  Use  
P e r m i t  s u b j e c t  t o  t h e  f o l l o w i n g :  

1 .  P r i o r  t o  a c c e p t a n c e  b y  t h e  C i t y  o f  a n  a p p l i c a t i o n  f o r  a  b u i l d i n g  
p e r m i t ,  t h e  a p p l i c a n t  s h a l l  r e l i n q u i s h  h i s  r i g h t s  t o  t h e  t w o  5 0 - f o o t  
e a s e m e n t s  t o  t h e  n o r t h  a n d  s o u t h  o f  h i s  p r o p e r t y .  

2 .  T h e  t r e e s  shown  o n  t h e  l a n d s c a p i n g  p l a n  s h a l l  b e  a  m i n i m u m  o f  2 "  
0 

c a l i p e r  a t  t h e  t i m e  o f  p l a n t i n g .  

3 .  When t h e  p r o p e r t y  s u r r o u n d i n g  t h i s  p a r c e l  i s  p l a n n e d ,  t h e  i s s u e  o f  
a c c e s s  t o  t h i s  p a r c e l  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  s h a l l  b e  
r e v i e w e d  b y  t h e  s t a f f  a n d  t h e  P l a n n i n g  C o m m i s s i o n .  I f  i t  i s  
d e t e r m i n e d  t h a t  a  p u b l i c  p u r p o s e  w o u l d  b e  s e r v e d  a n d  s a f e  a n d  
r e a s o n a b l e  a c c e s s  c o u l d  b e  a s s u r e d  b y  r e - o r i e n t i n g  a c c e s s  t o  t h i s  
p r o p e r t y  i n w a r d  f r o m  t h e  w e s t ,  t h e n  t h e  a c c e s s  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  s h a l l  t h e n  b e  a b a n d o n e d .  

4 .  L a n d s c a p i n g  c o n s i s t e n t  w i t h  o t h e r  m a t e r i a l s  p r o p o s e d  i n  t h e  f r o n t  
y a r d ,  s h a l l  b e  p l a c e d  i n  t h e  o a r t  o f  t h e  s o u t h e r l y  e a s e m e n t  w h i c h  
l i e s  w i t h i n  4 f e e t  o f  t h e  e a s t e r n  p r o p e r t y  l i n e  a n d  o n  e i t h e r  s i d e  
o f  t h e  i n d i c a t e d  d r i v e w a y .  A  4 f o o t  w i d e  p l a n t i n g  s t r i p  s h a l l  b e  
i n s t a l l e d  a l o n g  t h e  e n t r y  d r i v e ,  w h i l e  a d d i t i o n a l  l a n d s c a p i n g  c o u l d  
b e  r e q u i r e d  a t  t h e  d i s c r e t i o n  o f  t h e  s t a f f .  T h e  r e v i e w  o f  i n s t a l l e d  
l a n d s c a p i n g  a n d  t h e  e x e r c i s e  o f  s a i d  s t a f f  d i s c r e t i o n  s h a l l  o c c u r  
b e f o r e  i s s u a n c e  o f  C e r t i f i c a t e s  o f  O c c u p a n c y .  
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