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A RESOLUTION OF THE CITY COUNCIL OF THE C I T Y OF KIRKLAND APPROVING 
THE ISSUANCE OF A SUBSTANTIAL DEVELOPMENT PERMIT AS A P P L I E D FOR I N 
DEPARTMENT OF COMMUNITY DEVELOPMENT F I L E N O . S D P - 7 8 - 4 0 ( P ) , BY VILLAGE 
UNIVERSAL OF WASHINGTON, I N C . , FOR AN 8 - U N I T CONDOMINIUM O N THE EAST 
S I D E OF LAKE WASHINGTON BOULEVARD BETWEEN 7TH ST. SO. AND lOTH ST. SO., 
TO BE KNOWN A S "ALPHA REACH", BEING WITHIN AN R S 8 . 5 AND AN RM-3600 
ZONE, AND SETTING FORTH CONDITIONS TO WHICH SUCH SUBSTANTIAL DEVELOP- 
MENT PERMIT SHALL BE SUBJECT. 

WHEREAS, t h e D e p a r t m e n t o f C o m m u n i t y D e v e l o p m e n t h a s r e c e i v e d an 
a p p l i c a t i o n for a Substantial Development Permit f i l e d by V i l l a g e 
Universal of Washiington, Inc., t h e owner o f s a i d property described 
i n s a i d a p p l i c a t i o n a n d l o c a t e d w i t h i n a n RS 8 . 5 a n d a n RM-3600 z o n e . 

WHEREAS, t h e a p p l i c a t i o n h a s b e e n s u b m i t t e d t o t h e K i r k l a n d 
P l a n n i n g Commission. who h e l d p u b l i c h e a r i n g t h e r e o n a t t h e i r r e g u l a r 
meeting o f August 10, 1978, 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 Policy 
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 
K i r k 1and and a n e g a t i v e d e c l 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 c h e c k l 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 t h e a p p l i c a t i o n through t h e e n t i r e 
review process, and 

WHEREAS, t h e K i r k l a n d P l a n n i n g C o m m i s s i o n a f t e r t h e i r p u b l i c 
hearing and consideration o f t h e recommendations 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 environ- 
mental check1 i s t and n e g a t i v e d e c l a r a t i o n d i d adopt c e r t a i n F i n d i n g s , 
Conclusions and Recommendations and d i d recommend approval o f t h e 
Substantial Development Permit subject t o the s p e c i f i c conditions 
set f o r t h i n said recommendations. 

NOW, THEREFORE, BE I T RESOLVED b y t h e C i t y C o u n c i l o f t h e C i t y 
o f Kirkland as follows: 

S e c t i o n 1. The F i n d i n g s , Conclusions and Recommendations o f 
the Kirkland Planning Commission as signed bh t h e Chairperson 
thereof and f i l e d i n t h e Department o f Community Development F i l e 
No. SDP-78-40(P) a r e adopted by t h e K i r k l a n d C i t y Council as though 
f u l l y set forth herein. 

he Section 2. Substantial Development Permit s h a l l be issued 
t o t h e applicant subject to the conditions set forth i n the Findings, 
Conclusions and Recommendations hereinabove adopted by t h e City 
Counci 1. 

Section 3. A c e r t i f i e d copy o f t h i s Resolution, together w i t h 
the Findings, Conc1usion.s 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 S u b s t a n t i a l Development 
Permit o r evidence thereof delivered to the permittee.



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 
excusing the 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 local statutes, ordinances o r regulations appl icable t o 
this project, other than expressly set f o r t h herein, o r other 
than t h e p e r m i t requirements o f t h e S h o r e l i n e Management A c t o f 
1971. Construction pursuant t o t h e Substantial Development Permit 
s h a l l n o t begin o r be a u t h o r i z e d w i t h i n 30 days o f t h e d a t e o f 
i t s f i n a l approval by the l o c a l government o r u n t i l a l l review 
p r o c e e d i n g s i n i t i a t e d w i t h i n s a i d 30 days f r o m t h e d a t e o f f i n a l 
approval by l o c a l government have been terminated. 

Section 5. F a i l u r e on the p a r t o f the holder o f the Substantial 
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 permit i s subject 
s h a l l be grounds f o r revocation i n accordance w i t h Section 23.54.090 
o f Ordinance No. 2183, t h e K i r k l a n d Zoning Ordinance. T h i s p e r m i t 
may b e r e s c i n d e d p u r s u a n t t o S e c t i o n 1 4 ( 7 ) o f t h e S h o r e l i n e Management 
A c t o f 1971 i n t h e event t h e p e r m i t t e e f a i l s t o comply w i t h any 
condition hereof. 

Section 6. C e r t i f i e d o r conformed copies o f t h i s Resolution 
s h a l l be delivered t o t h e following: 

(a) Appl i c a n t 
( b ) Department o f Community Development o f the 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 C i t y o f K i r k l a n d 
(d) Police Department o f the C i t y of Kirkland 
(e) Parks Department o f the City o f Kirkland 
( f ) Public Service Department o f the City o f Kirkland 
( g ) The O f f i c e o f t h e D i r e c t o r o f Administration and 

Finance (ex o f f i c i o City Clerk) f o r the City o f Kirkland. 
( h ) The Department o f Ecology f o r t h e S t a t e o f Washington 
( i ) The O f f i c e o f the Attorney General f o r the S t a t e o f 

Washington 
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 2 1 s t 

d a y o f August , 1978. 

SIGNED I N AUTHENTICATION TH 
1978. 

ATTEST: 

~i9 D i r e < t o F o f ~ d m i hsi t r h t i o n a n d F i n a n c e 
(ex o f f i c i o ~led’k)
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STATEMENTS OF FACT: 

A . SUMMARY OF THE PROPOSED ACTION: 

1. T h i s i s a n a p p l i c a t i o n f o r S u b s t a n t i a l D e v e l o p m e n t P e r m i t 
f o r a n 8 - u n i t condominium o n t h e e a s t s i d e o f L a k e Wash- 
i n g t o n Boulevard between 7 t h and 1 0 t h S t r e e t s South. The 
a p p l i c a t i o n was s u b m i t t e d by V i l l a g e U n i v e r s a l o f Washington 
and t h e proposed development i s known as "Alpha Reach Condo- 
miniums". 

2. The proposed s i t e p l a n shows f o u r b u i l d i n g s w i t h underground 
parking for 18 cars. Proposed access f o r the 8 u n i t s i s from 
Lake Washington Boulevard (See E x h i b i t "B"). 

3. P u r s u a n t t o C h a p t e r 90.58(RCCd) t h e S t a t e S h o r e 1 i n e Management 
Act, t h i s action requires review f o r a Substantial Development 
Permit because construction i s proposed w i t h i n 200 f e e t o f a 
" s h o r e l i n e o f s t a t e w i d e s i g n i f i c a n c e . " (RCW 9 0 . 5 8 . 0 3 0 ( 1 ) ( f ) ) . 

4. The a p p l i c a t i o n received a f i n a l d e c l a r a t i o n o f environmental 
non-significance from t h e responsible o f f i c i a l on J u l y 10, 
1978 (See E x h i b i t "F1’). 

B. HISTORICAL BACKGROUND: 

0 5 . T h i s p r o p e r t y was s u b d i v i d e d f r o m a t r a c t o f l a n d p a r t i a l l y 
f o r s i n g l e family r e s i d e n t i a l development and p a r t i a l l y f o r 
mu1 t i - f a m i l y d e v e l o p m e n t . T h e s u b d i v i s i o n , a1 so k’nown a s 
Alpha Reach, c r e a t e d 8 s i n g l e f a m i l y zoned r e s i d e n t i a l l o t s 
and 1 m u l t i - f a m i l y zoned l o t . The s u b j e c t property i s t h e 
area w i t h i n t h e s u b d i v i s i o n zoned f o r m u l t i - f a m i l y use. The 
C i t y Council approved t h e P r e l i m i n a r y P l a t o f Alpha Reach 
( F i l e P-SUB-78-23) on June 5, 1978 t h r o u g h R e s o l u t i o n R-2530. 

C. EXISTIf4G PHYSICAL CHARACTERISTICS: 

6. Flora/Fauna. The s i t e i s sparsely vegetated w i t h t h e exception 
o f three major trees. A f a m i l y o f racoons has been reported 
as l i v i n g i n t h i s vicinity. i 

7 . Topography. The l a n d s l o p e s down t o w a r d Lake Wdshington 
B o u l e v a r d , q u i t e s t e e p l y i n some a r e a s . On t h e n o r t h e a s t 
portion o f the property there i s a plateau which drops o f f 
sharply. 

D. GOVERNMENTAL COORDINATION: 

8. The P u b l i c S e r v i c e Department made t h e f o l l o w i n g comments: 
S a n i t a r y Sewer: "Access t o Lake Washington Boulevard adequate." 
Domestic Water: "Access t o Lake Washington Boulevard adequate. 
Current fees t o be paid." 
S t o r m W.ater: "Storm w a t e r r e t e n t i o n r e q u i r e d . " 

\ 
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Statements o f Fact, Cont’d 

D. 8 . ( C o n t ’ d ) 

I Right-of-way Improvements: "6 f o o t concrete sidewalk along 
Lake Washington Boulevard." 

9. The K i r k l a n d F i r e Department commented on t h i s proposal as 
f o l l ows: 
"Adequacy o f Emergency Access : Unable t o .determine grade on 
entrance .drive w i t h drawing provided. However, i t would 
appear t h a t t h i s d r i v e may exceed t h e 15% maximum g r a d e 
permitted. " 
" F i r e Hydrants: E x i s t i n g hydrants on Lake S t . So. a r e 
sufficient." 
"Adequacy o f F i r e Flow: Present f i r e f l o w i n system on 
Lake S t . So. i s s u f f i c i e n t . " 

30. The K i r k l a n d B u i l d i n g Department made t h e f o l l o w i n g 
comments: " R e l e v a n t B u i l d i n g Code R e q u i r e m e n t s : F i r e 
Zone 2. A t e n f o o t b u i l d i n g s e p a r a t i o n w i t h p r o t e c t e d 
openings and parapets w i l l be required." 

E. NEI.GHBORH00D CHARACTERISTICSI:. 

11. Zoning. The e a s t e r n 220 f e e t o f t h e s u b j e c t p r o p e r t y i s 
zoned f o r r e s i d e n t i a l s i n g l e f a m i l y use w i t h a minimum 
l o t s i z e o f 8500 square f e e t . The remainder o f t h e p r o p e r t y 
i s z o n e d f o r mu1 t i - f a m i l y r e s i d e n t i a l u s e w i t h a minimum 
o f 3600 square f e e t o f l a n d per u n i t . The l a n d t o t h e 
south i s zoned i n a s i m i l a r fashion w i t h a s p l i t zoning 
between RS 8500 and RM 3600. To t h e n o r t h , t h e l a n d i s zoned 
RM 3 6 0 0 . 

Land Use. The s u b j e c t p r o p e r t y p r e s e n t l y -s u p p o r t s . one s i n g l e 
f a m i l y d w e l l i n g . The l o t s a l o n g 1 s t S t . So. s u p p o r t a mix 
o f . s i n g l e f a m i l y and m u l t i - f a m i l y uses. The p r o p e r t y immed- 
i a t e l y adjacent t o the south i s used f o r one s i n g l e f a m i l y 
home, and f u r t h e r t o t h e s o u t h a s u b d i v i s i o n known as " A l p h a 
Reach" has received p r e l i m i n a r y appr.ova1 f o r t h e c r e a t i o n 
o f 8 s i n g l e f a m i l y l o t s a n d o n e p a r c e l o f mu1 t i . - f a m i l y l a n d 
(see Exhibit "D"). 

13. This a p p l i c a t i o n f o r Substantial Development Permit w i l l be 
subject to the requirements o f the Kirkland Zoning Ordinance 
No. 2183. The f o l l o w i n g s e c t i o n s a r e p a r t i c u l a r l y r e l e v a n t 
to this application: 

. . 

’ . a: P a r k i n g Requirements ( S e c t i o n 23.34) 
.’ . . 

b Landscaping Requirements (Section 23.40) 
c. Fee-in-Lieu o f Open Space P r o v i s i o n s ( S e c t i o n 
d . R e s i d e n t i a l Mu1 t i - F a m i l y Zone R e q u i r e m e n t s ( S e c t i 0 . n 2 3 . 1 0 ) 

Note s e c t i o n 23.10.090: "To reduce the v i s u a l .impact o f 

mu1 t i - f a m i l y s t r u c t u r e s on adjac’ent’ s i n g l e f a m i l y areas, 

8 / 1 O’/ 78 
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Statements o f Fact, Cont’d 

F. 1 3 . d . ( C o n t ’ d ) 

those s t r u c t u r e s l o c a t e d on t h e perimeter o f an RM zone 
or a Planned Area and adjacent t o a low density area 
as d e f i n e d i n t h e Land Use P o l i c i e s Plan, s h a l l n o t 
exceed 25 feet i n height above t h e average b u i l d i n g and 
average l o t e l e v a t i o n s . The maximum h o r i z o n t a l d i m e n s i o n 
o f the structure adjacent t o low density areas shall be 

." l i m i t e d t o 50 f e e t . (Ord. 2347, May 16, 1977) 

Also note under Dimensional Regulations, Section 23.48.020, 
t h a t appurtenances f o r elevators are not included i n the 
height restriction. 

n 

CONCLUSIONS: 

A . SUMMARY. OF THE PROPOSED ACTION: 

1. This application generally conforms t o the applicable City 
and State requirements. 

B. HISTORICAL BACKGROUND: ( n o r e l e v a n t c o n c l u s i o n s ) 

C. EXISTING PHYSICAU CHARACTERISTICS: 

2. The e x i s t i n g t r e e s s h o u l d be i n c o r p o r a t e d i n t o t h e l a n d s c a p e 
p l a n as shown i n E x h i b i t "C". 

3.. Steps should be taken t o ensure t h e s u r v i v a l o f t h e racoons 
t h a t l i v e i n t h i s area. The w i l d l i f e expert a f f i l i a t e d w i t h 

- t h e Humane S o c i e t y s t a t e d t h a t i f any b u r n i n g i s t o o c c u r 
during clearing, l i v e traps should be set. These l i v e traps 
a r e a v a i l a b l e t h r o u g h t h e Humane S o c i e t y and t h e a n i m a l s 
w i l l be relocated. 

D . GOVERNMENTAL COORDINATION I 

4 . P e d e s t r i a n Ways. Lake Washington B o u l e v a r d i s a m a j o r 
p e d e s t r i a n access way and w i l l c o n t i n u e t o be used h e a v i l y 
i n t h e f u t u r e . The 6 f o o t concrete sidewalk requested by 
t h e P u b l i c S e r v i c e Department w i l l become p a r t o f a l i n k 
i n a c o n t i n u o u s p e d e s t r i a n wa1.kway a l o n g b o t h s i d e s o f t h e 
Boulevard. 

5 . The applicant must meet a l l requirements established by 
. t h e K i r k l a n d F i r e Department. The driveway must be o f a 
contour acceptable to the F i r e Department and the detailed 
b u i l d i n g plans must receive F i r e Department approval p r i o r 
t o the issuance o f a Building Permit.
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Conclusions, Cont’d 

D. 6. The plans must meet a l l requirements o f t h e B u i l d i n g 
Department i n c l uding the 10 f o o t separation and parapets. 

E. NEIGHBORHOOD CHARACTERISTICS: 

7. ZoningILand Use. T h i s use i s i n accordance w i t h t h e p r e s e n t 
z o n i n g and t h e d e s i g n a t e d use on t h e Comprehensive P l a n Map. 

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

8.. T h i s a p p l i c a t i o n m u s t meet a l l a p p l i c a b l e z o n i n g r e g u l a t i o n s . 
The provisions regarding h e i g h t a r e o f special concern. 
Because the proposed condominium i s adjacent t o land desig- 
nated f o r low density use, the b u i l d i n g h e i g h t must n o t exceed 
25 f e e t above average b u i l d i n g and average l o t e l e v a t i o n . 

RECOMMENDATIONS: 

Based on the foregoing Findings o f Fact, Conclusions and as i d e n t i f i e d 
i n E x h i b i t " A " t h r o u g h E x h i b i t " F " , we h e r e b y r e c o m m e n d a p p r o v a l o f 
this application subject to the following conditions: 

1. The a p p l i c a n t must meet a l l requirements o f t h e K i r k l a n d F i r e 
Department and B u i l d i n g Department. The grade o f t h e driveway 
must be approved by the F i r e Department. 

2. A 6 f o o t c o n c r e t e s i d e w a l k must be i n s t a l l e d a l o n g t h e e n t i r e 
frontage o f Lake Washington Boulevard South. 

3. F l o r a and. Fauna must be p r e s e r v e d t o t h e g r e a t e s t degree 
possible. I f any burning f o r s i t e clearing i s proposed, the 
applicant s h a l l s e t l i v e traps as p a r t o f a program t o secure 
and r e l o c a t e any racoons t h a t may e x i s t i n t h e a r e a . S a i d 
program shall be reviewed and approved under the d i r e c t i o n o f the 
Department o f Community Development and w i t h t h e cooperation o f t h e 
Humane S o c i e t y . \ 

4. . This p r o j e c t i s subject t o t h e provisions f o r "Fee i n L i e u of 
Open Space" found i n S e c t i o n 23.10.110 o f t h e K i r k l a n d Zoning 
Ordinance. The f e e s h a l l be 6% o f t h e assessed v a l u a t i o n o f 
t h e t o t a l l a n d a r e a o r $200 p e r new d w e l l i n g ’ u n i t , w h i c h e v e r 
i s greater. These funds s h a l l be deposited i n t h e "Fee i n L i e u 
o f Open Space" account o f t h e Park and Municipal F a c i l i t i e s 
Cumulative Reserve Fund p r i o r t o t h e issuance o f a B u i l d i n g 
Permit.


