
RESOLUTION NO. R- 2565 

A RESOLUTION OF THE C I T Y COUNCIL OF THE C I T Y OF KIRKLAND APPROVING 
THE ISSUANCE OF A PRELIMINARY PLANNED U N I T DEVELOPMENT AS A P P L I E D 
FOR I N ’DEPARTMENT OF COMMUNITY DEVELOPMENT F I L E NO. P - P U D - 7 8 - 7 ( H ) 
BY JAMES C . FORBES FOR HUNTINGTON WOODS O N 1 0 8 T H AVENUE N . E . BETWEEN 
WATERSHED PARK AND THE BELLEVUE C I T Y L I M I T S , B E I N G W I T H I N AN R S 1 2 . 5 ( S ) 
ZONE, AND SETTING FORTH CONDITIONS TO WHICH SUCH PRELIMINARY PLANNED 
U N I T DEVELOPMENT 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 f o r a P r e l i m i n a r y Planned U n i t Development f i l e d by 
James C. Forbes, 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 a n d l o c a t e d w i t h i n a n RS 1 2 . 5 ( S ) z o n e , a n d 

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 a.nd Houghton Communi t y C o u n c i l who he1d pub1 i c 
hearings thereon a t t h e i r r e g u l a r meetings o f October 12, 1978 
and October 3, 1978, r e s p e c t i v e l y , and 

WHEREAS, p u r s u a n t t o C i t y o f K i r k l a n d . 0 r d i n a n c e No. 2 3 1 9 
concerning environmental policy o f the State Environmental Policy 
Act, an environmental Impact Statement has been submitted t o the 
C i ty o f Ki r k l and. 

WHEREAS, s a i d e n v i r o n m e n t a l i m p a c t s t a t e m e n t h a s b e e n a v a i l a b l e 
and accompanied t h e application 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 
Council a f t e r t h e i r public hearings and consideration o f the rec- 
ommendations of t h e Department o f Community Development’and having 
a v a i l a b l e t o them the environmental impact statement di’d adopt 
c e r t a i n Findings, Conclusions and Recommenda,.tions and d i d recommend 
approval o f t h e Preliminary Planned U n i t De’velopment s u b j e c t t o 
t h e s p e c i f i c conditions s e t f o r t h i n s a i d recomm’endations. 

NOW, THEREFLORE, 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 : 

.’. S e c t i o n ’ 1 Th’e F i n d i n g s , C o n c l u s i o n s and Recommendations o f 
t h e Kirkland Planning Commission as signed by t h e Chairperson 
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-PUD-78-7(H) a r e adopted b y t h e K i r k l a n d City c o u n c i l as though 

. f u l l y set forth herein. 

~ S e c t i o n 2. The P r e l i m i n a r y Planned U n i t Development s h a l l be 
issued t o the applicant subject t o the conditions set forth i n 

! the Findings, Conclusions and Recommendations hereinabove adopted 

by the City Council.providing t h a t Recommendation 17, adopted here- 
i n above, s h a l l not be an imposed condition o f approval.



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 Resolution, t o g e t h e r 
w i th-the Findings, Conclusions and Recommendations t h e r e i n 
adopted s h a l l be attached 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 
Planned U n i t Development o r evidence thereof delivered t o the 
permi ttee. 

Section 4. Nothing i n . t h i s s e c t i o n s h a l l be construed as 
excusing t h e a p p l i c a n t from compl iance 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 applicable t o t h i s 
project, other than expressly set f o r t h herein. 

Section 5. Notwithstanding, the recommendations heretofore 
g i v e n by t h e Houghton Community Council, t h e s u b j e c t matter o f t h i s 
Resolution and t h e Preliminary Planned U n i t Development herein 
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 Counci 1, 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 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 ti 
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 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 i be delivered t o the following: 

(a) Applicant 
(b) Department o f Community Development o f t h e City 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 the C i t y o f Kirkland 
(d) Parks Department o f the City o f Kirkland 
(e) Pol i c e 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 the 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. 

ADOPTED i n r e g u l a r m e e t i n g o f t h e C i t y C o u n c i l o n t h e 6 t h d a y 
of November , 1978. 

SIGNED I N AUTHENTICATION t h e r e o f on t h e 6 t h day o f November 

I 

I 

- 
Dir’ector of Adminrstration and Finance 

1 (ex o f f i c ’ o City Clerk)
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A . DESCRIPTION OF THE PROPOSAL: 

1. T h i s i s 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 P l a n n e d U n i t 
Development o f 52 townhouse u n i t s on a 12-acre s i t e . 
T h i s ’12 a c r e s i n c l u d e s . 6 7 a c r e o f c o n t i g u o u s u n d e v e l o p e d 
City park land which the applicant proposes t o trade f o r . 

2.25 a c r e s o f l a n d on t h e w e s t s i d e o f 1 0 8 t h Avenue N.E. 
3.65 o f t h e 12 acres i s proposed t o remain as open space. 
The 52 u n i t s a r e proposed t o be l o c a t e d on t h e e a s t e r n 
two-thirds o f t h e subject property. These u n i t s would 
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.!. proposes t w o - s t o r y u n i t s h a v i n g a maximum h e i g h t o f 26 
t o 27 f e e t above grade. The ap.plicants propose a t o t a l of 
198 parking spaces i n c l u d i n g 100 open a i r spaces and 98 
spaces w i t h i n garages. This would be a r a t i o o f 4.0 stalls 
per unit. 

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 immediatel’y e a s t o f 1 0 8 t h 
Averiue N.E. s o u t h o f t h e K i r k l a n d Watershed Park i m m e d i a t e l y 

h adjacent t o the south boundary l i n e o f the City l i m i t s of 
Kirkland. 

I B. RECOMMENDATIONS: 

1 
~ 

. . , . . 

Subject t o the’statements o f Fact and Conclusions contained 
h e r e i n a n d 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 " F " , we 
hereby recommend approval o f 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 
Planned U n i t Development subject .to the following conditions: 

1 . The F i n a l E n v i r o n m e n t a l I m p a c t ~ t a t m e e n tp r e p a r e d f o r t h i s 

p r o j e c t s h a l l be included as p a r t o f the permanent record 
o f t h i s a p p l i c a t i o n , and s h a l l . b e made a p a r t o f t h e a d o p t i n g 
resolution for this application. 

\ 

2. The recommendations o f t h e S o i l s Report i n c l u d e d as Appendix 
B w i t h i n the Final Envi’ronmental Inipact Statement s h a l l be 
adhered to. .. 

... . . 

3. A11 u t i l i t i e s s h a l l b e u n d e r g r o u n 
, 
d e . d . . . . .. . 

4 . T h e m a i n t e n ~ n c e ’ o fa l l . r o a d w a y s ’ a n d p e d e s t r i a n w a y s w i t h i n 
t h i s development s h a l l be t h e r e s p o n s i b i l i t y o f t h e , own.ers 
w i t h i n t h e PUD. 

5. Ongoing maintenance o f the storm water c o l l e c t i o n system 
s h a l l be the r e s p o n s i b i l i t y o f t h e applicant o r h i s assignees 
e x c e p t w h e r e t h e C i t y a g r e e s t o p r o v i d e m a i n . t e n . a n c e . . . . . 

6 . G r a d i - n g s h o u l d b e a c c o m p l i s h e d d u r i n g t h e . . s u m m e r s e a s o n . ., , , - 

I f construction . i s proposed dur.ing the’ p-eriod ’Octo’ber 
. t h r o u g h . May,, t h e a p p l i c a n t s h a l . 1 s u b ~ t i . t o t h e C;yi . . . p l . a n s . , .,,
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I. B. 6. ( C o n t ’ d ) 

o f t h e construction and plans o f measures t o m i t i g a t e . 

t h e increased impact due t o c o n s t r u c t i o n d u r i n g t h e r a i n y 
season. These plans s h a l l be reviewed and approved by the 
City p r i o r t o t h e commencement o f c o n s t r u c t i o n r e l a t e d t o 
these plans. 

. . __ _ 

- 

7. The applicants s h a l l provide f u l l s t r e e t improvements on 
108th. Avenue N.E. where t h a t r i g h t - o f - w a y a b u t s t h e s u b j e c t 
property. These f u l l street.improvements s h a l l i n c l u d e 
c u r b and g u t t e r . The s p e c i f i c w i d t h o f p a v i n g t o be p r o - . 

. vided s h a l l be determined bv t h e Publi’c Service Department. 

I n addition, these f u l l s t r e e t ’improvements 
shall include a north-bound right-turn deceleration lane. 
Sidewalks s h a l l be provided on t h e west s i d e o f t h e s u b j e c t 
p r o p e r t y where i t abuts 1 0 8 t h Ave. N.E. P r o v i s i o n s f o r 
b i c y c l e s s h a l l be considered. 

8. A s u b - s u r f a c e s t o r m w a t e r c o l l e c t i o n s y s t e m m e e t i n g t h e 
standards o f the Public Service Department s h a l l be pro- 
. v i d e d o n t h e s ~ b j e c tp r o p e r t y . T h e r a t e o f d i s c h a r g e f r o m 

.. t h e s i t e s h a l l b e c o n t r o l l e d b y t h e s t o r m , w a t e r c o l l e c t i o n 
system t o approximate pre-development conditions f o r a 10- 
year storm. 

. 4 3. 

. 
6. 

9. The a p p l i c a n t s h a l l r e v i s e t h e ’ s i t e p l a n a s . f o l l o w s : 

a: T h e i n t e r n a l a c c e s s r o a d s h a l l b e r e d e s i g n e d s u c h 
t h a t a l l s h a r p c u r v e s h.ave a minimum i n s i d e r a d i u s 
o f 3 0 ’ f e e t and a road w i d t h on t h e c u r v e ’ o f 28 f e e t . 
The r o a d wi.dth on t h e s t r a i g h t p o r t i o n s s h a l l be 22 
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s h a l l be i n c l u d e d i n t h e new d e s i g n f o r t h e i n t e r n a l 

access road. 

b. The number o f p a r k i n g s t a l l s s h a l l be 2.2 p e r u n i t , 
and any s t a l l s o u t s i d e o f garages s h a l l be 20 f e e t 
i n length. i 

10. A l o n g w i t h t h e a p p l i c a t i o n f o r a F i n a l - P.U..D. f o r t h i s 
proposed development,.the applicant shall submit: 

a . ~ e l v a t i o n s d e m o n s t r a t i n g t h a t a1 1 p r o p o s e d s t r u c t u r e s 
conform t o t h e height regulations o f the Zoning Ordinance. 

b. D e t a i l e d plans showing erosion c o n t r o l measures t o be 
s . used during construction. Erosion s h a l l be minimized. 

. . 

c. Comple’te storm drainage plans and c a l c u l a t i o n s . 

...... . ... . . .- . .- 
. .
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8 I. B. 1 0 . d . 
e. 
, 

A complete landscaping plan. This landscaping plan 
s h a l l conform t o Section I 1.B.2.c. 

P l a n s s h o w i n g t h e s p e c i f i c l o c a t . i o . n . o f t h e w a t e r l i n e . 
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preference s h a l l be g i v e n t o a r o u t e w i t h i n 108th Ave. N.E. 

f. A plan f o r one i n t e r n a l road system on t h e west 
slope. This plan should conform with Conclusion 

. . 
11. D. 2 . b . 

11. P r i o r t o t h e a p p l i c a t i o n f o r a F i n a l P.U.D., t h e l o c a t i o n 
of t h e sewer l i n e s h a l l be resolved and any necessary 
agreements between the City of K i r k l a n d and t h e City o f 
B e l l evue s h a l l be consumated. ., . 

12. The developer s h a l l indemnify and h o l d harmless t h e City . 
i n a form, approved by the City Attorney. Said agreement 
s h a l l be consumated p r i o r t o City Council review o f t h e 

’ F i n a l P.U.D. 

, . 
.. 

~ I 13. No c o n s t r u c t i o n r e l a t i n g t o a n y i m p r o v e m e n t s o n o r o f f t h e 
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;: 1’8’ 14. P r i o r t o any c o n s t r u c t i o n on t h e s u b j e c t property, t h e - 
applicant shall contact the Department o f Fisheries. t o 
o b t a i n t h e i r comments on t h e t i m i n g o f c o n s t r u c t i o n so t h a t 
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T h e D e p a r t m e n t 

I 

1 5 . , hat 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 n o r t h ’ o f t h e t o p o f 
. 

t h e n o r t h s l o p e as i n d i c a t e d i n F i g u r e B-10 o f t h e F i n a l ’ 
Environmental Impact Statement ( E x h i b i t "B") s h a l l be 

I r e t a i n e d as permanent open space i n a n a t u r a l c o n d i t i o n - 

t 
I 

I 

~’ 

1 6. P r i o r t o F i n a l P l anned U n i t Development, . app1.i cant s K a l l e’xplore t h e 
p o s s i b i l i t y o f m i n i m i z i n g t h e use o f s t a i r s t o 108th A,ve. N.E. This 
c o u l d i n c l u d e t h e use o f ramp sections o r simply a g r e a t e r l i n e a r r u n 
f o r t h e change i n e l e v a t i o n . 

.’ . 17’. A p p l i c a n t s h a l l extend t h e . 5 f o o t concrete sidewalk s e c t i o n on’ t h e ,west 
s i d e o f ,108th Ave. N.E. t o t h e n o r t h , across the City-owned p r o p e r t y , t o 
connect w i t h the sidewalk i n Sandhurst., 

1 8 A p p l i c a n t s h a l l submit, f o r f i n a l PUD review, m a t e r i a l s i l l u s t r a t i n g t h e 
r e l a t i v e , s a f e t y and reasonableness o f , the parking a c c e s s / i n t e r i o r road 
configuration, w i t h p a r t i c u l a r a t t e n t i o n given t o s i g h t and stopping 
distances.. Section 23.40.030 o f t h e K i r k l a n d Zoning Ordinance s h a l l ,be 
used as a guide. I f s a t i s f a c t o r y support i s subnii t t e d . 1 i l u s t r a t i n g safe 

8.. and reasonable access and c i r c u l a t i o n f o r a l l 52 u n i t s , then t h e F i n a l 
PUD may consider approval o f t h a t number. I f satisfact0.r-y support i s 
n o t made a v a i l a b l e , t h e . p r o j e c t c o u l d be reduced by as many as f i v e u n i t s . 

I ID/ 12178 

1 0 1 31 78 
: 9/8/78 bk R - a 563
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11. MAJOR STATEMENTS OF FACT AND CONCLUSIONS: 

A . GOVERNMENTAL COORDINATION: 

1. S t a t e m e n t s o f act: 

a. Pub1i c Services Department. 

Water. A water main properly sized, a t ’ l e a s t 8" 
in. diameter,. should be extended from t h e e x i s t i n g 
1 2 " m a i n l o c a t e d o n 1 1 2 t h A v e n u e NE a t t h e W a t e r - 
shed Park boundary. 

S a n i t a r y Sewer. From an engineering s t a n d p o i n t 
t h e most appropriate sewer connection would be 
within the p l a t t o the south o f the subject pro- 
p e r t y w i t h i n the c i t y l i m i t s o f Bellevue. The 
crossing o f j u r i s d i c t i o n a l boundaries, however, 
may c a u s e some d i f f i c u l t y . We w o u l d s u g g e s t t h a t 
t h i s problem be resolved between p r e l iminary and 
f i n a l PUD. 

Storm Water Runoff. Given the steep slopes i n t h e 
watershed caution i s necessary i n the design o f the 
storm water drainl ine. This drainl ine should pro- 
b a b l y be r o u t e d down t h e access r o a d and t h e n par: 
a l l e l t o 1 0 8 A v e n u e NE t o d i s c h a r g e i n t o t h e s t r e a m . 

S t r e e t s . I t i s a known f a c t t h a t sooner o r l a t e r 
t h e demand f o r a bus s t o p i s g o i n g t o e x i s t on 10-8 
A v e n u e NE a d j a c e n t t o t h e s u b j e c t p r o p e r t y . W i d e n - 
i n g o f 1 0 8 A v e n u e NE t o a c c o m o d a t e t h e t u r n - o u t o f 
a bus c l e a r o f t r a f f i c t o p i c k up passengers should 
be a requirement. , . 

Other. Pedestrian access should be suppl i e d par.al- 
l e l t o the access road on the western p o r t i o n of 
the subject property, I 

.b. F i r e D e p a r t m e n t : S u f f i c i e n t w a t e r s u p p l y as w e l l 
a s a l l hydrants must be i n s t a l l e d b e f o r e t h e s t a r t 
o f b u i l d i n g c o n s t r u c t i o n . The one r o a d ’ i n and o u t 
w i l l create a s l i g h t handicap. Even though they 
propose t o keep t h e maximum grade a t 15% o r l e s s 
t h e r e w i l l s t i l l be a problem d u r i n g snow c o n d i t i o n s . 
Turning r a d i i w ’ i l l have t o be maintained w i t h a 
r e s t r i c t i o n on p a r k i n g . The 1i n e - o f - s i g h t a t 108 
A v e n u e NE c o u l d a l s o b e a p r o b l e m . T r a , f f i c c i r c u - . 
l a t i o n during and a f t e r construction could handi- 
cap us unless s u f f i c i e n t p a r k i n g , t u r n - a r o u n d s , 
etc., are provided. 

c . B u i l d i n g Department. The p r o j e c t w i l l be l o c a t e d 
i n " F i r e Zone 2 . I am c o n c e r n e d . a b o u t t h e g e n e r a l 
slope s t a b i l i t y and feel t h a t a l l poss.ible measures 
s h o u l d b 

. 
e 
, 

t a k e n t o e l i . m i 1n0a/t3e/ 7s8l i d 1e0s/12a/n7d8 e r o s i o n 
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problems both during and a f t e r construction. 

d . P o l i c e Department. The a c c e s s roads should be o f 
s u f f i c i e n t width t o a d e q u a t e l y and s a f e l y move a l l 
types and s i z e s of vehicles. Adequate s i g h t d i s t a n c e 
a t t h e e n t r a n c e on 108 Avenue NE should be provided. 
Due t o l i m i t e d a c c e s s i b i l i t y we would recommend some 
’fencing of the upper areas adjacent t o the Watershed 

, Park. 

e . Park Department. The Park p r o p e r t y t o t h e e a s t must 
be adequately buffered. 

I 2. Conclusions: See following sections. 

B. EXISTING PHYSICAL CHARACTERISTICS: 

1. Statements of Fact: 

a . Topography. The s u b j e c t p r o p e r t y has s t e e p s l o p e s i n 
t h e northern and western p o r t i o n s of t h e s i t e . The 
north slope averages approximately 67% (34 degrees) 
with small slope areas ranging u p t o 93% (43 degrees). 
The western s l o p e averages approximately 44% ( 2 4 de- 
g r e e s ) . The m a j o r i t y of t h e remainder of t h e s i t e i s ’ 
a moderately s l o p i n g stable land w i t h an average grade 
of approximately 12%. The e n t i r e s i t e d r a i n s t.o t h e 
west and north. 

b. Soils. A description of the existing s o i l s conditions 
on t h e s u b j e c t p r o p e r t y can be found i n Appendix B 

. 
o 
I1 B 
f 

11 

t 
) 
h e F i n a l Environmental Impact S t a t e m e n t ( E x h i b i t 

c. Hydrology. A small perennial stream flows i n a south- 
western direction a t the base of the north slope o f . 
t h e s u b j e c t p r o p e r t y . ( F o r f u r t h e r i n f o r m a t i o n on t h i s 
drainage course see pages 47-52 of the Final Environmen- 
t a l Impact Statement.) 

d. ~eg-etation. A secbnd-growth forest o f douglas f i r , 
big l e a f maple, and red a l d e r covers t h e s u b j e c t pro- 
perty. 1nt.erspersed with these primary trees are 
some w e s t e r n red c e d a r , w e s t e r n hemlock, and madrona. 
These t r e e s range i n s i z e u p t o 30 and more i n c h e s i n 
d i a m e t e r . The v e g e t a t i o n on t h e 3 . 5 a c r e n o r t h s l o p e 
i s proposed t o remain i n i t s natural cond-ttion. Approx- 
imately two-thirds of the remainder of the vegetation 
on t h e s u b j e c t p r o p e r t y would be removed. 

e . Fauna. The smal.1 s t r e a m a t t h e ’ b a s e o f t h e n o r t h s l o p e 
o f t h e s u b j e c t p r o p e r t y i s p r o b a b l y used f o r Coho Salmon 
spawning.
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- . . . .. 

Continued 

. ... 

2. C o n c l u s i o n s : 

a. Topography/Soils. The p r i m a r y impact on t h e s o i l s 
and topography o f t h i s proposal involves the access 
road proposed on the west slope. This access road 
w i l l n e c e s s i t a t e s u b s t a n t i a l . . c . u . . t s - ’ a - n d f i l l s ’ a n - d . 

. -- , r e t a i n i n g s t r u c t u r e s . (~ee’~oi1s 
. R e p o r t , Appendix B, E x h i b i t "B".) ’ A l s o t h e l a r g e 
area f o be cleared on the west slope and upper 

, plateau w i l l result i n a significant erosion p o t e n t i a l . 
(For f u r t h e r i n f o r m a t i o n on t h e expected impacts 
from t h i s proposal on t h e s o i l s and topography o f 
t h e subject property see E x h i b i t "B".) 

.Given the above the f o l l o w i n g should be r e q u i r e d o f 
t h e a p p l i c a n t : 

(1) Grading should be accomplished during the 
summer season. I f c o n s t r u c t i o n i s p r o p o s e d 
. d u r i n g t h e p e r i o d O c t o b e r t h r o u g h May t h e a p p l i - 
cant should submit t o the City details o f the 
construction and d e t a i l s o f measures t o m i t i g a t e 

. the greater impact. I n any case the d e t a i l e d 
recommendation o f the Soils Report contained i n 
Appendix B o f the Final Environmental Impact 
Statement should be adhered t o . . . 

( 2 ) 
Ts oe 
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’ d e v i c e s (E.G. ,straw b a l e s ) c o u l d be used. A l s o 
l cleared slopes should be replanted as q u i c k l y as 
I p o s s i b l e . A l o n g w i t h t h e s u b m i t t a l o f a F i n a l PUD 
i applicdionthe applicant should submit detailed 
;plans showing erosion c o n t r o l measures t o be used. 
;These plans should be approved as p a r t ’ o f t h e 
1 F i n a l PUD.
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11. B. 

C. 

2. Continued 
.. 

b. H y d r o l o g y . F o r e r o s i o n c o n t r o l a n d m a i n t e n a n c e o f 
w a t e r qua1 i t y . d u r i n g c o n s t r u c t i o n see above. To 
handle.post-construction storm water runoff the 
normally required storm water drainage system should 
b e p r o v i d e d . The s t o r m d r a i n a g e f a c i 1it i e s s h o u l d 
control the rate o f .r’unoff t o -approximate’ the pre- 
development condition f o r a 10-year storm. Complete 
storm drainage plans and calcul.ations should be sub- 
m i t t e d a l o n g w i t h t h e a p p l i c a t i o n f o r a F i n a l PUD. 

c. Vegetation/Fa.una.. To p a r t i a l l y m i t i g a t e t h e l a r g e 
amount o f c l e a r i n g proposed on t h e s u b j e c t property, 
t h e cleared areas should be replanted as q u i c k l y and 
completely as p o s s i b l e . The a p p l i c a n t , along w i t h 
t h e s u b m i t t a l o f a n a p p l i c a t i o n f o r a F i n a l PUD, 
should provide a complete landscaping plan o f the 
subject property. This landscaping plan should 
show t h e s i z e , species, and l o c a t i o n o f each e x i s t i n g 
t r e e t h a t w i l l remain. Also, the s i z e a t time o’f 
p l a n t i n g , species, and l o c a t i o n o f a l l trees and 
shrubs t o be planted should a l s o be given on t h i s 
landscaping plan. P r i o r t o any construction t h e 
applicant should contact the Department of .Fisheries 
t o o b t a i n t h e i r comments on t h e t i m i n g o f c o n s t r u c - 
t i o n so t h a t spawning and r e a r i n g periods are avoid- 
ed. The Department o f F i s h e r i e s ’ comments s h o u l d 
be s u p p l i e d t o t h e City p r i o r t o t h e commencement of 
any construction on the subject property. 

PUBLIC UTILITIES: 

1. Statements o f Fact: 
.. 

a. 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 served f r o m 108 
A v e n u e NE. 1 0 8 A v e n u e NE i s c u r r e n t l y a t w o - l a n e 
road without curb, .gutter, o r sidewalk. 108th south 
of the subject property, w i t h i n the c i t y l i m i t s of 
Bellevue, i s being improved i n conjunction with the 
development south o f the subject property and an LID. 

b. Sewer. A sewer l i n e i s being c o n s t r u c t e d w i t h i n t h e 
Y a r r o w B a y V i l l a g e PUD a d j a c e n t t o t h e s u b j e c t p r o p e r t y 

. on t h e south. There i s no e x i s t i n g sewer l i n e w i t h i n 
t h e r i g h t - o f - w a y o f 1 0 8 A v e n u e NE h e r e t h a t . r i g h t - o f - - 
way a b u t s t h e s u b j e c t p r o p e r t y . 

c, Water. The n e a r e s t e x i s t i n g adequate w a t e r main i s 
- l o c , a t e d a t t h e i n t e r s e c t i o n o f NE 4 5 t h S t r e e t a n d 1 1 2 
A v e n u e NE o n t h e n o r t h s i d e o f t h e K i r k l a n d W a t e r s h e d 
P a r k , , An i n a d e q u a t e l o w p r e s s u r e m a i n p r e s e n t l y t e r m - 
i n a t e s a t t h e i n t e r s e c t i o n o f 1 0 8 t h A v e n u e NE a n d 
NE 4 5 t h S t r e e t . An a d e q u a t e w a t e r l i n e c o n n e c t i o n may 
b’e p o s s i b l e f r o m e x i s t i n g m a i n s a t NE 4 7 t h - 1 0 8 t h Avenue 

. . NE, NE 4 8 t h - 1 0 8 t h A v e n u e NE, o r 1 1 0 t h A v e n u e ’ N E . 
Iil’f3 / 78 10/12/78 
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n i f i c a n t increase i n the ’imperv 
subject property. 

- 

e. Pedestrian Access. Within the C i t y o f Kirkland the 
nearest sidewalks t o the subject property are a t the 
j u n c t i o ’ n o f 1 0 8 t h A v e n u e NE a n d t h e n o r t h e d g e o f t h e 
Watershed Park. 

f. For f u r t h e r i n f o r m a t i o n on p u b l i c u t i l i t i e s see pages 
72-98 o f the Final Environmental Impact Statement 
(Exhibit "B")’. 

2. C o n c l u s i o n s : 

a . S t r e e t s . ’The a p p l i c a n t s s h o u l d p r o v i d e f u l l s t r e e t 
i m p r o v e m e n t s o n 1 0 8 A v e n u e NE w h e r e t h a t r i g h t - o f - 
way a b u t s t h e s u b j e c t p r o p e r t y . As 1 0 8 Avenue NE 
i s d e s i g n a t e d a s a’ c o l l e c t o r a r t e r i a l a n d a s i m p r o v e - 
ments a r e b e i n g made t o t h i s r i g h t - o f - w a y i m m e d i a t e l y 
south o f the c i t y limits o f Kirkland the specific 
w i d t h o f paving t o be provided should be determined 
by t h e P u b l i c Services Department. These f u l l s t r e e t , 

improvements should i n c l u d e curb and g u t t e r . I n 
addition, based on the Transpo Group T r a f f i c , Analysis 
(see Appendix D, F i n a l Environmental Impact Statement) 
and t h e comments o f t h e P u b l i c Services Department, 
these f u l l s t r e e t improvements should include a north- 
bound r i g h t - t u r n . d e c e l e r a t i o n 1a n e . Sidewalks, where the 
S u b j e c t . p r o p e c t y abuts 108th Avenue NE, s h a l l be provided, and 
provisions for b i c y c l e s s h a l l be considered. 

b. Sewer. The l o c a t i o n o f t h e sewer l i n e s should be r e s o l - 
ved and any necessary agreements between t h e City of 
K i r k l a n d and t h e City o f BeTlevue s h o u l d be’ consummated 
p r i o r t o t h e a p p l i c a t i o n f o r a F i n a l PUD. 

c. Water. Plans showing the s p e c i f i c l o c a t i o n o f t h e water- 
l i n e should be provided along w i t h t h e appli.cation f o r 
a F i n a l PUD. I n c o o r d i n a t i o n w i t h t h e P u b l i c S e r v i c e s 
Department a1 t e r n a t i v e s t o a Watershed r o u t e s h o u l d be 
explored. A reasonable preference should be given t o a 
r o u t e w i t h i n 1 0 8 t h A v e n u e NE. 

.. 

8 
d.’ S t o r m Water. A s u b s u r f a c e s t o r m w a t e r c o l l e c t i o n s y s - 

tem m e e t i n g t h e s t a n d a r d s o f t h e P u b l i c Serv,ices De- 
partment should be provided on the subject property. 
The r a t e o f d i s c h a r g e f r o m t h e s i t e s h o u l d ,be c o n t r o l l e d 
by the storm water c o l l e c t i o n system t o approximate 
pre-development conditions f o r a ten-year storm. 

10/3/78 10/12/78
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I. C . 2 . C o n t i n u e d 
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o r o f f t h e s u bj e c t p r o p e r t y u n t i 1 F i n a 1 PUD a p p r 

has been r e c e i ved. 

f . A l l u t i 1 i . . t i e s s h o u l d b e u n d e r g r o u n d e d . 

D. NEIGHBORHOOD CHARACTERISTICS: 

- . . 1. S t a t e m e n t s o f F a c t : 

.. . . . . a . Zoning.. The s u b j e c t proper.ty. i s zoned R e s i d e n t i a l 
S i n g l e Family 12,500 square f e e t minimum l o t s i z e 
(slope). This slope designation indicates that the 

. base density f o r the subject property i s three 
. dwelling units per acre with the possibility of 

h i g h e r d e n s i t i e s based on c e r t a i n standards (see 
below). 

b. . Land Use. The s u b j e c t p r o p e r t y i s c u r r e n t l y vacant. 
To t h e n o r t h and 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 
undeveloped K i r k l a n d Watershed Park. To t h e s o u t h o f 

. the subject property, within the c i t y l i m i t s of Bellevue, 
i s a large parcel o f land currently being developed 
w i t h detached and attached si.ngle family dwellings. 

The i n t e r n a l p r i v a t e access road i s designed t o have 
a width o f 20’ and an i n s i d e curve radius o f 30’. 
For more information concerning the i n t e r n a l access 
road see pages 75-77 o f t h e F i n a l Environmental I m - 
pact Statement. 

\ 

2. C o n c l u s i o n s : 

a. Z o n i n g . T h i s p r o p o s a l , w i t h a d e n . s i t y o f 4.4 d w e l l i n g 
u n i t s per acre, meets the substance o f the relevant chapters o f 
t h e K i r k l and Zoning Ordinance. However, g i v e n t h e t r a f f i . ~s i tua- 
t i o n on 108th Avenue, t h e needs of the community a t - l a r g e , and 
t h e cumul a t i ve i rnpacts o f such devel opments over t h e e n t i r e 
community the number of u n i t s should be reduced from 52 t o 47. 

-. ---- -- . . 
b. Land Use. Due t o t h e p r o x i m i t y o f t h e s u b j e c t p r o p e r t y 

t o t h e K i r k l a n d Watershed Park and g i v e n t h e comments 
of the Police Department, t h e applicant should consult 
with the City regarding the p o s s i b i l i t y of providing 
buffering on the eastern p o r t i o n of the subject pro- 
p e r t y adjacent t o the Watershed Park. I f such buffering 
I s determined t o be necessary the s p e c i f i c design of 

. t h i s b u f f e r i n g s h o u l d be shown on t h e landscaping p l a n 

.- . . 
t o b e s u b m i t t e d w i t h t h e F i n a l PUD. 

. .... - . . . - , . . in!n178 
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11. D. 2. b. C o n t i n u e d 

The applicants should design the i n t e r n a l access road 
such t h a t . a l l sharp curves have a minimum i n s i d e radi’us 
of 30’ and a road width on the curve o f 28’. Although, 
based on p u b l i c i n p u t , i t appears t h a t l a r g e moving 
vans w i l l overhang t h e opposite lane by a few f e e t on 
t h e curves, t h i s s i t u a t i o n should be a s u , f f , i c i e n t l y 
rare occurrence that a larger radius i s not warranted. 
I n a d d i t i o n , t h e improvements recommended on page 76 
o f the Final Environmental Impact Statement should be . 
i n c o r p o r a t e d ’ i n t h e new d e s i g n . A r o a d w i d t h o f 2 2 ’ 
on the s t r a i g h t p o r t i o n s should be provided. Plans 
showing th’e road c o n f i g u r a t i o n should be submitted 
a l o n g w i t h a n a p p l i c a t i o n f o r a f i n a l PUD. T h e s e p l a n s 
should i n d i c a t e the extent o f cuts and f i l l s necessary. 
I n addition, t o improve the safety a t the intersection 
o f t h e a c c e s s r o a d w i t h 1 0 8 t h Avenue NE, t h e s e p l a n s 
should include provisions f o r stacking o f two cars a t 
t h e base o f t h e ac.cess r o a d and s h o u l d i n c l u d e p l a n s 
f o r landscaping a t the intersection such t h a t adequate 

. . s i g h t d i s t a n c e w i l l be p r o v i d e d . To p r o v i d e f o r t h e 
- stacking o f two cars the access road between 108th 

A v e n u e NE a n d a p o i n t 4 0 ’ e a s t o f 1 0 8 t h A v e n u e NE 
s h o u l d have a maximum grade o f 6%. A p e d e s t r i a n w a l k - 
way s h o u l d be p r o v i d e d a d j a c e n t t o and a l o n g t h e l e n g t h 
of the i n t e r n a l access road. 

Given t h e recommended changes i n t h e access r o a d de- 
s i g n and t h e u n c e r t a i n t y as t o t h e c u t s and f i l l s r e - 
s u l t i n g . from.these changes, t h e design of. t h e i n t e r i o r 
access road should be subject t o p u b l i c review p r i o r 
t o t h e commencement of c o n s t r u c t i o n . Consequently, 
no construction r e l a t i n g t o any improvements on the 

. 
s u b j e c t p r o p e r t y s h o u l d o c c u r p r i o r t o F i n a l PUD 
approval 

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

1. Statements o f Fact: I 

a , The f o l l o w i n g standards and e x t r a c t from pages 191 and 
192 o f t h e Land Use P o l i c i e s Plan a p p l y t o t-his propo- 
sal: . 

"Residential densities on the unstable slope 
may be i n c r e a s e d by an e x t r a one t o t w o dwel- 
l i n g units per acre (up t o f i v e dwelling units 
per acre) depending upon the degree t o which 
the development proposal conforms t o the 
fo1,lowing standards : 

(1) S o i l s and geologic analysis are required. 
The City w i l l s e l e c t an a p p r o p r i a t e Con- 
s u l t a n t and e s t a b l i s h reasonable study 
perimeters. Analysis would. cover t h e 
area o f the s i t e t o be developed a s w e l l 
as adjacent sites. 

1013178 10112178 
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11. E . 1. a . C o n t i n u e d ’ 
.- . 

... 

(2) The developer w i l l indemnify and h o l d 
h’armless the City. 

I ( 3 ) The c l u s t e r i n g o f s t r u c t u r e s i s r e q u i r e d . 
. - . - . 

. ’! 
.li ( 4 ) The v e g e t a t i v e c o v e r i s m a i n t a i n e d t o t h e 

maximum e x t e n t p o s s i b l e . 

(5) Water courses are t o be r e t a i n e d i n 
a natural state. 

(6) Surface r u n o f f i s t o be c o n t r o l l e d a t 
pre-development levels. 

. . 

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

. (8) The City has t h e present a b i l i t y t o 

. 
provide the necessary emergency ser- 
vices 

(9) A minimum l e v e l of aggregation of 1and 
may be d e . s i r a b l e i n o r d e r t o m i n i m i z e 
adverse impacts. 

(10) There w i l l be public review o f the 
development proposal. " 

2. C o n c l u . s i o n s : The a p p l i c a n t ’ s p r o p o s a l wi’ih t h e recommended 
changes i s consistent w i t h the ten standards given above. 
Specifically: 

f l ) A s o i l s and geologic a n a l y s i s has been 
on the subject property and i s included i n the 

. F i n a l ~ n v i r o n m e n t a l impact S t a t e m e n t ( E x h i b i t 
" B ’I ) I 

( 2 ) The developer shculd indemnify and h o l d harmless 
t h e C i t y i n a form approved by t h e C i t y Attorney. ’ 
S a i d agreement shou1.d be consummated 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 PUD. 

(3) The proposed s t r u c t u r e s are .clustered... . - 

( 4 ) V e g e t a t i o n cover i s m a i n t a i n e d t o t h e maximum 
extent possible. Given the existence.of the 
Watershed Park on t h e n o r t h and e a s t o f t h e 
subject property and a dev,eloping parcel o f 
l a n d on t h e south the o n l y reasonable access t o 
’the s u b j e c t p r o p e r t y i s from 108th Avenue NE. 
Gilten t h i s and t h e City standards f o r access 
roads (15% maximum grade, adequate . t u r n i n g 
radii., etc.) any development on t h e sub.ject 

10/3/78 101121.78 
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gate the impact o f the removal o f e x i s t i n g 
vegetation. 

( 5 ) The o n e ’ w a t e r course on t h e s u b j e c t p r o p e r t y , 
a t the base of t h e n o r t h slope, w i l l be retained 
i n a natural state. 

(6) With ’a storm water c o l l e c t i o n system desilgned 
. . t o t h e s t a n d a r d s o f t h e P u b 1 . i ~S e r v i c e s D e p a r t - 

. 
ment, surface r u n - o f f w i l l be c o n t r o l l e d a t 
pre-devel opment 1eve1s 

(7) There w i l l be one p o i n t o f access t o an a r t e r i a l . 

(8) With t h e recommended design changes t o t h e i n t e r i o r ’ 
access road, the C i t y w i l l have adequate a b i l i t y 
t o provide t h e necessary emergency services. 

(9) The 12 acres aggregated w i t h i n t h i s p r o p o s a l i s 
above t h e minimum l e v e l o f a,ggregation. o f l a n d 
that i s desired. 

( 1 0 ) U n d e r t h e PUD p r o c e d u r e t h e r e w i l l b e a d e q u a t e 
public review o f the development proposal. 

111. APPENDICES: 

-- Exhibits " A u t h r o u g h " F " a r e a t t a c h e d . 
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