
RESOLUTION N O . R- 2 5 7 7 

A RESOLUTION OF THE C I T Y C O U N C I L OF THE C I T Y OF K I R K L A N D APPROVING 
THE ISSUANCE OF A PRELIMINARY PLANNED U N I T DEVELOPMENT AS APPLIED 
FOR I N DEPARTMENT OF C O M M U N I T Y DEVELOPMENT FILE N O . P-PUD-78-65(P) 
BY J U A N I T A BAY ASSOCIATES TO CONSTRUCT 33 TOWNHOUSE UNITS O N A 
4 . 7 1 ACRE SITE, B E I N G W I T H I N A RS 8500 Z O N E , AND SETTING FORTH 
CONDITIONS TO WHICH SUCH PRELIMINARY PLANNED U N I T DEVELOPMENT 
SHALL BE SUBJECT. 

WHEREAS, t h e D e p a r t m e n t o f Community Development 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 Preliminary Planned Unit Development f i l e d by 
J u a n i t a Bay A s s o c i a t e s , 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 
application and located within a Single Family Residential 8,500 
zone, and 

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 December 7 , 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 No. 2319 
concerning environmental policy of the State Environmental Policy 
A c t , an environmental checklist has been submitted t o t h e City of 
K i r k l a n d , r e v i e w e d 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 
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 l i s t a n d d e c l a r a t i o n h a v e 
been available and accompanied t h e application 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 Commission, a f t e r t h e i r p u b l i c 
hearing and consideration of t h e recommendations of 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 e n v i r o n - 
mental checklist and negative declaration did adopt certain 
F i n d i n g s , Conclusions and Recommendations and d i d recommend a p p r o v a l 
of t h e preliminary Planned Unit Development subject t o t h e s p e c i f i c 
conditions set f o r t h i n s a i d recommendations. 

NOW, THEREFORE, BE I T RESOLVED by t h e C i t y C o u n c i l o f t h e C i t y 
of 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 
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-78-65(P) a r e a d o p t e d by t h e K i r k l a n d C i t y C o u n c i l a s 
though f u l l y s e t forth herein. 

S e c t i o n 2 . The Preliminary Planned Unit Development s h a l l 
be issued t o t h e applicant subject t o t h e conditions s e t f o r t h 
i n t h e Recommendations hereinabove adopted by t h e C i t y Council.



Section 3. A c e r t i f i e d copy of t h i s Resolution, together 
with t h e 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 P r e l i m i n a r y 
Planned Unit Development o r evidence thereof delivered t o t h e 
permittee. 

Section 4 . Nothing i n t h i s section s h a l l be construed as 
excusing t h e applicant from compliance with any f e d e r a l , state 
o r local statutes, ordinances o r regulations applicable t o t h i s 
project, other than expressly s e t forth herein. 

I 

Section 5. F a i l u r e on t h e p a r t of t h e holder of t h e Prelim- 
inary Planned Unit Development t o i n i t i a l l y meet o r maintain s t r i c t 
compliance with t h e standards and conditions t o which t h e Preliminary 
Planned Unit Development i s s u b j e c t s h a l l be grounds f o r revoca- 
t i o n i n accordance with Ordinance 2183, t h e Kirkland Zoning Ordinance. 

- S - e c t i o n 6 . C e r t i f i e d o r c o n f o r m e d c o p i e s o f t h i s R e s o l u t i o n 
shall be delivered t o the following: 

( a) Applicant 
( b ) Department of Community Development o f t h e C i t y o f 

Kirkland. 
(c) Fire and Building Department of the City o f Kirkland 
(dl Police Department of t h e City o f Kirkland 
( e l Parks Department o f t h e City of Kirkland 
(f) P u b l i c S e r v i c e D e p a r t m e n t 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 

Finance (ex o f f i c i o City Clerk) f o r the City of 
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 on t h e 1 8 t h 
day o f December , 1978. 

EST: 

D l r e c t o r of! A d m l h l s t r a t l o n and F i n a n c e 
(ex officib City Clerk)
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I. SUMWRY: 

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 Planned U n i t Development 
c o n s i s t i n g o f 33 townhouse u n i t s on a 4.71 acre s i t e . The proposed 
density i s 7.0 dwelling u n i t s per acre. 

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 immediately south of N.E. 1 1 6 t h S t r e e t , 
j u s t e a s t o f S p r i n g t r e e Condominiums a t 105th Avenue N.E. 

3. The proposal i n c l u d e s t h r e e b u i l d i n g s c o n t a i n i n g 4 u n i t s each, one 
b u i l d i n g containing 5 u n i t s , and two b u i l d i n g s containing e i g h t u n i t s 
each. A l l of these buildings w i l l maintain a setback o f a t l e a s t . 4 0 

. feet from t h e side and r e a r property l i n e s and about 30 f e e t from the 
p r o p e r t y l i n e a d j o i n i n g N.E. 116th S t . The proposal a l s o i n c l u d e s a 
tennis court which w i l l have a setback o f approximately 8 f e e t from. the 
east property 1ine. Seventy-three parking s t a l l s are proposed f o r a 
r a t i o o f 2.2 s t a l l s per u n i t . A pedestrian path i s proposed from 
t h e southwestern c o r n e r o f t h e s u b j e c t p r o p e r t y t o N.E. 1 1 6 t h S t r e e t . 

4. The 33 u n i t s w i l l access f r o m NE. 116th S t . a l o n g a 24 f o o t w i d e i n t e r n a l 
road. 

B. RECOMMENDATIONS: 

Based i p o n t h e Statements o f Fact, Conclusions, and E x h i b i t s "A" through 
"E" c o n t a i n e d h e r e i n , we recomnend t h a t t h i s a p p l i c a t i o n be approved 
subject to the following conditions: 

1. A 5 f o o t wide gravel walkway s h a l l be provided where t h e s u b j e c t 
p r o p e r t y abuts N.E. 116th Street. 

2. "No P a r k i n g - F i r e Lane" s i g n s s h a l l be 
the main internal road. 

every 150 f e e t along 

3. P r i o r t o issua;ice o f any grading ,permits on the property, the 

applicant shall : 

a. P h y s i c a l l y rope o f f t h e 40 f o o t setback areas, except i n t h e 

location of the tennis courts, t o delineate those areas that 
are t o remain completely untouched. This roping o f f s h a l l be 
inspected f o r adequacy by the Department o f Community ~ e v e l - 
opment. 

b. P h y s i c a l l y stake a l l t r e e s outside of t h e 40 f o o t setback area 
which a r e t o be r e t a i n e d . These s h a l l be inspected f o r 

approval by the Department of Community Development and t h e 

method o f staking the trees s h a l l meet w i t h the operating 
procedures o f t h a t Department. 

-- - 1p47/,7/q* 

k b 
f i - a 577
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1. B. 4 : 

. .. 

Along w i t h an a p p l i c a t i o n f o r t h e F i n a l Planned U n i t Development, 
the applicant shall submit the following: 

a. A p l a n showing t h e i n t e r n a l p e d e s t r i a n system. Low l i g h t i n g s h a l l 

be p r o v i d e d along a11 p e d e s t r i a n walkways,. T h i s p l a n s h a l l i n d i c a t e 

t h e l o c a t i o n and design o f such l i g h t i n g , i n c l u d i n g a n t i - g l a r e hoods 
or similar devices. 

b. Plans demonstrating t h a t a l l proposed structures w i l l be no more 
than 25 f e e t above t h e e x i s t i n g grade and w i l l be s e t back a t 
l e a s t 40 f e e t from t h e r e a r and s i d e p r o p e r t y l i n e s . 

c. A complete 1andscaping p l a n . A s p a r t o f t h e . appl i c a t i o t l f o r a,,;-;; 

Fi,na1-Pl’anned U n i t Development, t h e appl i c a n t s h a l l submit a compl e t e 
landscaping plan f o r the subject property. This landscaping plan 
s h a l l i n d i c a t e t h e s i z e , species, and l o c a t i o n o f a l l e x i s t i n g t r e e s 
6" o r g r e a t e r i n c a l i p e r and i n d i c a t e which o f these t r e e s w i l l be 
c u t and which w i l l remain. I n addition, t h i s landscaping plan shall 
indicate the size, location, and species o f a l l proposed plantings. 

d. 

.... . 

e. 

Detailed plans i n d i c a t i n g the measures t o be used t o c o n t r o l 
r u n o f f and erosion during construction. Runoff and erosion 
s h a l l be mininii zed. 

Complete u t i l i t y plans conforming t o the standards o f the Public 
Service Department. 

. 

f. A 
r escteantet .mt aexnat bol ef st 

hael 
e sassnersiscee,d 

v a l u a t i o n o f t h e p r o p e r t y and t h e most 

g. A physiographic map indi.cati.,ng s p r i n g s and streams, T h i s s h a l l 
be used i n the development’of a d e t a i l e d st0rrn’wate.r management 

cpol 
anns 

ttr 
ou 

citni ocnl 
u. d e measures t o minimize r u n o f f and e 

. 
r o 
. 
s i o 
. 
n du,ri 

. 
n 
. 
g’ 

h. A ’no p r o t e s t ’ agreement t o t h e f o r m a t i o n o f a Local Improvement 
D i s t r i c t along N.E. 1 1 6 t h S t . f o r t h e p r o v i s i o n o f roadway arid walk- 
way improvements. Said agreement s h a l l be i n a form approved by 
t h e C i t y A t t o r n e y and s h a l l i n c l u d e r e f e r e n c e t o a p o t e n t i a l j o i n t 
City of KirklandIKing County p r o j e c t and i t s h a l l a l s o include 
c o n s i d e r a t i o n t o be g i v e n f o r p r o p e r t i e s which may have p a r t i c i - 
pated i n e a r l i e r funding o r i n s t a l l a t i o n o f improvements. 

P r i o r t o City Counci’l rev’iew o f t h e F i n a l Planned U n i t Development 
t h e appl i c a n t s ha11 : 

. 

a. Deposit w i t h t h e City a sum o f money equal’ t o $10 p e r f r o n t f o o t 
o f t h e s u b j e c t p r o p e r t y along N.E. l l G t h S t r e e t f o r f u t u r e 

. iiiiprovements , t o t h a t r i j ht-of-way 
b. Deposit i n t o t h e " I n L i e u Open Space Account’’ o f t h e Park and 

M u n i c i p a l F a c i l i t i e s Curnulati ve Reserve Fund an amount o f money 
equal t o 6% o f t h e assessed 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 per u n i t , whichever i s greater. 

11. MAJOR STATEMENTS OF FACT AND CONCLUSIONS: 

8 
A, HISTORI CAL BACKGROUND: (Not r e 1evant) 

B. GOVERNMENTAL COORDINATION:
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11. B. 

1. Statements o f Fact. 

a. Parks Department. A walkway s h o u l d be p r o v i d e d a l o n g N.E. 1 1 6 t h 
Street, and sidewalk should be provided along the main i n t e r i o r 
road. 

b. F i r e Department. A minimum w i d t h o f 24’ s h a l l be maintained f o r 
the ingress and egress o f emergency vehicles. F i r e hydrants w i l l 
be required. The number o f hydrants and t h e i r exact l o c a t i o n 
can be determined when a d e t a i l e d s e t o f p r i n t s i s p r o v i d e d t o 
the F i r e Department. The minimum f i r e f l o w requirements cannot 
be determined u n t i l more d e t a i l e d p l a n s a r e p r o v i d e d . "No P a r k i n g " 
signs v i i l l be required i n those areas where parking could hinder 
o r delay the response o f F i r e Department vehicles. 

I 

c. P o l i c e Department. Emergency access appears t o be adequate. 
Pedestrian wal kways should be adequately 1i g h t e d . 

d. B u i l d i n g Department. B u i l d i n g code d a t a i s c o r r e c t as shown. 
Handicapped u n i t s should be provided per the State buil.ding 
code. 

I



11. B. 1. e. P u b l i c S e r v i c e Department. Adequate s a n i t a r y sewer s e r v i c e i s 

. 
a v a i l a b l e . The main sewer l i n e w i l l be extended a t t h e expense 
o f t h e d e v e l o p e r ,The d e s i g n o f t h e domestic w a t e r system 
and t h e storm water system w i l l be approved by t h e City and 
c o n s t r u c t e d by t h e developer. A teniporary walkway a l o n g N.E. 

4;. 116th S t . should be provided. I n a d d i t i o n $10 per f r o n t f o o t 
s h o u l d be p r o v i d e d f o r f u t u r e improvements on N. E. 1 1 6 t h S t . 

2. Conclusions. 

a. A 5 f o o t gravel walkway should be provided where t h e s u b j e c t 
I 

p r o p e r t y abuts N.E. 1 1 6 t h S t r e e t . 

b. A plan showing the i n t e r n a l pedestrian system should be submitted 
along w i t h the application f o r a Final Planned U n i t Development. 
Low l i g h t i n g s h o u l d be p r o v i d e d a l o n g any p e d e s t r i a n walkways. 
The above p l a n should i n d i c a t e t h e l o c a t i o n and design o f such 
1 i g h t i n g . 

c.’ "No P a r k i n g - F i r e Lane" s i g n s s h o u l d be p r o v i d e d e v e r y 150 f e e t 
along the main internal road. 

d. Complete u t i l i t y plans which conform t o the standards o f the 
P u b l i c Service Department should be submitted as p a r t o f t h e 
application f o r a Final Planned U n i t Development. 

e. P r i o r t o City Council r e v i e w o f t h e F i n a l Planned U n i t Development, 
t h e a p p l i c a n t s h o u l d d e p o s i t w i t h t h e City a sum o f money equal 
t o $10 p e r f r o n t f o o t o f t h e s u b j e c t p r o p e r t y a l o n g N.E. 1 1 6 t h 
S t r e e t . These moneys w i l l be f o r f u t u r e imp~ovementson N.E. 1 1 6 t h 

8 
Street. 

C. EXISTING PHYSICAL CHARACTERISTICS: 

1. Statements o f Fact. 

a. Topography. The s u b j e c t p r o p e r t y s l o p e s down gradual l y f r o m 
northeast t o southwest. 

b. Vegetation. The s u b j e c t p r o p e r t y c o n t a i n s p r i m a r i l y deciduous 
growth, c o n s i s t i n g o f a l d e r and maple trees f o r t h e most part, w i t h 
t h e normally associated undergrowth. The s i t e supports a few 
scattered coniferous trees. 

a . As p a r t o f t h e a p p l i c a t i o n f o r a F i n a l Planned U n i t Development, 
the applicant should submit d e t a i l e d plans showing the measures 
t o be used t o c o n t r o l r u n o f f and e r o s i o n d u r i n q - c o n s t r u c t i o n . 

. Runoff and erosion should be minimized.
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11. C . 2. b. As p a r t o f t h e a p p l i c a t i o n f o r a F i n a l Planned U n i t Development, 

’8 
the applicant should submit a complete landscaping plan f o r the 
subject property. This landscaping plan should indicate the size, 
species, and l o c a t i o n o f a l l e x i s t i n g trees 6" o r greater i n 
c a l i p e r and i n d i c a t e which o f these trees w i l l be c u t and which 
w i l l remain. I n addition, t h i s landscaping plan should indicate 
the size, location, and species o f a l l proposed plantings. 

. . 

8 

D. PUBLIC UTILITIES: 

1. Statements o f . Fact. -J 

a. S t r e e t s . The s u b j e c t p r o p e r t y f r o n t s on N.E. 1 1 6 t h S t . , w h i c h i s a 
60 f o o t wide right-of-way. N.E. 116th S t r e e t i s improved w i t h 
approximately 22 feet o f asphalt without curb, gutter, o r sidewalk. 

b. Sewer/Water. Existing 8" sewer l i n e s e x i s t w i t h i n the Springtree 
development and w i t h i n t h e right-of-way o f N.E. 116th S t r e e t west 
o f t h e s u b j e c t p r o p e r t y . An 8" w a t e r main e x i s t s w i t h i n t h e r i g h t - 
of-way o f N. E. 1 1 6 t h S t r e e t . 

c. Improvements t o N.E. 116th S t r e e t ’ are contemplated b u t would n o t 
be constructed f o r several years. These improvements would most 
l i k e l y c o n s i s t o f w i d e r a s p h a l t p a v i n g t h a n now e x i s t s as w e l l 
as curb, g u t t e r , and sidewalk. 

2. Conclusions. See Governmental C o o r d i n a t i o n , above. 

. , 

E. NEIGHBORHOOD CHARACTERISTICS: 

1. Statements o f Fact. 

a. Zoning. The s u b j e c t p r o p e r t y as w e l l as a l l s u r r o u n d i n g 

2. Conclusions. The proposed l a n d use i s c o n s i s t e n t w i t h t h e 
developing land use pattern i n the area.
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11. F. LOCAL ZONING AND/OR LAND USE POLICIES AND PLANS: 

1. Statements o f Fact. 

a. The f o l l o w i n g e x t r a c t from t h e J u a n i t a Heights area s e c t i o n 
o f t h e Land Use P o l i c i e s Plan i s a p p l i c a b l e (pages 362 and 363): 

--.. 
" S l i g h t l y h i g h e r d e n s i t i e s \ u p ~o 

7 " d i e l l i n g u n i t s p e r a c r e ) may b e p e r - 
m i t t e d on lands f r o n t i n g on NE 116th 
Street subject o t the following condi- 
tions: 

, 

(1) This added increment o f d e n s i t y 
. ,would be allowed o n l y on a planned 

, u n i t development basis. 

( 2 ) Visual buffering by a landscaped 
setback ( n o r m a l l y 40 f e e t ) should 
separate s l i g h t l y .?igher density 
development from single family 
adjacent uses. 

. 

(3) There i s no d i r e c t access from 
individual dwelling units onto 
NE l l G t h S t r e e t . Access t o NE 
116th S t r e e t would be l i m i t e d t o 
i n t e r i o r loop roads, cul -de-sacs 
o r s i m i l a r s t r e e t s . This added 
increment of density should not be 
available t o properties where 
topographic conditions pose t r a f f i c 
hazards due t o 1i n e - o f - s i g h t pro- 
blems. Furthermore, 2ccess should 
be l i m i t e d t o NE 116th S t r e e t and 
not onto ’residential streets t o 

-. the south. 

(4) Pedestrian access through the . 
’development should be r e q u i r e d as 
a condition f o r approval, i f appro- 
priate, t o f a c i l i t a t e access t o 
schools. 

(5) Extensions o f higher density. 
development should not penetrate 
i n t o lower d e n s i t y areas and 
should t h e r e f o r e be perni’i t t e d 
only within a specified distance 
f r o m NE 1 1 . 6 t h S t r e e t .



11. F. 1. a. (Contld) 
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(6) H e i g h t o f s t r u c t u r e s does n o t 

! exceed t h a t of adjacent residen- 

t i a l uses. 

( 7 ) Some o p e n s p a c e i s t o b e i n c l u d e d 
on s i t e i n addition t o t h a t re- 
quired under the ’in l i e u " pro- 
v i s i o n s t o meet, community needs. 

(8) A s l o p e a n a l y s i s i n d i c a t e s t h a t 
t h i s higher density would be s u i t - 
a b l e on t h e p o t e n t i a l l y c n s t a b l e 
s l o p e e a s t o f 1 0 0 t h A v e n u e WE ( s e e 
t h e N a t u r a l E l e ~ ~ i e n tsse c t i o n f o r 

. 
t h e l o c a t i o n o f t h e slope and 
additional information) 

Conlmon w a l l . o r c l u s t e r housi-ncr w i l l . . b e 
! e r ~ c . o u " ~ ~ L 

b. The f o l l o w i n g e x t r a c t from the K i r k l a n d Zoning Ordinance i s 
applicable (Section 23.28.131 ) : 

. . . "a1 1 Pl anned U n i t Developments which propose r e s i d e n t i a l 
uses s h a l l be subject t o the provisions o f Section 23.10.110(5) 
of t h i s Ordinance i f the residential density i s greater than 
one (1 ) dwelling u n i t per 7200 square f e e t o f land area s u b j e c t 
t o residential use." 

c. S e c t i o n 23.10.110(5) s t a t e s t h a t moneys equal t o 6% o f t h e 
assessed v a l u a t i o n o f t h e p r o p e r t y o r $200 p e r un.i t, whichever 

-- i s g r e a t e r , s h a l l be d e p o s i t e d i n t o t h e " I n L i e u Open Space 
Account" o f t h e Park and Muncip~ilF a c i l i t i e s Cumulative Reserve 
Fund f o r a l l new r e s i d e n t i a l development i n RM zones. 

. 2. Concl usions 

a. The s i t e plans submitted along w i t h t h e a p p l i c a t i o n f o r t h e 
F i n a l PUD s h o u l d i n d i c a t e t h a t no s t r u c t u r e s w i l l exceed a 
h e i g h t of 25 f e e t above t h e e x i s t i n g grade and t h a t s t r u c t u r e s 
w i l l be s e t back a t l e a s t 40 f e e t from t h e ’ s i d e and r e a r p r o p e r t y 
lines. . .. 

b. This proposal, w i t h a density o f one u n i t p e r 6223 square f e e t o f land 
area, i s subject t o Section 23.10.110(5) o f the Zoning Ordinance. P r i o r 
t o City Council review o f the Final Planned U n i t Development the appl i- 
c a n t s h o u l d d e p o s i t i n t o t h e "In L i e u Open Space Account" o f t h e Park 
and M u n i c i p a l F a c i l i t i e s Cumulative Reserve Fund an amount o f money 
equal t o 6% o f t h e assessed 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 
p e r u n i t , ~ h i c h e v e ri s g r e a t e r . 

c . The a p p l i c a t i o n meets c r i t e r i a (1) through ( 7 ) o f t h e r e l e v a n t s e c t i o n 
o f t h e Land Use P o l i c i e s Plan. 

111. APPENDIC E ~ x S h : i b i t s "A" through ’E " a r e attached. 
12/7/78


