
RESOLUTION NO. - 2710 

A RESOLUTION OF THE C I T Y COUNCIL OF THE C I T Y OF KIRKLAND 
I APPROVING THE ISSUANCE OF A PRELIMINARY PLANNED U N I T 

DEVELOPMENT AS APPLIED FOR I N DEPARTMENT OF COMMUNITY 
DEVELOPMENT F I L E N O . P - P U D - S O P - 7 9 - 1 1 5 ( H ) , BY W I N M A R COMPANY, 
I N C . TO CONSTRUCT A 4 8 - U N I T CONDOMINIUM STRUCTURE WITH PARKING 
AND RECREATION B U I L D I N G BEING W I T H I N A WATERFRONT D I S T R I C T I 
ZONE, 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 C o m m u n i t y D e v e l o p m e n t h a s 

1 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 b y Winmar Company, I n c . , 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 a p p l i c a t i o n and l o c a t e d w i t h i n a 
Waterfront D i s t r i c t I 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 h e l d 
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 December 4, 1979, 
December 11, 1979, January 15, 1980, January 17, 1980, January 
24, 1980, and F ebruary 21, 1980, 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. 0 - 2 3 1 9 
concerning environmental pol i c y and t h e S t a t e Environmental 
P o l i c y Act, an environmental c h e c k l i s t has been submitted t o 
the City o f Kirkland, reviewed by the responsible o f f i c i a l o f 
t h e City o f K i r k l a n d and a negative 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 avai 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 rev iew 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 
Commu.nity Council a f t e r t h e i r p u b l i c heariwgs and c o n s i d e r a t i o n 
o f t h e recommendations o f t h e Department o f Community 
Development and having avai 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 
the Preliminary Planned Unit Development subject t o the 
specific 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 K i r k l a n d as f o l l o w s : 

S e c t i o n 1. The F i n d i n g s , Conclusions and Recommendations 
o f t m k l a n d Planning Commission as signed by the Chairman 
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-SDP-79-115(H) a r e adopted b y t h e K i r k l a n d C i t y 
C o u n c i l as though f u l l y s e t f o r t h h e r e i n . 

I



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.ha11 
be issued t o t h e a p p l i c a n t subject t o t h e c o n d i t i o n s s e t f o r t h 
i n the Recommendations hereinabaove adopted by the C i t y 
Council, with 

and f u r t h e r 

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 t h t h e 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 
Preliminary Planned U n i t Development o r evidence thereof 
delivered 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 applicant from compliance with any federal, state 
or local statutes, ordinances or regulations applicable t o t h i s 
project, other than expressly set f orth herein. 

Section 5. F a i l u r e on the p a r t o f t h e holder o f the permit 
t o meet o r maintain s t r i c t compliance w i t h t he 
standards and c o n d i t i o n s t o which t h e P r e l i m i n a r y Planned U n i t 
Develo~ment i s sub.iect s h a l l be arounds f o r r e v o c a t i o n i n 
accordance w i t h s e c t i o n 23.28 o f O r d i n a n c e No. 2183, t h e 
Kirkland Zoning Ordinance. 

Section 6. Notwithstanding any recommendations heretofore 
given by t h e Houghton Community Council, the subject matter o f 
t h i s R e s o l u t i o n and t h e P r e l i m i n a r v Planned U n i t D e v e l o ~ m e n t 
h e r e i n granted are, pursuant t o ordinance 2001, subject 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 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 the Houghton Community Council o r t h e f a i l u r e o f 
said 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 passawge o f t h i s Resolution. 

Section 7 C e r t i f i e d o r conformed copies of t h i s Resolution 
. s h a l m delivered t o the following: 

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

Kirkland 
( c ) F i r e and B u i l d i n g Departments o f t h e C i t y o f K i r k l a n d 
(d) Public Service Department of the C i t y o f Kirkland 
( e ) 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 Cit y Clerk) f o r the Cit y 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 o n t h e 3 r d 
day o f March, 1980.



SIGNED I N AUTHENTICATION THEREOF on the 3 r d day o f March, 
1980. 

0917A
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A . DESCRIPTION OF THE PROPOSED A C T I O N : 

T h i s i s an a p p l i c a t i o n by t h e Uinmar C o r p o r a t i o n f o r 
.. P r e l i m i n a r y P l a n n e d U n i t D e v e l o p m e n t a n d S u b s t a n t i a l 

Development Permits t o construct a 48-unit condominium 
p r o j e c t w i t h a s s o c i a t e d p a r k i n g a n d recreation s t r u c - 
t u r e s . The 3.37 acre s i t e i s l o c a t e d b e t w ~ e n LzLe 
U a s h i n g t o n 8 o u l e v a r - d a n d L z t e W a s i ~ i n g t o n l i e t w e e n :he 

Sezhawks o f f i c e s and t h e Yarrow Bay iZiarinz. 

The r e s i d e n t i a l d e n s i t y o f the proposed p r o j e c t i s 12 
dwelling u n i t s per acre, the l o t frontage alortg Lake 
Uashington i s approximately 445 l i n e a r f e e t and t h e 
impervious coverage o f i h e s i t e i s proposed a t 53.8 
percent ( s t r u c t u r e s p l u s rozdways). The d w e l l i n s 
u n i t s w i l l be 2,380 square f e e t t o 2,60n square f e e t 
,of area. These u n i t s w i l l be arranged i n a s i n g l e 
s r r u i t u r e o r i e n t e d rougiily p z r a i l e l r o the shol-ei i,,e 
t h a t i s 480 f e e t long, 100 f e e t wid? and 4 s t o r i e s i n 
h e i g h t . The maximum b u i l d i n g h e i g h t (53.25. f e e t ) i s 
30 f e e t above the average b u i l d i n g e l e v a t i o n (33.25 
f e e t ) . (See E x h i b i t "D-8" - B u i l d i n g E l e v a t i o n s . 

The applicants propose t o regrade the s i t e as f o i l o W s : 
.. A n e x c a v a t i o n wo!ld r e m o v e f r o m 8 t o 1 0 v e r t i c a l f e e t 

o f m 6 t e r i a l on the aestern h a l f o f the s i t e and z f i l l 
o f from 5 t o 2 v e r t i c z l f e e t of meteria! w o l i J be 
placed on the elstern h a i f o f the s i t e . (See E x h i b i t 

- "0-3" F i n i s h e d G r a d i n g P1a.n). 

One h u n d r e d e n d t w e n t y - f i v e p a r k i n g s t a l l s e r e p r c p c - 
sed t o eccommodate t h e r e s i d e n t s and t h e i r guests. 
This averzges 2.6 parking’ s t z l l s per u n i t . These 
s t a l l s w i l l be locared both w i t h i n ana on t h e r o o f o f 
a parking strccture t o be located immediately e z s t o f 
t h e d w e l l i n g u n i t s . Access t o the p r o p e r t y i s i r o m 2 

s i n g l e proposed roadway coming from Lake U a s h i o ~ t o n 
Boulevard. The roadway w o u l d n o t exceed 12% i n s ? c p e 
a n d w o u l d b e 2 4 f e e t w i d e . T h e r o a d w a y w o u l d c:oss 
over the roof o f a proposed re-reation strbcture, 
swing t o t h e n o r t h and t h e n s w i t c h back t o t h e south 
t o arrive a t the parking levels o f the garage struc- 
ture.
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d. A deiailcd :I-afiic report dealing with 
a 1 : e r r i a t i v e m e t h o d s o f mi t i g a t i n 9 l e f t - t u r n 
t r a f f i c d i s r u p z i c n i n Lake Washington Bcule- 
v a r d . T h e a l t e r n j i i v e s t o be considered a n d 
evaluate: shall include a center l e f t turn 
l a n e znd a c e n t e r l i n c b a r r i e r . !f deemed 
apprspriate, the City may require a similar 
irnprcverne:;t a s a c o n d i t i o n of t h e F i n a l 
P l z n n e d U n i t !levelopmen!. Any t r a f f i c s t u d y 
done p r i o r t o Final PUD shall concern only 
t h a t p a r t of Lake Washington Boulevard 
b s t i u e e n t h e s o u t h e r n 1-0. e r t y l i n e of t h e 
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e . A s t a t e m e n t of t h e v a l u a t i o n of t h e . s u b j e c t 
property pursuant t o Section 23.10.110(5) of 
t h e Zoning Ordinance (fee-in-lieu). 

i. A d e t a i l e d s i g n p a c k a s e i n d i c i t i n g t h e 
l o c a t i o n , s i z e and nature of p u b l i c pedes- 
t r i a n oriented signs. These signs s h a l l 
d e ? i n e a t r t h e l o c a t i o n and purpose of a l l 
"public uje" and "public access" f e a t u r e s 
that ?re required with iinai Planned Unit 
Development. These s i g n s s h a l l be c o n s i s - 
t e n t with the symbol/pictograph public signs 
d e s c r i b e d i n t h e Land Use P o l i c i e s P1a.n 
(Community P o l i c y 3 on Page 1 5 ) . 

2 . P.rior t o C i t y CounciJ 2 c t i o n on t h e proposed 
S u b s t a n t i z l D e v e l o p m e n t P e r m i t and :he F i n a l 
Pl?nrted Unit Dev?iopmnnt Permit f o r -the s u b j e c t 
s i t e , t h e f o l i o w i n g rnos,t o c c u r : 

a. The zppropri z t e amount of "fee- i n - l i e u " 

monies must b? d e p o s i t e d pursuant t o 
23.!0.110(5) unless land i s dedicated t o the 
C i t y , i n which c a s e an appropl-iate a d j u s t - 
ment o f t h i s f e e s h a l l be made. 

b. I f sny excavated material i s proposed t o be 
l o c a t s d w i t h i n t h e City of Kirkland, an 
a p p l i c a t i o n t o place such f i l l must be 
received and approval granted. 

3 . The reco~cmnndations contained in tile S o i l s Repsrt 
d a t e d S e p t e m b e r 7 , 1.979 wi 11 be a d l i e r s d t o . A t 
t h e time of Building Permit a p p l i c a t i o n , t h e 

’ applicant shall submit a cover l e t t e r speaking 
directiy t o each o i the major points identified 
i n t h e S s i l s Repcrt Conclasions and Reconrmenda- 
t i o n s . I f tiie C i t y determines t h a t i n a d e ~ ~ z t e 
answers have been submitted with application f c r 
B u i l d i n g P e r m i t s , t h e C i t y may r e f u s e t o p r o c e s s 
t h e p e r m i t on t h e grounds of i n s u f f i c i e n t i n f o r - 
mation. 

4. P r i o r t o issuance of any C e r t i f i c a t e s of Occu- 
pancy f o r t h e condominium u n i t s t h e a p p l i c a n t 
shall: 

a. I n s t a l l 211 m a t e r i a l s shown i n t h e f i n a l 
l a n d ~ c a p i ~ ~ la papnr o v e d w i t h F i n a l P l a n n e d 
Unit Development. 

b. I n s t a l l , improve and record a l l . required 

legai ea,sements or deeds t o implemeni t h e 
p u b l i c access and public use areas a s ap- 
proved i n the f i n a l , approved Planned Unit 
Development. All conveyance instruzents f o r 
t h e p u b l i c s h a l l be i n a form znd s u b s t a n c e 

, acceptable t o the C i t y ’ s attorney and the 
owner’s attorney. 

5. The a p p l i c a n t s s h a l l i n s t a l l f i r e ’ hydrants and 
extinguishers per the ’requit-ements of t h e Kirk- 
land F i r e Department a s tin11 a s s i g n s a l o n g t h e 
a c c e s s r e a d s t a t i n g "NO PA2KICG - i I 2 E L A X E " . 

6. The a p p l i c a n t s s h a l l extend t h e sewer i i n e r c t h e 
northern border of the prcperty. The l i n e s h a l ; 
be l o c a t e d w e s t e r l y of t h e s t r u c t u r e s . 

7. The water l i n e s h a l l ’ be connected e i t h e r t o t h e 
north (and approprizt? public easements recorded) 
or directly into the line in the 3oulevzrd. In 
e i t h e r c a s e , t h s l o c a t i o n and s p e c i f i c i t i o n s of 
t h e connection w i l l be approved through t h e 
Public Service Department.
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a. The e l e v a t o r housings i n d i c a t e d i n E x h i b i t D-8 
a r e h e r e b y a u t h o r i i e d as t o p l a c e m e n t and num- 
ber. H ~ e e v e r , a11 o t h e r elements t o be p l a c e d 
above e l e v a t i o n 63.25 s r e s u b j e c t t o r e v i e w and 
a p p r o v a l b y F i n a l PUG as t o t h e l o c a t i o n , n u m b e r , 
dirtensions, design, c o l o r , shape and m a t e r i a l . 
Tou6rd t h i s end, a p p l i c a n t s h a l l submit b o t h 
e 7 e v a t j ~ n s a n d a t lea;; t w o ( 2 ) z c c u r a t e c o n - 
structed perspective renderings o f the roof cf 
the proposed residential structure taken from 
v a n i t g e 9 o i : i t s i n t h e . r i g h t o f - w a y . :f L a k e Wash- 
i n s t o n e o u l e v a r d . T h e v a n t a g e p c ~ n ~t os b e u s e d 
i n these perspective drzwingj s h a l l be coordin- 
a t e ~w i t h the D e ~ a r t n e n t o f C o o i n n i t j Deveiop- 
c e n t . i h e s e d r a n ~ n s s s h a l l show i n d e t a i l t h e 
n a t c r e and q u a i i t y o f the r o o f design and s h a l l 
be evaluated by the hearing bodies w i t h p a r t i c u - 
lar regard to three criteria: 

( a ) minimum blockage o f views o f t h e lake; and 

( b ) an u n o b t r u s i v e a e s t n z t i c c h a r a c t e r t h a t i s 
consistent both with the design of the 
p r o j e c t and t h e s h o r e l i n e s e t t i n g . 

(c) ihe itwering of the residential structure by 
two ( 2 ) f e e t . 

9 . Up t o 1,1330 s q u a r e f e e t o f s w i ~ m i n g p o o l may b e 
proposed w i t h i n the required high water l i n e 
setback area subject t o review and approval a t 
F i n a l PUD o f t h e e x a c t I - o c a t i o n , c o n f i g u r a t i o n 
and design. T h i s p o o l and i t s a s s o c i a t e d h a r d 
surface p r i v a t e use spaces s h a l l be i l i u s t r a t e d 
as a p a r t o f t h e t o t a l d e s i g n f o r t h e h i g h r z t e r - 
l i n e setback area and i t s h a l l be coordinated 
w i t h l a n d s c a p i n g , s c r e e n i n g o r f e n c i n o so as t o 
m i n i n i z e c o n f l i c t s w i t h " p u b i i c access" and 
"public use" t o the west. 

10. T h i s a p p l i c a t i o n i s a p p r o v e d . s u b j e c t t o t h e 
various requirements contained i n the Kirkland 
Zoning Ordinance, Shoreline Raster Program, 

K u n i c i p a l and B u i l d i n g Codes, ano Land Use P o l i - 
cies Plan. I t i s the re5ponsibiiity of thc 
appiicdnt t o assure compliance w i t h the various 
provisions contained i n these ordinances. 
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11. A 6 f o o t wide c c n c r e t e s i l e k i a i k s h a l l be i n s t a i - 

l e d along the f r o n t a g e of the p r o p e r t y on L j k e 
Vashington Boulevard. 

12. A t the t i m e of ’ F i n a l Planned U n i t Development the 
applicant s h a i l submit a r e v i s e d design f o r what 
i s t o o c c u r w i t h i n :he h i g h w a t e r l i n e s ? t S a c t 

z r e a . The f o i l o w i n g changes s h a i i be made r e l a - 
t i v e t o E x h i b i t "K". 

a. A 6 f o o t w i d e c o n c r e t e side,,$alk w i l l be 
s h o ~ nw h e r e 4 f e e t i s now s h o w n . 

b. A more s u b s t i n t i a l r o c k e r y or r e t a i n i n g v a ! l 
s h a i l be shown a l o n g t h e v:arerls edge. 

.. 

c. The two c o a c r e t e b a c k l e s s benches cioses: t o 
Section l i n e 3 on E x h i b i t "K" ’ s k a i l bs 
replaced.with wooden benchfs w i t h backs. 

d . Some a d d i t i o n a l f e n c i n g s h a l i b e p l a c c d 
a r o u n d t h e s w i n m i n g p o o l b u t ma:) c o n : i s t o f 
some p i e x i g l a s s o r o t h e r n o n - o p z q u e m a t e r i a l . 

e . G r a v e l s h a i l n c t b e p l a c e d o c e i t h e r s i , ? ~o f 
t h e w a l k w a y b e d . E i t h e r g r c o n d - o v e r o r some 

o t h e r s u r f a c e s h a l l be shown f o r those 
spaces. 

f. Sigcs conforaing . t o tho stzndards of the 
. Department o f Community 9eveiopment s h z l l be 

impiaced on h o l l a r d s designating "puhlic 
access" and " p u b l i c use". 

1 3 . A t t i m e o f F i n a l FUD. a p p l i c a n t s h a l l a l s ~~ a b f i i i t 

a d e t a i l e d d e s i g n f o r a p u b l i c u s e s p a c e t.o b e 
located at grade i n the ncrthv;estern cornsr of 
t h e subject property and approximately 30 f e e t by 
60 f e e t i n dimension. T h i s d e t a i l e d design w i 1 i 
be done a t a l a r g e r s c a l e tnan E x h i b i t "K" and 
w i l l i n c l u d e as a m i n i m u m t h e f o i i c v i n g f e a t u r e s :
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a . A I 1 i 5 t o r i c Z l i!~ii!.kt!~.n o t i n s t h e p s s t l o c ~ t i f l l l 
o f :!I? S ; . i n r l n . S i ! i j > y a r d and c r o s s - l a k e fc"Y 
l a n d ~ n g and c o n s i s t i n g of some combinations 
of b c l l 3 r d s and wood o r m e t a l p l a t e s . The 
d e s i g n of t h e marker s h a l l be c o o r d i n a t e d 
w i r h t h e D e p j r t n ~ e n t of Community Develo?ment 
and i t s c o n r c n t w i l l be reviewed i o r comment 
by t h e K i r k l a n d H i s t o r i c a l 8 0 c i e t y . 

b. A minimua of two wooden benches with backs. 

c A revised lzndscaping plan including several 
ornamental t r e e s and low maintenance land- 
sczping t o h e l p e n c l o s e t h e space and d e f i n e 
it. 

6. Smail lawn space. 

e . Gollards t h a t demark t h e space and a r e 
moun:ed w i t h s i g n s i n d i c a t i n g t h : t i t i s 
a v a i l a b l e f o r Public Use. 

I f No. 1 3 i s r e c u i r e d t h e C i t y s h o u l d a c c e p t a d e e d t o 
the property in question a s vtell as the public access 

p a t h . I f No. 1 3 i s n o t r e q u i r e d , t h e d e e d i n g of t h e 

path i s not recommended. 

! I . Ri:,JOR ISSCES: 

The major i s s u e s a r e : ( 4 ) P u b l i c Access t o and along 

the shoreiine; (5) Excavation ,within the required high 

water lin-e setbzck iirez; (C) Intrusion of s t r u c t u r e 
i n t o t h e north p r o p e r t y l i n e setback!30% f r a n t a l 
openness, and ( D ) Y iews/Bui 1.ding Height. 

A . P U S L I C ACCESS 

1 . Siztements of Fact. 

a . A c c e s s long t h e w a t e r ’ s e d g e i s shown 
i n E x h i b i t " K " . The major f e a t u r e s 
t h a t t h e Hinmar a p p l i c a n t s have shown 
on t h i s d e s i g n a r e a s f o l l o w s : 

2/21,’89 
12/11/79 
11128179 
0311A/9216A - GP 

1 ) T11c:y n 1 . v W p~ cro::5 
along the water’s ed. a 1 

ioot wide concrete sidcvialk with 
g r a v e l on bo!i~ tlie w e s t arid e a s t 
s i d e s of t h a t s u r f a c e . 

2) Five concrete benches without 
backs a r e shown w i t h i n t h i s p u b l i c 
access area. 

3 ) - A swimming pool and r e l a t e d deck, 
lawn and s t a i r s a r e l o c a t e d i n t h e 
southwect portion of the subject 
p r o p e r t y e n c r o a c b j n g up t 3 40 f e e i 
inside the required high water 
line setback area. 

4 ) Except f o r a sinole stairway acd 
g a t e which connects the p r i v a t e 
p r o p e r t y of t h e l o v i e r lawn deign t o 
the public access along the sho-e- 
l i n e , the applicants have s h o ~ n 5 
d e s i g n which p r o v i d ~ sa f u n c t i o n a i 
and physical separation between 
the public spaces along the sjde- 
walk and the p r i v a t e spaces which 
l i e upland. The a p p l i c a n t s ’ 
design uses lzndscaping such as 
shrubs and ~ r c u n d c o v e r s t o c r e a t e 
aesthsticzlly pleasin.? but efiez- 
tive barriers t o unaanted noven?nr 
i n t o the private space;. i u r i h e r - 
more, t h e app!icants hzve used xhe 
change in elevation between t h e 
condominiums (23 f e e t ) and in? 

shoreline (approximarely 15 f e e t ) 
t o c r e a t e a s e r i e s of spaces and 
b a r r i e r s which provide a visual 
openness in both directions bur 
which e f f e c t i v r i y i i m i t the publ<c 
f l o w afid p u b l i c s p a c e s . The 
degree t o which t h i s i s zchieved 
successfully i s indicated in the 
s i x sections which t h e applicants 
have drawn through the s i t e . 
review of those s e c t i o n s i n d i c a t e s 
how t h e p r i v a t e s p a c e s and p u b l i c 
s p a c e s wi 1 1 be s e p a r a I e d f u n c t i s n - 
ally. 

2/21/50 
12111/79 
11/28/79 
031 1A/0216A 
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b. The D e p a r t m e n t o f Communi t y Development 
reviewed the drawings o f Exhibit "K" 

a n d d i s c u s s e d t h e m ~ i t ht h e members o f 
the various C i t y Departmects. 6ased 
upcn t h a t r e v i e w o f t h e p r o p o s a l made 
by t h e Uinmar C o r p o r a t i o n and the 
technical input from the other Depart- 
ments, s t a f f prepzred supplemental 
f i n d i n g s o f f a c t , c o n c l u s i o n s and 
recemmendations. The s p e c i f i c comments 
f r o m o t h e r D e 7 a r t m e n t s was as f o l l o w s : 

1) Backles: cor,crete benzkes were 
found t o be o f i i m i t e d value. The 
l a c k .of, a bench back s a k e s t h e n 
u n i n v i t ~ n gt o s i t on and c o n c r e t e 
i s c o l d and rough t o t h e touch. 
S u g g e s t i o n was made t h a t ~ 0 0 d e n 
benches w i t h backs a r e more appro- 
priate. 

2 ) Some z d d j t i o n a l o r n a m e n t a l t r e e s 
s h o u l d be planteci t o p r o v i d e 
v i s u a l accent and s p a t i a l d e f i n i - 
t i o n o f c e r t a i n a r e a s . I t was 
f e l t t h a t t h i s would be particu- 
l a r l y effective i n delineating 
p u b l i c ,spaces b u t s h o u l d n o t be 
placed w i t h i n t h e view panorama 
f r ~ mt h e u n i t s . 

3 ) The C i t y s h c u l d n o t accept a deed 
f o r the public access but rather 
should accept an easement. 

4 ) P u b l i c signs should be i n s t a l l e d 
f o r any public use area t h a t ’ s 
required. 

5) A 4 f o o t concrete path i s not wide 
encugh and o r a v e l c n e i t h e r s i d e 

w i l l n o t work s i n c e i t w i l l wash 
o u t . The s i d e w a l k st,ould be a 
minimum o f 6 f e e t wide, e i t h e r 
broom o r aggregate f i n i s h . Rather 
than gravel, the applicant should 
i n s t a l l some i m p e r v i o u s s u r F a c e 
s!:ch as c o n c r e t e o r e l s e p l a n t 
groundcover. 

jl-PUD-s~P-7q-lli(li) 
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6 ) The one-man r o c k s shown a i o n g t h e 
w a t e r ’ s edse v i l i be inadequate t o 
p r o v i d e a d r y an6 s a f e p u b l i c 
access and w i l l n o t providc ada- 
quatf stab: i i z a t i o n for the shore- 

1i n r . The ap2iicants shoc?d 
d e s i g n e i t i l z r a r e t a i n i n g w a l i QI- 

more r o c k e r y t o s t a b i ! i z e t h e 
.water edge t r a i l o r e l s e shouid 
move t h e t r a i l f a r t h e r e a s t . 

7 ) Some w e e d i n g o r m a i n t e n a n c e F r o - 
gralc s h a a i d be uoi-Led o u t t o 
insare that the vegetation 
maintained i n both the p r i v a t e 2nd 
p z b i i c spzce;. 

8 ) P u b l i c a c c e s s s ’ l c u i d b e pen a t 
n i g h t and l i g h t i n g should be 
required. 

9 ) A t t i m e o f F i n a l PVD a p p l i c a n t 
s h o u l d i n d i c a t e how t h e :spogra?hy 
w i l l t r a n s i t i o n w i t h :he p r o p e r t y 
t o the north. 

10) Fishing i n t h i s v i c i n i t y i s pro- 
b a b l y n o t good due t o t h e sha1lrj.w 
depth o f the l a k e and thus a 
f ~ s h i n g - ,p i e r i s probab?y n o t 
appropriate. 

1 1 ) Some f e n c e s n o u l d b e p i a c e d a r o u n d 
t h e swimining pool area. ’ 

c. The S h o r e l i n e fiaster ?rogr?m and Wzter- 
f r o n t D i s t r i c t Zoning Ordinance deal 
w i t h two s p e c i f i c access questions: 
( 1 ) access a l c n q t h e s h o r c i i n e and ( 2 ) 
access docn t o the shoreline fron the 
Boulevzrd. P o l i c i e s and Use Regulz- 
;ions i n the Shoreline Master Prc5ram 

with respect t o this deveioprent are* 
as f o i l o w s :



PC!ILIC A C C E S S : " P u b l i c i i c c c s s shoti’ld 
be one et?mcnt i n t h e c o n s i d e r a t i c n o f 
p u b l i c beneii: when CCI-lain t y p c s o f 
uses, e s p e c i a l l y non-water-dependent, 
are proposed f o r a shoreline location. 
Public access, i n titis context, i s 
primarily l i m i t e d t o passive forms o f 

.". physic31 access, such as walking.. 
(Psge i 2 ) . 

- GOAL Increased p u b l i c access t o and 
along the shoreine areas, provided 
p u b l i c s a f e t y and unique o r f r a g i l e 
areas are n o t adversely affected. (Page 

!3). 

- FOLICY 1 P u b l i c access, t o and a l o n g 
t h e w a t e r ’ s edge, should be c o n s i s t e n t 
with the pubiis szfety, private pro- 
p e r t y r i g h t s , and tile conservation o f 
unique o r f r a y i l e areas. (Page 13). 

POLICY 4 - P r o v i s i o n s s h o u l d be made 
f o r p u b l i c access t o and along t h e 
w a t e r ’ s edge i n new s u b s t z n t i a l shore- 
l i n e developments. (Page 14). 

POLICY 4 ( a ) - P l a m e d U n i t Developm?nt 
R e g u l a t i o n s : The P r e l i m i n a r y and F i n a l 
PUD s i t e d r a w i n g s s h o u l d p r o v i d e f o r 
p u b l i c access i.rd be so designated i n 

. accordance w i t h the appropriate use and 

z c t i v i t y access r e g u l 3 t i o n (Page 14). 

POLICY 7 - ’ P u b l i c a c c e s s s h o u i d b e 

designed .for provisions f o r handicapped 
and disabled persons, where feasible. 
(Page 15). 
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RESIDENTIAL: 

POLICY 3 - P u b l i c access t o and a l o n g 
the water’s edge should be r2quired i n 

the design 2nd c o n s t r u c t i o n n f m u l t i - 
family structures, subdivisions into 
f i v e o r more l o t s . and Planned U n i t 
Developments o c c u r r i n g o n t h e s h o r e l i n e 
and provided f o r use by t h e p u b l i c 
except where access t o o r along the 
water’s edge i s demonstrably n o t r e - 
quired. (Page 29). 

USE R i G U L f i T I O N S : 

1. P u b l i c a c c e s s t o a n d a l o n g t h e 
w a t e r ’ s edge w i l l be f r o m a p u b l i c 
right-of-way o r park and- appropri- 
a t e l y designed. 

3. When s t r u c t u r e s , S u b d i v i s i o n o r 
Planned U n i t Development has 
developments on both sides t h a t 
are not physically able t o provide 
access 21ong t h e w a t e r ’ s edge, t h e 
w a t e r ’ s edge p u b l i c access may be 
scheduled f o r a l a t e r d a t e when 
feasible’." (Page 29). 

1) The Zoning and Land Use P o l i c i e s . The 
two major -concs?ts operating w i t h 
regard t o E x h i b i t "Kt’ are "Public 
Access" and " P u b i i c Use". 

a) Public Access i s a h i g h p r i o r i t y 

public policy that i s discussed i n 
great detail i n the Shoreline 

M a s t e r Program. A d i s c u s s i o n of 
t h e r e l e v a n t p o l i c y and r e g u l z - 
tions are contained i n Section 
II.A.1.c. Hor!ever, spsc i f i c 
reference i s here male t o the 
discussion o f Public Access on 
Page 12 which s t a t e s i n p a r t c h a t 
" p u b l G access, i n t h i s contexr, 
i s primarily limited t o passive 

.". 
forms o f physical access. such as 
walking.. This reference i s 
h e r e made i n o r d e r t o emphasize 
t h a t P u b l i c Access implies moving 
a l o n g a l i n e a r c o r r i d o r and i s 
t h c s a separate and d i s t i n c c 
concept from "Public Use".
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b ) P u b l i c Use i s discussed i n t h e 
Kirkland Zoning Ordinance with 
regard t o Waterfront District i. 
Section 23.12.05&(4). A detailed 
discussion of t h i s occurs at 
Section i1.B. That section states 
t h a t a " p u b i i c use area w i l l be 
desioned on the high w?ter l i n e 
setback area except f o r single 
dwelling units." whenever an 
applicant proposes " c h ~ n g i n g the 
elevation of land adjacent t o the 
h i g h water l i n e " . Our f i n d i n g i n 
t h i s case i s t h a t the applicant’s 
proposal t o grade considerably 
w i t h i n the required hinh water 
l i n e setback area trisqers the 
r e q u i r e m e n t f o r " ? u b l i c U s e " . We 
further find that this i s a provi- 
s i o n o f t h e Z o n i n g Code and i s n o t 
a d i s c r e t i o n a r y p o l i c y ma.tter. 

2. Conclusions.. 

a. P u b l i c A c c e s s 

Public accexs along the shoreline i s a 
policy designed t o ensure that the public 
r r i l i not be w a l l e d o r fenced o f f from a 
p r i n a r y r e g i o n a l resource, Lake Washington, 
p a r t i c u l a r l y by ’ non-waterfront dependent 
m u l t i - f a m i l y uses. The p o l i c i e s and r e - 
quirenents p e r t a i n i n g t o such p u b l i c access 
have been made c o . n d i t i o n s o f s e v e r a l p r e v i - 
ous s h o r e l i n e proposals i n K i r k l a n d . 

The magnitude and l o c a t i o n o f t h e Winnar 
proposal presents a unique opportunity t o 

continue t h i s C i t y p o l i c y i n an even more 
usezble and b e n e f i c i a l manner. Public 
access should be assured by the d e d i c a t i o n 
o f a p u b l i c easement w i t h i n the h i g h water 
l i n e setbzck area and the s p e c i f i c l o c a t i o n 
and nature o f the t r a i l should he r e f i n e d 
f o r c o n s i d e r a t i o n w i t h F i n a i PLID. i i ~ e 
easement s h o u i d be recorded and t h e selected 

t r a i l design c o n s t r u c t ~ 4 , inspected and 
approved p r i o r t o issuance o f occupancy 
permits f o r the units. 

2/21/00 
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b. P u b l i c Use. i n e s t a f f i n t h e i r nemo o f 
January 16, 1980 reconmend?d c r e a t i o n o f a 
30’ by 60’ p u b i i c use area i n the northwest 
corner of the subject property i n order t o 

. m e e t t h e c o d ? requirei:en:s o f S e c t i o n . !4? 
conciude t h a t t i l l s p u b i i c use space an6 t h e 
improuenen:~ t o b? iocated therein t r e 
appropriate with the exceotion c f the drink- 
i n g f o u n t a i n and anchored gane t a b l e . 

I t i s our conclusion t h a t the above recom- 

mended P u h l i c Use space w i l l n o t c o n s t i t u t e 

pa r a 
cc ot 

inc 
fal 
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c tf 

u nx 
i~tthi 

o npar li 
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i dues-eu t i o; 
incsh.t s 
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c o n c l u s i o n i s based on the f a c t t h a t t h i s 
space w i l l he 8 f e e t bzlow t h e l a s e s t Srade 
o f t h e condominium u n i t s , approxinateiy 50 
f e e t f r o m t h e corner of t h e nearest condo- 
minium unit, out o f the l i n e o f sicht from 
t h e u n i t s and f u r t h e r insulated f r o z t h s 

upland p r i v a t e spaces by vecetation, fences, 
and s i g n i n ~ . 

B. E x c a v a t i o n w i t h i n t h e H i g h Water L i n e Setback. 

1. S t a t e m e n t ; o f F a c t . 

a. The a p p l i c a n t s propose t o e x c a v a t e 
between 25,000 and 50,000 c u b i c y a r d s 
o f m a t e r i a l ; much ~f i t w i t h i n t h e 
required high water l i n e setback (see 
E x h i b i t s ’D-2 and D-3 f o r l o c r t i c n o f 
e x c a v a t i o n and 9-5 f o r 1oca:icn s f 
setbzck line). The ostensible reason 
f o r t h i s e x c a v a t i o n o f ilp t c t e n j i g ) 
v e r t i c a l f e e t on the western p o r t i o n o f 
the s i t e i s t o enzble the lowest f l o o r 
o f t h e s t r u c t u r e t o heve an open view 
t o the lake. 

b. The W a t e r f r o n t D i s t r i c t Zoning O r d i - 
nance states that "changing i h e e i e v a - 
t i o n o f the land adjacent t o the h i g h 
water 1ine" s h a l l be kept t o a minimum, 
s u b j e c t t o a PUD p r o c e d u r e a n d f u r t h e r 
subject t o s p e c i f i c provisions. Sec- 
t i o n 23.12.058 reads, i n p a r t :



"23.12.058 A l t e r ~ t i o n of t h e 
Existing Shoreline nay he permit- 
ted subject t o the general provi- 
sions and p a r t of t h e Planned Unit 
D e v e l o p m e n t . h . PUD P r o v i s i o n s : 
Alteration of tile shoreline, t h a t 
i s . c . h s n . o . i n o .. t h c h o r i z o n t a l c o r i i i o - 
u r a t i o n of t h e water l i n e , o r 

- 
- 
---- chancinri t h c c l c v z t i n n of la% 

a d j a c e n i t o t ! ~ c 111~1; !.raZr~- 1 I I I ~ 

s h a l l be k e p t t s a minimum and 
s u b j e c t t o t h ~f o l l o w i n q p r o v i - ;, 

siorrs: 

( 1 ) The water s u r f a c e a r e z , a s 
d e f i n e d by t h e h i g h - w a t e r 
lin?, i s not substantially 
reduced, and, 

(2) That a plan f o r f i l ; and t h e 
removal of dredged, material 
i s approved by t n e C i t y , and, 

(3) That any unique natural zreas 
of aquatic l i f e or vegetatisn 
w i l l not be destroyed, and, 

( 4 ) Tha; a o u b l i c u s e a r e s w i l l 
- ~ 

be d s s i c n e d on t h e h i c n a a r e r 
E e setback area extcot for 
s i n ~ l ~d w?e l i i n o u n i c s , 2 n d . 

( 5 ) A l l t h e p r o v i s i o n s be appro- 
ved. a s part of the Planned 
Unit Development. 

2. Conclusions. 

The a p p l i c a n t s . p r o p o s e e x t e n s i v e excava- 
tion. This c c n s t i ~ u t e s"considerably chsng- 
ins the elevation cf land adjacent t o the 
high water l i n e . " . The propcsal a s subnit- 
ted i s consistent (or a t least not inconsis- 
t e n t with) provisions ( I ) , ( 2 ) , ( 3 ) and 
(5). Provision (1) concerning tile "public 
use area" t o occur i n tile high wdter l i n e 
setback area i s n o t met by t h e proposal a s 
submitted. The d e d i c a t i o n and improvement 
of a s h o r e l i n e t r a i l i s r e q u i r e d by o t h e r 
w a t e r f r o n t p o i i c i e s a n d regulations a n d d o e s 
no: r i s e i t s e l f ’ t o t h e s t a t u s o f a " p u b l i c 
use area". 

In order t o n c e t p r o v i s i o n ( 4 ) of 23.12.058 
the applicants should be required t o provide 
a d d i t i o n b i i m p r o " c n e n t s o r facilities t h a t 
w i l l be p u b l i c i n n a t u r e and w i l l e c h z n c e :he 
high water l i n e setback area for "public 
use’;. The s i t e and landsczping plan should 
be amended t o add benches, l z n d s c s p i n g , 2 
h i s t o r i c a l x a r k e r , a n d a n y o t h e r improvements 
t h a t would c o n s t i t u t e " p u b l i c use". See the 
s t a f f memorandum of J a n u a r y 1 6 , i 9 8 0 , and t h e 
discussion in rhe preceding section on public 
a c c e s s . Any p o t e n t i a ; d e s i g n s h o u l d 5e 
c o n s i s t e n t w i t h o t h e r p o l i c i e s 2nd r e g u l a - 
t i o n s of the Shoreline Master Program and 
Waterfront D i s t r i c t Zoning Ordinance and be 
reviewed p r i o r t o approval of e i t h e r the 
Substantial Development or Final Planned Unit 
Development permits. 

C . NORTH PROPERTY LINE SETBACK/30% FRONTAL OPENNESS 

1. Statements of Fact 

a. Section 23.12.052 of t h e Waterfrcnt 
D i s t r i c t Zoning Ordinance e s t a b l i s h e s the 
requirements for North Property Line 
setback. The r i g h t hand coiumc has 
application since the requested develcp- 
ment permit i s a Planned Unit Development 
(PUD). iloirever, t h e l e f t hand column 
(CUP) m u s t z l s ~b e r e a d t o e s t z b l i s h t h e 
bv 2z rsye :l i n e r e q u i r e m e n t t h a t t h e PUD a s k s t o 

"(3) N o r t h P r o n e r t y L i n e (CU? C o n d i - 
t i o n s ) : The north property i i n e 
s e t b a c k s h a l l be 1.5 x t h e b u i l d - 
i n g h e i g h t and may be m e a s u r e d i e 
feet into the joining property to 
t h e n o r t h . The minimum s e t b a c k 
d i s t a n c e s h a l l be 30% of t h e l o t 
frontage.



( 3 ) N o r t h P r o p e r t y L i n e (PUD P r o v i - 
s i o n s ) : ,The b u i l d i r ~ g s o r s t r u c t u r e s 
s h a l l be arranged as not t o substan- 
t i a l l y obstruct suniight from struc- 
t u r e s on adjacent p r o p e r t y and from 
open spaces a t t i n e s o f peak use. 
The d e s i g n s h a l l demonstrate, i n any 
event that the concept f o r north 
property l i n e setback, which i s 
d e s c r i b e d i n t h e CUP c o n d i t i o n s , i s 
f u l f i l i e d , and t h a t sroposed d e r i a - 
tions are i n .harmony with ceneral 
d e s i g n o b j e c t i v e s of t h i s d i s t r i c t . 
See F i g u r e i. 

This setS5ck i s required f o r the 
following reasons: 

( a ) To permit s u n l i g h t t o enter rooms 
i n adjacent structures. 

( b ) To minimize l o o k i n g i n t o f a c i n g 

’ windows i n adjacent structures, 
and; t o a l l o w openness between 
structures f o r visuai access t o 
t h e w a t e r arid use as open space. 
The shadow c r e a t e d by t h e s t r u c - 
t u r e s h o u l d be a d e t r i m e n t when 
considering use f o r t h i s space. 

T h i s s e t b a c k may be r e d u c e d under t h e 
f o l l o ~ u i n gc o n d i t i o n s : 

(a) A combined plan f o r the setback 
areas between the adjacent pro- 
p e r t y owners and executed as one 
project, or, 

( b ) Use o f t h e setback area f o r a 
p u b l i c pedestrian access t o the 
water or other purposes consis- 
tent with the district." 

"., _ , 8 .,". . - . . , .. > 
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b. T h e s u b j e c t p r o p e r t y h a s a l o t f r o n t a g e 
o f 445 f e e t . Using t h e 302 f r c n t a i 
openness c r i t e r i a , t h e r e q u i r e d nor:h 
p r o p e r t y l i n e setback would be 133.43 
f e e t . Using the b g i i d i n g height X 1.5 
c r i t e r i a , the required setback would be 
4 1 f e e t . The a p p l i c a n t s have shown a 
s e t b a c k - o f 35 f z e t and h a v e s u b m i t t e d 
argumentation that t h i s setback i s rea- 
sonable (see E x h i b i t "i" - Environmentzl 
I n f o r m a t i o n , F s ~ e .:.-I3 o f E n v i r o n m s n t a l 
Checklist, aiso see E x h i b i t 9-6 - B u i l d - 
i n g Elevations), i n terms o f n e e t i n g the 
intent of the north property l i n e setback 
requirement. They a l s o contend t h a t t h e 
30% setbac!: requirement works an u n r e a - 
sonzbit h ~ r d s h i p on t,kis indiv;?ua! 

p r o p e r t y due t o i t s u n u s u a l i g l a r g e 
frontage. 6y keeping the z i e v a t i o n o f 
the structcre primarily below the eye 
l e v e l on Lake Uashington Soulevard i t i s 
c o n t e n d e d t h a t a g r e a t e r degree o f f r o n - 
t a l openness and view t o t h e l a k e i s 
p r e s e r v e d t h a n * a u l d be t h i l c a s e i f a 
s t r u c t u r e w e r e e r e c t e d w i t h 30",oorizon- 
t a l openness b u t Greater h e i s h t . 

2. Conclusions. 

The b u i l d i n g as proposed would n o t appear t o 
substantially obstruct suniighi from reaching 
p r o p e r t y t o the north. The v a l u e t o t h e 
p u b l i c o f a i O G I open vie,& o v e r . a 30’ h i g h 

s t r u c t u r e i s greater than t h e v a i v e o f a 30% 
open view through a 35’ high s t r u c t u r e . (See 
Exhibit "R"). 

Hovever, the s p e c i f i c c r i t e r i a l i s t e d above 
(23.12.052(a) and ( b ) ) are n o t addressed b y 
t h e s i t e p i a n . The r e d u c t i o n o f t h e s e t b a c k 
n a y o n l y be allowed i f (a) a combined p l a n 
f o r the setback area i s coordinated w i t h a 
project t o the north or i b ) the setback area 
i s used f o r a " p u b l i 7 pedestrian access t s 
the water". I n order t o approve t h i s pro- 
posal, the City shouid require that, witk 
F i n a l P.U.D., t h e a p p l i c a n t s d e t a i l how t h e y 
are achievina either, c r both, o f these two 
purposes. Also, i f applicanis 3pt f o r (b) 
and a c c e s s i s made a v a i l a b l e a l o n g t h e s h o r e - 
l i n e froin either the nortti o r south p r i o r i o 
F i n a l PUD, then the requirement f o r acccss 
from the Boulevard t o the shoreline across 
suhjcct property should hc waived.
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(1) t o minimize view blockage and 

(2) t o p r o v i d e an unobtrusive a e s t h e t i c 
character that i s consistent both 
w i t h the p r o j e c t design and t h e 
shoreline setting. 

I l i . SijPPOSTiCG F I N D I N G S AND COBCLUSIONS: 

A . HISTORICAL GACKGZOUND: 

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

a . T h e s u b j e c t p r o p e r t y i,s a p o r t i o n o f a 
l a r g e r !and area t h a t i n !jay o f i 9 7 6 was 
granted U n c l a s s i f i e d and Sub-stanti31 
Develc+pment Permits t o i o c a t e and develop 
t h e S e a t t ! e Seahawks F o o t b a l i o f f i c e s acd 
t r a i n i n g f z c i l i t i e s . Tte Skinner Corpor- 
a t i o n was t h e n o:wner o f b o t h t h e s u b j e c t 
p r o p e r t y and t h e p r o p e r t y t o t h e n o r t h . 
The approved s i t e p l a n and C i t y Resolu- 
t i o n granting approval (R-2366) are 
attached as E x h i b i t s " i n and "F", respec- 
tively. 

b. The Winmar C o r p o r a t i o n s u b s e q u e n t l y 
acquired ownership of the subject 3.07 
acre subject site, r i t h the Skinner 
Corporation retaining ownership of the 
land immediately t o the north. Develcp- 
n e n t o f t h e Winmar p i e c e would remove 
f r o m t h e Seahawks o p e r a t i o n t h e i r s o u t h - 
ernmost practic’e f i e l d as w e l l ’ as p a r k i n g 
( j u s t t o the south o f the remodeled 
t w o - s t o r y o f f i c e s t r u c t u r e ) . The S k i n n e r 

Corpora 
t i o n has been informed t h a t once a new 
development permit i s issued f o r the 
subject (Winmar) ownership t h a t the use 
r i g h t s e s t a b l i s h e d f o r t h e Seahawks b y 
R-2356 w i l l e x t i n g u i s h and t h e use must 
cease. They have been advised t o i n i t i - 
a t e t h e necessary amendment t o t h e Sea- 
hawks p e r m i t s as soon as p o s s i b i e . 

The Winmar C o r p o r a t i o n i n Z u l y o f 1979 
made a p p i i c z 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 and i’ariances under t h e K i r k l a 1 i 6 
Zoning Ordinance as w e l l as a S u b s t a n t i a l 
Deveiopment Permit t o c o n s t r u c t t h e 46 
c n i t condominium p r o j e c t . The proposed 
p r o j e c t a t t h a t t i m e was i d e n t i c a l t o t h e 
c u r r e n t o n e ; t h e p e r m i t p r o c e d u r e ,../as 
s i m p l y a Condi:ionai Ose Permi: and 
Variances rather t h i n a Pianned U n i t 
Deveicpnent. 

The Y,irkland board o f Adjustment a t t h e 

September 26: 1979 meetinq determined 
that they lacked j u r i s d i c t i o n t o consider 
the requested v a r i a n c ~ s . Without Vzri- 
anccs, t h e p r o j e c t e o c i d n o t ~ r o c e e d as 3 
C o n d i t i o n a i Use P e r m i t . 

d . I n a l e t t e r dated October 11, 1979 t h e 
agent f o r a p p l i c a n t , S. J a y P e r k i n s , 
requesteo that previousiy submitted 
m a t e r i a l s be changed f r o m a CUP a p p l i c a - 
t i o n t o a PUD a p p i i c a t i o n . , 

2. Conclusions. 

The i s s u a n c e o f new u s 2 p e r m i t s f o r t h s 
subject property w i i i extinguish the Sea- 
hawks’ use r i g h t s . The atj?cec: p r o p e r t y 
owner, Skinner Corporation,. has been advise6 
t o i n i t i a t e t h e n e c e s s a r y anendmen: t o t h e 
Seahawks’ permits. 

S p e c i a l n o t e s h o u l d b e made t h a t some o f t h e 
a p p i i c a t i o n m a t e r i a l s make referen:e to 
C o n d i t i o n a l Use P e r m i t and V a r i a n c e s : hoa- 
ever, the permits currently requested f o r the 
p r o p o s a l a r e a c t u a l l y a P r e l i m i n a r y PUC a n d 

Substantial Developaent Permits.
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3 . !IEIGHEO2HOOD CHARACTERISTICS: 

1. Statements of Fact 

a. Zoning. The zoning of t h e s u b j e c t pro- 
p e r t y and p r o p e r t i e s t o r h e n o r t h and 
s o u t ! ~ i s I43 I ( W a t e r f r o n t D i s t r i c t I ) . 
P r o p e r t i e s across Lake Uashington Boule- 
v a r d t o t h e e a s t a r e z o n e d RS 1 2 . 5 ( S ) - 
R e s i d e n t i a l S i n g l e Family w i t h a minimum 
l o r s i z e of 12,500 square f e e t . 

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 ! ~i n u s e a s a s i n g l e f a m i l y d w e l l i n g 
s i t e and a portion of t h e p l a y f i e l d and 
parking a r e a f o r t h e Seahawits. To t h e 
south of t h e s u b j e c t p r o p e r t y i s t h e 
Yarrow Bay Marina, w h i l e t o t h e n o r t h i s 
t h e Seahawks o f f i c e building, playing 
area, and other s t r u c t u r e s on t h e S k ~ n n e r 
o w n e r s h i p . .:.cross Lake U a s h i n g t o n Boule- 
vard t o the east are single family dwel- 
l i n g u n i t s and some m u l t i - f a m i l y and 
common-wall r e s i d e n t i a l s t r u c t u r e s . (See 
Figure C - V i c i n i t y Map). 

2. Conclusions. 

The proposed s t r u c t u r e and use would be c o n s i s - 
t e n t with e x i s t i n g zoning and land use in the 
neigh.borhood. 

1. S t a t e m e n t s of F a c t . . 

a. Vegetation. Existing vegetation on t h e s i t e 
includes a large weeping wiilow t r e e a t the 
shore1 ine, one cedar t r e e and approxinla7ely 
s i x apple and cherry t r e e s , alderwood and 
cottonwood s e e d l i n g s , Scotch broom and a 
blackberry t h i c k e t t h a t predominates on t h e 
e a s t e r n h a l f of t h e s i t e . The a p p l i c a n t s a r e 
proposing t o remove a l l of t h e e x i s t i n g 
vegetation with the p 3 s s i t l e exception of the 
large weeping willow. ’ 

b . Topography. The s u b j e c t p r o p e r t y s l o p e s down 
from e a s t t o west toward Lhe l a k e . The f i r s t 
15-25 f e e t w e s t e r l y of t h e e x i s t i n g rockery 
along iake Washington Boulevard i s a very 
s t e e p :lope. From t h a t p o i n t , i t s l o p e s away 
a t a g e n t l e r g r a d e down t o w a r d t h e l a k e . The 
applicants propose e x t e n s i v e grading on -he 
s i t e including t h e removal of 25,000 t o 
30,000 cubic yards of e a r t h . :4ost of t h i s 
e x c a v a t i o n would be on t h e w e s t e r n p o r t i o n of 
t h e property and involve v e r t i c a l c u t s of 
a p p r o x i m a t e l y 8 t o 10 f e e t . Some f i l l would 
be placed on t h e e a s t e r l y p o r t i o n s of t h e 
property in order to stabilize the steeper 
portions near the right-of-way and i n order 
t o provide 2 base f o r t h e access raad coming 
down from t h e B o u l e v a r d . 

c. Soils. Soils information has been assembled 
on t h e p r o p e r t y by t h e c o n s u l t i n g f i r m of 
Shannon and Wilson ( s e e E x h i b i t " d o - S o i l s 
Information - G e o t e c h n i c ~ l Report). They 
have i d e n t i f i e d t h a 1 dense and hard Se3ring 
soils are a t shallower depths in the southern 
p o r t i o n of t h e s i t e a n d make i: g e n e r a l l y 
more favorable f o r supporting t h e pr,>posed 
s t r u c t u r e on s h a l l o w f o u n d a t i o n s t h a n i n t h e 
northern portion of t h e s i t e . T h i s i s s o 
because these dense and hard bearing s o i l s 
are a t 3 shal!ower depth and i n most cases 
l i e near the prop-osed f i n i s h e d f l o o r ele’iz 
t i o n . The s o i i s r e p o r t i d e n t i f i e s t h t :he 
parking structures and recreational f a c i i i t y 
could be supported i n e i t h e r t h e dense i O 

very dense sand or the hard s i l t or clay 
s t r a t u m and t h a t t h e s e s o i l u n i t s a r e s u i t - 
able bearing materials. In the northern 
portion of the s i t e they point o u t t h z t the 
dense and very dense sand o r hard s i l t o r 
c l a y stratcm i s deeper and generally covered 

. by u n s u i t a b l e f i l l m a t e r i s l s and i s o s e o r 
s o f t sands, s i l t s o r ciay. The s o i l s report 
s t a t e s t h a t r n i s d i f f e r e n t s o i l c o n d i t i c n mdy 
make appropriate d r i v e n timber p i l e s o r low 
capacity auysr placed p i l e s t o pvovide sup- 
port for the structirre in the northil-n por- 
t i o n of t h e s i t e . This i s s t a t e d as more 
d e s i r a b l e rhzn o v e r - e x c a v a t i o n down t o :he 
l a k e and groundwater l e v e l s . The s o i l s 
r e p o r t recommends t h a t a d d i t i o n a l geotech- 
n i c a l s t u d i e s be done i n s u p p o r t of s p e c i f i c 
foundation proposals.
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d. Groundwater . T h e soils report identifies 
groundwater level readings observed during a 
1964 investigation as well as 1979 investiga- 
tions. The conclusion is that groundwater at 
the site can be expected at random locations 
and generally as seepage from pervious zoncs 
or as water perched upon underlying more 
impervious layers. The soils report states 
. that de-watering methods may be required in 

conjunct ion with proposed excavations depend- 
ing upon the circumstances. 

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

T h e p h y s i c a l c h a r a c t e r i s t i c s o f t h e si:e d o n o t 
reprlsent an insurmountable constraint. Appro- 
priate structural engineering and design consi- 
d e r a t i o n s s h o ~ ~ l add d r e s s t h e excava.Lion a n d f i 11 
portions of the project. Supporting information 
should be submitted with building and grading 
permit zpplications. 

E . iUTERGO\!ERN:fENTAL COORDINATION: 

1. S t a t e m e n t s of Fact. 

Specific comments were made relative to Exhibit 
"K" and are discussed elsewhere in this report. 
In addition, the comments have been made by the 
various City Departments: 

Suilding Department. The Building Department 
has indicated that this project will be 
located in Fire Zone Ii. Also, the question 
w a s asked if the trees shown aiong Lake 
Washington Soulevard would obstruct the view 
of the lake? During construction, the Euild- 
ing Department feels that dirt on the roadway 
will be a potential problem. I t is suggested 
that measures be taken to minimize the prob- 
lem such as asphalt treated base on the 
construction roadway and the employment of 
sweepers on a daily basis. 
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he Police Department. .police Department has 
requested that lighting be included z?ong the 
waterside pathway. 

Fire Department. The Fire Department has 
indicated that a hydrant wil 1 be rsquired On 
Lake Uashington Bctile~ard at z point 
a p p r o x i m a t e l y 300 f e e t n o r t h o f N.E. 52nd 
S t r e e t . R e q u e s t bias m a d e f o r additional 
information to be submitted in order to 
d e t e r m i n e f i r e ex:ingt..isher r e q u i r e m e n t s for 
the parking area, the location cf a fire 
alarm system, and the location and number of 
dry standpipes. Furthermore, the Fire De- 
partment has recommended that si3ns stating 
"NO PARKING - FIRE LANE" be posted along the 
a c c e s s road :o t h e c 2 d e r S " i idjn; o z r k i ~ g 
areas. 

Project and Construction Planagenent./P[ib1iC 

Service. 

1)- Sanitary Sewer. T h e line i s at .the south 
p r o p e r t y l i n e l i n e d uo wi:h t h e e a s t s i d e 
of the marina buijding to the south. The 
sanitary sewer should be exzeniec by an 
8" mzin t o t h e n o r t h p r o p e r t y l i n e t;:est- 
erly of the proposed ;tructure. 

2) D o m e s t i c water. A 12" w a t e r m a i n is 
st.ubbed across t’o t h e wes.t s i d e o f L a k e 
Kashington Bouievard N.E. o n t h e Skinner 
propert:/ ininediately t o t h e nor:!i. T h e 

or 
a 
- 
D 
r r 
o l i c - a n t m a y e x t e n d t h i s i i n e t o s e r v i c e 

t h e i r o w n s;te they may propose i0 
connect directly 
into the 10" line in t h e right-of-way of 
Lake Washington Boulevard. In any case. 
care should be t a ~ e nto avoid the Water 
District No. 1 w a t e r m a i n n o w iocated in 
the right-of-way. 

3) R i g h t - o f - u a y . A l e f t t u r n l a n e s h o u l d be 
discussed along with a left turn lane for 
L a k e W a s h i n g t o n Y o u l e v a r d s o u t h fro^ 

Lakeview Drive.
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4) Storit1 w a t c r . S u r f ~ c c r u n o f f s h o u l d b e 
coliected into a dcsianed system, fii- 
tcred and then into the lake though a 
controlled discharse. Underdrains onto 
the site should be included in the design 
of a n o v e r a l l d r a i n a g e c o l l e c t i o n s y s t e m . 

Construction management przctices should 
b e follovizd pursuant t o Ordinance 2330. 

e. P z r k s Department. 

ihe waterfront pedestrian trail should be 
inluded by the developer even though it will 
fici t i e t o 2ny:hing t o t h e n o r t h o r s o u t h . 
It will be used by condominium owners. immedi- 
ately and the general public when a path 
cocnection is made to the nor?h or south. 

The flowering cherry trees shown at 2 0 feet 
intervals, behind the exisiing stone wall are 
too close together and would tend to block 
the view of the lake. According to the plan 
t h e y .?re n o t at g r a d e , b u t a p p e a r t o b e 
planted 3 to 5 feet below the street which 
would igrther block the view. The reviewing 
bodies may wish to further space the trees at 
30 foot intervals on grade of the street or 
elininate them. Placement of the trees 

. should be c l a r i f i ~ d in relationship t o the 
street. 

A concr5te sidewalk should replace the exist- 
ing asphalt walk on.Lake Washington Boulevard. 

The Parks Board offered the additional sug- 
gestions that (1) a break in the 472 foot 
length of the condoninium would be desirable 
and that (2) no roof equipment should be 
allowed to create an eyesore or view obstruc- 
tion. 
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2. C o n c l u s i o n s . 

The site plan should be amended to inc?ude 
fire hydrants and "fire lane" signs per the 
Fire Dcpartments’ recommendations, new con- 
crete sidewalk along the Boulevard and the 
location of new water and sewer line. 

Applicant.should demonstrate at Final PUD how 
the western facade will be "soitened". Also, 
the landscaping along Lake Washington Boule- 
vard should be reviewed with Parks Departii~ent 
to insure that no new view blockage occurs. 
The pedestrian walkway along the shore1ine 
should be installed as part of this project, 
regardless of t h e d a t e f o r a ccr.riection t o 
the east, north or south. The project will 
be required to comply with "fee-in-;ieu of 
open space" requirements out1 ined at 
23.10.110 o f the Zoning Ordinance. A state- 
ment of the property’s valuation should 
a c c o m p a n y t h e F i n a l P.U.D. a p p l i c a t i o n . 

F. ENVIRONMENTAL INFORMATION: 

1. Statements o f Fact. 

T h e applicants have filed a n Environmental Check.- 
list (see Exhibit "En) with the City. The Re- 
s.ponsible Official made a Fin21 Declaration of 
Non-Significance on November 14, 1979. 

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

The application has conplied with all of the 
requirements of the State Environmental Tolicy 
A c t (SEPA).
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G . DEVELOPl4ENT STANDARDS: 

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

Land Use Policies Plan. Ordinance 2346 which 

adopted the Land Use Policies ?Ian also 

adopted, by reference, the Shore1 ine Master 

Program. Therefore, the policies described 

below have app:ication not only for the 

Substantial Development Permit but also the 

Preiininary Planned Unit Development. 

5 . Shoreline Naster Program. The chief provi- 
sicns of the SMP are discussed in Section 11 
o f t h i s r e p o r t a s i-iajor issues. T h e r e a r e , 
hoxever, 0th" standzrds, some of which have 
been ad5ressed by the applicants in their 
appiication for the SD? (see Exhibit " 3 " - 
p a g e s A-3, A-4, and A-5). 

The portion of the s!~bjectproperty that lies 
within 200 feet of the lake is classified as 
Urban invjronment. Applicants state that the 
p o s t ~ o n e m e n t of the ,water edge trail is 
allowed under Residentiai Policy 3 and that 
no physical structures are proposed along the 
shoreline itself. Applicants also state in 
response to question 19 of the SDP applica- 
tion that "no increase of recreational oppor- 
tunity for the public in the shoreiine is 
proposed by this development of subject site." 

c. Raterfront District Zoning Ordinance. NO 
structures are permitted within the high 

water line setback. area. The proposed swim- 

ming pool is defined as a structure. Other 

zoning standards are discussed in the Kajor 
Issues Section 11. 
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2. C o n c l u s i o n s . 

T h e l a n d u s e and d e n s i t y o f :he p r o p o s a l a r c 
consistent with the policies end regulations of 
the Shoreline Master Program. The postponement 
of the shoreline public access 3 allowable, at 
the City’s discretion. However, the conclusion 
here is that it shouid be dedicated and improved 
concurrent with the proposed structures, not at a 
l a t e r d a t e . T h e r e uotild be a c c o v g t z b i l f t y , 
1 3 g i s t i c 3 1 and e q u i t y p r o b l e m s w i t h attenp:ir:g t o 
inpie-rent :he p u b l i c : r a i l se,,:crzi y e a r s i t e a c i . . 

By that tine, a set of private use expectstien; 
aouid have been establisiled, tne City would be 
d e a l i n g w i t h 48 instead o f o n e p r i v a t e e n t i t y , 
and inflation would have greatly diminished the 
e f f e c t i v ~ n e s sof zny bond or other arrangeqent is 
lieu of a physical improvement. For these rea- 
sons, it is undesirable to postpone t h e dec’ica- 
t i o n and instaiiaticn of public acce;s improue- 
ments. 

Also, although the applicant does not foresee any 
pubiic recreational value accruinc from the 
project, the City shouid exoznd on the "pubiic 
use" aspects of the shoreline. The Master Pro- 
gras clearly establishes such public use as a 
p o l i c y t o be included in t h e desjgn a f w a t e r f r o n t 
u b d s and this feature is even more a p p r o p r i 2 t e in 
view of the considerable excavation proposed 
w i t h i n t h e high w3:er l i n e s e t b a c k a r p a a n d t h e 
requirements of Section 23.12.058 of the Zoning 

Code. S e e the di;cussion at 118, 1 0 and 2 of 
this report under the heading of "Wajor Issues". 

The swinming pool, a l t h o u ~ h a strectare, should 
be permitted, under the ?VD authority, t o en- 
croach into the required high waterline setback 

yard.
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I V . ?: ALTERNATI\IES T O TI-IE PROPOSED A C T I O N : 

Several development a l t e r n a t . i v e s would be c o n s i s t e n t with 
e s t a b l i s l i e d pol.icy and regulaI;-ions o.f t h e C i t y and a1 low 
the owners a reasonable use of t h e i r property. These 
would a l l be s u b j e c t . t o t l ~ e p o l i c i e s in t h e Shoreline 
Master Program and t h e dimensional procedural I-equire- 
ments of t h e Zoning Code. The major a l t e r n a t i v e s a r e : 

A. Commercial uses located in s t r u c t u r e s , such as of- 
f i c e s o r r e s t a u r a n t s could be proposed. Water re1 a- 
ted commercial uses such a s marinas and boating c l u b s 
could be proposed and i n c l u d e a l t e r a t i o n s t o t h e 
shoreline and the i n s t a l l a t i o n of p i e r s or bulkheads. 

B . The applicants could propose a s i m i l a r r e s i d e n t i a l 
d e n s i t y but in a d i f f e r e n t building bulk and form. 
The major variables could inc,lude: 

1. A b u i l d i n g 35 f e e t above a v e r a g e b u i l d i n g g r a d e , 
which would probably c r e a t e some blockage of 

. . views from the Boulevard. 

2 . A b u i l d i n g 30 f e e t above average b u i l d i n g g r a d e 
which, i f - placed f u r t h e r e a s t -on the prbperty, 
co.uld a l s o , c r e a t e s u b s t a n t i a l l y more view block- 
age. 

- 3 . A smaller s t r u c t u r e with smaller units’ or two o r 
more i n s t e a d of one main. s t r u c t u r e . 

C. A c o n t i n u a t i o n o r e x p a n s i o n of t h e Seahawks u s e c o u l d 
be proposed. . . 

V . APPENDICES : 

E x h i b i t s " A " through " Z " a r e a t t a c h e d o r on f i l e with t h e 
D e p a r t m e n t o f Cornn.iuni t y D e v e l o p m e n t .


