
RESOLUTION NO. 2745 

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 DEVELOP- 
MENT AS APPLIED FOR I N DEPARTMENT OF COMMUNITY DEVELOPMENT F I L E 
N O . P P - 8 0 - 4 1 , B Y CUMBERLAND NORTHWEST TO CONSTRUCT "PARKPLACE" 
BEING WITHIN A PLANNED AREA 4 Z O N E , AND SETTING FORTH CONDI- 
TIONS TO W H I C H 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 
r e c e i v e d an appl 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 Develop- 
ment f i l e d by Cumberland Northwest, 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 located w i t h i n a Planned Area 
4 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 who h e l d 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 
meetings o f J u l y 10, 1980 and J u l y 17, 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 p o l 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 
t h e City of K i r k l a n d , reviewed b y 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 City o f K i r k l a n d 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 1 i s t a n d d e c l a r a t i o n h a v e 
been a v a i l a b l e and accompanied the a p p l i c a t i o n through t h e 
e n t i r e review process, and 

WHEREAS, t h e K i r k l a n d P l a n n i n g C o m m i s s i o n a f t e r t h e i r p u b - 
l i c hearings and consideration o f t h e recommendations o f t h e 
Department of Community Development and having a v a i l a b l e t o 
them t h e environmental c h e c k l i s t and negative declaration d i d 
adopt c e r t a i n Findings, Conclusions and Recommendations and d i d 
recommend approval o f t h e P r e l i m i n a r y Planned U n i t Development 
s u b j e c t t o t h e s p e c i f i c c o n d i t i o n s s e t f o r t h i n s a i d recommend- 
ations, and 

WHEREAS, t h e C i t y C o u n c i l , i n ’ r e g u l a r m e e t i n g , d i d c o n s i d e r 
the environmental documents received from the responsible o f f i - 
c i a l , t o g e t h e r w i t h t h e recommendation o f t h e P l a n n i n g Commis- 
sion. 

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 
City 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 h e K i r k l a n d P l a n n i n g Commission as s i g n e d b y t h e Chairman 
t h e r e o f and f i l e d i n t h e Department of Community Development 
F i l e No. PP-80-41 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 

B 
though f u l l y s e t f o r t h herein, providing t h a t Recommendation 
D-1 i s n o t adopted.



Section 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 s e t f o r t h 
i n t h e Recommendations hereinabove adopted by t h e City Council, 
together with the following condition: 

The p r o j e c t s i t e p l a n s h a l l be r e v i s e d t o r e f l e c t t h e 
following: 

a. T h e b a n d s t a n d s h a l l b e e l i m i n a t e d ; 

b. Vehicular access o n t o Second Avenue s h a l l 
n o t be p e r m i t t e d u n t i l such t i m e as t h e City 
Counci 1 may h e r e a f t e r s p e c i f i c a l l y approve 
such vehicular access. 

Section 3. A c e r t i f i e d copy o f t h i s Resolution, together 
w i t h 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 - 
nary 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 t h e a p p l i c a n t from compl iance w i t h any federal, s t a t e 
o r local statutes, ordinances or regulations appl icable t o t h i s 
project, other than expressly set forth herein. 

Section 5. F a i l u r e on t h e p a r t o f t h e holder o f t h e permit 
t o i n i t i a l l y meet o r maintain s t r i c t compliance w i t h t h e stand- 
ards and conditions t o which t h e Preliminary Planned U n i t 
Development i s subject s h a l l be grounds f o r revocation i n 
accordance w i t h S e c t i o n 23.28 of O r d i n a n c e No. 2183, t h e K i r k - 
land Zoning Ordinance. 

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

(a) Appl icant 
( b ) Department o f Community Development o f t h e City o f 

Kirkland 
( c ) F i r e and B u i l d i n g Departments o f t h e City o f K i r k l a n d 
( d ) P u b l i c S e r v i c e Department of t h e City o f K i r k l a n d 
( 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 City Clerk) f o r the City of Kirk- 
land. 

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 4 t h 
day o f August, 1980. 

S I G N E D I N AUTHENTICATION THEREOF o n t h e 4 t h d a y o f A u g u s t , 
1980. 
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I. ,SUMMARY 
v 

A . . DESCRIPTION OF T H E PROPOSED ACTION: 

This i s an application by Cumberland Northwest f o r a 
Preliminary Planned U n i t Development t o construct a 
p r o j e c t known as " K i r k l a n d Parkplace". The p r o j e c t 
covers approximately 13.7 acres i n Planned Area 4 and 
i s bound on the north, east, south and west b y Central 
Way, 6 t h S t r e & , K i r k l a n d Avenue and P e t e r K i r k Memor- 
i a l Park, respectively. 

The t o t a l gross f l o o r area proposed i s ’approximately 
215,000 square f e e t i n c l u d i n g 42,655 square f e e t o f 
r e t a i l , 18,200 square f e e t o f market, 11,850 square 
f e e t o f drug store, 32,125 square f e e t o f restaurant, 
7,000 square f e e t o f bank and approximately 100,000 
square f e e t o f o f f i c e and o f f i c e / r e t a i l . Also, a s i x - 
plex cinema o f 1200 seats i s proposed. ’rota1 parking 
provided as p a r t o f t h i s p r o j e c t i s 816 s t a l l s . 

- - (S,ee E x h i b i t ’’A" A p p l i c a t i o n and E x h i b i t " C Draw- 
ings o f the Proposed Project). 

B . RECOMMENDATIONS: 

Based upon t h e Findings o f Fact and .Conclusions con- 
t a i n e d i n t h i s r e p o r t and 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 " C C " , we h e r e b y recommend t h a t t h i s a p p l i - 
c a t i o n f o r Preliminary Planned U n i t Development be 
approved subject t o the following conditions: 

1. The p r o j e c t s i t e p l a n s h a l l be r e v i s e d t o r e f l e c t 
the following: 

a. The ’bandstand s h a l l be e l i m i n a t e d . 

; b. No v e h i c u l a r a c c e s s o n t o 2 n d A v e n u e e s h a l l b e 
permitted unti1 the balance of properties 
facing onto said right-of-way are developed. 

2. W i t h F i n a l PUD t h e a p p l i c a n t s h a l l submit: 

a. A d d i t i o n a l d r a w i n g s i n d i c a t i n g t h e s p e c i f i c 
character and d e t a i l o f t h e western facade 
o f t h e s t r u c t u r e s as w e l l ’ as t h e "Arcade" 
area shown i n t h e s i t e plan. These l a r g e r 
scale plan and elevation. drawings s h a l l 
describe t h e material, c o l o r and t e x t u r e o f 
t h e r o o f and w a l l s , as w e l l as t h e
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c o n f i g u r a t i o n o f doors, windows and signs, 
and t h e location, s i z e and species o f 
trees. Earth tones and snon-glare surfaces 
are p r e f e r r e d due t o tlie adjacency t o t h e 
p a r k . Non e a r t h t o n e c o l o r s may be used f o r 
c o n t r a s t and v i s u a l accent, as i n E x h i b i t 
"Q", on such items as awnings, signs, super- 
graphics, banners and t h e l i k e . " S t r e e t 
furnitur-e" such as 1i g h t standards, benches, 
telephones, bike racks and information 
boards and t h e l i k e s h a l l be located and 
dimensioned. The o b j e c t i v e of t h e d e s i g n 
detail i s t o (1) reduce potential visual 
impacts on t h e park and (2) create a pedes- 
t r i a n / s t r e e t theme and character along t h e 
western b u i l d i n g facade and arcade area t h a t 
provide’s colitinui ty w i t h t h e established CBD. 

b. A dirnension.ed drawing o f a business d i r e c - 
t o r y t o be l o c a t e d i n some p u b l i c space i n 
t h e p r o j e c t . The d i r e c t o r y s h a l l be i n map 
format encompassing a l l o f t h e Central Busi- 
ness D i s t r i c t , as w e l l as t h e P a r k p l a c e p r o - 
j e c t , and include. a legend o r key system 
t h a t enables maintenance and u p d a t i n g as 

’ businesses change. 

c. A r e v i s e d landscape p l a n t h a t s p e c i f i e s 
exact p l a n t species, size, l o c a t i o n and 
spacing and includes t h e f o l lowing elements: 

i. A l a n d s c a p e d e a r t h e n b e r m a l o n g t h e 
C e n t r a l Way a n d G t h S t r e e t f r o n t a g e s 
t h a t measures 3 1/2 f e e t above grade a t 
t h e crown and 15 t o 20 f e e t i n w i d t h a t 

’., t h e b a s e . Groundcover ( B a l t i c o r 
E n g l i s h I v y ) and s t r e e t t r e e s (London 
Plane o r Norway Maple) s h a l l be speci- 
f i e d . To t h e extent possible, t h e City 
may a l l o w a p o r t i o n o f t h e e a r t h e n 
berms t o be l o c a t e d on unused p o r t i o n s 
o f right-of-way. The r e q u i r e d G f o o t 
wide concrete sidewalk should generaly 
be located south o f t h e berm on Central 
and west o f t h e berm on 6 t h Street, 

ii. D e t a i l e d d i m e n s i o n e d d r a w 4 n g s o f t y p i - 
c a l p 1 a n t e r " i s 1 a n d s " , a n d " p e n i n s u l a s " 
used ’in t h e parlcing areas, i n c l u d i n g 
construction detai 1s regarding eleva-
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t i o n relative t o the asphalt, curb sIze 
and location, c a r overhang, t r e e t r u n k 
and guy w i r e locations and watering and 
drainage systems. The i n f o r m a t i o n suh- 
m i t t e d s h a l l be used t o determine i f . 
t h e i s l a n d s and peninsulas as shown 
w i l l be adequately p r o t e c t e d and ma-in- 
t a i n e d o r i f some a d j u s t m e n t i s appro- 
p r i a t e w i t h F i n a l P.U.D. s u c h as 
increasing the outside dimension of 
such beds. 

iii. T h e l a n d s c a p i n g a d j a c e n t t o P e t e r K i r k 
Park s h a l l be substantial l y increased 
and some a t t e m p t made, b y w o r k i n g w i t h 
t h e Parks Department and Park Board, t o 
" p u l l t h e Park theme" i n t o t h e pro- 
j e c t . The p l a n t i n g s t r i p p a r a l l e l t o 
the park shall be modulated i n depth 
and t h e adjacent s t r e e t , s h a l l be rede- 
signed t o a c u r v i l i n e a r alignm’ent simi- 
, l a r t o t h a t shown i n E x h i b i t "S" o r 
"Y". Large t r e e s s h a l l be massed i n 
c l u s t e r s as i n d i c a t e d and t h e colonnade 
of trees that adjoin the pedestrian 
pathway s h a l l be extended i n t o t h e 
park. P l a n t m a t e r i a l s and t h e con-. 
struction or retention of. earthen 
berms, f i l l s o r c u t s s h a l l be consis- 
t e n t w i t h s p e c i f i c recommendations made 

. . 
by the Parks people p r i o r t o Final 
P U.. D 

i v . The stre’et t r e e s shown adjacent t o t h e 
.. b u i l d i n g m a s s a n d i n t h e " A r c a d e " s h a l l 
. be d e t a i l e d as noted i n 2.a. above. 
These trees s h a l l be o f a species and 
sufficient size at time of planting t o 
h e l p s o f t e n t h e s c a l e o f t h e new s t r u c - 
tures immediately. 

d. .A r e v i s e d parking and i n t e r n a l v e h i c u l a r 
c i r c u l a t i o n scheme t h a t r e f l e c t s t h e f o l low- 
ing: 

i. The p o t e n t i a l r e c o n f . i g u r a t i o n o f i n d i - 
vidual landscaped "islands" and "penin- 
s u l a s " as n o t e d i n c . i i .
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, 

ii. L o c a t i o n s w h e r e t h e v e h i c u l a r d r i v i n g 
lanes cross ’ t h e pedestrian/bicycle 
paths shall be given special design 
t r e a t m e n t so as t o minimize p o t e n t i a l 
safety problems. These crosswalk areas 
s h a l l be h i g h 1 i g h t e d \zri t h a p a t t e r n e d 
concrete surface (a bomanite or simi l a r 
process), b o l l a r d s and signs which are 
consistent w i t h simi 1ar elements used 
i n the Central Business District. 
These crosswalk improv2ments are t o be 
r e v i e w e d w i t h F i l i a l P.U.D. i n c l u d i n g 
t h e c u r v i l i n e a r a1 i g n m e n t f o r t h e w e s t - 

. e r l y s t r e e t as shown i n E x h i b i t "S". 

iii. P o l i c e c a r s s h a l l b e g i v e n some l i m i t e d 
access across t h e western property l i n e 
and i n t o Peter K i r k Park f o r s u r v e i l - 
1ance and s e c u r i t y purposes. This 
could include a 10 f o o t wide d r i v i n g 
l a n e and turnaround p r o j e c t i n g from t h e 
Parkplace parking l o t into the eastern 
area of the park. Various alternative 

. l o c a t i o n s and designs f o r suc!i a fea- 
t u r e shall be discussed w i t h t h e Park 
Board and Parks and P o l i c e Departments 
prior t o submitting a specific design 
r e v i s i o n w i t h t h e F i n a l P.U.D. 

i v . Some d e s i g n a l t e r a t i o n s h a l l h e c o n s i - 
dered t o discourage through auto t r a f - 
f i c from using t h e parking l o t as a 
s h o r t c u t b e t w e e n C e n t r a l Way a n d K i r l c - 

.. l a n d Way. A l t e r n a t i v e s s h a l l be 
explored with the City s t a f f prior t o 
F i n a l P.U.D. 

v . T h e w e s t e r l y d r i v e w a y o n t o C e n t r a l Way 
and t h e access onto. 6 t h S t r e e t s h a l l be 
detailed with regard t o the landscaping 
berms, t h e pedestrian/bicycle cross- 
walk, and t h e t u r n i n g movements and 
siglit distance aspects o f tile center 
l e f t turn lane. Additionally, the 
driveway on Gth Street s h a l l be reloca- 
t e d and designed as i s necessary, t o 
align with the configuration of the 
vehicular access i n t o Planned Area 5. 
Toward t h i s end, .the a p p l i c a n t s h a l l 
coordinate w i t h the Public Services and 
Community Development Departments p r i o r 
t o submittal o f more d e t a i l e d drawings 
w i t h F i n a l P.U.D. 

.



P L A - 4 ( C u m b l e r l a n d NW) 
PP-80-41 
Page 5 o f 2 

T h e e a s t e r l y d r i v e w a y o n t o C e n t r a l Way 
s h a l l be r e s t r i c t e d t o r i g h t t u r n move- 
ments only, both inbound and outbound. 

v i . An a l t e r n a t i v e one way t r a f f i c f l o w 
scheme f o r parlcing s t a l l access p a r t i - 
cularly i n the westerly lot. This 
a l t e r n a t i v e s h a l l be evaluated w i t h 
r e g a r d t o increased p e r v i o u s s u r f ace and 
t r a f f i c safety t h a t might be achieved 

’ w i t h one way f l o w . The two-way f l o w on 
the collector roads adjacent t o the 
park and t h e arcade ’ s h a l l be retained. 

Revised storm drainage, r e t e n t i o n and deten- 
t i o n plans. Storm drainage f o r t h e s i t e 
s h a l l be redesigned s o . t h a t t h e f l o w of t h e 
creek across 6 t h Street a t the eastern end 
of t h e property s h a l l be carried across the 
site together with flow collected by drains 
on sit,e and da.ylighted i n Peter , K i r k Park t o 
provide an overland stream. The s p e c i f i c 
design o f t h i s drainage feature w i l l be 
coordinated w i t h t h e Publ i c - Service and 
P a r k s D e p a r t m e n t p r i o r t o F i n a l P.U.D. I f 
it , i s determined t h a t on si’te storm water 
would r e s u l t i n water q u a l i t y o r aesthetic 
problems i f daylighted then the f l o w i n t o 
t h e creek bed i n t h e park s h a l l be r e s t r i c - 
ted t o o f f - s i t e sources only. Also, appli- 
cants s h a l l meet w i t h Parks and P u b l i c Ser- 
v i c e Departments t o determine t h e f e a s i b i l- 
i t y and d e s i r a b i l i t y o f l o c a t i n g a small 
retention pond o r pool i n t h e park t o serve 
as a r e c r e a t i o n a l / a e s t h e t i c a m e n i t y as we1 1 
as p a r t o f a f u n c t i o n a l r e t e n t i o n system. 

S t r e e t construction and improvement drawings 
f o r C e n t r a l Way a n d 6 t h S t , , i n c l u d i n g 
ad’justments t o property 1ines and perimeter 
1 andscaping, i f a d d i t i o n a l r i g h t - o f - w a y i s t o 
be dedicated. The scope and d e t a i l of t h e s e 
drawings s h a l l be coordinated w i t h t h e 
Departments o f Publ i c Service and Community 
Development. The f o l lowing f e a t u r e s s h a l l 
be included i n these designs:
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il T h e i n s t a l l a t i o n o f s i g n s a n d l a n d - 
s c a p e d m e d i a n s t r i p s i n C e n t r a l Way .to 
more c l e a r l y del ineate and channel i z e 
the center l e f t t u r n lane. These medi- 
ans s h a l l emphasize t h e w e s t e r l y d r i v e - 
way as t h e p r i m a r y access t o t h e Park- 
p1ac.e p r o j e c t and r e s t r i c t t h e e a s t e r l y 
driveway t o r i g h t t u r n movements only. 

ii. The i n s t a l l a t i o n o f 6 f o o t w i d e con- 
c r e t e s ’ i d e w a l k a l o n g C e n t r a l Way a n d 
6 t h S t . These may be i n c o r p o r a t e d w i t h 
and meander w i t h i n t h e r e q u i r e d buff.er 
area. 

iii. A t h r e e l a n e d e s i g n f o r 6 t h S t , i n c l u d - 
’. i n g one southbound, one n o r t h b o u n d and 

a center l e f t turn lane. This design 
s h a l l i n c o r p o r a t e METRO bus. t u r n - o u t s 
and s h e l t e r s and a l i g n i n t o a f u l l 
intersection t h e e a s t e r l y , access from 
Parkplace w i t h t h e i n t e r i o r access ( a t 
4 t h Avenue) i n t o Planned Area 5. 
Crosswalks a t t h i s interse-ction and t h e 
potential f o r a pedestrian actuated 
t r a f f i c l i g h t s h a l l be discussed and 
a1t e r n a t i v e s e v a l u a t e d . 

i v . U n d e r g r o u n d utilities ’ d e s i g n i n ’ c l u d i n g 
storm water diversion of flaw into the 
C e n t r a l Way m a i n a n d e m e r g e n c y , v a l v e s 
t o control peak f l o w i n t o Peter K i r k 
Park. 

g. D e t a i l e d d r a w i n g s of a r e v i s e d b i c y c l e and 
pedestrian path. The b i c y c l e path s h a l l be 
designed f o r maximum grade s e p a r a t i o n f r o m 
vehicular t r a f f i c except a t designated 
crosswalks. The r o u t e should general l y f o l - 
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o f building, parking and landscaping i n the 
nortl.ieast p o r t i o n o f t h e s i t e . The connec- 
t i o n i n t o t h e park s h a l l be discussed w i t h 
City s t a f f and t h e Park Board p r i o r t o F i n a l 
P.U.D. s u b m i t t a l . The b i c y c l e l p e d e s t r i a n 
routes across t h e subject property s h a l l be 
i d e n t i f i e d w i t h s i g n s a p p r o v e d by 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 . A1 so, 

. .
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’a, l.ighting plan s h a l l be submitted f o r 
review and t h e luminaires and f i x t u r e s s h a l l 
be s i m i l a r t o t h e l i g h t standards used a t 
Marina Park and on Commercial Avenue. Where 
t h e s e p a t h s p a r a l l e l a n d a b u t C e n t r a l Way, a 
combined path o f 10 f e e t of concrete surfac- 
i n g may be proposed i n l i e u o f 6 f e e t o f 
concrete .and 8 f e e t o f asphalt. Further- 
mor,e, a 6 f o o t c o n c r e t e s i d e w a l k s h a l l be 
extended across the south face of the market 
i n o r d e r t o a l l o w .For p e d e s t r i a n l i ~ i k a g e 
w i t h p r o p e r t i e s t.0 t h e east. 

h, Such r e v i s i o n s t o t.lie g r a d i n g and u t i l i t y 
p l a n s as a r e r e q u i r e d ’ t o accommodate t h e 
above mentioned s i t e p l a n changes. 

A d e t a i l e d drawing o f t h e r e s t a u r a n t and 
associated parking and landscaping i n t h e 
northwest p o r t i o n o f t h e s i t e . The drawing 
s h a l l locate and dimension entryways, window 
orientation, service areas, dumpsters and 
anjr o u t d o o r s e a t i n g o r d i n i n g spaces. The 
r e s t a u r a n t design should be conducive t o 
access from t h e park b u t service and other 
nuisance aspects should be l o c a t e d away f r o m 
the’ park and screened w i t h both vegetation 
and fencing. Also, t h e c o l o r s and m a t e r i a l s 
used i n t h e design o f t h i s s t r u c t u r e s h a l l 
be compatible and consistent w i t h t h e other 
structures i n t h e project, f o r example ttie 
c o l o r and m a t e r i a l o f t h e roof. 

j. D e t a i l e d d r a w i n g s i n d i c a t i n g s o l i d ’ w a s t e 
management f e a t u r e s such as dumpsters and 
screening. This program s h a l l be coordina- 
ted with Bayside Disposal, the serving u t i l - 
i t y . 

k. Revised drawings which l o c a t e ramps and ele- 
vators t o provide access f o r handicapped t o 
a l l levels of the project. 

~rawings that include ’several design fea- 
t u r e s t o evoke t h e theme and image o f moving 
water across t h e s i t e . Rather than using an 
open channel across t h e s i t e , these design 
features s h a l l be more structured, such as 
fountains, pools, water sculptures o r graph- 
ics.



3. A coordinated s i g n package f o r t h e p r o j e c t (see 
- E x h i b i t "I(" Examples) s h a l l be processed as a 

s e p a r a t e c o r i d i t i o n a l u s e o r c o m p a r a b l e p e r ~ n t i 
process t o be heard by t h e Development Review 
Comrnittee. The pol.icies founcl i n t h e Land Use. 
P o l i c i e s Plan regarding signs s h a l l he used f o r 
e 
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lowing criteria: 

a,. I d e n t i f i c a t i o n o f ’ i n d i v i d u a l b u s i n e s s e s 
s h a l l be l i m i t e d t o face mounted o r under 
arcade mounted signs and small grouped d i r - 
ectories placed i n pedestrian arcade o r 
p l aza spaces. 

b. The o n l y p e r m i t t e d f r e e standing p r i v a t e 
signs s h a l l be: 

i. Ground m o u n t e d s i g n s n o h i g h e r t h a n 8 ’ 
and no wider than 4 ’ located w i t h i n t h e 
s i t e s o l e l y f o r t h e purpose of d i r e c t - 
i n g t r a f f i c t o s p e c i f i c uses o r areas. 
The design o f such d i r e c t i o n a l signs 
s h a l l be coordinated w i t h gther signs 
and s t r u c t u r e s as are approved. 

ii. G r o u n d m o u n t e d m o n u m e n t s i g n s may b e 
p e r m i t t e d a d j a c e n t and o r i e n t e d . t o Cen- 
t r a l Way a n d G t h S t r e e t . T h e s e s i g n s 
s h a l l serve as primary i d e n t i f i c a t i o n 
f o r t h e e n t i r e K l r k l a n d P a r k p l a c e Cen- 
t e r and be l o c a t e d c l o s e by t h e major 
vehicular access points. Their design, 
s h a l l be consistent w i t h t h e materials, 

., s h a p e a n d c h a r a c t e r o f t h e s t r u c t u r e s 
themselves and be i n t e g r a t e d w i t h sur- 
rounding 1andscap.ing and s i g h t distance 
c r i t e r i a . Maximum h e i g h t above g r a d e 
should be ’17’. 

c , A t t i m e o f , F i n a l P.U.D., t h e P l a n n i n g Coni- 
mission shall review a conceptual sign pack- 
age f o r t h e p r o j e c t t o s’nclude dimensjoned 
areas f o r face mounted signs on t h e towers 
s h o w n i n E x h i b i t " A A " . T h e P l a ~ n i n gC o m m i s - 
s i o n ’ s r e c o m m e n d a t i o n s a t t i m e o f F i n a l F’UD 
s h a l l be a d d i t i o n a l c r i t e r i a f o r approval of 
the comprehensive sign package by t h e Devel- 
opment Review Committee,
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P F i o r t o t h e F i n a l P.U.D. h e a r i n g t h e a p p l i - 
cants shall discuss with the Public Service 
and Communi t y Development D e p a r t m e n t s t h e 
most appropriate nlechanisms f o r t h e con- 
struction of the public improvements 
described i n 2.f. above. The s t a f f w i l l 
provide a recommendation on the various pub- 
1i c improvement components t o t h e P l arlning 
Commission and C i t y Counci 1 who s h a l l d ’ e t e r - 
m i n e as F i n a l PUD c o n d i t i o n s t h e t i m i n g a n d 
methods whereby t h e required improvements 
w i l l be made, The a l t e r n a t i v e s t o be e v a l u - 
ated are: 

a. C o n s t r u c t i o n o f a l l o r a p o r t i o n o f t h e 
required publ i c improvements concurrent 
w i t h s i t e development. 

b’. T h e p o s t i n g o f a b o n d o r a l t e r n a t i v e 
financial security f o r a l l or a ’portion 
o f the required publ i c improvements. 

c. The payment of a cash amount i n t o a 
municipal fund f o r construction a t a 
l a t e r date as p a r t o f a l a r g e r City 
program. 

d. The s i g n i n g o f a " n o p r o t e s t " agreem2nt 
t o t h e formation o f a Local Improvement 
D i s t r i c t which has as i t s purpose t h e 
c o n s t r u c t i o n ’ o f a1 1 ’ o r a p a r t . o f t h e 
improvements. 

e. The a s s i g n m e n t t o t h e C i t y o f K i r k l a n d 
of power of attorney o r s i m i l a r author- 
.ity t o participate i n a proportional 
share i n the cost of i n s t a l l i n g the 
specified publ i c improvements. 

5 . The a p p l i c a n t s h a l l p a r t i c i p a t e i n t h e fund- 
ing of a traffic light at the intersection 
o f 3 r d St. and K i r k l a n d Ave. The s c a l e o f 
t h i s p a r t i c i p a t i o n shaq 1 be determined b y 
t h e p r o p o r t i o n o f a d d i t i o n a l t r a f f i c demand 
that the project contributes t o said inter- 

- s e c t i o n t h e s p e c i f i c means t o e f f e c t t h i s 
p a r t i c i p a t i o n b y t h e appl i c a n t s h a l l be 
d e t e r m i n e d a t t h e t i m e o f F-in.al P.U.D. The 
a l t e r n a t i v e s ’b. t h r o u g h e. i n 4 above 
shall also be considered w i t h regard t o t h i s 
requirement,
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6. The recommendations f o r s i t e p r e p a r a t i o n and 
foundation design contained i n t h e March 21, 
1980 Soi 1s Report from Rittenhousc-Zemati 
shall be followed. 

7. ,No exposed r o o f v e n t i l a t o r s , compressors, 
ducts o r , masses o f wires s h a l l be r e a d i l y 
visible from the perimeter of the site. 
Such r o o f elements s h a l l be so located, 
grouped, and ’ p a i n t e d o r s c r e e n e d as may be 
necessary t o prevent such unsightly appear- 
ance. 

8. The a p p l i c a n t s may p r o p o s e ’ t o ’grade a l l o r 
p o r t i o n o f t h e s i t e a f t e r p r e l i m i n a r y P.U.D. 
a p p r o v a l b u t p r i o r t o F i n a l P.U.D. appro- 
val. Review and approval o f such request 
s h a l l be by t h e B u i l d i n g . Department w i t h 
coordination and concurrence from Community 
Development, Pub1i c S e r v i c e and Parks. Such 
approval s h a l l o n l y be given i f an adequate 
performance guarantee for restoration, 
hydroseeding and erosion control can be 
posted i n a form acceptable - t o the City 
Attorney. 

9. F i r e hydrants, f i r e l a n e s i g n s and b u i l d - i n g 
sprinklers s h a l l be i n s t a l l e d Der the s ~ e c i - 
f i c a t i o n s o f t h e Department of F i r e ~ e r . v i - 
ces. The t h e a t r e s h a l l be provided w i t h an 
a u t o m a t i c f i r e a1 arm s y s t e m . A1 1 r e q u i r e d 
h y d r a n t s s h a l l be charged and o p e r a t i o n a l 
p r i o r t o framing stage of construction, . . 

10. The , a p p l i c a n t s s h a l l p r o v i d e c e r t a i n 
improvements i n P e t e r K i r k P a r k i n l i e u o f 
t h e "bandstand" i n order t o meet t h e " p u b l i c 
benefit" requirements o f a Planned U n i t 
Development. The s p e c i f i c n a t u r e and loca- 
t i o n of such improvements w i t h i n Peter K i r k 
Park shall be discussed w i t h the Park Board 
and C i t y s t a f f p r i o r t o F i n a l P.U.D. A spe- 
c i f i c proposal shall then be brought before 
Planning Commission and City Council a t time 
o f F i n a l P.U.D. f o r a p p r o v a l . A l t e r n a t i v e s 
t o be considered are: (1) b i c y c l e and 
pedestrian paths within the park, (2) res- 
t o r a t i o n and enl~ancemento f t h e creek bed i n 
the park, (3) a small footbridge across the 
creek bed, ( 4 ) a stage o r s h e l t e r s t r u c t u r e 
i n the park which could be incorporated w i t h 
design o f an outdoor amphitheatre and ( 5 ) a 
colonnaded seating and p i c n i c area. 

r
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1 1 . MAJOR F I N D I N G S AND CONCLUSIONS 

A . LAND USE P O L I C I E S PLAN ( L U P P ) AND ZONING 

1. F i n d i n g s o f F a c t . 

a. L a n d Use P o l i c i e s P l a n . T h e r e a r e a number 
of c i t a t i o n s i n LUPP t h a t h a v e r e l e v a n c e t o 
t h e Cumber1 and proposal. Exhibits ll~lll 

through " ~ 5 " are extracts from portions of 
t h e LUPP i n c l u d i n g b o t h t e x t a n d g r a p h i c s . 
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The t h r u s t o f t h i s p o l i c y i s t o encourage 
t h a t new commercial uses be l o c a t e d i n 
established areas and t h a t i n - f i l l i n g , such 
a s a t t h e e a s t e n d o f t h e CBD, b e p r e f e r r e d 
o v e r t h e c r e a t i o n o f c o ~ n p l e t e l y new commer- 
c i a l uses on t h e f r i n g e o r f u r t h e r eastward 
i n unincorporated , areas. , This pol i c y i s 
reenforced b y the more recent adoption by 
City Council of a p o r t i o n of t h e K i n g County 
Subregional Plan (see E x h i b i t ’IF"), 

E x h i b i t "E2. c o n t a i n s Economic A , c t i v i t i e s 
P o l i c y 2 and the accompanying discussion. 
This p o l i c y focuses on the Central Business 
D i s t r i c t and t h e s t u d y t h a t was done i n 1975 
concerning f u t u r e growth and development 
.options f o r t h e Downtown. I t i s i n t h i s 
policy section that the subject property i s 
discussed as t h e e a s t e r l y extension o f t h e 
CBD.. 

E x h i b i t " ~ 3 " concerns Economic A c t i v i t i e s 
P o l i c i e s 5E and 5F. T h i s p o l i c y tias as i t s 
thrust the imposition o f development stand- 
ards on .new commercial development i n K.irk- 
land, p a r t i c u l a r l y w i t h regard t o signs and 
other vi sual impacts. . 8 

E x h i b i t " E ~s u m~m a~r i z e s t h e t e x t o f t h e 
Land Use P o l i c i e s Plan t h a t d e a l s s p e c i f i - 
c a l l y w I t h Planned Area 4. C r i t e r i a are 
c i t e d w i t h regard t o l i m i t i n g access on the 

9 perimeter roads, landscaping, bufferin , 
massing o f bu-ildings, provision f o r bicyc e 
and pedestrian paths, c o n t r o l o f signs and 
t h e aggregation o f de.velopment i n t o l a r g e 
coordinated parcels.
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E x h i b i t " ~ 5 " i s F i g u r e 30 from t h e Land 
Use P o l i c i e s Plan. I t i l l u s t r a t e s g r a p h i - 
cal l y c e r t a i n development p r i n c i p l e s con- 
cerning signs, landscaping and parking l o t 
design. 

b. Zoning The Zoning t e x t f o r Planned Area 4 
i s contained i n Exhibit "G". Listed therei’n 
are the range o f commercial uses t h a t are 
p e r m i t t e d i n P l a n n e d A r e a 4 t ~ g e t h e i . ~w i t h 
t h e r e q u i r e m e n t .for some development p e r m i t s 
such as a Planned U n i t Development and a 
r e f e r e n c e t o t h e p o l i c y i n LUPP c i t e d 
above. E x h i b i t " G ~ " shows t h e t o n i n g map 
f o r the area. 

2. Conclusions. 

a. L a n d Use P o l i c ’ i e s P l a n , The p r o j e c t p r o p o - 
s a l i s h i g h l y c o n s i s t e n t w i t h t h e Land Use 
P o l i c i e s Plan. The s i t e c o n f i g u r a t i o n , pro- 
posed access and i n t e r n a l c i r c u l a t i o n , and 
p r o p o s e d u s e s a r e i n a c c o r d w i t h LIJPP. C e r - 
t a i n adjustments t o s p e c i f i c elements of t h e 
p r o j e c t are needed i n order t o b r i n g t h e 
p r o p o s a l m o r e i n l i n e w i t h LUPP. One exam- 
p l e i s the need f o r a more coherent’ and d i r - 
e c t bicycl’e path across the site. Another 
i s the need f o r a coordinated sign program. 
Other appropriate revisions are indicated i n 
’Exhibit "H" - Analysis o f the Proposed Plan). 

Zoning. The p r o j e c t conforms t o a l l 
requirements o f t h e Code. The p a r k i n g shown 
(816) exceeds minimum code requirements 
(800). Landscaped islands i n t h e parking 
l o t are used i n greater, frequency than the 
minimum requirements. Maximum b u i l d i n g 
height (four stories) i s permitted under the 
PUD p r o v i s i o n s a n d m i n i m u m b u i l d i n g s e t b a c k 
i s e x c e e d e d o n e v e r y s i d e . . A1 1 o f t h e p r o - 
posed uses are permitt.ed by t h e Planned Area 
4 zoning and the special review procedure 
required by t h e code has been used ( a Plan- 
ned Unit Developri~ent).
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B . SURROUNDING L A N D USE 

1. F i n d i n g s o f F a c t . 

The subject property i s w i t h i n t h e c e n t r a l area 

-- 

of Kirkland l y i n g immediately t o the west of 
Peter Kirk Memorial Park (see Exhibits "B" 
V i c i n i t y Map a n d L a n d Use a n d " M u Aerial 
Photo). This park i s approximately 10 acres i n 
s i z e a n d i s l a r g e l y u n d e v e l o p e d . Some o f t h e 
park has been used f o r organized sports activ’i- 
t i e s although the long range. master plan for. the 
park i s s t i l l b e i n g developed. To t h e n o r t h of 
t h e s u b j e c t p r o p e r t y i s C e n t r a l Way a n d o n t h e . 
nortli s i d e o f t h a t major a r t e r i a l a r e a number of 
small cozmercial o p e r a t i o n s . The n o r t h s i d e of 
C e n t r a l Way i n many ways r e s e m b l e s a s t r i p com- 
mercial environment including m i scel laneous 
r e t a i 1 o u t l e t s , automobi l e s e r v i c e s t a t i o n s , 1im- 
i t e d l i g h t i n d u s t r i a l t y p e uses and some u n d e v e l - 
oped property. To the east o f t h e subject prop- 
e r t y i s Planned Area 5. This area i s l a r g e l y 
undeveloped b u t does c o n t a i n some s i n g l e fanli l y 
homes and l i m i t e d o f f i c e uses. To t h e s o u t h e a s t 
of the subject property are older single family 
homes and l a r g e undeveloped p a r c e l s o f lan’d. To 
the south of the subject property i s the existing 
Coast t o Coast Hardware store and f u r t h e r t o the 
s o u t h , a c r o s s K i r k l a n d Way, a r e a m i x t u r e of s i n - 
g l e f a m i l y and rnulti-fami l y developments.’ To t h e 
southwest of the subject property i s the Kirkland 
L i b r a r y and Senior Center. 

While the proposal i s unlike the land uses t h a t 
immediately surround it, i t i s consistent ’with 
e 
tl f 
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area t o the degree t h a t i t t i e s i n t o the sur- 
rounding c i r c u l a t i o n ( s t r e e t and b ike/pedestrian) 
system and through i t s use o f building. l o c a t i o n 
and landscaping manages t o ameliorate t h e poten- 
t i a l v i s u a l i m p a c t s of l a r g e new s t r u c t u r e s . 

C. SUBREGIONAL CONTEXT 

1. F i n d i n g s o f F a c t .
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a. The S u b r e g i o n a l P l a n as a d o p t e d b y t h e C i t y 
o’f K i r k 1 a n d c o n t a i n s p o l i c y s t a t e m e n t s t h a t 
have relevance t o t h i s application. Chief 
among t h e s e a r e t h e p o l i c y s t a t e m e n t s con- 
c e r n i n g t h e p r e f e r e n c e T o r l o c a t i n g new com- 
mercial f l o o r area i n establ ished a c t i v i t y 
centers i n urban areas (see E x h i b i t ’IF"). 

b. City-wide l a n d use i n v e n t o r y i n d i c a t e s t h a t 
t h i s i s the l a s t remaining large undeveloped 
parcel o f commercia’l l a n d close t o t h e 
e s t a b l i shed C e n t r a l B u s i n e s s D i s t r i c t . A 
comparat’ive summary o f o t h e r vacant l a n d s 
a v a i 1a b l e f o r f u t u r e c o m m e r c i a1 d e v e l o p m e n t 
as w e l l as o t h e r e s t a b l i s h e d commercial 
areas i s summarized i n E x h i b i t "I". 

c. The Central Business D i s t r i c t c u r r e n t l y con- 
t a i n s over 446,721 square f e e t o f gross 
floor area ,consisting of retail, office, 
r e s t a u r a n t , and m i s c e l 1aneous o t h e r commer- 
c i a l uses. T h i s i s approximately 50% l a r g e r 
than the current proposal which consti tutes 
215,000 square f e e t of mixed commercial 
us’es. - (See E x h i b i t l’V’l Comparative 
Analysis). 

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

Both regional and l o c a l p o l i c y documents cleartly 
e s t a b l i s h t h a t m a j o r new c o ~ n m e r c i a l g r o w t h s h o u l d 

. occur i n t h e established urban and suburban cen- 
t e r s . P l a n n e d A r e a 4 i s i d e n t i f i e d b y LUPP s p e - 
c i f i c a l l y as t h e l o g i c a l ’ a r e a f o r " e x t e n d i n g " and 
" i n f i l l ing" Kirkland’s major center. It repre- 
sents an increase f o r K i r k l a n d ’ s a c t i v i t y center, 
i n terms o f f l o o r area, o f from approximately 
446,000 t o over 660,000 square f e e t . Thus, i t 
can be concluded t h a t Parlcplace w i l l c o n t r i b u t e 
t o t h e growth and expansion o f an established 
suburban a c t i v i t y center and i s thus consist.e~it 
w i t h p u b l i c p o l i c y a t t h e r e g i o n a l as w e l l as 
local level. 

D. STREETS 

1. F i n d i n g s of F a c t .



C e n t r a l Way. C e n t r a l Way i s a m a j o r a r t e r - 
i a l t h a t i s on t h e S t a t e system and cur- 
r e n t l y consists of two lanes of moving t r a f - 
f i c i n e.ither d i r e c t i o n and a center l e f t 
t u r n l a n e . C e n t r a l Way hi!s c o n t r o l l e d a n d 
channelized t r a f f i c signals where i t i n t e r - 
sects both 3 r d S t . and 6 t h S t . It i s e s t i - 
mated (see E x h i b i t ’ ."L" - Environmental 
Information) t h a t 40% o f t h e t r a f f i c from 
K i r k 1and Parkpl ace w i l l access onto Central 
Way. T h i s w o u l d a d d a p p r o x i m a t e l y an a d d i 
t i o n a l 3600 t o 4000 vehicle t r i p s per day 
( V P D ) t o C e n t r a l Way. ,The t r a f f i c a n a l y s i s 
by Transpo Group (see E x h i b i t "L") states 
that this i s within the road’s capacity but 
suggests r e - d e s i g n o f t h e driveways on Cen- 
tral. 

6th Street. Although currently designated 
as a secondary a r t e r i a l , 6 t h S t . a d j a c e n t t o 
the subject property i s currently developed 
w i t h one lane of moving t r a f f i c i n e i t h e r 
d i r e c t i o n and no curb, g u t t e r o r sidewalk. 
The Transpo Group a n a l y s i s estimates t h a t 
10% o f t o t a l VTD f r o m t h e p r o j e c t w j l l b e 
added t o 6 t h S t r e e t . The recommen,dation i s 
made t h a t a c e n t e r l e f t t u r n l a n e be added 
and t h a t t h i s w i l l then provide adequate 
capacity f o r this street. 

K i r k l a n d Avenue.. K i r k l a n d Avenue c o n s i s t s 
o f one lane of moving t r a f f i c i n each direc- 
t i o n together w i t h p a r k i n g lanes and curb, 
g u t t e r and sidewalk. This s t r e e t between 
6 t h S t . and t h e S e n i o r Center was r e c o n - 
structed within the l a s t three years through 
an urban a r t e r i a l board project. 

The t r a f f i c analysis b y Transpo i d e n t i f i e s 
an increased increment o f impact from t h e 
.Parkplace p r o j e c t on t h e i n t e r s e c t i o n of 
K i r k l a n d Avenue and T h i r d Street, It s t a t e s 
t h a t demands f o r a t r a f f i c 1 i g t . t w i l l ’ become 
greater, b u t o n l y p a r t l y as a r e s u l t o f t h i s 
p r o j e c t . The recommendation i s made t h a t 
some ’mechanism be used t o have t h e p r o j e c t 
c o n t r i b u t e some p r o p o r t i o n a l s h a r e ’ t o w a r d 
the installation of a traffic light.
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d. 2nd Avenue. T h i s 6 0 f o o t w i d e r i g h t - o f - w a y 
.is c u r r e n t l y unimpr.oved. S e v e r a l s m a l l hou- 
ses access from t h i s dead-end system. 

2. Conclusions. 

The p r o j e c t w i l l c r e a t e a d d i t i o n a l t r a f f i c on t h e 
s t r e e t network. I f t h e recommended improvements 
a r e made t o C e n t r a l Way a n d 6 t h S t r e e t , t h e n t h e 
s t r e e t s w i l l be able t o s a f e l y accommodate tlie 
p r o j e c t . These improvements should be made con- 
d i t i o i i s o f approval and some mechanism s h o u l d be 
invoked t o secure p a r t i c i p a t i o n on t h e p r o j e c t e d 
i n s t a l l a t i o n o f a t r a f f i c l i g h t a t K i r k l a n d Ave- 
nue and 3 r d S t r e e t . 

1 1 1 . ADDITIONAL F I N D I N G S AND CONCLUSIONS 

A. HISTORY 

1. Findings o f Fact. 

a, P r i o r t o May 16 o f 1976 a11 o f P l a n n e d A r e a 
4. w a s t h e n - z o n e d CBD, C e n t r a l B u s i n e s s D i s - 
trict. 

I 

b , On May 1 6 , 1 9 7 6 t h e C i t y C o u n c i . 1 a d o p t e d 
Ordinances 2346 and 2347. These ordinances 
e s t a b l i s h e d P l a n n e d A r e a 4 b o t h i n t h e Com- 
prehensive Pl’an and as a zoning d i s t r i c t . 
With the imposition o f the Planned Area 4 
z o n i n g t h e r a n g e o f c o m m e r c i a l uses was kep’t; 
t h e same e s s e n t i a l l y a s u n d e r t h e CBD z o n - 
ing. The major differences were w i t h regard 
t o t h e i m p o s i t i o n o f a number o f development 
c r i t e r i a , minimurn aggregation f o r c e r t a i n 
uses; and t h e requirement f o r p u b l i c h e a r i n g 
process and special review procedures. 

c. No developmen-t p e r m i t s h a v e been a p p l i e d f o r 
under tlie Planned Area 4 zoning u n t i l the 
current proposal. 

2. Conclusions. 

, 

8
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The subject property has been contemplated f o r 
several decades t o he developed as commercial 
use, The c r e a t i o n o f Planned Area 4 and t h e 
associated p o l i c y statemelits and design p r i n c i - 
p l e s i n 1976 ( E x h i b i t s " D " and " E M ) was i n t e n d e d 
t o i n s u r e t h a t t h e t y p e and c o n f i g u r a t i o n o f new 
comnierci a1 d e v e l o p m e n t w o u l d he coor’dina1:ed 
r a t h e r than haphazard, l a r g e scale r a t h e r than 
pieceme.al and i n keeping w i t h K i r k l a n d ’ s estab- 
1ished character. The K i r k 1and Parkpl ace p r o j e c t 
r e p r e s e n t s o v e r 3 / 4 0% t h e e n t i r e Planned A r e and 
thus largely achieves these public pol i c y goals. 

B. EXISTING PHYSICAL CHARACTERISTICS: 

1. F i n d i n g s o f F a c t . 

a. Topography. The l a n d i s g e n e r a l l y f l a t 
except f o r a s l i g h t increase i n elevation on 
t h e south and east sides o f t h e property. 
Drainage i s t o t h e n o r t h and west. The pro- 
j e c t would incorporate and accentuate t h e 
grade d i f f e r e n t i a l between t h e eastern and 

-- western portions of the s i t e (see Exhibits 
II c411 B u i l d i n g a n d S i t e S e c t i o n s a n d " C 6 " 

Grading Plan). 
f 

b. S o i l s . A s u b - s u r f a c e s o i l i n v e s t i g a t i o n was 
conducted i n . March o f 1980. Sub-surface 
conditions on the s i t e were found t o he r e l - 
a t i v e l y variable depending on location. A 
minimum . o f f i l l m a t e r i a l was n o t e d e x c e p t i n 
the southwest p o r t i o n o f the s i t e where 3 t o 
10 1,/2, f e e t o f f i l l was observed. N a t i v e 
s o i l s were found t o be generally f i r m 
although the s o i l s type varied. Generally, 
native sub-surface conditions consisted of 
s i 1 t y sands w i t h g r a v e l s interbedded w i t h 
clayey s i l t s . The s o i l s r e p o r t , establ ished 
t h a t t h e proposed ’ development program could 
pr’oceed provided t h a t adequate standard. pre- 
cautions were observed. (See E x h i b i t "L", 
Environmental Information). 

c. Vegetation. Vegetation on t h e s i t e c o n s i s t s 
of a c e n t r a l g r a s s y a r e a b o r d e r i n g t h e P e t e r 
K i r k P a r k a n d . C e n t r a l Way a n d m o r e h e a v i l y 
vegetated areas along t h e south and east 

- boundaries (see Exhibit "M" Aerial 
Photo). Vegetation i n those areas i s p r i - 
marily scrub growth consisting of black- 
b e r r y , s h r u b s and some l a r g e r t r e e s w h i c h 
a r e a s s o c i a t e d w i t h p o o r l y d r a i n e d s o i 1s.
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2. Conclusions. 

The e x i s t i n g topography change w i l l be accentua- 
t e d by the project t o take advantage o f c e r t a i n 
space design o p p o r t u n i t i e s (see E x h i b i t ~ 4 " - 
B u i l d i n g and S i t e Sections). The e x i s t i n g s o i l s 
conditions c a l l f o r f u r t h e r detai l e d analysis and 
t h e s p e c i f i c construction. and b u i 1d i n g founda- 
t i o n s recommendations t h a t are foirnd i n the s o i l s 
r e p o r t should be followed. The removal o f e x i s t - 
ing vegetation w i l l create a potential erosion 
problem, ther’efore grading and ero’sion c o n t r o l 
methods should be implemented by t h e applicant 
under t h e close monitoring o f the City. The 
i m p o r t i n g o f new landscaped m a t e r i a l s w i l l be 
consistent with specific s i t e design objectives. 

C. UTILITIES 

1. Findings o f Fact. 

a. S a n i t a r y Sewer, T h e r e i s c u r r e n t l y a 1 2 " 
s a n i t a r y s e w e r l i n e i n C e n t r a l Way w h i c h 
d i s c h a r g e s i n t o t h e METRO pump s t a t i o n a t 
3rd and Commercial. It i s estimated t h a t 
f l o w f r o m t h e p r o j e c t ( 7 2 g a l l o n s , p e k m-in- 
ute) would use approximately 3% o f t h e t o t a l 
c a p a c i t y o f t h e 1 2 " l i n e i n C e n t r a l Way a n d 
l e s s t h a n 2% . o f t h e t o t a l c a p a c i t y o f t h e 
pump s t a t i o n i t s e l f . ( S e e E x h i b i t " L " - 
Environmental Information). 

b. Storm Drainage. The s i t e c u r r e n t l y serves 
as a n a t u r a l catch basin f o r storm water. 

- Due t o s o i l s c o n d i t i o n s ( s e e E x h i b i t "I-" 
Environmental Information) percolation i s 
l i m i t e d and some p o n d i n g o c c u r s . The p r o - 
posed project would overcover s o i l s on most 
o f the s i t e so that increased runoff w i l l 
. o c c u r . On s i t e s t o r m w a t e r r e t e n t i o n / d e t e n - 

t i o n systems w i t h o i l / s i 1 t s e p a r a t o r s w i 11 
be a required compoonent o f t h e p r o j e c t 
improvement t o manage t h i s r u n o f f . The 
s t o r m d r a i n a g e was proposed t o g r a v i t y f l o w 
t o a 48" pipe i n Central v i a a r o u t e through 
Peter’ Kirk park. Although originally 
designed t o be c a r r i e d through pipes i n t h e 
park, i t has been proposed b y City staff 
t h a t i t may be d e s i r a b l e t o " d a y l i g h t " t h i s
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flow i n a natural ravine that traverses the 
park and thus p r o v i d e t h e pub1 i c ameiiity o f 
a p e r e n n i a l l y flowing open creek. Such a 
scheme c o u l d a l s o draw on t h e d i v e r s i o n o f 
the natural creek which ,currently flows from 
Planned Area 5 i n t o a c u l v e r t i n 6 t h S t . and 
thence i n t o C e n t r a l \.lay’s 48" p i p e . A v a l v e 
c o u l d be d e s i g n e d as p a r t o f s t r e e t and u t i - 
l i t y improvements t o .6th S t . so t h a t a con- 
s t a n t flow could he piped across t h e s i t e 
and then "daylighted" i n t h e park. 

c. Domestic W a t e r / F i r e Flow., Domestic water i s 
a v a i l a b l e f r o m m a i n s l o c a t e d i n C e n t r a l Way, 
6 t h St. and K i r k l a n d Avenue. Adequate f i r e 
f l o w f o r a project o f t h i s type would be i n 
the range o f 80 t o 85 gallons per minute. 
The Pub1 i c S e r v i c e Department i n d i c a t e s t h a t 
these c a p a c i t i e s w i 11 be avai 1a b l e w i t h o u t 
a l t e r a t i o n s t o t h e City system. The Depart- 
ment o f F i r e Services has i n d i c a t e d t h e 
appropriate l o c a t i o n f o r hydrants and signs 
delineating required f i r e lanes. Since -the 
City has no ladder truck apparatus, the 
spri.nklering o f t h e t h i r d and f o u r t h l e v e l s 
of t h e p r o j e c t may be n e c e s s a r y t o p r o v i d e 
adequate f i r e suppressant capacity. ,. 

Conclusions. 

Adequate u t i l i t i e s systems e x i s t t o serve t h e 
s i t e . Certain improvements are necessary on 
s i t e . D e t a i l e d s a n i t a r y sewer 1i n e engineering’ 
should be coordinated w i t h Public Service. The 
storm water management systems should be 
r e - d e s i g n e d t o a c h i e v e a p o t e n t ia1 w a t e r c o u r s e 
f l o w i n a route through Peter K i r k Park. P r i o r 
t o , F i n a l PUD t h i s s h o u l d b e r e f i n e d w i t h C i t y 
s t a f f and s p e c i f i c . engineering drawings pre- 
pared. The f a c i l i t i e s requested b y t h e Depart- 
ment of F i r e Services (hydrants, sprinklers, f i r e 
lane signs) should be i n s t a l l e d t o t h a t Depart- 
ment’s specifications.
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D . GOVERNMENTAL COORDINATION 

1. F i n d i n g s o f F a c t . 

a. S t a t e E n v i r o n m e n t a l P o l i c y A c t (SEPA). T h e 
a p p l i c a n t s suhmi 1:ted an E n v i r o n m e n t a l Check- 
l i s t as r e q u i r e d b y SEPA. The r e s p o n s . i b l e 
o f f i c i a l i s s u e d a F i n a l D e c l a r a t i o n o f Non- 
sign.ificance on June 12, 1980 ( s e e E x h i b i t 

- " L " E n v i r o n m e n t a1 I n f o r m a t i o n ) . The 
applicants subsequently submitted a revised 
s i t e p l a n on June 20, 1980 which i s t h e pro- 
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o f f i c i a l determined that since the o r i g i - 
nal 13 submitted environmental information 
described the project accurately i n quanti- 
t a t i v e terms, even i n c l u d i n g t h e r e v i s i o n of 
J u n e 2 0 , t h a t n o new SEPA r e v i e w was n e c e s - 
sary, 

b. C i t y L i n e Departments. 

i. P a r k s Department. The p r o j e c t was 
presented by s t a f f t o the Park Board a t 
t h e i r meeting o f June 11, 1980. A t 
t h a t sessioii and a subsequent study 
s e s s i o n o n June 18 t h e p r o j e c t was d i s - 
cussed with regard t o potential impact 
on P e t e r K i r k Park and ways o f i n t e r - - 
r e l a t i n g t h e two areas f u n c t i o n a l l y as 
w e l l as v i s u a l l y . The comments o f t h e 
Park D i r e c t o r and Park Board a r e con- 

’. t a i n e d i n E x h i b i t s " ~ 1 " a n d ’ 1 3 ~ " 
respectively. 

ii. P o l i c e D e p a r t m e n t . I n c r e a s e d s u r v e i l - 
lance capacity i n the eastern p o r t i o ~ ~ s 
o f Peter K i r k Park could be enhanced b y 
the proposed project. 

iii. Pub1 i c S e r v i c e . The a p p l i c a n t s h a v e 
s u b m i t t e d t h e i r p r e l i m i n a r y u t ’ i 1 i t y 

, drawings f o r review by t h i s Depart- 
ment. Redesign o f t h e storm drainage 
. s y s t e m was suggesi;ed b y t h i s D e p a r t m e n t 
as d e t a i l e d above a t 1:I.C.l.b. I t was 
recommended t h a t t h e a p p l i c a n t s c o o r d i - 
nate t h e design o f p u b l i c improvements
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i n t h e C e n t r a l Way a n d 6 t h S t r e e t 
r i g h t s o f way w i t h t h e P u b l i c S e r v i c e 
D e p a r t m e n t p r i o r t o F i n a l P.U.D. A l s o 
recommended was t h e c o n s o l i d a t i o n o f 
t l i e t w o d r i v e w a y s o n C e n t r a l Way i n t o a 
s i n g l e access as w e l l as t h e r e - a l i g n - 
ment o f t h e 6 t h S t . access t o l i n e up 
with t h e major access t o Planned Area 5 
( 4 t h Avenue), 

i v , Department o f F i r e Serv’ices. The s i t e 
plans have been reviewed and t h e 
required locations f o r three hydrants 

- and " N O PARKING F I R E LANE" s i g n s h a v e 
been designated. The accesses t o t h e 
s i t e , as shown, a r e deemed adequate. 
T h i s Department recommends t h a t t h e 
t h e a t e r be provided w i t h an automatic 
f i r e alarm and detection system and 
t h a t a l l hydrants be f u l l y charged and 
operational prior t o the framing stage 
of construction. 

v. B u i l d i n g Department. A l l s t r u c t u r e s 
s h a l l be required t o meet t h e standards 
o f t h e U n i f o r m B u i l s i n g Code, A l l 
signs s h a l l be required t o obtain sign 
permits beyond whatever zoning permits 
are required f o r signs. 

2. Conclusions. 

A l l t h e technial requirements o f t h e F i r e and 
Bui 1ding Departments should be s a t i s f i e d . Fur- 
t h e r r e f i n e m e n t of c e r t a i n d e s i g n a s p e c t s , such 
as landscaping and pub1i c b e n e f i t improvements 
w i t h i n t h e park should be discussed w i t h t h e Park 
B o a r d p r i o r t o F i n a l PUD a n d s p e c i f i c d r a w i n g s 
s h o u l d b e s u b m i t t e d w i t h F i n a l PUD. L i k e w i s e , 
r e v i s i o n s and d e t a i l i n g of u t i l i t y and s t r e e t 

I improvements should be explored and r e f i n e d w i t h 
I t h e P u b l i c S e r v i c e D e p a r t m e n t p r i o r t o F i n a l PUD. 

1 E , MISCELLANEOUS DEVELOPMENT STANDARDS 

t 1. F i n d i n g s o f Fact. 

, 7/17/80 

7/10/80 
6/27/80 
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a. P a r k i ~ g . The 816 s t a l l s shown e x c e e d t h e 
code requirement b y 16. The appl i c a b l e 
r a t i o s a r e f o u n d .it1 S e c t i o n s 2 3 . 3 4 . 0 2 0 a n d 
23.34.030. These s u r p l u s s t a l l s may be e l i - 
minated and s t i l l meet code. The spacing o f 
1andscaped i s 1ands i s c o n s i s t e n t w i t h Sec- 
t i o n 23.34.04,0(8) a1though t h i s r i g o r o u s 
requirement currently i s enforceable only 
against m u l t i - f a m i l y uses. 

b. Signs. The a p p l i c a n t s have n o t shown any 
proposed . signs. The p e r m i t t e d s i g n area 
s h a l l be determined by Chapter 23.32 o f t h e 
c o d e . The l o c a t i o n , c o n f i y u r a t i o n a n d nurn- 
b e r of s i g n s may be r e v i e w e d i n d e t a i l as a 
separate zoning permit process i f so 
r e q u i r e d b y t h e PUD. I n s u c h a c a s e , o t h e r 
approved comprehensive sign programs f o r 
l a r g e commercial projects can be reviewed i n 
order t o achieve consistency and provide 
guide1ines. 

2. Conclusions. 

a. P a r k i n g . The frequency of 1andscaped 
i s l a n d s we1 1 exceeds mi~iimurn code. C a r e f u l 
review should be undertaken t o insure survi- 
v a b i l i t y of p l a n t m a t e r i a l s i n these 
p l a n t e r s . The excess 16 s t a l l s may be 
expendable i f so dictated by other s i t e 
design considerations. 

b. S i g n s . A c o m p r e h e n s i v e s i g n p r o g r a m f o r t h e 
p r o j e c t should be i n i t i a t e d f o r review b y 

C i t y . E x i s t i n g LUPP P o l i c y ( E x h i b i t s 
I and " ~ 5 " as we11 as s i m i l a r p r o - 
grams approved i n t h e p a s t ( E x h i b i t "K") 
should serve as c r i t e r i a f o r approving such 
a program. 

F, PUBLIC INPUT 

1. Findings o f Fact. 

a. A number o f p e o p l e s p o k e a t t h e p u b l i c h e a r - 
i n g s on J u l y 10 and J u l y 17, 1980. A 
d e t a i l e d summary o f t h e s e o r a l statements i s 
contained ,in t h e minutes o f those meetings 
which a r e i n c l u d e d as E x h i b i t "CCtl.
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2. 

C 

Those people speaking i n favor remarked t h a t 
the Parkplace project i s consistent with the 
e x i s t i n g p o l i c y and r e g u l a t i o n s f o r Planned 
A r e a 4 and t h e y gave some b a c k g r o u n d and 
h i s t o r y t h a t l e d t o the Planned Area 4 con- 
c e p t . R e f e r e n c e was made t o t h e many com- 
m i t t e e meetings and r e p o r t s i n c l u d i n g t h e 
1975 Economic and Design E v a l u a t i o n of t h e 
CBD w h i c h l e d d i r e c t l y t o t h e p o l i c i e s 
adopted i n 1977 i n t h e Land Use P o l i c i e s 
Plan. Others speaking i n f a v o r commented 
t h a t Parkplace would help r a t h e r than harm 
t h e downtown and p r o v i d e a d d i t i o n a l shopping 
o p p o r t u n i t i e s f o r I(i1-kland residents. 

Those speaking against t h e p r o j e c t s t a t e d 
t h a t i t was t o o b i g and o u t o f c h a r a c t e r 
with Kirkland. Several questioned the t r a f - 
f i c impacts and other impacts on nearby 
Peter K i r k Park. Several stated t h a t they 
would prefer t o see a continuation o f the 
q u i e t and open character o f t h e s u b j e c t 
pr.operty rather than the proposed project. 
Several remarked t h a t Parkplace should not 
b e b u i l t u n t i l a l l o f t h e e x i s t i n g CBD i s 
developed. 

b. Correspondence was s u b m i t t e d i n t o , t h e 
r e c o r d . See E x h i b i t s "R", "T", "U" "Xu and 
’IBB". . 

Conclusions. 

Many o f t h o s e who r a i s e d o b j e c t i o n s a g a i n s t P a r k - 
p l a c e seem t o t a k e i s s u e w i t h t h e a d o p t e d p o l i c y 
and zoning f o r Planned Area 4 r a t h e r than t h e 
specific s i t e plan itself. Substantive negative 
comment a b o u t d e t a i l s o f t h e s i t e p l a n was n o t 
v o i c e d . ’ N,o o n e a s k e d i f t h e P a r k p l a c e p r o j e c t 
conforms t o t h e C i t y ’ s Land Use P o l i c i e s Plan and 
Zoning Ordinance, 

The o n l y comment f r o m t h e e x i s t i n g b u s i n e s s com- 
m u n i t y was f a v o r a b l e . T h e r e was no e x p r e s s i o n o f 
a c o n c e r n b y CBD o w n e r s o r m e r c h a n t s t h a t t h e 
proposal would harm t h e e x i s t i n g downtown.


