
RESOLUTION NO. R - 2763 

m A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF KIRKLAND 
APPROVING A DEVELOPMENT PROPOSAL SUBMITTED UNDER THE INTENT TO 
REZONE P R O V I S I O N S OF CHAPTER 23.62 OF THE KIRKLAND Z O N I N G 
ORDINANCE A S APPLIED FOR I N DEPARTMENT OF COMMUNITY DEVELOPMENT 
F I L E N O . I R - 8 0 - 4 9 BY 14TH A N D MARKET ASSOCIATES TO CONSTRUCT A N 
OFFICE BUILDING A N D SETTING FORTH CONDITIONS TO WHICH SUCH 
DEVELOPMENT PROPOSAL SHALL B E SUBJECT A N D SETTING FORTH THE 
INTENTION OF THE CITY COUNCIL TO, UPON APPROVED COMPLETION OF 
SAID DEVELOPMENT, REZONE THE PROPERTY FROM RESIDENTIAL SINGLE 
FAMILY 7 , 2 0 0 TO PROFESSIONAL RESIDENTIAL. \ 

WHEREAS, t h e D e p a r t m e n t o f C o m m u n i t y D e v e l o p m e n t h a s 
r e c e i v e d an a p p l i c a t i o n f i l e d by 1 4 t h and Market Associates as 
owner o f t h e p r o p e r t y described i n s a i d appl i c a t i o n requesting 
a permit t o develop said property i n accordance with the i n t e n t 
t o rezone procedure e s t a b l i s h e d i n Chapter 23.62 o f Ordinance 
2183; and 

WHEREAS, s a i d p r o p e r t y i s l o c a t e d w i t h i n a R S 7 . 2 z o n e a n d 
t h e p r o p o s e d d e v e l o p m e n t i s a p e r m i t t e d u s e w i t h i n t h e PR z o n e ; 
and 

I 

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 a p u b l i c h e a r i n g t h e r e o n a t t h e i r 
r e g u l a r meeting o f October 2, 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. 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 e n v i r o n m e n t a l c h e c k l i s t has been s u b m i t t e d 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 a v a i l a b l e and accompanied t h e a p p l i c a t i o n through t h e 
e n t i r e review process; and 

WHEREAS, t h e K i r k l a n d P l a n n i n g C o m m i s s i o n , a f t e r t h e i r 
p u b l i c hearing and consideration o f t h e recommendations o f t h e 
Department o f Community Development, and having a v a i l a b l e t o 
them t h e 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 t o t h e C i t y Council approval o f t h e proposed 
development and t h e i n t e n t t o rezone pursuant t o Chapter 23.62 
o f Ordinance 2183, a l l 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 recommendation; and 

I 
I 
I 

WHEREAS, t h e C i t y C o u n c i l , 
t h e environmental documents 
official, together with the 
Commission. 

i n regular meeting, d i d consider 
received from the responsible 
recommendation o f the Planning 

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 : 

I 

~ I 

-- P



S e c t i o n 1. The F i n d i n g s , C o n c l u s i o n s and Recommendations 
o f t h e K i r k l a n d Planning Commission as signed by t h e Chair- 
person t h e r e o f and f i l e d i n t h e Department o f Community Devel- 
opment F i l e No. IR-80-49 a r e h e r e b y a d o p t e d b y t h e K i r k l a n d 
C i t y Council as though f u l l y s e t f o r t h h e r e i n . 

S e c t i o n 2. A Development Permit, p u r s u a n t t o t h e i n t e n t t o 
rezone procedure o f Chapter 23.62 of Ordinance 2183, s h a l l - b e 
issued t o the applicant subject t o the conditions set forth i n 
t h e Recommendations hereinabove adopted by the City Council. 

Section 3. The C i t y Council approves i n p r i n c i p l e t h e 
r e q u e s t f o r r e c l a s s i f i c a t i o n f r o m R S 7 . 2 t o PR, p u r s u a n t t o t h e 
p r o v i s i o n s o f Chapter 23.62 o f Ordinance 2183, and t h e Council 
shall, by ordinance, e f f e c t such r e c l a s s i f i c a t i o n upon being 
advised that a l l of the conditions, stipulations, limitations, 
and requirements contained i n t h i s Resolution, i n c l u d i n g those 
adopted by reference, have been met w i t h i n s i x months o f t h e 
date o f enactment o f t h i s Resolution. 

S e c t i o n 4. A c e r t i f i e d copy of t h i s R e s o l u t i o n t o g e t h e r 
w i t h the Findings, Conclusions, and Recommendations herein 
adopted s h a l l be a t t a c h e d t o and become a p a r t of t h e develop- 
ment permit o r evidence thereof, delivered t o the permittee. 

Section 5. Nothing i n t h i s r e s o l u t i o n s h a l l be construed 
as excusing t h e a p p l i c a n t from compliance w i t h any federal, 
state or local statutes, ordinances or regulations applicable 
t o t h e proposed development p r o j e c t , o t h e r than as expressly 
set forth herein. 

Section 6. F a i l u r e on t h e p a r t o f t h e h o l d e r o f t h e devel- 
opment p e r m i t t o i n i t i a l l y meet o r m a i n t a i n s t r i c t compliance 
w i t h t h e standards and c o n d i t i o n s t o which t h e development 
p e r m i t and t h e i n t e n t t o rezone i s subject s h a l l be grounds f o r 
revocation i n accordance w i t h Ordinance 2183, t h e K i r k l a n d 
Zoning Ordinance. 

S e c t i o n 7. C e r t i f i e d o r conformed c o p i e s of t h i s Resolu- 
t i o n s h a l l be delivered t o the f o f l l o w i n g : 

(a) The a p p l i c a n t 
(.b) Department o f Community Development of t h e C i t y o f 

Kirkland 
( c ) F i r e and B u i l d i n g Department f o r t h e C i t y o f K i r k l a n d 
(d) P u b l i c Services Department of t h e C i t y of K i r k l a n d 
( e ) P r o j e c t and C o n s t r u c t i o n Management of t h e 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 Administration. and 

Finance (ex o f f i c i o C i t y Clerk) f o r the C i t y of Kirk- 
1and 

PASSED b y m a j o r i t y v o t e o f t h e K i r k l a n d C i t y C o u n c i l i n 
r e g u l a r meeting on t h e 2 0 t h day of October, 1980. I



S I G N E D I N AUTHENTICATION THEREOF o n t h e 2 0 t h d a y o f O c t o - 
ber, 1980. 

ATTEST: 

-//A 
D i r d c t o r of/Admilistration and Finance 
(ex o f f i c i d City Clerk)
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I. SUMMARY 

A . DESCRIPTION OF PROPOSED ACTION ’ 

1 4 t h and Market Associates has a p p l i e d f o r an 
I n t e n t t o Rezone from RS 7200 t o PR f o r construc- 
t i o n o f an o f f i c e b u i l d i n g a t t h e northeast 
corner o f 1 4 t h Avenue and Market Street. The 
s i t e i s 10,404 square f e e t i n area. 

The proposed b u i l d i n g i s 26 f.eet i n height; has a 
maximum h o r i z o n t a l dimension o f 50 f e e t as viewed 
from the low density area (as defined i n the Land 
Us.e P o l i ’ c i e s P l a n ) t o t h e e , a s t ; h a s maximum l o t 
coverage o f 33%; p r o v i d e s a p p r o x i m a t e l y 6600 
gross square f e e t contained i n two o f f i c e sto- 
r i e s ; acd provides 23 parking s t a l l s under and 
o u t s i d e o f t h e s t r u c t u r e . The Zoning Ordinance 
defines t h i s b u i l d i n g as a t w o - s t o r y s t r u c t u r e . 

S i t e d e s i g n on E x h i b i t "E’I ( s t o r m d r a i n a g e ) was 
r e v i s e d , as shown on E x h i b i t "B" The purpose of 
E x h i b i t "E" i s t o show storm d r a i n a g e only. 

d 

Major issues are: compliance with the State 
Environmental Pol i c y Act; t r a f f i c access; b’ulk of 
b u i l d i n g ; pub1i c u t i l i t i e s ; landscaping; c i t i z e n 
i n p u t and compliance w i t h t h e Land Use P o l i c i e s 
Plan. 

B. RECOMMENDATIONS 

Based on t h e Statements o f Fact, Conclusions and 
E x h i b i t s " A " t h r o u g h " H " a t t a c h e d t o t h i s r e p o r t , we 
recommend approval o f t h i s I n t e n t t o Rezone a p p l i c a - 
t i o n from RS 7200 t o PK subject t o t h e , f o l l o w i n g 
conditions: 

1. T h i s a p p l i c a t i o n i s s u b j e c t t o t h e v a r i o u s 
requirements contained i n the Kirk’land Zoning 
Ordinance, t h e U n i f o r m B u i l d i n ’ g Code, K i r k l a n d 
M u n i c i p a l Code and v a r i o u s F i r e Department r e y u - 

. lations. It i s the responsibility of the appli- 
c a n t t o become f a m i l i a r w i t h and t o compl’y w i t h 
a p p l i c a b l e p r o v i s i o n s c o n t a i n e d i n ,hese o r d i n a n - 
ces and regulations. The applicant i s required 
t o obtain, a t t h e minimum, a b u i l d i n g o r g r a d i n g 
permit p r i o r t o any s i t e work.
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2. 

3. 

4. 

- 5. 

6. 

Any major changes, r e v i s i o n s o r a d d i t i o n s c o n s t i - 
t u t i n g a departure from the approved s i t e plan 
s h a l l - b e f u l l y pr0cesse.d i n t h e .same manner as an 
amendment t o t h e z o n i n g map. 

Appurtenances above t h e r o o f l i n e s h a l l n o t be 
allowed. Vents and ducts s h a l l be hidden below 
the, mansard roof. 

Signs s h a l l be o r i e n t e d toward Market S t r e e t and 
may be face-mounted o r ground-mounted. If 
ground-mounted, h e i g h t o f t h e s i g n s h a l l n o t 
exceed 5 f e e t above grade. Signs s h a l l n o t be 
b a c k 1 i t. 

The Norway Maple t r e e on City right-of-way (near 
hydrant on 14th Ave.) s h a l l be r e t a i n e d . 

Prior t o issuance o f a Build’ing Permit the appli- 
cant shall: 

a. Reduce b u i l d i n g h e i g h t b y o n e ’ ( 1 ) f o o t t o 
p r o v i d e a maximum h e i g h t . o f 25 f e e t above 
average l o t elevation. 

b. R e v i s e t h e l a n d s c a p i n g p l a n , a s f o l l o w s : 

i. H y p e r i c u m s h a l l b e r e p l a c e d w i t h i v y . 

1 1 e The t w o p r o p o s e d f l o w e r i n g c h e r r y t r e e s 
s h a l l be replaced w i t h two large c a l i - 
p e r Red M a p l e o r S c a r l e t Oak t r e e s . 

ili. Show a d e s i g n f o r p l a n t e r a r e a s t h a t 
wi.11 n o t a l l o w b e a u t y b a r k . t o s p i l l 
over onto sidewalks or asphalt. 

i w e N o t e t h e f o l l o w i n g s i z e s a n d , s p a c i n g s 
on t h e plan: 

- Azaleas, .rhododendrons: 2 feet 

- high a t time o f planting. 
Boxwood: 4 f e e t h i g h a t t i m e of 

planting; 5 fzet on-center.
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-- Birch: 2 1/2" c.aliper. 
Pyramidalis (cedar): 3 feet high. 
a t time o f p l a n t i n g ; 3 f e e t on- 

- center. 
Ivy: 2 1/2" diameter containers; 

- 4 f e e t on-center. 
Red Maple o r S c a r l e t Oak: 3 1/2" 

caliper. 

c. Submit a l i g h t i n g p l a n f o r Department 
of Community Development approval. 
L i g h t i n g s h a l l be d i r e c t e d away f r o m 
s u r r o u n d i n g p r o p e r t i e s . F i x t u r e s may 
be on poles o r on t h e building, b u t 
’shall extend no higher than the top o f 
the building’s roofline. 

7. P r i o r t o issuance of a C e r t i f i c a t e o f Occu- 
pancy, t h e a p p l i c a n t s h a l l : 

,a. P l a c e a p p r o p r i a t e t r a f f i c d i r e c t i o n a l 
signing (and arrows on pavement) on t h e 
s i t e , as approved by t h e P u b l i c S e r v i - 
c e s D e p a r t m e n t , c o n f o r m i n g t o U.T.C.D. 
standards. 

b. Replace any damaged i v y o r t r e e s i n t h e 
Market Street planting strip, t o the 
specifications and, approval o f the 
Parks Department. 

c, R e c o r d t h e Q u i t C l a i m Deed ( E x h i b i t " H " 
f o r t h e eastern 10 f e e t o f t h e s i t e . 

d, The f o u r w e s t e r n p a r k i n g s t a l l s a t t h e 
entrance s h a l l be removed and replaced 
w i t h dense, h i g h landscaping, t o be 
approved b y t h e Department o f Community 
Development. Gross f l o o r area s h a l l be 
reduced proportionately. 

8. The b u i l d i n g s h a l l be s p r i n k l e r e d according 
t o th,e standards o f t h e U n i f o r m F i r e Code. 

10/2/80 
9/12/80/2811A/bk 

-- - -- ~- 

/?-b7!$3 
--. 

,.-..., -. 

. .



14th & Market 
IR-80-49 
Page 4 o f 19 

11. MAJOR ISSUES, FACTS AND CONCLUSIONS 

A. COMPLIANCE WITH THE STATE ENVIRONMENTAL P O L I C I E S 
ACT ( S E P A ) ’ 

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

The S t a t e Environmental Pol i c i e s Act 
requires t h a t rezone applicants submit an 
Environmental C h e c k l i s t and t h e Responsible 
Official issue a Declaration. A complete 
a.pp1 i c a t i o n and E n v i r o n m e n t a l Check1 i s t was 
s u b m i t t e d b y t h e a p p l i c a n t o n J u l y 15., 
1980. A D e c l a r a t i o n o f N o n - S i q n i f i c a n c e was 
issued .by t h e Responsible ~ f f r c i a l on J u l y 
23, 1980. 

2. Conclusions 
I 

The S t a t e Environmental P o l i c y Act has been 
c o m p l i e d w i t h t h r o u g h s u b m i t t a l o’f an E n v i - 
ronmental Checklist and iss’uance o f a 
Declaration. 

5. TRAFFIC ACCESS 

1. Statements o f F a c t 

a. The a p p l i c a n t i s p r o p o s i n g t w o p o i n t s 
o f access (ingress from Market Street 
and egress onto 14th Avenue). The 
parking p l a n I s designed f o r t h i s one 
way t r a f f i c f l o w t h r o u g h t h e s i t e . 
Directional devices (arrows, signs, 
e t c . ) a r e n o t shown on t h e s i t e p l a n . 

b. L e f t t u r n s southbound o n t o Market 
S t r e e t f r o m 1 4 t h Ave. a r e p r o h i b i t e d . 
Cars e x i t i n g t h e s i t e onto 14th Avenue 
wishing t o go south on Market S t r e e t 
need t o t r a v e l through t h e r e s i d e n t i a l 
area on 1 s t Street t o a cross street. 
Cars southbound on Market w i l l also 
need t o t r a v e l on 1 s t Street t o gain 
access t o t h e s i t e o f f northbound 
Market Street.
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c. A Metro bus s t o p . i s l o c a t e d on Market 
S t r e e t i n f r o n t o f t h e s i t e . Metro has 
not objected t o the proposal, provided 

. t h a t t h e driveway i s 60-80 f e e t from 
14th Avenue. 

d. T h e f o u r w e s t e r n p a r k i n g s t a l l s a t t h e 
e n t r a n c e a r e a maximum of 36 f e e t f r o m 
t h e asphalt on Market Street. The 
backing distance needed f o r a c a r i s 
between 16 f e e t and 24 f e e t . 

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

a. The Pol i c e Department has recommen.ded 
t h a t access from Market S t r e e t be 
oneway i n g r e s s only, as proposed. 
E x i t i n g o n t o M a r k e t f r o m t h e s i t e may 

- 
c o n s t i t u t e a hazard due t o t h e Metro 
bus stop buses would impair s i t e 
d i s t a n c e . heref fore, t h e p r o p o s e d e x i t 
onto 1 4 t h Avenue i s s a f e r than e x i t i n g 
onto Market. 

b. S i n c e t u r n s f r o m ’ 1 4 t h Ave. o n t o s o u t h - 
bound Market and from southbound Market 
onto 14th are p r o h i b i t e d v i a signs and 
b a r r i e r s , some t r a f f i c f r o m t h e o f f i c e 
building w i l l ultimately t r a v e l on 
residential side streets. This i s not 
due t o s i t e design, b u t t o Market 
Street design. 

c. The Metro bus s t o p w i l l ’ be i n t h e 70 
f e e t between 1 4 t h Ave. and t h e Market 
Street driveway. This complies with 
Metro standards. 

d. Appropriate t r a f f i c d i r e c t i o n a l signing 
(DO NOT ENTER, E X I T O N L Y , e t c . ) a n d 
arrows painted on pavement should be 
placed i n appropriate locations on 
s i t e , as determined by t h e P u b l i c 

’ Services Department (and conforming t o 
Uniform Traffic Control Devices 
(U,T.C.D.) s t a n d a r d s ) p r i o r t o i s s u a n c e 
o f C e r t i f i c a t e o f Occupancy.
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e. Cars backing o u t , o f t h e f o u r western 
s t a l l s a t t h e e n t r a n c e may cause s t a c k - 
i n g o f cars along northbound Market 
Street, i f a car i s waiting t o enter 

- 
t h e s i t e . The two w e s t e r n s t a l l s may 
cause an a d d i t i o n a l hazard c a r s from 
these two s t a l l s w i l l back out over the 
sidewalk. There i s inadequate room f o r 
backing and ent’ering a t t h i s location. 
Therefore, the four western s t a l l s a t 
t h e entrance should be removed. High, 
dense 1 andscaping should rep1ace these 
s t a l l s ( t o be approved by t h e Depart- 
ment of Community Development) t o 
provide additional screening of the 
building. A proportionate reduction i n 
gross f l o o r area sl~ould occur t o 
account f o r the reduction i n stalls. 

C. BULK 0F.BUILDING 

.I.’ Statements o f F a c t 

, a. The proposed b u i l d i n g dimensions a r e : 

- Height 

- 

The b u i l d i n g , h e i g h t as mea- 
s u r e d f r o m a v g - . b l d g . e l e v a - 

n"r tion (prior . to earth 
d i s p l a c e m e n t ) i s 2 3 a 1 2 ’ . 
The b u i l d i n g h e i g h t as mea- 
sured from average l o t eleva- 
t i o n i s 26’ 

- 
- 

Stories Zoning Definition: 2 stories 
As viewed f r o m , Market 

- 
Street: 3 stories. 
As viewed f r o m 1 4 t h Ave.: 3 

- stories As viewed from north: 2 

- ’ stories. As viewed f r o m low-density 
area t o east: 2 stories.
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L o t Coverage: 33% 

b. S e c t i o n 23.14.060 of t h e Z o n i n g O r d i - 
nance requires t h a t "Small professional 
o f f i c e s are t o conform t o the height 
and bulk o f t h e surrounding r e s i d e n t i a l 
area, Small professional offices s h a l l 
n o t exceed two s t o r i e s ’ and n o t be 
higher than t w e n t y - f i v e (25) f e e t above 
t h e average l o t and b u i l d i n g eleva- 
t i o n s . The maximum h o r i z o n t a l dimen- 
s i o n ’ o f structures adjacent t o low 
density areas as defined i n t h e Land 
Use P o l i c i e s P l a n s h a l l n o t exceed 
f i f t y (50) f e e t i n order t o achieve a 
maximum h e i g h t o f t w e n t y - f i v e ( 2 5 ) 
f e e t . If t h e maximum h o r i z o n t a l d i m e n - 
s i o n exceeds f i f t y (50) feet, t h e 
structure shall not be higher than 
twenty (20) f e e t above t h e average l o t 
and b u i l d i n g elevations." 

c. The a r e a e a s t o f t h e s i t e i s i d e n t i f i e d 
i n t h e L.U.P.P. as a l o w d e n s i t y area. 

d. There i s one other b u i l d i n g which 
appears 3 s t o r i e s (as viewed from 
Market Street) along upper M a ~ k e t 
Street. The "surrounding r e s i d e n t i a l 
area" (300 f e e t ,from t h e s i t e bounda- 
ries) contains ,no structures which 

i%k- ear 3 s t o r i e s except f o r a 37 f o o t 
single-fami1.y residence a t 421 

1 4 t h ~ v e . - W . w h i c h r e c e i v e d a V a r i a n c e 
i n 1977. 

- e, L.U,P.P. M a r k e t A r e a E c o n o m i c A c t i v i - 
t i e s g i v e s s t a n d a r d s f o r new o f f i c e 
development along Market Street. 
S t a n d a r d 4. a. s t a t e s : "Structures 
a d j a c e n t t o s i n g l e f a m i l y a r e a s may n o t 
exceed a height normally associated 
w i t h s i n g l e f a m i l y houses. The h e i g h t 
o f s t r u c t u r e s should be kept as low as 

. ’ p o s s i b l e as measured f r o m Market S t r e e t 
t o prevent significant view obstruc- 
tions."
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f. The a p p l i c a n t has t o l d s t a f f t h a t vents 
and ducts w i l l be alonq t h e eastern 
. w a l l o f t h e b u i l d i n g under t h e mansard 
roof. 

2, Conclusions 

a. T h e p r o p o s a l c o n f o r m s t o a l l P R z o n e 
h e i g h t and b u l k standards except h e i g h t 
above average l o t elevation. The 
applicant should reduce building height 
b y one ( 1 ) f o o t t o p r o v i d e a maximum 
height o f 25 f e e t above average l o t 
elevation, p r i o r t o issuance o f a 
Building Permit. 

b e The p r o p o s a l .conforms t o t h e maximum 
allowable height and bulk o f the sur- 
rounding r e s i d e n t t a l zone - RS 7200. 
T h i s zone has t h e same h e i g h t ( 2 5 f e e t 
and 2 s t o r i e s ) and l o t coverage (35%)f 
as t h e PR zone. I n a d d i t i o n , t h e 
b u i l d i n g appearance i s 2 s t o r i e s as 
viewed from the low density properties 
t o the east. 

(, 

c. S i g n i f i c a n t v i e w b l o c k a g e s h o u l d n o t 

9 occur. The s i t e i s h e a v i l y ve e t a t e d 
a t present with t a l l trees b ocking 
most views o f t h e lake. Trees on 
single-family property t o the east also 
impair views f o r u p h i l l properties. I n 
f a c t , t h e proposal w i l l probably open 
views due t o removal o f t r e e s and 
vegetation over t h e open . southern 
p o r t i o n of t h e s i t e . 

d. Appurtenances above t h e r o o f 1i n e should 
n o t be allowed; Vents and ducts should 
be hidden below t h e mansard roof.



14th & Market 
. IR-80-49 

Page 9 of 1 9 

D. PUBLIC UTILITIES 

1 , Statements of Fact 

a. Both Market. S t r e e t and 1 4 t h ’ Avenue a r e 
f u l l y developed with curb, g u t t e r and 
sidewalk. Existing f i r e flow a t the 
hydrant a t ’ 14th and Market i s 1,700 
g a l l o n s per minute. The , F i r e Depart- 
ment r e q u i r e s 2,500 g a l l o n s per minute 
f o r t h i s development. 

b. Metro needs a minimum of 60 f e e t f o r a 
bus stop t o serve t h e articulated 
coaches, a t the stop along market 
Street adjacent to the site. 

2. Conclusions . . 

a. S t r e e t r e l a t e d improvements t o Market 
S t r e e t and 14th Avenue should not be 
required. Adequate f i r e flow f o r t h i s 

6. 

development i s not available. BY 
sprinklering the building, f i r e flow 
requirement w i l l be reduced t o below 
1,700 g a l l o n s p.er minute. Therefore, 
t h e building . should . be sprinklered 

L according t o Uniform F i r e Code s t a n d a r d s 

b. The 65 f o o t , long bus stop complies .with 
Metro standards. 

E . LANDSCAPING 

1. Statements of Fact 

a. The prop.osed landscaping plan i s shown 
on E x h i b i t " B n . 

b. Landscaping on t h e western property 
l i n e c o n s i s t s of Boxwood shrubs f o r 
parking screening; pyramidal i s (cedar) 
f o r parking screening; hypericum f o r 
groundcover; a p l a n t e r ai e a w i t h f l o w - 
e r i n g cherry t r e e s , azaleas, and rhodo- 
dendrons; and a r e a s covered with bark.
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c. Landscaping on t h e n o r t h e r n and e a s t e r n 
property lines consists of pyramidalis 
. (cedar) and hypericum, 

d. L a n d s c a p i n g o.n t h e s o u t h e r n p r o p e r t y 
l i n e c o n s i s t s o f Boxwood shrubs f o r 
parking screening. 

e. I n t e r i o r s i t e l a n d s c a p i n g c o n s i s t s o f 
b i r c h trees, rhododendrons, azaleas and 
bark. 

2. Conclusions 

The landscaping p l a n should be re-drawn 
p r i o r t o issuance o f a building permit t o 
r e f l e c t these changes: 

a. The P a r k s Department has recommended 
tihat t h e Hypericum should be replaced 
w i t h ivy. Hypericum requires. extensive 
watering and w i l l n o t grow w e l l i n 
shaded areas (such as t h e n o r t h and 
east property 1ines). Hypericum has 
been planted i n t h e Market Street 
medians. 

b. The Parks Department has recommended 
t h a t t h e two e x i s t i n g Madrona trees 
(see E x h i b i t "C") be replaced w i t h two 
s u b s t a n t i a l s i z e d Red Maple o r S c a r l e t 

- Op al 
ak n tter 

ed e si .n 
pTl 

haecsee 
ot 

wf o 
t ht er 

e et sw 
o 
s hpor uo lpdo 

s 
b 
eed 

flowering cherry trees, ~ a d r o n atrees 
t h r i v e when surrounded b y underbrush. 
When t h i s v e g e t a t i o n i s removed, t r e e 
l i f e i s s i g n i f i c a n t l y reduced. 

c. The Norway M a p l e t r e e o n C i t y r i g h t - o f - 
way (near f i r e hydra’nt on 1 4 t h Ave.) 
should be retained. This i s a l a r g e 
t r e e which w i l l . help screen the site. 
The Parks Department has recommended 
: t h a t t h i s t r e e be retained. 

s
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d . Any damaged i v y o r t r e e s i n t h e Market 
S t r e e t p l a n t i n g s t r i p should be 
replaced prior t o issuance of a Certi- 
f i c a t e of Occupancy t o t h e s p e c i f i c a - 
t i o n s and approval of t h e Kirkland 
Parks ~ e ~ a r t m e n t . 

e , S i n c e b e a u t y b a r k may c l o g s t o r m sew- 
e r s , any bark used on-site should 
remain i n planter beds. i h e applicant 
should design .planter areas so that 
. bark does not s p i l l over onto sidewalks 
or asphalt. 

f. The following s i z e s and spacings should 
be n o t e d on t h e l a n d s c a p i n g p l a n : 

Azaleas, rhododendrons: 2 f e e t h i g h a t 
time of p l a n t i n g . 

Boxwood: 4 f e e t high a t t i m e of p l a n t - 
i n g ; 5 ’ on c e n t e r , 

8 

Birch: 2 1/2" caliper. 

Pyramidalis: 3 ’ high a t time of p l a n t - 
ing; 3’ on-center. 

Ivy: 2 1/2" diameter containers; 4 ’ 
on-center. 

Red Maple o r S c a r l e t Oak: 3 1 / 2 * 
cal iper. 

The above s i z e s a r e based on t h e D.epartment 
o f Community Development’s landscaping 
standards.
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F. CITIZEN INPUT 

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

The a p p l i c a n t contacted r e s i d e n t s w i t h i n 
300’ of t h e s i t e t o d i s c u s s . t h e proposal. 
The p r o p o s a l has been s c a l e d down ( o r i g i n a l 
proposal i s shown on E x h i b i t "EM) s i n c e i t 
was shown t o t h e r , e s i d e n t s . Form l e t t e r s 
p r o and con were then signed by these r e s i - 
d e n t s a n d a r e a t a c h e d as E x h i b i t " G " . No 
other w r i t t e n i n p u t has been received by t h e 
City. 

E x h i b i t " G I t c o n t a i n s a c o d e d map s h o w i n g 
property owner w r i t t e n responses t o t h e 
project; a sample form l e t t e r o f support 
w h i c h was s i g n e d ( w i t h o u t a d d i t i o n a l com- 
ments) by 22 owners; 3 l e t t e r s with- addi- 
t i o n a l w r i t t e n comments; and a l i s t i n g of 
contacted owners. . 

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

Area r e s i d e n t s are g e n e r a l l y i n f a v o r of t h e 
proposal. 

Gd COMPLIANCE WITH THE LAND USE P O L I C I E S PLAN 
Q 

1. Statements o f F a c t 

L.U,P.P. d e s i g n a t e s M a r k e t S t r e e t as a m a j o r 
a r t e r i a l and t h e subject property as o f f i c e / 
mu1 t i - f a m i l y , 

Economic A c t i v i t i e s (pages 318-319) ’ 

Small o f f ices/medium 
density residential uses 
p e r m i t t e d a1ong M a r k e t 
Street, subject t o standards. 

O f f i c e s of a r e s i d e n t i a l scale as 
we1 1 as. medium d e n s i t y r e s i d e n t i a l 
uses are a d e s i r a b l e form of devel- 
opment along Market S t r e e t . High 
l a n d c o s t s a l o n g M a r k e t S t r e e t may 
make q u a l i t y s i n g l e f a m i l y d e v e l - 
opment uneconomic t o developers. 
It i s a desirable’ area for offices 
due t o h i g h v i s i b i l i t y w i t h easy 
access. However, i n o r d e r t o 
minimize adverse impacts on t h e 
surrounding single family 
development should be subject 
c e r t a i n performance standards:
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(1) Development should n o t extend 
beyond 19th. Avenue a t t h e 
.northern end o f Market Street. 

( 4 ) A l l new o f f i c e development i n 
the Market Street corridor 
must also meet t h e f o l l o w i n g 
standards: 

(a) Structures adjacent t o 
s i n g l e f a m i l y areas may 
n o t exceed a height nor- 
mal l y associated w i t h 
s i n g l e f a m i l y houses. The 
height of structures 
should be k e p t as l o w . as 
p o s s i b l e as measured f r o m 
Market Street t o prevent 
significant view obstruc- 
tions. 

(b) Development along Market 
Street should not signifi- 
’cantly alter the exterior 
appearance of h i s t o r i c 
buildings. Restoration of 
such buildings i s encour- 
aged. 

(c) Signing and l i g h t i n g are 
t o be c o n t r o l l e d t o be 
compatible with surround- 
ing scale 

(d) Primary vehicular access 
must be d i r e c t l y t o and 
from Market Street o r side 
streets. 

(e) Office development i s 
., r e q u i r e d t o provide large, 
densely landscaped set- 
backs as a v i s u a l b u f f e r 
b e t w e e n r e s i d e n t i a1 a n d 
non-residential uses. 
Parking would not be 
allowed i n t h i s setback 
area. 

1



( f ) The d e d i c a t i o n o f develop- 
ment r i g h t s t o the C i t y i n 
the req-uired buffer s t r i p 
around the development 
facing the low .density 
r e s i d e n t i a l areas. 

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

a. T h e d e v e l o p m e n t d o e s n o t e x t e n ’ d n o r t h 
o f 19th Avenue. 

b. H e i g h t o f t h e s t r u c t u r e i s d i s c u s s e d i n 
Section 1I.C. o f t h i s report. 

c. The s i t e i s vacant, and n o t o c c u p i e d b y 
a historic building. 

d. E x i s t i n g s i g n a g e a l o n g M a r k e t S t r e e t i s 
n o t large. To m a i n t a i n t h e character 
o f signs along Market Street, signs 
should be oriented toward Market. Street 
and may b e face-mounted o r g r o u n d 
i p o u n t e d . If g r o u n d - m o u n t e d , h e i g h t o f 
t h e sign should n o t exceed 5 f e e t above 
grade. Signs should not be back-lit. 
This r e s t r i c t i o n has ,also been placed 
on o t h e r rezones along Market i n t h e 
past three years. 

e. A l i g h t i n g p l a n should be s u b m i t t e d f o r 
D.C.D. approval p r i o r t o issuance o f a 
b u i l d i n g permit. Lighting should be 
d i r e c t e d toward Market S t r e e t and away 
from surrounding properties. Fixtures 
may be on p o l e s o r on t h e b u i l d i n g , b u t 
should extend no higher than the top o f 
the building’s roofline, 

f. Primary v e h i c u l a r access i s f r o m Market 
S t r e e t , w i t h an e x i t o n t o 1 4 t h Avenue. 

l
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111. 

g. The 10 f o o t wide landscaped b u f f e r 
along the eastern property l i n e (adja- 
,cent t o a low density residential area) 
complies with the intent of the 
L.U,P.P. f o r a " l a r g e , d e n s e l y l a n d - 
scaped setback", The proposed pyramid- 
a l i s t r e e s s h o u l d p r o v i d e a maximum 20 
f o o t height as a s o l i d hedge i n f u t u r e 
years. The q u i t c l a i m deed ( E x h i b i t 
"H") should be recorded p r i o r t o issu- 
ance o f a C e r t i f i c a t e of Occupancy f o r 
t h e eastern 10 f e e t o f t h e s i t e . 

BACKGROUND 

A. HISTORY 

An I n t e n t t o Rezone was, i n e f f e c t , d e n i e d l a s t 
year b y t h e Planning Commission. The a p p l i c a n t 
(AWC, I n c . ) was asked t o r e d e s i g n t h e .two s t r u c - 
tures on t h e s i t e t o comply w i t h t h e 50 f o o t 
horizontal dimension requirement. The applicant 
could n o t redesign economical l y and subsequently 
withdrew the application. 

The Market S t r e e t c o r r i d o r has had a number of 
rezones t o PR i n t h e p a s t f o u r years. The emerg- 
i n g land use pattern along Market Street can be 
seen b y l o o k i n g a t a number o f r e c e n t rezones on 
Market: 

- - Antisdale (Market Square) 16th and Market 

7s. E. c o r n e r ) : A 19.5 f o o t h i g h , /,33O sq. 
ft, b u i l d i n q . L o t coveraqe i s 23%. Primary 
a c c e s s . i s f’rom M a r k e t s t r e e t w i t h s e c o n d a r y 
access from the a l l e y t o t h e east. Hori- 
zontal dimension i s 74 feet. A l l on-grade 
parking. 

- - Maruyama (Swallow S k i ) 812 Market: E x i s t - 

i n g t w o - s t o r y dwel.ling converted t o an 
office. Major feature i s a grass-grid 
parking area.
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- AWC, I n c . ( t h i s s i t e ) : Rezone, i n e f f e c t , 

denied. H e i g h t a p p r o x i m a t e l y 25 f e e t . L o t 
coverage of 30.7%. HoriVzontal dimension 
7 9 ’ . Gross. square footage: 4,608 sq. f t . 
F e a t u r e d some u n d e r - b u i l d i n g p a r k i n g . 

- HJC ( 8 0 1 M a r k e t S t r e e t l : E x i s t i n g d w e l l i n g 

l o n e - s t o r y ) converted t o an o f f i c e . 

- K i l b u r n 2nd S t . W. and 8 t h Ave. W,): 
&Iinq c o n v e r t e d t o o f f i c e . PIUS 
an a d d f t i o n , f o r a . med.ica1 c l i n i c . - ~ 1 1 e y 
access f o r employee p a r k i n g was allowed. 
T h i s rezone approved p r i o r t o t h e L.U.P.P, 
Height i s one story; l o t coverage i s 4.7%; 
gross sq. f o o t a g e i s 2,112 sq. ft,; h o r i - 
zontal dimension i s 30 feet. 

- Cunningham (1029 Market S t r e e t ) : Height i s 
. o n e s t o r y - ; - 1 4 f e e t . L o t c o v e r a g e i s 26%; 
gross square footage i s 3,900 sq. ft. 
Maximum ’ h o r i z o n t a l dimension i s 115 f e e t , 
Primary access i s from Market S t r e e t and 

, 1 1 t h A v e n u e W e s t . 

- K i r k (S.W. c o r n e r o f M a r k e t a n d 5 t h Ave, 
T w o s t o r y , 20 f o o t h i g h b u i l d i n g . 
F o s s square f o o t a q e , o f 6.000 sa. ft. w i t h 
l o t coverage o f 37%. ~ c c e s s i s from 5 t h 
Ave. W , Maximum h o r i z o n t a l dimension i s 70 
feet. 

B. DESCRIPTION OF NEIGHBORHOOD 

1. Z o n i n g . The s u b j e c t p r o p e r t y as w e l l as 
most o f t h e p r o p e r t y between 1 4 t h Ave. and 
1 5 t h Ave. on t h e e a s t s i d e o f Market i s 
c u r r e n t l y zoned RS 7200. The area east o f 
t h e subject property i s a l s o zoned RS 7200. 
Along t h e west s i d e of Market l i e s BN 
(Neighborhood Business) and. PR ( P r o f e s s i o n a l 
R e s i d e n t i a l ) zones.
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Land Use. The s u b j e c t p r o p e r t y i s c u r r e n t l y 
v a c a n t . S i n g l e f a m i l y homes l i e d i r e c t l y t o 
the . north and northeast of t h e subject 
property; multi-family units l i e further t o 
the north and d i r e c t l y t o t h e e a s t of t h e 
subject property. A retail building i s 
located northwest of t h e subject proprty, 
and an o f f i c e b u i l d i n g t o t h e southwest. 
Further t o t h e west and south, l i e predomi- 
n a n t l y s i n g l e f a m i l y homes. 

IV. ALTERNATIVES 

1. Multi-Famil : Three attached dwelling units 
’--rounding procedure in t h e Zoning 
Ordinance) could be c o n s t r u c t e d on t h e s i t e under 
e i t h e r RM 3600 o r PR zoning. The same h e i g h t , 
bulk and setback provisions t h a t apply t o o f f i c e 
d e v e l o p m e n t would a p p l y i.n t h i s a l t e r n a t i v e . 
Parking could be reduced t o 6 s t a l l s . . An I n t e n t 
t o Rezone would be necessary. 

2, S i n g l e - F a m i l y : One s i n g l e f a m i l y u n i t c o u l d b e 
c o n s t r u c t e d on t h e s i t e w’ithout pub1 i c hearings. 
The s t r u c t u r e could be t h e ’ same s i z e a s , t h e 
proposed building. Since t h e 50 f o o t horizontal 
dimension would not apply, a longer b u i l d i n g 
could be proposed a t t h e 25 f o o t height ( o f f i c e s 
o r multi-family would be l i m i t e d t o 20 f o o t 
height i f horizontal dimension exceeded 50 f e e t ) . 

. W D E V E L O P M E N T STANDARDS 

This application i s subjec.t t o the various require- 
ments contained ,in the Kirkland Zoning Ordinance, the 
Uniform Building Code, Kirkland Municipal Code and 
various Fire Department regrulations. I t i s the 
r e s p o n s i b i l i t y of t h e a p p l i c a n t t o become fami1 i a r 
w i t h and comply with appl icable provis.ions contained 
i n these ordinances and regulations. 

A . KIRKLAND ZONING ORDINANCE 

23.34.040 Off-Street Parking Areas: The follow- 
ing requirements shall pertain t o off-street 
parking areas:
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(1) The p a r t y developing an o f f - s t r e e t p a r k i n g 
area shall submit a plan showing adjacent 
streets, circulation o f t r a f f i c , drainage, 
l i g h t i n g , landscaping, fencing and screen 
p l a n t i n g t o t h e Department of Community 
Development f o r approval, 

(4) Construction: All required off-street 
parking areas s h a l l be surfaced. t o a stand- 
ard comparable t o the public s t r e e t provid- 
ing access thereto. . A parking area s h a l l be 
deveqoped and completed t o t h e r e q u i r e d 
standards b e f o r e an occupancy p e r m i t f o r t h e 
building i s issued. A l l t r a f f i c control 
devices such as parking s t r i p e s designating 
car stalls, directional arrows o r signs, 
bul i r a i l s , curbs and other improvements, 
s h a l l be i n s t a l l e d and completed as shown on 
the approved plans. Hard surfaced parking 
areas shall use p a i n t o r s i m i l a r d e v ~ c e st o 
delineate car s t a l l s and d i r e c t i o n o f t r a f - 
f i c . Where p e d e s t r i a n walks ’are used i n 
#parking l o t s f o r the use o f f o o t t r a f f i c 
only, they s h a l l be curbed, o r raised 6 
inches above t h e l o t surface. 

23.54.050 S e c u r i t y Device: The Department of 
Community D e v e l o ~ m e n t may recommend t h e i s s u a n c e 
o f a temporary ’ ~ e r t i f i c i t e o f O c c u p a n c y c o n d i - 
t i o n e d upon t h e subsequent completion o r s a t i s - 
faction o f u n f u l f i l l e d requirements o r regula- 
tions, o r uncompleted development proposals. A 
condition f o r issuance o f such temporary c e r t i f i - 
cate shall be the posting with the City of a 
s e c u r i t y d e v i c e t o i n s u r e f u l f i l l m e n t . of a l l 
conditions t o which such c e r t i f i c a t e i s subject. 
The c o n d i t i o n s h a l l be l i s t e d upon t h e c e r t i f i - 
c a t e o r a t t a c h e d ’ t h e r e t o . No C e r t i f i c a t e o f 
Occupancy shal! be issued except as hereinabove, 
p r o v i d e d . I f th.e c o n d i t i o n s a r e n o t s a t i s f i e d 
w i t h i n one year o r less excepting f o r maintenance 
agreement which may n o t exceed two years, demand 
s h a l l b e made b y t h e C i t y a g a i n s t t h e s e c u r i t y 
d e v i c e f o r c o m p l e t i o n and p e r f o r m a n ! e, P r i o r t o 
s u c h demand b e i n g g i v e n , t h e D i r e c t o r o f Commu- 

J . 
n i t y Development s h a l l g i v e seven da s w r l t t e n 
notice t o the person o r persons involve
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23.54.060 Amount o f S e c u r i t y Device: The Secur- 
Tty Device s h a l l be i n a form acceptable t o t h e 
City Attorney. A Security Device f o r performance 
s h a l l be 100% of t h e f a i r c o s t estimate a t t h e 
t i m e o f completion as determined b y t h e City. A 
Security Device f o r maintenance w i 11 represent 
30% o f t h e f a i r c o s t estimate, unless otherwise 
specified by the Direct0.r o f the Department o f 
Community Development, 

aSy-----l 
23.62.070 (Rezone - A c t i o n by C i t Council : Any 
major changes, r e v i s i o n s o r a ~ t i o n sc o n s t i t u t - 
ing a departure from the approved s i t e plan 
applied f o r by the applicant or developer shall 
be f u l l y processed as herein provided b y t h e 
Planning Commission and t h e C i t y Council i n t h e 
same manner as an amendment t o t h i s O r d i n a n c e o r 
z o n i n g map. 

B e UNIFORM BUILDING CODE . ’ 

Bu’ildings o f 8-2 occupancy (as shown) r e q u i r e 
f i r e protected openings and parapets c l o s e r than 
10 f e e t t o an a d j o i n i n g p r o p e r t y l i n e . The 
a p p l i c a n t i s r e q u i r e d t o obtain, a t t h e minimum, 
a building o r grading permit p r i o r t o any si.te 
work. 

C o F I R E DEPARTMENT 

1. A minimum f i r e f l o w ’ o f 2500 g a l l o q s p e r 
m i n u t e i s r e q u i r e d ( 1 7 0 0 g.p.m. a v a i l a b l e ) . 

2, A t y p e "Btl a u t o m a t i c f i r e a l a r m s y s t e m w i l l 
be required. Contact the Kirkland F i r e 
Department f o r specific requirements w i t h 
Building Permit application. 

3. F i r e e x t i n g u i s h e r s w i l l .be r e q u i r e d p e r 
N.F.P,A. Pamphlet #lo. Contact Kirkland 
F i r e Department f o r specific requirements 
and l o c a t i o n s approximately s i x weeks p r i o r 

. t o occupancy, 

APPENDICES 

E x h i b i t s "A". through "H" a r e attached. 
Exhibit I1I" i s available i n the o f f i c i a l f i l e ,


