
RESOLUTION NO. R - 2782 
I 

A RESOLUTION OF THE C I T Y COUNCIL OF THE C I T Y OF KIRKLAND 
APPROVING THE PRELIMINARY S U B D I V I S I O N AND PRELIMINARY PLAT AS 
APPLIED FOR B Y RICHARD GULSTROM A N D GARY KAUFFMAN BEING DEPART- 
MENT OF COMMUNITY DEVELOPMENT F I L E N O . SP-80- 6 9 AND SETTING 

i FORTH CONDITIONS TO W H I C H S U C H PRELIMINARY PLAT SHALL BE SUB- 
1 JECT. 

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 
received a p p l i c a t i o n f o r a subdivision and p r e l i m i n a r y p l a t o f 
p r o p e r t y w i t h i n a RS 8 5 0 0 z o n e a n d s a i d a p p l i c a t i o n h a v i n g b e e n 
made b y R i c h a r d G u l s t r o m and Gary Kauffrnan, r e p r e s e n t i n g t h e 
owners o f t h e r e a l p r o p e r t y described i n s a i d application; 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 4 7 3 
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 
the City of Kirkland, reviewed by the responsible o f f i c i a l o f 
t h e City o f Kirkland, and a negative declaration reached; and 

WHEREAS, s a i d e n v i r o n m e n t a l c h e c k l i s t a n d d e c l a r a t i o n h a v e 
been 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 throughout t h e 
e n t i r e review process; and 

WHEREAS, t h e p r o p o s a l f o r s u b d i v i s i o n a n d p r e l i m i n a r y p l a t 
has been 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 q Commission who h e l d 
p u b l i c h e a r i n g thereon a t t h e i r r e g u l a r meeting o f November 20, 
1980; 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 p u b l i c 
h e a r i n g and c o n s i d e r a t i o n o f t h e recommendations of t h e ~ e p a r t - 
ment o f Community Development, d i d adopt c e r t a i n F i n d i n g s , Con- 
c l u s i o n s and Recommendations and d i d recommend approval o f t h e 
subdivision and t h e p r e l i m i n a r y p l a t subject t o t h e s p e c i f i c 
conditions s e t f o r t h i n s a i d recommendation, 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 
t h e environmental documents received from t h e 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 , 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 thereof and f i l e d i n Department o f Community Development 
F i l e No. SP-80-69 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 Coun- 
c i l as though f u l l y s e t f o r t h herein. 

S e c t i o n 2. The s u b d i v i s i o n and p r e l i m i n a r y p l a t i s hereby 
given approval subject t o the conditions set f o r t h i n the 
recommendations hereinabove adopted by t h e City Council.





Section 3. A certified copy of this Resolution, along with 
the Findings, Conclusions and Recommendations hereinabove 
adopted, shall be attached to and become a part of the evidence 
of the preliminary approval of said subdivision and preliminary 
plat to be delivered to the applicant. 

Section 4. Nothing in this Resolution shall be construed 
as excusing the applicant from compliance with all federal, 
state, or local statutes, ordinances, or regulations applicable 
to this subdivision other than as expressly set forth herein. 

Section 5. Certified or conformed copies of this Resolu- 
tion shall be delivered to the following: 

(a) Applicant 
(b) Department of Community Development for the City of 

Kirkland 
(c) Building and Fire Department of the City of Kirkland 
(d) Department of Project and Construction Management for 

the City of Kirkland 
(e) Public Services Department of the City of Kirkland 

, (f) Office of the Director of Administration and Finance 
(ex officio City Clerk) for the City of Kirkland 

PASSED by the Kirkland City Council in regular meeting on 
the 15th day of December, 1980. 

SIGNED IN AUTHENTICATION thereof on the 15th day of 
December, 1980. 

MAYOR / " ’ 
- -
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I. SUMMARY 

A. DESCRIPTION OF PROPOSED ACTION 

Gary Kauffman and Rick Gulstrom have submitted a 
Prel iminary Subdivision application t o divide a 
4.8 acre p a r c e l o f l a n d i n t o 33 l o t s w i t h a T r a c t 
A f o r common open s p a c e a n d p r i v a t e roadway. The 
applicants have applied f o r modif ications t o t h e 
l o t width (Section 2.11.8-d) and t h e l o t area 
( S e c t i o n 2.11.8-h) requirements of t h e K i r k l a n d 
Subdivision Ordinance. The property i s located 
s o u t h of N.E. 1 1 6 t h St.- a t 1 1 5 t h P I . N.E. The 
p r o p e r t y i s zoned RS 8500. The Land Use P o l i c i e s 
Plan has designated the area f o r low density res- 
idential use of 5 units per acre with 1 t o 2 
u n i t s p e r a c r e a d d i t i o n a l l y p e r m i t t e d u n d e r a PUD 
process. The a p p l i c a n t s have s u b m i t t e d a P r e l i- 
minary Planned U n i t Development’ appl ication, F i l e 
PP-80-65, i n c o n j u n c t i o n w i t h t h e P r e l i m i n a r y 
Subdivision application. 

Some o f t h e m a j o r i s s u e s a r e t h e m o d i f i c a t i o n s t o 
t h e required l o t width and l o t area. 

B e RECOMMENDATIONS 

Based on t h e major issues, facts, conclusions and 
E x h i b i t s " A " t h r o u g h " D l ’ c o n t a i n e d h e r e i n , we 
hereby recommend approval o f t h i s a p p l i c a t i o n 
subject t o the following 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 c o n t a i n e d i n t h e Land Use P o l i - 
cies Plan, t h e Kirkland Zoning Ordinance, 
and the Kirkland Subdivision ilrdinance. I t 
i s the responsibility of the applicant t o 
assure compliance w i t h the various provi- 
s i o n s contained i n these ordinances. Sec- 
.tion I V Development Standards o f t h i s r e p o r t 
describes additional requirements of the 

. . subdivision. The F i n a l Subdivision must be 
submitted and approved w i t h i n one year o f 
the date o f preliminary approval. 

2. The approved number o f . l o t s i n t h e P r e l i m i - 
nary Subdivision are subject t o and depend- 
e n t upon t h e number o f u n i t s approved f o r 
t h e Prel irninary Planned U n i t Development 
( F i l e PP-80-65). 

3. The a p p l i c a n t s s h a l l meet a l l C o n d i t i o n s of 
Approval f o r t h e P r e l iminary Planned IJni t 
Development a p p l i c a t i o n ( f i l e PP-80-65). 

11/2O/UO (P.C.) 
11/12/80/3382A/bk 

R-27ga
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I I. 

4. Prior t o approval of the Final Subdivision, 
the applicants s h a l l note on the f i n a l p l a t 
linen: 

a. A 40 f o o t w i d e g r e e n b e l t e a s e m e n t a l o n g 
t h e north, west and south property 
l i n e s as r e q u i r e d i n t h e P r e l i m i n a r y 
Planned U n i t Development appl i c a t i o n 
(see E x h i b i t "J" o f F i l e PP-80-65). 

b. A 1 0 f o o t w i d e p u b l i c p e d e s t r i a n e a s e - 
ment across the southeast corner o f t h e 
property and a p u b l i c pedestrian ease- 
ment across the p r i v a t e road and side- 
walk as r e q u i r e d i n t h e P r e l i m i n a r y 
Planned U n i t Development application 
(see E x h i b i t " J " o f F i l e PP-.80-65). 

c. A 15 f o o t wide u t i l i t y easement f r o m 
the private road t o the southwest prop- 
e r t y l i n e as required i n t h e Prelimi- 
n a r y Planned U n i t Development applica- 
t i o n (see E x h i b i t "GM o f F i l e PP-80-65). 

d. T h e "common o p e n s p a c e " , p r i v a t e r o a d , 
p u b l i c pedestrian walkway and entrance 
p l a n t e r as common o w n e r s h i p and r e s p o n - 
sible maintenance o f a l l residents o f 
t h e Planned U n i t ’ Development as 
required i n the Prel iminary Planned 
U n i t Development application (see Exhi- 
b i t "D" o f F i l e PP-80-65). 

e. The number o f approved l o t s correspond- 
i n g t o t h e number o f u n i t s approved f o r 
the Prel iminary Planned U n i t Develop- 
ment (see E x h i b i t "Dlt o f F i l e PP-80-65). 

5. The s u b d i v i s i o n p l a t cannot be r e c o r d e d 
u n t i l f i n a l approval i s given t o the Planned 
U n i t Development. 

MAJOR I S S U E S , FACTS A N D CONCLUSIONS 

A. MODIFICATION TO LOT WIDTH (SECTION 2 . 1 1 . 8 - d ) 

1. Statements o f Fact 

a. K i r k l a n d S u b d i v i s i o n 
Section 2.11-8(d) 

Ordinance - 

11/20!80 ( P . C . )
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Width of l o t s ’ a t the building l i n e 
shall conform t o the requirements o f 
t h e , Z o n i n g O r d i n a n c e . A1 1 l o t s s h a l l 
have a minimum w i d t h a t t h e s t r e e t l i n e 
o f 30 f e e t . (p. 22) 

S e c t i o n 2.13.3 

L i m i t a t i o ~ io f a u t h o r i t y . The City may 
only grant a modification i f i t i s con- 
s i s t e n t w i t h the p o l i c i e s o f t h e Land 
Use P o l i c i e s Plan, and t h e purpose and 
i n t e n t o f t h e Z.oning Ordinance and t h i s 
Ordinance. 

b. I ( i r k l a n 0 Z o n i n g O r d i n a n c e - S e c t i o n , 
23.08.050 

The minimum l o t w i d t h a t t h e b u i l d i n g 
l i n e i n an RS 8500 zone s h a l l be 70 
feet. 

c. The Land Use P o l i c i e s P l a n has desig- 
nated the area f o r low density resi- 

. 
dential ilse a t 5 t o 7 u n i t s p e r acre 
( s e e E x h i b i t llCil) 

d. The i n t e n t o f Secti0.n 2.11.8(d) and 
Section 23.08.050 r e q u i r i n g a minimum 
30 f e e t a t b u i l d i n g l i n e i s t o provide 
adequate width f o r setbacks and b u i l d - 
ing dimensions o f detached residents. 
The minimum 30 f o o t w i d t h a t s t r e e t 
l i n e provides space f o r t h e driveway 

. 
and f o r setbacks from adjacent drive- 
ways 

e. T h e p r o p e r t y i s l o c a t e d i n a n RS 8 5 0 0 
zone, b u t t h e a p p l i c a n t proposes an 
increased average density o f 1 u n i t per 
6,337 square f e e t ( 7 u n i t s p e r a c r e ) 
(see E x h i b i t s "C" and "D"). 

f. The a p p l i c a n t pro’poses 33 l o t s r a n g i n g 
i n w i d t h from 28 f e e t t o 42 f e e t a t 
b u i l d i n g l i n e . . The l o t s w i l l s u b d i v i d e 
33 attached r e s i d e n t i a l u n i t s i n t o 
individual ownership. Setbacks between 
b u i l d i n g s range from 40-75 f e e t and 
setbacks between driveways range from 
5-18 feet. (See E x h i b i t "Dl1). 

11/20/80 (P.C.) 
11/12/80/3382klhk



g. Subdivision o f t h e proposed Planned 
U n i t Development does n o t a l t e r t h e 
physical conditions on t h e s i t e , such 
as setbacks and b u i l d i n g dimensions 
(see Exhibit "D"), 

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

a. The m o d i f i c a t i o n i s 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 proposed 
subdivision i s a permitted residential 
use a t 7 u n i t s per acre. 

b. The m o d i f i c a t i o n i s c o n s i s t e n t w i t h t h e 
purpose and i n t e n t o f t h e Subdivision 
and Zoning Orclinances because t h e 
attached dwell i n g u n i t s have adequate 
open space between s t r u c t u r e s and 
between garage driveways. 

B . t4ODIFICATION ’TO LOT A R E A (SECTION 2 . 1 1 . 8 - h ) 

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

- a. K i r k l a n d S u b d i v i s i o n O r d i n a n c e - S e c - 
t i o n 2.11.aIh\ 

I n mu’ltiple l o t subdiv.isions, the mini- 
mum l o t a r e a s h a ’ l 1 b e deemed t o h a v e 
been met i f the average l o t area i s n o t 
l e s s than t h e minimum l o t area r e q u i r e d 
o f the zone d i s t r i c t i n which the prop- 
e r t y i s located. I n computing the 
average 10.t area, . n o t more than 10% o f 
t h e number o f l o t s may c o n t a i n an a r e a 
l e s s than prescribed minimum f o r t h i s 
t o n i n g ’ d i s t r i c t o f RS-8500. I n no case 
s h a l l any l o t contain l e s s area than 
7,650 square f e e t . 

S e c t i o n 2 . 1 3 . 3 - 

L i m i t a t i o n of a u t h o r i t y . The C i t y may 
only grant a modification i f i t i s con- 
sistent w i t t i the p o l i c i e s o f the Land 
Use P o l i c i e s Plan, arid t h e purpose and 
i n t e n t of t h e Zoning Ordinance and t h i s 
Ordinance. 

11/20/80 (P.C.) 
11/12/80/3382A/bk
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- b. K i r k l a n c l Zoning . Ordinance S e c t i o - n 
23.28.110 

A l l such r e s i d e n t i a l p r o j e c t s may p r o - 
pose concepts such as a varied-lot-size 
subdivision. (p. 51). 

c. The i n t e n t o f S e c t i o n 2.11.8(h) . r e q u i r - 
i n g a minimum l o t area i n a s u b d i v i s i o n 
i s t o ensure adequate l o t sizes f o r 
setback requirements and reasonable 
bui lding dimensions. 

d. T h e L a n d U s e P o l i c i e s P l a n h a s d e s i g n a - 
ted the area f o r low density residen- 
t i a l use a t 5 u n i t s per acre w i t h 1 t o 
2 units per acre additionally permitted 
under a PIJD process. The p r o p e r t y i s 
zoned RS 8500 (see E x h i b i t "C"). 

e. The a p p l i c a n t proposes t o subdivide t h e 
p r o p e r t y i n t o 33 loots r a n g i n g f r o m 
1,960 sq. f t , t o 2,940 sq. . f t . and a 
T r a c t A f o r "common open space" and a 
p r i v a t e road. The average d e n s i t y 
i n c l u d i n g t h e T r a c t A area i s 6,337 sq. 
ft. per u n i t (see E x h i b i t "D"). 

f. Subdivision o f t h e proposed Planned 
U n i t Development does n o t a l t e r t h e 
pliysical c o n d i t i o n s on t h e s i t e such as 
setbacks and b u i l d i n g dimensions (see 
E x h i b i t "Dl1). 

2. Conclusions 

a. The m o d i f i c a t i o n i s 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 proposed 
subdivision i s a 7 l o t per acre resi- 
dent i a l development. 

b. The m o d i f i c a t i o n i s c o n s i s t e n t w i t h t h e 
K i r k l a n d Subdivision and Zoning Ordi- 
nances because adequate open space and 
setbacks are provided on the s i t e . 

11/20/80 (P.C.) 
11/12/80/3382A/bk
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111. 

IV. 

BACKGROUND 

A. NEIGHBORHOOD 

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

a. T h e p r o p e r t y i s l o c a t e d i n t h e J u a n i t a 
Heights area of a s i n g l e f a m i l y r e s i - 
d e n t i a l neighborhood. To t h e west and 
t o t h e south of t h e p r o p e r t y a r e low 
d e n s i t y s - i n g l e f a m i l y homes ( 5 u n i t s 
p e r acre). To t h e e a s t i s a 100 f o o t 
wide greenbelt vegetated buffer 
recorded w i t h t h e Rezone of American 
Pref inish. American Pref i n i s h i s loca- 
t e d a t 11615 N.E. 116th St. i n a L i g h t 
I n d u s t r i a l z o n e . . A c r o s s N.E. 1 1 6 t h S t . 
t o t h e n o r t h a r e s i n g l e Camily homes o f 
King County (see E x h i b i t "C"). 

b. The Land Use P o l i c i e s P l a n has designa- 
ted the area for low density residen- 
t i a l use (5 u n i t s .per acre), b u t per- 
m i t s an increased d e n s i t y (7 un.its p e r 
acre) w i t h e i g h t conditions as reviewed 
i n the Major Issues Section o f the Pre- 
l i m i n a r y Planned U n i t Development 
application, F i l e PP-80-65). 

2. Conclusions. 

The proposed s u b d i v i s i o n i s 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 P l a n and w i l l be a 
t r a n s i t i o n a l use between the single f a m i l y 
low d e n s i t y uses t o t h e north, south and 
west and t h e L i g h t I n d u s t r i a l use t o t h e 
east. 

DEVELOPMENT STANDARDS 

The f o l l o w i n g development standards, p o l i c i e s and reg- 
: ulations pertain t o the development on the property, 
However, t h e l i s t does n o t i n c l u d e a l l of t h e r e q u i r e - 
ments and i t i s t h e r e s p o n s i b i l i t y o f t h e applicant t o 
a s s u r e compl i a n c e w i t h a1 1 p r o v i s i o n s . c o n t a i n e d i n . t h e 
Land Use P o l i c i e s Plan, t h e K i r k l a n d Zoning and Subdi- 
v i s i o n Ordinances and t h e U n i f o r m B u i l d i n g Code. 

11/20/80 (P.C.) 
11/12/80/3382A/bk
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1. Statements o f F a c t 

a. K i r k l a n d Z o n i n g O r d i n a n c e 

Section 2.5.5: ... Tree Cutting Plan tree 
c u t t i n g p l a n s f o r a1 1. d e v e l o p m e r l t s s h a l l b e 
required indicating trees over 6 inches i n 
c a l i p e r and i n d i c a t i n g which w i l l be c u t and 
which w i l l remain (page 12). 

Section 2.6.1 (d) : Requirements f o r Approval 
o f F i n a l P l a t . .P,11 p u b l i c i r n p . r o v e m e n t s h a v e 
b e e n i n s t a l i - z d a n d a c c e p t e d b y t h e C i t y , 0.r 
i n t h e alternative, a performance bond o r 
s e c u r i t y undertak’ing as p e r m i t t e d b y Sect i o n 
2.12.1 has been f i l e d w i t h t h e City (p. 12b). 

S e c t i o n 2.9.1(e) Proposed s t r e e t names and 
s u b d i v i s i o n , b l o c k s and l o t names and num- 
bers shall be approved by the Public Servi- 
ces Department (p. 17). 

Section 2.9.l(n): Street p r o f i l e s and 
cross-sections s h a l l be prepared on standard 
plan and p r o f i l e paper and s h a l l i n d i c a t e 
t h e l o c a t i o n and sizes o f catch basins, c u l - 
verts, drainage and drainage r e t e n t i o n 
s t r u c t u r e s , w a t e r d i s t r i b u t . i o n system, s’ew- 
age c o l l e c t i o n system, and s h a l l be submit- 
ted f o r the approval o f the City Engineer. 
A l l s i t e improvements s h a l l b e d e s i g n e d i n 
accordance w i t h adopted standard plans and 
specifications o f t h e City o f Kirkland (p. 
18). 

S e c t i o n 2.10.5: Natural features such as 
trees, ridgelines, h i l l t o p s , and views s h a l l 
be preserved atid k e p t i n a n a t u r a l s t a t e t o 
t h e maximum e x t e n t p o s s i b l e (p. 19). 

S e c t i o n 2.1 1 . 3 ( e ) When n e c e s s a r y f o r pub1 i c 
convenience and s a f e t y , p e d e s t r i a n ways may 
be required t o f a c i l i t a t e pedestrian access 
through the subdivisidn o r private facili- 
t i e s (p. 21a). 

Section 2.12.3: A l l subdivisions s h a l l be 

.. . 
provided’ w i t h underground u t i l i t y l i n e s a t 
t h e expense o f t h e subdivider ip. 25). 

11/20/80 (P.C.) 
11/12/80/3382A/bk
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2. ~ o n c ’ l u s i o n s 

a. T h e a p p l i c a n t s s h a l l s t a k e a n d r o p e 
a r o u n d . t h e d r i p l i n e o’f a1 1 t r e e s 6 " i n 
c a l i p e r ot* g r e a t e r l o c a t e d a l o n g t h e 
edge o f t h e p r i v a t e road designated t o 
be preserved, p r i o r t o issuance o f a 
Grading .Permit as noted i n Condition 
No. 3.c. o f t h e P r e l i m i n a r y P l a n n e d 
U n i t Development appl ication, F i l e 
PP-80-05 (see E x h i b i t "DM). 

b. P r i o r t o approval o f ’the F i n a l Subdi- 
vision, the applicants shall: 

1. I n s t a l l a l l p u b l i c i m p r o v e m e n t s 
and have them accepted b y t h e 
C-ity, o r s u b m i t an a p p r o v e d p e r - 
formance monetary s e c u r i t y device 
t o t h e City o f Kirkland. 

2. Note on t h e f i n a l p l a t l i n e n t h e 
p r i v a t e r o a d name o r number as 
approved b y t h e B u i l d i n g and Pub- 
l i c Services Departments. 

c. The 40 f o o t w i d e v e g e t a t e d area, a 
natural feature along -the north, west 
and south p r o p e r t y ’lines, s h a l l be des- 
ignated a greenbelt easement as noted 
i n C o n d i t i o n s No. 2 , 3 a n d 4 o f t h e 
Preliminary Planned U n i t Development 

. 
a p p l i c a t i o n , F i l e PP-80-65 (see Extiibi t 
0 " ) 

d. A 1 0 f o o t w i d e p u b l i c p e d e s t r i a n w a l k - 
way f r o m .the end of t h e p r i v a t e r o a d 
across the southeast corner o f the 
property along the undevel~ped 116th 
Ave. N.E. r i g h t - o f - w a y t o t h e cul-de- 
sac a t N.E. 1 1 3 t h P l a c e s h a l l be 
improved f o r pub1i c convenience and 
s a f e t y as n o t e d i n C o n d i t i o n s No. 2, 3 
and 4 o f t h e PrelSiminary Planned U n i t 
Development appl i c a t i o n , F i l e PP-80-65 
(see E x h i b i t s "C" and "Du). 

e. The a p p l i c a n t s s h a l l p r o v i d e u n d e r - 
ground u t i l i t y l i n e s on t h e s i t e (see 
Exhibit "D"). 

- V. APPENDICES E x h i b i t s "A1’ throush "Dli a r e i n c l u d e as 
a part of this repdrt. 
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