
RESOLUTION NO. R-2812 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF KIRKLAND A P P R O - 
V I N G ’ THE ISSUANCE OF A PRELIMINARY PLANNED UNIT DEVELOPMENT A S 
APPLIED FOR I N DEPARTMENT OF COMMUNITY DEVELOPMENT F I L E NO. 
P P - 8 0 - 9 0 , B Y BIRTCHER, McDONALD AND FRANK TO CONSTRUCT 26 
OFFICE BUILDINGS, A SMALL RESTAURANT AND A BANK BUILDING, THE 
DEVELOPMENT B E I N G KNOWN A S "LINBROOK Y A R R O W B A Y " BEING WITHIN 
PROFESSIONAL RESIDENTIAL AND FREEWAY INTER- C ~ N G E DISTRICT 
Z O N E S , A N D SETTING FORTH CONDITIONS TO WHICH SUCH PRELIMINARY 
PLANNED UNIT DEVELOPMENT SHALL B E 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 - 
ved an a p p l i c a t i o n f o r a P r e l i m i n a r y Planned U n i t Development 
f i l e d by B i r t c h e r , McDonald and Frank, t h e owner o f s a i d prop- 
e r t y described i n s a i d a p p l i c a t i o n and l o c a t e d w i t h i n Profes- 
sional Residential and Freeway Interchange D i s t r i c t zones. 

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 H o u g h t o n 
Community C o u n c i l and K i r k l a n d P l a n n i n g Commission who h e l d 
hearings thereon a t t h e i r r e g u l a r meetings o f March 3, 1981 and 
March 19, 1981, r e s p e c t i v e l y , 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 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 s u b m i t t e d t o 
the City of Kirkland, reviewed by the responsible o f f i c i a l of 
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 

WHER,EAS, 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 and 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 
ent,ire review process, and 

WHEREAS, t h e H o u g h t o n C o m m u n i t y C o u n c i 1 a n d K i r k l a n d P l a n - 
n i n g Commission a f t e r t h e i r p u b l i c hearings and c o n s i d e r a t i o n 
o f . t h e recommendations o f t h e Department o f Community Develop- 
ment 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 n e g a t i v e d e c l a r a t i o n d i d adopt c e r t a i n Findings, Conclu- 
s i o n s and Recommendations and d i d recommend approval o f t h e 
Preliminary Planned U n i t Development subject t o the s p e c i f i c 
conditions s e t f o r t h i n s a i d recommendations, 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 , together w i t h the recommendation o f the Planning 
Commission. 

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 Chairpe- 
rson t h e r e o f and f i l e d i n t h e Department o f Community Develop- 
m e n t F i l e No. PP-80-90 a r e a d o p t e d b y t h e K i r k l a n d C i t y C o u n c i l 
as though f u l l y s e t f o r t h h e r e i n . 

S e c t i o n 2 . The P r e l i m i n a r y Planned U n i t Development s h a l l 

be issued t o the applicant subject t o the conditions set f o r t h 
i n t h e Recommendations hereinabove adopted by t h e C i t y Council



and t h e P r e l iminary Planned U n i t Development approval i s 
f u r t h e r c o n d i t i o n e d upon t h e a p p l i c a n t s u b m i t t i n g t h e same 
i n f o r m a t i o n f o r t h e i n t e r s e c t i o n o f N.E. 3 8 t h P l a c e a n d L a k e 
Washington Boulevard as i s r e q u i r e d by c o n d i t i o n "4-dn f o r Lake 
Washington Boulevard.. 

S e c t i o n 3. 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 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 Prel3mi- 
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 r e s o l u 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 compliance w i t h any f e d e r a l , 
state or local statutes, ordinances or regulations applicable 
t o t h i s project, other than expressly set forth herein. 

S e c t i o n 5. F a i l u r e on t h e p a r t of t h e h o l d e r o f t h e p e r m i t 
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 P r e l i m i n a r y Planned U n i t 
Development i s subject s h a l l be grounds f o r revocation i,n 
a c c o r d a n c e w i t h O r d i n a n c e No. 2183, t h e K i r k l a n d Z o n i n g O r d i - 
nance. 

S e c t i o n 6. N o t w i t h s t a n d i n g any recommendations h e r e t o f o r e 
given by t h e Houghton Community Council, t h e subject matter o f 
t h i s Resolution and t h e P r e l i m i n a r y Planned U n i t Development 
h e r e i n granted are, pursuant t o Ordinance 2001, s u b j e c t t o t h e 
disapproval j u r i s d i c t i o n of t h e Houghton Community Council, and 
t h e r e f o r e , t h i s R e s o l u t i o n s h a l l become e f f e c t i v e o n l y upon 
approval o f t h e Houghton Community Council o r t h e f a i l u r e o f 
s a i d Communi t y C o u n c i l t o d i s a p p r o v e t h i s R e s o l u t i o n w i t h i n 60 
days o f the date o f the passage o f t h i s Resolution. 

Section 7. C e r t i f i e d o r conformed copies of t h i s Resolu- 
t i o n s.hall be delivered t o the following: 

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

Kirkland 
( c ) F i r e and B u i l d i n g Departments o f t h e C i t y o f K i r k l a n d 
( d ) P u b l i c Service Department of t h e City of 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. 

Passed by m a j o r i t y vote o f t h e K i r k l a n d City Council on t h e 
6 t h day o f A p r i l , 1981. 

SIGNED I N AUTHENTICATION THEREOF o n t h e 6 t h d a y o f A p r i l , 
1981. 

I 

ATTE 

- c n . 
f?TP?m’c’i@";’~~?k""’"" ’ ""O lmCe 4634A
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I. SUMMARY 

A. DESCRIPTION OF PROPOSED ACTION 

Bircher, McDonald and Frank has applied f o r a 
Prel iminary Planned U n i t Development f o r 26 
o f f i c e buildings (13 two-unit modules), a sand- 
wich shop, and a bank. The 9.46 a c r e s i t e i s 

- 
l o c a t e d on t h e s o u t h s i d e o f N.E. 3 8 t h P l a c e , and 
n o r t h o f t h e ’Ramada I n n ( s e e E x h i b i t "0" V i c i - 
n i t y Map). The s i t e i s undeveloped, except f o r 
t h e e x i s t i n g Old National Bank, l o c a t e d ’south of 
Cochran Creek, which b i s e c t s t h e s i t e . The pro- 
posal includes 50 f o o t b u i l d i n g setbacks along 
each side o f t h e creek; three access points from 
N.E. 3 8 t h Place; and a s i n g l e access f r o m l a k e 
Washington Boulevard. The a p p l i c a n t has a l s o 
a p p l i e d f o r a s u b d i v i s i o n , u n d e r s e p a r a t e a p p l i- 
cation. 

Major issues are: compliance with the State 
E n v i r o n m e n t a l P o l i c y A c t (S.E. P.A. ) , c o m p l i a n c e 
w i t h t h e Land Use P o l i c i e s P l a n (L.U.P.P.), and 
publ i c improvements. 

B . RECOMMENDATIONS 

Based on Statements o f Fact, C.onclusions and t h e 
a t t a c h e d E x h i b i t s , we r e c o m m e n d a p p r o v a l o f t h i s 
Prel iminary Planned U n i t Development appl i c a t i o n 
subject t o the following conditions: 

1. P r i o r t o F i n a l P.U.D. r e v i e w : 

a. The a p p l i c a n t a n d s t a f f s h a l l d i s c u s s a 
location .for a publ i c pedestrian walk- 
way t h r o u g h t h e . s i t e c o n n e c t i n g N.E. 
38th Place and Lake Washington Boule- 
vard and connecting t h e s i t e t o t h e 
adjacent restaurant uses. This access 
and i t s p o t e n t i a l l o c a t i o n s h a l l be 
r e v i e w e d w i t h F i n a l P.U.D. The C i t y 
may r e q u i r e t h e d e d i c a t i o n and improve- 
m>nt o f t h i s p u b l i c access easement as 
a c o n d i t i o n o f t h e F i n a l P.U.D. 

m 

b. A d e t a i l e d landscaping p l a n s h a l l be 
submitted showing species, s i z e and 
locations. This plan shall include a 
n a r r a t i v e which e x p l a i n s how t h i s p l a n 
serves t o enhance t h e e n t r y t o t h e City 
i n view of t h e p o l i c i e s i n t h e Land Use 
Plan. Landscaping (shrubs, trees and 
groundcover) w i t h i n t h e drainage ease- 
ment s h a l l be shown. 

3/19/81 (P.C.) 
3/3/81 (HCC) 
7/76/Rl lhkl.297QA 

a-;L s13
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c. The a p p l i c a n t s h a l l stake t h e drainage 
easement ad.iacent t o B u i l d i n s s 2, 3, 4 
and 5. he D e p a r t m e n t o f - ~ommun; t y 
Development and h e a r i n g body members 
w i l l then evaluate whether a 5 f o o t 
encroachment i n t o t h e drainage easement 
should be allowed. 

d. S t a f f s h a l l recommend a mechanism t o 
collect funds f o r future t r a f f i c signal 
improvements, as s t i p u l a t e d i n Recom- 
mendation 4.e. 

e. A d r a i n a g e easement o f 50 f e e t on 
e i t h e r side o f t h e creek s h a l l be main- 
t a i n e d f r o m N.E. 3 8 t h P I . t o Lake Wash- 
ington Boulevard. 

f. The a p p l i c a n t and s t a f f s h a l l discuss 
methods t o encourage t r a n s i t use. 

2, A cyclone o r similar fence, w i t h a s i l t bar- 
r i e r , along t h e creek c o r r i d o r (as shown on 
Exhibit "K2") shall be erected concurrent 
with the installation o f the temporary 
drainage erosion controls. The s a n i t a r y 
sewer l i n e n o r t h o f B u i l d i n g 26 s h a l l n o t be 

. 
located w i t h i n t h e drainage easement area 
(Ex h ib i t "K") 

3. A t t h e time o f B u i l d i n g Permit a p p l i c a t i o n 
bridge design s h a l l be stamped b y a q u a l i - 
f i e d s t r u c t u r a l e n g i n e e r , who s h a l l address 
stream bank s t a b i l i t y . Rip-rap under the 
bridge on stream banks s h a l l o n l y be allowed 
i f necessary f o r bank s t a b i l i t y and approved 
by the State Department o f Fisheries. The 
b r i d g e s h a l l be capable o f supporting 36,000 
pounds. 

I 

4. P r i o r t o occupancy o f any s t r u c t u r e s , t h e 
appl icant shall : - 
a. R e c o r d a d r a i n a g e easement f o r t h e a r e a 

shown on E x h i b i t "K2" , which s t a t e s : 
"No c o n s t r u c t i o n , c l e a r i n g o r a1 t e r a - 
tions shall be allowed t o occur within 
the boundaries o f t h i s easement w i t h 
the exception of landscaping, ordinary 
maintenance and repair." A pedestrian 
pathway w i t h i n t h e drainage easement 
s h a l l be included, i f possible. 

3/19/81 (P.C.) 
3 / 3 / 8 1 (HCC) 
3 13C: I Q 1 IhI, I 2 O C , Q A 

I I 
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b. R e p l a c e t h e e x i s t i n g a s p h a l t s i d e w a l k 
on Lake Washington Boulevard along t h e 
s i t e frontage w i t h a 5 f o o t wide con- 
crete sidewalk. Landscaping require- 
ments f o r Lake Washington Boulevard 
s h a l l be adhered to. 

c. Remove t h e p l a n t e r i s l a n d ; p r o v i d e f o r 
two 11 f o o t wide d r i v i n g lanes;’ a 10 
foot wide center l e f t turn lane; a 5 
f o o t wide concrete sidewalk with curb, 
g u t t e r and underground drainage on t h e 
south side; and 4 f o o t wide asphalted 
bike lanes ( w i t h rumble bars) on each 
s i d e ; on N.E. 3 8 t h P l a c e , a b u t t i n g t h e 
site. 

d. S u b m i t a t r a f f i c s i g n a l d e s i g n f o r t h e 
intersection o f Lake Washington Boule- 
v a r d a n d N o r t h u p Way f o r P u b l i c S e r v i - 
ces Department review and approval. 

e. Work w i t h t h e P u b l i c S e r v i c e s D e p a r t - 
ment and t h e applicants t r a f f i c con- 
sultant t o convert t r a f f i c impacts i n t o 
a fair-share contribution toward 
signalization a t impacted intersec- 
tions. Cost o f the signal design shall 
be c r e d i t e d toward t h e f a i r - s h a r e con- 
t r i b u t i o n f o r Lake Washington Boule- 
v a r d / N o r t h u p Way. 

5. A comprehensive s i g n program s h a l l be sub- 
m i t t e d as a C o n d i t i o n a l Use P e r m i t ( o r , p a r t 
of t h e F i n a l -P,U.D.) , f o r any s i g n s on t h e 
s i t e . The f o l l o w i n g c r i t e r i a should be used: 

i. A s i n g l e f r e e - s t a n d i n g s i g n , n o t t o 
exceed 15 f e e t i n h e i g h t and 33 sq. f t . 
i n area (per sign face), should be 
a l l o w e d a t t h e m a i n e n t r a n c e o n N.E. 
3 8 t h P l a c e t o i d e n t i f y t h e o f f i c e com- 
plex. 

A s i n g l e monument sign, n o t t o 6xceed 5 
f e e t * i n h e i g h t and 23 square f e e t i n 
area (per sign face), should be allowed 
a t t h e Lake Washington Boulevard 
entrance t o i d e n t i f y the o f f ice ’complex 
and bank. Space should be reserved on 
t h i s sign f o r f u t u r e use by the parcel 
n o r t h o f t h e bank. The base should be 
1andscaped. 

3/19/81 (P.C.) 
3 / 3 / 8 1 (HCC) 
2/26/81/bk/3929A
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,I 

iii. Directional signs, no greater than- 4 
square f e e t each, may be used t o i d e n - 
t i f y vehicular exits, entrances and 
t r a f f i c patterns. 

i v. F r e e - s t a n d i n g a n d monument s i g n s s h a l l 
not be b a c k l i t . 

v. Face-mounted s i g n s s h o u l d n o t exceed 
one per entrance and be l i m i t e d i n size 
t o 10 sq. ft. ( i f entrance serves a 
s i n g l e use) and 15 sq. f t . ( i f entrance 
s e r v e s mu1 t i p l e u s e s ) . 

v i . D i r e c t o r y s i g n s on s i t e may be proposed 
i d e n t i f y i n g uses w i t h i n buildings. 

v i i . A l l signs s h a l l be coordinated i n mate- 
r i a l s , colors and/or graphics. 

6. Landscaping s h a l l be i n s t a l l e d i n a manner 
agreed upon by t h e Department o f Community 
Development s t a f f and t h e applicant p r i o r t o 
issuance o f a B u i l d i n g Permit. However, 
landscaping s h a l l be i n s t a l l e d p r i o r t o 
occupancy of t h e f i n a l building. 

11. MAJOR ISSUES, FACTS AND CONCLUSIONS 

A. COMPLIANCE WITH THE STATE ENVIRONMENTAL POLICY 
ACT (S.E.P.A.) ( E x h i b i t " D " ) . 

1. Statements o f Fact 

a. On Decembe..r 4, 1 9 8 0 , t h e C i t y ’ s R e s p o n - 
s i b l e O f f i c i a l is’sued a Declaration o f 
Significance f o r this project. This 
a c t i o n was based on t h r e e s i g n i f i c a n t 
adverse impacts: 

i. A m a j o r a c c e s s p o i n t was p r o p o s e d 
j u s t n o r t h o f B u i l d i n g 26. T h i s 
entry would have created a hazard- 
ous t r a f f i c p a t t e r n due t o i t s 
proximity t o t h e Lake WaShington 
B o u l e v a r d / N o r t h u p Way i n t e r s e c t i o n . 

ii. T r a f f i c volumes added b y t h e p r o - 
j e c t . a t t h r e e i n t e r s e c t i 0 n . s ; N.E. 
38th P I . a t Lake Washington Boule- 
vard; N.E. 3 8 t h P l a c e a t 1 0 8 t h 
Ave. N.E.; a n d N . o r t h u p Way a t L a k e 
Washington Boulevard. 

3/19/81 (P.C.) 
3/3/81 (HCC) 
2/26/81/bk/3929A 
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iii. B u i l d i n g s e t b a c k s o f 25 f e e t f r o m 
Cochran Creek ( C i t y p o l i c y c a l l s 
f o r 50 f o o t setbacks. from major 
streams), which would impact water 
q u a l i t y and f u t u r e f i s h habitat. 

b . SEPA W i t h d r a w a l . W a s h i n g t o n A d m i n i - 
s t r a t i v e Code S e c t i o n 197-10-370 
s t a t e s : "If a t a n y t i m e a f t e r t h e 
issuance o f a declaration o f s i g n i f i - 
cance, t h e proponent modifies t h e pro- 
posal so that, i n t h e judgment o f the 
l e a d agency, a1 1 s i g n i f i c a n t a d v e r s e 
environmental impacts which might 
result are e l iminated, the declaration 
of significance s h a l l be withdrawn and 
a declaration of non-significance 
issued instead.". 

c . On D e c e m b e r 2 2 , t h e a p p l i c a n t s u b m i t t e d 
the following revisions which el imina- 
t e d .a11 s i g n i f i c a n t a d v e r s e i m p a c t s : 

i. The h a z a r d o u s access n o r t h o f 
B u i l d i n g 26 was e l i m i n a t e d . 

ii. New i n f o r m a t i o n o n t r a f f i c v o l u m e s 
and e x i s t i n g conditions a t t h e 
three intersections discussed 
above c a u s e d t h e R e s p o n s i b l e O f f i- 
cia1 t o conclude that t h i s project 
w i l l - n o t h a v e a s i g n i f i c a n t 
a d v e r - s e t r a f f . i c i m p a c t . 

iii. 

C 

d. 

Building setback from Cochran 
Creek was r e v i s e d t o show 50 
feet. Encroachments f o r a bridge 
over the creek and a stacking lane 
f o r t h e bank d r i v e - i n w i l l n o t 
have a significant adverse impact 
on water q u a l i t y o r f u t u r e f i s h 
habitat. - 
. Following a thorough review o f the 
revisions, the responsible o f f i - 
c i a l issued a Proposed Declaration 
o f Non-Signif icance on December 
24, 1980. 

3/19/81 (P.C.) 
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e. Comments f r o m v a r i o u s a g e n c i e s 
were received and are included i n 
E x h i b i t I1Dn, Based on comments 
from the C i t y o f Bellevue, addi- 
t i o n a l t r a f f i c studies were con- 
ducted. 

f. A Final Declaration of Non-Signi- 
f i c a n c e was i s s u e d on F e b r u a r y 6, 
1981. 

2. Conclusions 

The a p p l i c a n t and t h e C i t y have com- 
plied with the requirements o f the 
State Environmental Poli c y Act. 

B. COMPLIANCE WITH THE LAND USE P O L I C I E S PLAN ( L U P P ) . 

1. Statements o f F a c t 

a. N a t u r a l E l e m e n t s Goal 2 : To r e c o g n i z e 
the amenity and u t i l i t a r i a n functions 
provided by natural elements, and t o 
incorporate these functions i n t o devel- 
opments. 

b. N a t u r a l Elements Goal 3: To p r e s e r v e 
o r r e h a b i l i t a t e natural areas and natu- 
r a l systems t h a t are unique, scenic 
and/or aesthetically significant. 

c. Natural Elements P o l i c y 1.c. 
Discussion: 

and 

Pol icy: Regulate the location of 
structures near watercourses and smal- 
l e r wetlands i n order t o reduce the 
impact o f flooding and allow f o r natu- 
r a l drainage. 
C 

Discussion: Structures located near 
watercourses may be s u b j e c t t o f l o o d i n g 

.. 
o r may a l t e r t h e n a t u r a l d r a i n a 3 e p a t - 
tern; Natural drainage patterns 
should be protected by requiring t h a t 
structures be s e t back from t h e high 
water l i n e o f a l l watercourses. The 
purpose of t h i s setback requirement i s 
t o preserve watercourses, t h e i r banks 
and associated vegetation. 

3/19/81 (P.C.) 
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d. N a t u r a l E l e m e n t s , P o l i c y 4 : M a i n t a i n 
o r improve the functional i n t e g r i t y o f 
watercourses, wetlands and small bodies 
of water b y keeping them i n a n a t u r a l 
condition and by placing appropriate 
r e s t r i c t i o n s on dredging, f i l l i n g and 
other land surface modifications. 

e. N a t u r a l E l e m e n t s P o l i c y 5.b. : M a i n t a i n 
existing vegetative cover t o the great- 
est extent fesible. 

f . - E .- 
c o n o m i c A c - t i v i t i e s P o l i c y 3 . a . : L a r g e 

offices are t o be concentrated where 
other intensive land .uses exist or i n 
designated interchange areas. 

g. Economic A c t i v i t e s P o l i c y 4: P e r m i t 
freeway oriented commercial a c t i v i t i e s 
a t some f r e e w a y i n t e r c h a n g e s so as n o t 
t o permit commercial s t r i p develop- 
m e n t . ( D i s c u s s i o n : New d e v e l o p m e n t s 

... 
near t h e interchanges should seek t o 
mitigate freeway related impacts 
through appropriate -signing and safe 
ingress-egress design). 

h. Economic A c t i v i t i e s P o l i c y 5.e. and 
D i s c u s s i o - n 

Policy: Control t h e use o f signs. 

Discussion..: There should be c o n t r o l o f 
t h e use o f free-standing signs and t h e 
s i z e and number o f wall- mounted signs. 
I n the competition t o achieve increased 
v i s i b i l i t y , commercial a c t i v i t y usually 
creates a confused array o f advertising 
signs. S t r i p signing should be 
r e s t r i c t e d t o a manner i n which t h e 
signs inform the motorist of available 
services without competing f o r atten- 
tion or detracting from traffic" safety 
signing. 

i. Economic A c t i v i t i e s P o l i c y 5 . f . 
Discussion. 

and 

Pol icy: Minimize visual impacts. 

3/19/81 (P.C.) 
3 / 3 / 8 1 (HCC) 
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Discussion: Visual impacts should be 
minimized i n order t o maintain the 
character o f adjacent uses, shield out- 
door storage areas and remove o n s i t e 
debris and wastes. The development o f 
large asphalt areas t h a t are visually 
and physically unbroken should n o t be 
permitted. Landscaping b o t h w i t h i n and 
around t h e edges o f such areas can 
serve t o provide visual re1i e f and 
s h a r p e n t h e i d e n t i t y o f spaces,. as we1 1 
as h e l p t o decrease surface r u n o f f . 

j. T r a n s p o r t a t i o n Pol i c y 3.e.: Minimize 
the visual impact o f large parking 
areas by requiring landscaped buffers. 
Large parking areas should be v i s u a l l y 
broken w i t h landscaped areas. 

- k. Lakeview Area Economic A c t i v i t i e s . 
Much o f t h e n o r t h e a s t quadrant o f t h e 
SR-520lLake Washington ~ ’ o u l e v a r di n t e r - 
change has already been committed t o 
c e r t a i n economic a c t i v i t i e s i n c l u d i n g 
large o f f i c e structures and a restaur- 
a n t . Due t o t h e a v a i l a b i l i t y o f ade- 
quate public services, easy access t o 
m a j o r a r t e r i a l s and t*o t h e freeway, and 
the overall compatibility with adjacent 
land uses, t h e northeast quadrant o f 
t h i s i n t e r c h a n g e c a n be d e v o t e d t o com- 
mercial a c t i v i t i e s . The most appropri- 
ate use o f t h i s land could include such 
a c t i v i t i e s as o f f i c e structures, and 
some f r e e w a y o r i e n t e d uses, such as 
motel f a c i 1ities...’ Limited convenience 
commercial f a c i l i t i e s may be i n c l u d e d 
as p a r t o f t h e o f f i c e s t r u c t u r e s o r 
w i t h freeway oriented uses, b u t n o t as 
a primary use. R e t a i l commercial f a c i - 
l i t i e s beyond t h e scope o f convenience 
f a c i l i t i e s are not considered appropri- 
a t e because these kinds o f a c t i v i t i e s 
should be concentrated i n e x i s t i n g 
major commercial centers (the "Central 
Business D i s t r i c t o r Totem Lake Shop- 
ping’ Center) as w e l l as neighborhood 
shopping centers. Commercial uses are 
t o be a n c i l l a r y t o other uses pt t h i s 
l o c a t i o n . A1 1 d e v e l o p m e n t s , e s p e c i a l l y 
along Lake Washington Boulevard, should 
include landscaping and other elements 
t o enhance t h i s interchange as an e n t r y 
t o the City. 

3/19/81 (P.C.) 
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1. "Land: Natur.al Elements" was pub1i s h e d 
by t h e Department o f Community Develop- 
ment i n 1970. T h i s study contained 
recommendations t o guide f u t u r e land 
use planning. It i s used today t o sup- 
plement the Natural Element r e l a t e d 
LUPP p o l i c i e s . A r e c o m m e n d a t i o n i s : 
"Major stream tributaries, including 
smaller streams, ravines, and drainage- 

... 
ways, a r e a l s o t o be c o n s i d e r e d p a r t o f 
t h e natural drainage system No new 
structures should be constructed closer 

.. 
than fifty (50) feet from the center of 
t h e natural stream. A drainage ease- 
ment, f o r maintaining n a t u r a l water 
flow, would be required f i f t y f e e t on 
each side o f t h e small watercourse.". 

B u i l d i n g s 2, 3, 4 and 5 a r e p l a c e d 
a g a i n s t t h e proposed 50 f o o t d r a i n a g e 
easement and b u f f e r . This leaves 1 i t - 
t l e area f o r construction on t h e cor- 
ners. o f t h e buildings, without 
encroaching i n t o the buffer. 

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

a. N a t u r a l E l e m e n t s G o a l s 2 a n d 3; P o l i - 

- 
Tc hi 

ee ss 
e 

Igco,a 
l s 
4 ; 
a n dL 

apnod :l 
i c iNeast 

udriaslc 
u sEsl 

e mr 
eetnetns 

:- 

t i o n o f n a t u r a l systems. The a p p l i c a n t 
ha.s p r o p o s e d 50 f o o t b u i l d i n g s e t b a c k s 
on each side o f Cochrane Creek. This 
allows f0.r r e t e n t i o n o f vegetation sur- 
rounding t h e creek, f a c i l i t a t i n g the 
natural drainage pattern. 

The e x i s t i n g asphalt south o f t h e creek 
( w i t h i n t h e 50 f o o t b u f f e r ) w i l l be 
unused and should be removed and 
replaced w i t h vegetation. Species and 
s’ize o f v e g e t a t i o n s h o u l d be approved 
w i t h t h e F i n a l P.U.D. 

- 
The a p p l i c a n t i s p r o p o s i n g a maximum 25 
foot encroachment i n t o t h e northern 50 
f o o t b u f f e r f o r t h e bank drive-up 
stacking area. This encroachment 
should not ’ be permitted, t o provide 
more green space along Lake Washington 
Boulevard - an e n t r y t o t h e City. 
Also, the 6 drive-up lanes proposed by 
t h e bank may n o t be necessary. 

3/19/81 (P.C.) 
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Another encroachment into the buffer i s 
for a bridge over the creek, providing 
i n t e r n a l s i ~ t eaccess. The bridge pro- 
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ai 
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- 
Economic A c t i v i t e s p o l i c i e s . 

The a p p l i c a n t has requested t h a t t h e 50 
f o o t buffer near Buildings 2 , 3 , 4 and 
5 be reduced t o 45 f e e t t o enable cons- 
t r u c t i o n on t h e c o r n e r s of t h e s e b u i l d - 
ings. The applicant should s t a k e t h e 
50 f o o t buffer prior t o Final P.U.D. 
r e v i e w t o e n a b l e D e p a r t m e n t o f Commu- 
n i t y Development s t a f f and hearing body 
members t o e v a l u a t e whether a 5 f o o t 
encroachment would have an adverse 
e f f e c t on e x i s t i n g v e g e t a t i o n p r o t e c - 
t i o n , creek protection, drainage and 
water qua1 i ty. 

e s a n i t a r y sewer l i n e north of Bldg. 
encroaches into the drainage ease- 

n t a r e a (Exhibit "K.2") and should not 
a1 lowed w i t h i n t h e e a s e m e n t . 

To p r o t e c t t h e c r e e k c o r r i d o r d u r i n g 
construction, a cyclone or similar 
fence (with a s i l t b a r r i e r ) should be 
e r e c t e d a s shown on E x h i b i t "K2", con- 
c u r r e n t with t h e i n s t a l l a t i o n of tempo- 
rary dratnage erosion control s. This 
type of b a r r i e r has been very success- 
f u l on oth’er s i t e s f o r keeping s i l t , 
people, m a t e r i a l s and machinery o u t of 
sensitive areas. 

P r i o r t o occupancy of any s t r u c t u r e s , 
t~ p r o t e c t t h e c r e e k c o r r i d o r f o l l o w i n g 
construction, a 50 f o o t wide drainage 
easement each s i d e . of t h e creek should 
be r e c o r d e d f o r t h e a r e a shown a"n E x h i - 
b i t , " K 2 " , which s t a t e s : "No c o n s t r u c - 
t i o n , clearing o r a l t e r a t i o n s s h a l l be 
allowed t o occur within the boundaries 
of t h i s easement with t h e exception of 
landscaping, ordinary maintenance and 
repair." A pedestrian pathway within 
the drainage easement should be inclu- 
ded, i f p o s s i b l e ( s e e Section 1I.C. of 
this report). 

3/19/81 (P.C.) 
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The Department o f F i s h e r i e s r e q u i r e s a 
Hydraulic Permit f o r the bridge cross- 
ing. They recommend use o f r i p r a p 
under the bridge i f necessary f o r 
s t a b i l i t y . The K i r k l a n d F i r e Depart- 
ment requires t h a t t h i s bridge be 
capable o f supporting 36,000 pounds. 
A t the time of Building Permit applica- 
t i o n , bridge design should be stamped 
b y a qua1 i f i e d s t r u c t u r a l e n g i n e e r , who 
should address stream bank s t a b i l i t y . 

N a t u r a l E l e m e n t s Polic;,,5.b. Signifi- 
cant vegetaGF(trees or greater i n 
c a l i p e r ) does n o t ex-ist on t h e s i t e , 
except within the creek corridor, which 
w i l l be retained i n i t s natural state. 
Vegetation i s being maintained t o the 
greatest extent feasible. 

- 
c. Economic A c t i v i t i e s P o l i c y 3.A. T h i s 

ort ti on o f t h e SR 5 2 0 / L a k e W a s h i n a t o n 
~ o u l e v a r di n t e r c h a n g e i.s d e s i g n a t e d " f o r 
o f f i c e and freeway oriented commercial 
u s e i n t h e LUPP. 

d. Economic A c t i v i t i e s P o l i c i e s 4, 5E; and 
- Lakeview Area Economic A c t i v i t i e s 

P o l i c i e s . The l o c a t i o n o f t h e new bank 
on t h e s i t e does n o t c o n s t i t u t e commer- 
c i a l s t r i p development. The e n t i r e 
p r o j e c t makes use o f combined access 

- p o i n t s --a c h a r a c t e r i s t i c n o t f o u n d i n 
s t r i p development. Unl i k e s t r i p devel- 
opment, a l l b u i l d i n g s can be accessed 

- v i a t h e i n t e r n a l c i r c u l a t i o n system 
one does n o t need t o t r a v e l t h e p u b l i c 
rights-of-way t o go from b u i l d i n g t o 
building. The freeway-oriented bank 
use i s only 5% o f t h e gross b u i l d i n g 
square footage on the s i t e ( c l e a r l y 
ar 
enqcui il rl 

ae 
dr 
yb 

y 
tt oh 

e LtUhPeP). 
o f f i c e u s .. e s as 
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The LUPP i d e n t i f i e s t h i s i n t e r s e c t i o n 
as "an e n t r y t o t h e City" and c a l l s f o r 
" l a n d s c a ~ i n s and other elements t o 
enhance ’thi"s interchangeu. A detai led 
landscaping plan should be sumbitted 
prior t o Final PUD, showing species, 
s i z e and loca’tion. A n a r r a t i v e should 
be i n c l u d e d whi,ch r e c o g n i z e s t h i s 
e n t r y w a y t o t h e C i t y and e x p l a i n s how 
the plan proposed will achieve t h i s 
o b j e c t i v e . The C i t y ’ s Lake Washington 
Boulevard 1 andscaping standards should 
be adhered t o . This plan should a l s o 
include shrubs, t r e e s and groundcover 
t o be used in t h e drainage easement t o 
supplement existing vegetation. 

F i n a l l y , t h e s e pol i c i e s encourage 
control led signage. A characteristic 
of s t r i p development i s a "confused 
a r r a y of a d v e r t i s i n g s i g n s " . I n d i v i - 
dual business s i g n s should be limited 
on t h i s s i t e . P e r m i t t e d s i g n s s h o u l d 
inform m o t o r i s t s of e n t r a n c e s and e x i t s 
t o t h e s i t e ; a d i r e c t o r y of t h e many 
uses on-si t e ; and 1 imi t e d face-mounted 
signage. Therefore, a comprehensive 
sign. program should be submitted as a 
Conditional Use Permit ( o r , p a r t of t h e 
F i n a l P . U . D . ) f o r any s i g n s on t h e 
s i t e . The following c r i t e r i a should be 
used: 

i . A s9.ng1e fr.ee-standing s i g n , not 
t o exceed 15 f e e t in height and 33 
sq. ft. in area per sign face, 
should be allowed a t t h e main 
e n t r a n c e on N . E . 38th P l a c e t o 
identify the o f f i c e complex. 

ii: A s i n g l e monument. s i g n , n o t t o 
exceed 5 f e e t in height and 23 sq. 
f t . in area per sign face, should 
be allowed a t t h e Lake Washington 
Boulevard entrance t o identify the 
o f f i c e complex and bank. Space 
s h o u l d be r e s e r v e d on t h i s s i g n 
f o r f u t u r e use by t h e p a r c e l n o r t h 
of t h e bank. The base should be 
landscaped. 

3/19/81 (P.C.) 
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iii. ~ i r e c t i o n a lsigns, no greater than 
4 sq. f t . each, may be used t o 
identify vehicular exits, entran- 
ces and t r a f f i c patterns. 

Free-standing and monument s i g n s 
should not be back-lit, 

Face-mounted signs should n o t 
exceed one per entrance and be 
l i m i t e d i n s i z e t o 10 sq. ft. ( i f 
entrance serves a s i n g l e use) and 
15 sq. ft. ( i f entrance serves 
multiple uses). . 

v i . D i r e c t o r y s i g n s o n - s i t e may be 
proposed, i d e n t i f y i n g uses w i t h i n 
buildings, 

v i i . A l l signs should be coordinated i n . 
materials, colors and/or graphics. 

e. E c o n o m i c - A - c -- t i v i t i e s - P o l i c y 5 . f . , T r a n s - 
portation Pol i c y 3 . E y T h e s e pol icies 
c a l l f o r landscapinq- around and w i t h i n 
parking areas ’ to- minimize visual 
impacts. A detailed landscaping plan 
s h o u l d b e s u b m i t t e d p r i o r t o F i n a l PUD 
review. 

C . PUBLIC IMPROVEMENTS 

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

a. L a k e W a s h i n g t o n B o u l e v a r d , a m a j o r 
a r t e r i a l and s t a t e highway, i s pre- 
s e n t l y f u l l y improved. However, City 
standards c a l l f o r concrete sidewalks, 
rather than asphalt (as presently 
e~ists). 

b. N.E. 3 8 t h P l a c e p r e s e n t l y has 3 2 ’ o f 
asphalt abutting t h e s i t e , with curb, 
gutter and a 5 f o o t wide concrete 
sidewalk on t h e n o r t h s i d e ( p r e v i o u s l y 
i n s t a l l e d b y t h e Yarrow Bay o f f i c e s ) . 
A planter s i t s i n the center .of the 
asphalt. The south s i d e ( a b u t t i n g t h e 
s i t e ) i s unimproved. 

3/19/81 (P.C.) 
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c. A Metro Park and R i d e l o t i s l o c a t e d 
N.E. o f t h e s i t e , a c r o s s N.E. 3 8 t h P I . 
Metro has embarked on a b i c y c l e / t r a n s i t 
program, where b i c y c l e s may be a t t a c h e d 
t o some buses. N.E. 3 8 t h P l a c e i s a 
f l a t roadway, i d e a l f o r b i c y c l e t r a v e l 
from Lake Washington Boulevard t o t h e 
P a r k a n d R i d e o r 1 0 8 t h N.E. 

d. A c c o r d i n g t o t h e a p p l i c a n t ’ s t r a f f i c 
s t u d y , t h i s p r o j e c t w i l l h a v e some 
t r a f f i c impact on intersections sur- 
rounding t h e p r o j e c t ( E x h i b i t I’D"). 
Signals are presently warranted a t 
Northup Way/Lake Washington Blvd., and 
signals were recently i n s t a l l e d a t 
N o r t h u p W a y / l 0 8 t h N.E. A c c o r d i n g t o 
the t r a f f i c study (p. 6), signals are 
not presently warranted a t 108th 
N.E./N.E. 3 8 t h P l a c e and Lake Washing- 
t o n Boulevard/N.E. 3 8 t h PI., b u t may be 
needed between 1982-85. The new s i g n a l 
(installed by City o f Bellevue) a t 
1 0 8 t h N . E . / N o r t h u p Way, may b e i n a d e - 
quate b y 1985. 

e. The L.U.P.P. ( f i g u r e 20 shown as E x h i - 
b i t " L " ) recommends a p e d e s t r i a n con- 
nection through the site. This w i l l 
c o n n e c t t o a wa1kwa.y t h r o u g h Y a r r o w Bay 
leading t o Lake Washington and t h e 
shore1ine t r a i l . 

.- 
2. Conclusions - 

a. T h e e x i s t i n g a s p h a l t s i d e w a l k o n t h e 
east side o f Lake Washington Boulevard 
abutting t h e s i t e should be replaced 
with a 5 foot wide concrete sidewalk. 
This w i l l provide a permanent improve- 
m2nt r a t h e r than a temporary asphalt 
walkway. This improvement should be 
i n s t a l l e d o r bonded f o r p r i o r t o occu- 
pancy. 

3/19/81 (P.C,) 
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b. N.E. 3 8 t h P l a c e i s p r e s e n t l y u n d e r d e - 
veloped. C i t y standards c a l l f o r two 
11 f o o t wide d r i v i n g lanes, separated 
by a 10 f o o t wide two-way l e f t t u r n 
lane. Also, 5 f o o t wide concrete 
sidewalks on b o t h s i d e s of t h e s t r e e t 
( e x i s t i n g on n o r t h s i d e already), and 4 
foot wide asphalted bike lanes (with 
rumble bars) on each’ side. This type 
of improvement w i l l p r o v i d e f o r ade- 
quate driving lanes; safe left-turning 
movements f o r b o t h Linbrook and t h e 
e x i s t i n g Yarrow Bay O f f i c e Park; and 
pedestrian and b i c y c l e c i r c u l a t i o n 
between t h e two off-ice developments, 
t h e Metro Park and Ride, Lake Washing- 
t o n B o u l e v a r d , a n d 1 0 8 t h Ave. N.E. 
these improvements should be i n s t a l l e d 
o r bonded f o r p r i o r t o occupancy. A 
pub1i c pedestrian walkway and easement 
should be provided across t h e s i t e , 
f r o m N.E. 3 8 t h P I . t o L a k e W a s h i n g t o n 
Boulevard and connecting t h e s i t e t o 
t h e adjacent restaurant uses. P r i o r t o 
F i n a l PUD a p p r o v a l ; t h e s t a f f a n d 
applicant should discuss a location f o r 
t h e wa1kw.a~. The C i t y may r e q u i r e t h i s 
p u b l i c access easement w i t h t h e F i n a l 
P.U.D. 

c. S i g n a l s a r e p r e s e n t l y w a r r a n t e d o r may 
be warranted b y 1985 a t t h e f o l l o w i n g 
i n t e r s e c t i o n s : N o r t h u p WaylLake Wash- 
i n g t o n B l v d . , N o r t h u p W a y / l 0 8 t h N.E., 
Lake Washington Boulevard/N.E. 38th 
P I . , 1 0 8 t h N.E./N.E. 3 8 t h P I . T r a f f i c 
from Linbrook w i l l be accelerating the 
need f o r signal i z a t i o n improvements a t 
these intersections. The applicant 
should contribute t o the cost of these 
signals, based on t h e p r o j e c t ’ s impact 
on affected intersections. A contribu- 
t i o n mechanism should be recommended 
w i t h . t h e F i n a l P.U.D. W h i l e i m p a c t s 
a r e known, c o n t r i b u t i o n amounts have 
n o t y e t been determined. Therefore, 
p r i o r t o occupancy, t h e applicant 
should work w i t h the Public Services 
Department and t h e appl i c a n t ’ s t r a f f i c 
consultant t o convert t r a f f i c impacts 
i n t o a fair-share contribution toward 
signalization a t impacted intersections. 
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An i m m e d i a t e p r o b l e m e x i s t s a t N o r t h u p 
Way/Lake Washington Boulevard, where a 
s i g n a l i s p r e s e n t l y w a r r a n t e d . As t h e 
surrounding area grows, t h i s intersec- 
t i o n w i l l become more congested, and i t 
w i l l be more d i f f i c u l t f o r cars t o 
enter Lake Washington Boulevard from 
N o r t h u p Way. A c c o r d i n g t o t h e a p p l i - 
cant’s t r a f f i c consultant, this project 
w i l l c o n t r i b u t e an a d d i t i o n a l 16.5% 
t r a f f i c , toward t h e need f o r a signal. 

The f i r s t step i n signal i n s t a l l a t i o n 
i s signal design. Without the design, 
Federal o r State matching funds cannot 
be obtained ( i f available). Since the 
cost of signal design i s approximately 
10% o f t o t a l s i g n a l cost, and L i n - 
brook’s impact (and therefore, f a i r - 
share percentage) i s 16.5%, t h e a p p l i - 
cant should submit a t r a f f i c signal 
design f o r the intersection o f Lake 
W a s h i n g t o n B o u l e v a r d / N o r t h u p Way, f o r 
Pub1i c Services Department r e v i e w and 
approval, p r i o r t o occupancy. Cost o f 
the signal design should be credited 
toward the t o t a l fair-share monetary 
contribution for this intersection. 

d. P r o x i m i t y t o a p a r k and r i d e may 
increase t r a n s i t use b y patrons and 
employees , thereby reducing t r a f f i c 
i m p a c t s . -- P r i o r t o F i n a l PUD r e v i e w , 
t h e a p p l i c a n t and’ s t a f f should discuss 
methods t o encourage t r a n s i t use. 

BACKGROUND 

A. Neighborhood and Zoning 

E x h i b i t I1B1’ ( V i c i n i t y Map) shows t h e a r e a z o n i n g , 
which ranges f r o m Low D e n s i t y R e s i d e n t i a l t o 
Commercial. The Ramada Inn’, Denny’s and Huwi- 
l e r ’ s a r e adjacent t o t h e south. To t h e west i s 
Planned Area 3, containing two professional 
o f f i c e s t r u c t u r e s . To t h e n o r t h . i s a Texaco 
Service Station, the Plankhouse Restaurant and 
t h e Yarrow Bay O f f i c e s . To t h e e a s t i s t h e M e t r o 
Park and Ride. t o t h e southeast, i n Bellevue, 
are a few ,single-family residences. 
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B. HISTORY 

The s i t e was o r i g i n a l l y t o be Phase 2 o f t h e 
Yarrow Bay O f f i c e P.U.D., and was n e v e r a c t e d 
upon. S t a f f has worked c l o s e l y w i t h t h e present 
a p p l i c a n t s i n c e Summer, 1980 on d e s i g n changes t o 
comply w i t h C i t y p o l i c i e s . T h i s s e r i e s of chan- 
ges has evolved i n t o the attached s e t o f plans. 

I V , ALTERNATIVES 

The major use a l t e r n a t i v e i s r e s i d e n t i a l . The s i t e 
c o u l d be developed i n t o 114 d w e l l i n g u n i t s , as allowed 
b y t h e PR z o n i n g . O t h e r d e s i g n a l t e r n a t i v e s e x i s t : 
t a l l e r b u i l d i n g s (a1lowing more open space); less 
parking; removal o f the proposed bridge, etc. 

DEVELOPMENT STANDARDS 

A. K i r k l a n d Zoning Ordinance 

1. S e c t i o n 23.14.060. No b u i l d i n g i n t h e PR 
zone may exceed t h e h e i g h t o f t h i r t y ( 3 0 ) 
feet. (Proposed heights range approximately 
from 21 f e e t t o 27 f e e t ) . . 

2. S e c t i o n 23.14.050(3). 

L o t Area: 7200 sq. ft. ( s i t e i s 9.46 

- 
acres. Individual building l o t s are less 
t h a n 7200 sq. f t . see F i l e No. SP-80-89). 

Lot Width: 60--feet ( s i t e i s greater than 60 
feet wide. Individual b u i l d i n g l o t s are 

- 
less than 60 f e e t i n width f o r b u i l d i n g type 
A s e e F i l e No. SP-80-89). 

F r o n t Yard: 20 f e e t ( b u i l d i n g s comply). 

S i d e Y<ards: 5 f e e t , 15 f e e t t o t a l ( b u i l d - 
ings comply). 

Rear Yard: 10 f e e t ( b u i l d i n g s comply) 

L o t Coverage: 35% (27.5% proposed). 

3. S e c t i o n 23.34.020 ( P a r k i n g ) . R e t a i l .Commer- 
c i a l , B u s i n e s s o r P r o f e s s i o n a l O f f i c e s : One 
s t a l l p e r 300 square f e e t gross f l o o r area 
(367 s t a l l s required; 398 s t a l l s proposed). 
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B. B u i l d i n g D e p a r t m e n t 

B u i l d i n g s m u s t c o m p l y w i t h t h e U.B.C., 
Handicapped Code and S t a t e Energy Code. 

State 

C. F i r e Department 

A l l curves i n parking l o t must have a . 4 5 f o o t 
minimum radius. D r i v i n g areas must n o t exceed 
15% grade. 

V I . APPENDICES 

E x h i b i t s "Ag8 through "Mu a r e attached. 

- 
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