
RESOLUTION NO. R - 2822 

I I 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF KIRKLAND APPRO- 
V I N G THE PRELIMINARY S U B D I V I S I O N A N D PRELIMINARY PLAT OF " K I R K - 
S H I R E " A S APPLIED FOR B Y SHERSTAD A N D WILLIAMS, I N C . BEING 
~ M E N OFT COMMUNITY DEVELOPMENT F I L E NO. SP-81-17 AND 
SETTING FORTH CONDITIONS TO WHICH SUCH PRELIMINARY PLAT SHALL 
BE SUBJECT. 

WHEREAS, t h e Department o f Community Development has 
received a p p l i c a t i o n f o r a 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 o f 
p r o p e r t y w i t h i n a R e s i d e n t i a l S i n g l e Family 8,500 zone and s a i d 
a p p l i c a t i o n h a v i n g been made b y S h e r s t a d and W i l l i a m s , I n c . t h e 
owner o f t h e r e a l p r o p e r t y described i n s a i d a p p l i c a t i o n ; and 

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 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 n e g a t i v e 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 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 g 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 A p r i l 16, 
1981; 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 
hearing and ’consideration of t h e recommendations o f t h e Depart- 
ment o f Community Development, d i d adopt c e r t a i n Findings, 
Conclusions and Recommendations and d i d recommend approval o f 
t h e s u b d i v i s i o n 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 speci- 
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 

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 with 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 Findings, Conclusions 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 Department o f Community Development 
F i l e No. SP-81-17 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 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 o f " K i r k - 
shire" 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 C i t y 
Counci 1. 

-- -- ---



Section 3. A c e r t i f i e d - c o p y o f t h i s Resolution, along w i t h 
t h e Findings, Conclusions and Recommendations hereinabove 
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 evidence 
o f t h e p r e l i m i n a r y approval o f s a i d 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 t o be delivered t o the applicant. 

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 a l l federal, 
state, o r local statutes, ordinances, or regulations applicable 
t o t h i s s u b d i v i s i o n o t h e r t h a n as e x p r e s s l y s e t f o r t h h e r e i n . 

Section 5. Certified or conformed copies o f t h i s Resolu- 
t i o n s h a l l be delivered t o the following: 

(a) Appl icant 

( b ) Department of Community Development f o r t h e City o f 
Kirkland 

( c ) B u i l d i n g and F i r e Department o f t h e City o f Kirkla,nd 

( d ) Department o f P r o j e c t and C o n s t r u c t i o n Management f o r 
t h e City of K i r k l a n d 

(e) Public Services Department o f the C i t y o f Kirkland 
( f ) 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 City Clerk) f o r the C i t y of Kirkland 

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 , open m e e t i n g on t h e 4 t h day o f May, 1981. 

. 
SIGNED I N AUTHENTICATION t h e r e o f on t h e 4 t h d a y o f May, 

198’1 

I 

ATTEST: 

D i r g c t o r o f [Administration and Finance 
(ex o f f i c i o City Clerk)
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"A" - A p p l i c a t i o n 

- "B" En.vironmenta1 Check1i s t and D e c l a r a t i o n 

- " C " V i c i n i t y Map ( s e e l a r g e map) 

- 11 D ll Z o n i n g a n d L o c a t i o n o f A d j a c e n t S t r u c t u r e s 

- "EN Pr.oposed S u b d i v i s i o n w i t h Topography (see l a r g e map) 

- "F" C l e a r i n g Plan (see l a r g e map) 

- "G" So:ils Report 

- 11 H lI E n v i r o n m e n t a l l y S e n s i t i v e A r e a s Map f o r S i t e 

- "I" ~ e S i s e dL o t L i n e s a n d L o c a t i o n o f R e s i d e n c e o n E a c h L o t 

- II J ll ~ l p p e s M. ap 

- "K" Cross P r o f i l e o f P o t e n t i a l Residence on Each L o t 

11 L " - L e t t e r f r o m L a k e W a s h i n g t o n S c h o o l D i s t r i c t 

- "M" P r e l i m i n a r y Road Grades 

- " N u ~ o ’ l d s m i t hand A s s o c i a t e s L e t t e r d a t e d A p r i l 2, 1 9 8 1 

- "N1" C l e a r i n g Plan f o r Road and U t i l i t y C o n s t r u c t i o n 

- "N2" C ’ l e a r i n g P l a n f o r 13 L o t Scheme 

- !I N 3 11 C ’ l e a r i n g P l a n f o r 1 6 L o t Scheme 

- II 0 ll T y p i c a l M o d e l o n 3 0 % S l o p e 

- "P" Dekailed Soils Report 

- "9" Hold Harmless Agreement 
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I. SUMMARY 

A. DESCRIPTION OF PROPOSED ACTION 

Kenneth Williams o f Sherstad and Williams has 
s u b m i t t e d an a p p l i c a t i o n f o r a P r e l i m i n a r y Sub- 
d i v i s i o n t o d i v i d e a 4.3 a c r e p a r c e l i n t o 16 
s i n g l e f a m i l y r e s i d e n t i a l l o t s i n a RS 8 , 5 0 0 
zone. The p r o p e r t y i s l o c a t e d s o u t h of N.E. 
112th S t r e e t and west o f 112th Ave. N.E. The 
p r o p e r t y has been designated i n t h e Land Use 
Policies Plan f o r low density residential use a t 
f i v e d w e l l i n g u n i t s p e r acre. The appl i c a t i o n 
has been c o n t i n u e d f r o m t h e A p r i l 2, 1989 m e e t i n g 
t o obtain a d e t a i l e d s o i l s r e p o r t and a s i t e plan 
for each l o t . 

The major issues a r e slope and t r e e r e t e n t i o n , 
sewer service, s t r e e t improvements and t r a f f i c . 

B . RECOMMENDATIONS 

Based on t h e major issues, f a c t s and conclusions 
a n d E x h i b i t s " A " t h r o u g h " Q u 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 appl i c a t i o n 
subject t o the following conditions. 

1. This 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 various 
requirements c o n t a i n e d i n t h e Land Use 
Policies Plan, the Kirkland Zoning Ordinance 
and t h e Subdivision Ordinance. I t i s t h e 
responsibility of the applicant t o assure 
compl iance w i t h t h e various p r o v i s i o n s con- 
tained i n these ordinances. 

2. P r i o r t o a p p r o v a l o f t h e F i n a l S u b d i v i s i o n , 
the appl icant shall: 

a. Reduce t h e number o f l o t s o n t h e f i n a l 
p l a t l i n e n from 16 t o 15 by redesigning 
L o t s 8, 9 and 1 0 i n t o 2 l o t s ( s e e 
Exhibit "I"). 

b. Submit a r e v i s e d 1 5 - l o t b u i l d i n g con- 
struction area plan showing a reduced 
c l e a r i n g area on each l o t . The b u i l d - 
ing construction area f o r each l o t w i l l 
encompass t h e p o t e n t i a l l o c a t i o n o f t h e 
residence, driveway and 10 f o o t clear- 
i n g space f o r construction. Each 
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,, 

bui lding construction area shall have 
t h e minimum dimension necessary t o con- 
s t r u c t a reasonable s i z e residence and 
s h a l l be l o c a t e d away f r o m t h e 30% o r 
greater slopes. Building construction 
areas s h a l l be located and designed t o 
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c. The edge o f t h e b u i l d i n g c o n s t r u c t i o n 
area f o r each l o t towards t h e west and 
south property lines of the subdivision 
shall be noted on t h e f i n a l p l a t l i n e n 
as a greenbelt easement. Note on t h e 
f i n a l p l a t linen t h a t no grading, 
clearing, construction or excavation 
can occur w i t h i n the greenbelt, except 
f o r normal landscaping, i n s t a l l a t i o n of 
u t i l i t i e s , o r upon approval by t h e 

. Bui l d i n g and Community Development 
Departments (see Exhibit "F") 

d. Submit a r e v i s e d sewer p l a n , approved 
by the Public Services Department, t h a t 
m i n i m i z e s fill and e x c a v a t i o n and 
reduces slope erosion i n the southwest 
corner of the s i t e (see Exhibit "E"). 

e. Submit e n g i n e e r i n g c o n s t r u c t i o n draw- 
i n g s f o r s t r e e t i m p r o v e m e n t s o n N.E. 
1 1 2 t h S t r e e t , 1 1 2 t h Ave. N.E. and N.E. 
l l l t h Place f o r Public Services Depart- 
ment approval. 

f. I n s t a l l o r submit an approved monetary 
security device f o r the f o l lowing 
s t r e e t improvements on N.E. 112th 
S t r e e t , 1 1 2 t h Ave. N.E. and N.E. 1 1 1 t h 
Place: 

( 1 ) S t r e e t paving o f 18 f e e t i n w i d t h 
along t h e south s i d e o f N.E. 112th 
St. t o match w i t h the existing 
surface; s t r e e t paving o f 20 f e e t 
i n width along the west side of 
1 1 2 t h Ave. N.E. w i t h a c u l - d e - s a c 
a t t h e south end; and s t r e e t pav- 
i n g o f 28 f e e t i n w i d t h along t h e 
f u l l w i d t h o f N.E. l l l t h P l a c e . 

8 
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(2) A vertical curb, underground storm 
sewer w i t h curb i n l e t s and b i c y c l e 
grates, a 5 f o o t wide landscaped 
s t r i p between t h e curb and side- 
walk, a 5 foot wide concrete side- 
walk between t h e landscaped s t r i p 
and t h e u t i l i t y s t r i p , and a 
u t i l i t y s t r i p adjacent t o the pro- 
perty lines along the south side 
o f N.E. 1 1 2 t h S t r e e t , t h e w e s t 
s i d e o f 1 1 2 t h Ave. N.E. a n d b o t h 
sides o f N.E. l l l t h Street. 

Red Maple, S c a r l e t Oak, L i q u i d 
Amber o r London P l a n e s t r e e t t r e e s 
planted 30 f e e t on average i n t h e 
center of the landscaped s t r i p 
along t h e south s i d e o f N.E. 112th 
St., t h e west s i d e o f 112th Ave. 
N.E. and both sides o f N.E. l l l t h 
Street. These s t r e e t trees s h a l l 
be a minimum o f 2" i n diameter a t 
t h e time o f p l a n t i n g w i t h a canope 
t h a t s t a r t s a t l e a s t 8 f e e t above 
f i n i s h e d grade., A s,ection d e t a i 1 
of t h e p l a n t i n g method of t h e 
l a n d s c a p e d s t r i p i s a1 s o r e q u i r e d . 

g. N o t e o n t h e f i n a l p l a t l i n e n t h a t t h e 
l o t s along 1 1 2 t h Ave. N.E. a b u t t i n g t h e 
20 f o o t wide easement road s h a l l have 
no vehicular access t o t h e easement 

. 
road on Lots 12 and 13 (see E x h i b i t 
,I E ) 

h. Note on t h e f i n a l p l a t l i n e n t h a t L o t s 
1 and 3 s h a l l have no vehicular access 
t o t h e easement road f o r L o t 2 (see 
Exhibit "E"). 

i. R e l o c a t e N.E. l l l t h P l a c e f r o m t h e 
entrance t o the cul-de-sac t o the north 
o r south and away f r o m any concentra- 
t i o n o f 30% o r greater slopes so t h a t 
excavation and f i l l i s minimized (see 
Exhibits "EM, "M" and "P"). 
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3, P r i o r t o r e l e a s e o f t h e f i n a l p l a t l i n e n f o r 
recording, the applicant shall stake, rope 
and mark w i t h b r i g h t l y colored construction 
tape along t h e e n t i r e edge of t h e b u i l d i n g 
c o n s t r u c t i o n area. The s t a k i n g s h a l l be 
inspected and approved by t h e Department of 
Community Development b e f o r e any on-si t e 
grading occurs (see Exhibit ’IFu). 

4. Sign a h o l d harmless agreement, i n a form 
acceptable by the City Attorney, holding the 
City harmless from a l l l o s s as a r e s u l t of 
l a n d s l i d e o r s o i l disturbance as shown i n 
E x h i b i t "Q1’. The h o l d harmless agreement 
s h a l l be recorded w i t h t h e King County 
Department o f Records and Elections. 

A. S I T E 

The s i t e c o n t a i n s a n e x i s t i n g h o u s e f a c i n g N.E. 
112th S t r e e t . The s i t e i s h e a v i l y vegetated w i t h 
coniferous and deciduous t r e e s and undergrowth. 
The s l o p e o f t h e p r o p e r t y ’ i s towards t h e west, 
and some s l o p e s a r e g r e a t e r t h a n 30%. The s o i l 
i s a g r a v e l l y sandy loam o f t h e Alderwood Series 
i n t h e northern h a l f and loamy f i n e sand o f t h e 
Indianola Series i n the south half of the pro- 
p e r t y (see E x h i b i t s "E" and "G"). 

B . NEIGHBORHOOD 

. 
The area t o t h e north, west, southwest and n o r t h - 
e a s t i s z o n e d s i n g l e f a m i l y a t RS 8 , 5 0 0 To t h e 
n o r t h i s t h e Alexander Graham B e l l E1emen.tary 
School and t o t h e west and northeast are s i n g l e 

, f a m i l y homes. To t h e e a s t i s P l a n n e d A r e a 9 and 
i s zoned a t RS 5,000. The area t o t h e e a s t and 
s o u t h e a s t i s t h e p r o p o s e d s i t e o f t h e NAN V i l l a g e 
w h e r e a t t a c h e d mu1t i - f a m i 1 y u n i t s a r e b e i n g c o n - 
sidered. The area t o t h e south i s t h e s i t e o f 
t h e o l d g r a v e l p i t . 112th Ave. N.E. i s an unde- 
veloped right-of-way t h a t abuts the property t o 
t h e east. (See E x h i b i t s "C" and "D"). 

4/16/81 
4/10/81 (Revised) 
3/27/81/4620A/bk



"Kirkshire" 
SP-81-17 
Page 5 o f 22 

I I I. MAJOR I S S U E S , FACTS AND CONCLUSIONS 

A , SLOPE AND TREE RETENTION 

1. Statements o f Fact 

a. T h e 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 

- Section 2.5.4 Hazardous Geological 
Conditions: I n areas o f slopes equal 
t o o r . g r e a t e r t h a n 15%, a d e t a i l e d 
s o i 1s engineering r e p o r t w i 11 be 
required p r i o r t o t h e approval o f any 
prel iminary plat. Special considera- 
t i o n for grading, f i l l s o r excavations 
s h a l l be made b y t h e P l a n n i n g Commis- 
sion. 

- b. Land Use P o l i c i e s P l a n Juanita 
Heights Area. 

- Natural Elements A system o f poten- 
t i a l l y unstable slopes borders the 
area. These slopes a r e expected t o 
remain stable i f l e f t i n a natural con- 
d i t i o n . However, c o n s t r u c t i o n on o r 
a d j a c e n t t o t h e s e s l o p e s may cause o r 
be subject t o lands1ides, excessive 
erosion, drainage o r other problems 
associated w i t h development on a 
s l o p e . T h e r e f o r e , a s l o p e s t a b i l i t y 
analysis i s required p r i o r t o develop- 
ment on these p o t e n t i a l l y unstable 
slopes. Development i s t o be regulated 
on t h e s l o p e s t o m i n i m i z e damage t o 
l i f e and property. 

- L i v i n g Environment The n o r t h slope o f 
Juanita Slough has been i d e n t i f i e d as 
p o t e n t i a l l y instable. Development a t 
e x i s t i n g zoned low residential densi- 
t i e s w i l l be permitted only i f s i t e 
s p e c i f i c geologic and s o i l s analysis 
demonstrates t h e slope can accommodate 
such densities (see E x h i b i t "H"). 

c. The E n v i r o n m e n t a l l y S e n s i t i v e A r e a s Map 
and t h e Land Use P o l i c i e s P l a n have 
designated t h e southern h a l f of the 
property as p o t e n t i a l l y unstable slope 
(see E x h i b i t s "H" and "J"). 
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d. The p r o p e r t y i s zoned as R S 8500 and i s 
designated i n t h e Land Use P o l i c i e s 
Plan a t 5 dwelling u n i t s per acre. 

e. The i n t e n t o f t h e z o n i n g d e s i g n a t i o n a t 
RS 8500 i s t o e s t a b l i s h t h e maximum 
allowable d e n s i t y i n a zone. The 
i n t e n s i t y o f actual development i s 
1imited by t h e physical characteristics 
o f t h e s i t e as w e l l as t h e zoning cate- 
g o r y . When s u b d i v i d i n g a l o t , s l o p e s , 
drainage and other environmental fac- 
t o r s must be considered i n determining 
t h e appropriate minimum l o t size. 

f. The Hugh Goldsmith and Associates s o i l 
a n a l y s i s d a t e d F e b r u a r y 4, 1981 n o t e s 
t h a t the property has slopes greater 
t h a n 15%. The s o i l s a n a l y s i s g e n e r a l l y 
s t a t e s t h a t "None o f t h e homes w i l l be 
b u i l t on what can be considered a pro- 
h i b i t i v e slope.". (See E x h i b i t "G"). 

g. The E a r t h S c i e n c e s s o i l r e p o r t s t a t e s 
that the slopes are stable except f o r 
" t h e v e r y l o c a l i z e d shal low movements 
on slopes o f 35-40 percent" t h a t "would 
l i k e l y be tirggered by excessive 
p r e c i p i t a t i o n 1 ’ . The r e p o r t recommends 
t h a t "whatever b u i l d i n g pads are exca- 
v a t e d o n s l o p e s s t e e p e r t h a n 15%11, 
footings should "be dug a t l e a s t f o u r 
feet below present and f i n a l adjacent 

." grades1’. The r e p o r t s t a t e s t h a t " t h e 
s o i l i s an e r o s i v e type.. (see 
E x h i b i t I1P"). 

h. The n o r t h e r n h a l f has g r a v e l l y sand 
loam s o i l and t h e southern half has 
loamy f i n e sand s o i l . Both s o i l s w i l l 
support building foundations but are 
subject t o slippage on steep slopes 
(see E x h i b i t s "G", "J" and "P"). 

i. As n o t e d o n t h e s l o p e map, a l l t h e l o t s 
have slopes g r e a t e r t h a n 30%. The 
steepest slope i s 38% (see E x h i b i t l1Jl1). 
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j. The a p p l i c a n t proposes t o d i v i d e t h e 
property i n t o 16 l o t s . The 1 6 - l o t 
c l e a r i n g p l a n r e q u i r e s 41% of t h e s i t e 
t o be cleared. The p l a n shows a 20 
foot wide construction area around each 
residence. The residences on L o t s 7 
through 15 have o n l y t h e minimum s i d e 
yard- setback (see Exhibits "E", "F", 
"J" and "N3"). 

k. An a l t e r n a t i v e scheme o f 13 l o t s shows 
a clearing plan t h a t requires 35% of 
t h e s i t e t o be cleared. The p l a n shows 
t h e e n t i r e northern h a l f o f Lots 4 and 
13 graded, even though t h e residences 
a r e located i n t h e southern h a l f of t h e 
l o t s (see Exhibit "N2"). 

1. Placement o f t h e residences on t h e 30% 
or greater slope w i l l require a rockery 
t o r e t a i n t h e grade and a stepped, con- 
c r e t e f o u n d a t i o n ( s e e E x h i b i t s 1 1 1 1 1 ,"K1I 
and "0"). 

m. The l o t s r a n g e i n s i z e f r o m 8,550 t o 
21,650 s q u a r e f e e t . L o t s 8, 9, 15 and 
16 a r e j u s t s l i g h t l y l a r g e r t h a n t h e 
r e q u i r e d minimum square footage o f 
8,500 y e t have s l o p e s g r e a t e r t h a n 
3 0 % . A1 1 t h e p r o p o s e d r e s i d e n c e s 
except on Lots 1 and 14 are placed 
d i r e c t l y on 30% o r g r e a t e r slopes. The 
s u b d i v i s i o n averages 3.7 l o t s p e r a c r e 
(see E x h i b i t s "E" and IiJ"). 

n . T h e f o l l o w i n g a p p r o v e d RS 8 5 0 0 s u b d i v i - 
sions on p o t e n t i a l l y unstable slopes 
are compared w i t h t h e proposed K i r k - 
shire Subdivision: 
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- D a t e 

2/2/81 

Name and L o c a t i o n 

Kirkshire 
t 112th St. & 
112th Ave. N.E. 
(SP-81-17) 

M a x i mum 
Percent of 
Slope 

38% 

Average 
Lot Size 

11,706 s q . f t . 

Number o f 
Lots Approved 

-- 

4/21/80 Sunny H i l l s 15% 13,558 s q . f t . Planning Commission 
NE 110th St. & reduced 1 l o t because 
1 0 8 t h Ave. NE o f slope and vegetation. 
(F-SUB-79-123(P)) 

7/2/79 S hangr i-L a 
NE 116th & l O l s t 
P I . NE. 
(P-SUB-79-35) 

16-22% 11,761 sq.ft. Planning Commission 
reduced 1 l o t because 
o f slope and vegetation. 

6/4/79 Walenta 
r n h St. & 
1 0 8 t h Ave NE. 
(P-SUB-79-29(P) ) 

15.8% avg. 12,251 s q . f t . A l l l o t s approved. 

12/4/78 Spiritview 5-15% 
NE 62nd S t & 102nd 

. 
Ave. NE 
(F-SUB-78-57(H) ) 

14,810 s q . f t . A l l l o t s approved 

- Average l o t s i z e i s determined b y d i v i d i n g t h e number 
of l o t s i n t o the square f e e t o f property. Dedicated 

. 
land i s n o t computed i n t o t h e l o t s i z e (see E x h i b i t 
’lNl1) 

8 
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o. The proposed 1 6 - l o t K i r k s h i r e Subdivi- 
sion has t h e smallest average l o t size 
but the greatest percent of slope of 
t h e f i v e r e c e n t l y approved RS 8500 sub- 
divisions on p o t e n t i a l l y unstable 
slopes as noted i n t h e above c h a r t . 

p. K i r k l a n d S u b d i v i s i o n Ordinance. 

- Section 2.5.5 Tree Cutting Plan: 
Landscaping, p l a n t i n g and t r e e c u t t i n g 
plans shall be prepared by a landscape 
a r c h i t e c t and submitted t o the Planning 
Department p r i o r t o approval of t h e 
Final P l a t on a l l areas which have been 
identified by the Kirkland Planning 
Department as having p o t e n t i a l l y hazar- 
dous geological conditions, s o i l 1i m i - 
tations, o r slopes equal t o o r greater 
t h a n 15%. 

S e c t i o n 2.10.5 r e q u i r e s t h a t "Natural 
features such as t r e e s s h a l l be pre- 
served and kept 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 . " 

- q. Land Use P o l i c i e s P l a n Juanita 
Heights Area. 

Natural Elements: I n a l l slope areas, 
existing vegetation should be preserved 
t o the- greatest extent feasible i n 
o r d e r t o h e l p s t a b i l i z e t h e slopes as 
w e l l as t o maintain natural drainage 
patterns. 

r. The s i t e i s h e a v i l y vegetated w i t h 
coniferous and deciduous trees. The 
s o i l analysis states t h a t "The t r e e 
c o v e r c o n s i s t s o f we1 1 e s t a b l i s h e d 
second growth conifers w i t h diameters 

. 
o f 6" t o 24"." (see E x h i b i t s "F" and 
G " ) 

s. The a p p l i c a n t has submitted p r e l i m i n a r y 
c l e a r c u t t i n g plans and elevation draw- 
ings. The applicant has i n d i c a t e d i n 
t h e Environmental Check1i s t t h a t 
approximately 35% o f t h e s i t e w i l l be 
g r a d e d ( s e e E x h i b i t s "Bn, l1F’l and " J " ) . 
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, , 

t. The 16 l o t c l e a r c u t t i n g p l a n s u b m i t t e d 
by t h e a p p l i c a n t w i l l r e q u i r e 41% o f 

. 
t h e s i t e t o be cleared (see E x h i b i t 
’1N311) 

u. Sewer s e r v i c e w i l l r e q u i r e t h e exten- 
sion o f sewers across t h e 30% o r 
greater slope i n the southwest corner 
o f t h e subdivision (see E x h i b i t "I"). 

v. The City has a c o n s i s t e n t p o l i c y o f 
r e q u i r i n g greenbelt easements t o r e t a i n 
the slope and e x i s t i n g vegetation. 

w. L o t 8 ’ s d r i v e w a y i s 9 0 f e e t i n l e n g t h 
and L o t 1 0 ’ s driveway i s 55 f e e t i n 
length (see Exhibit "I"). 

x. The City has r e q u i r e d p r e v i o u s a p p l i - 
cants t o sign hold harmless agreements 
f o r development on steep slopes (see 
E x h i b i t l1Ql1). 

2. Conclusions 

a. T h e p r o p e r t y i s i n a p p r o p r i a t e f o r a 
minimum l o t s i z e o f 8,500 square f e e t 
because o f the steep, p o t e n t i a l l y 
unstable slopes. The zoning designa- 
t i o n a t 5 dwelling u n i t s per acre/RS 
8,500 e s t a b l i s h e s t h e smallest l e g a l 
l o t s i z e t h a t can be proposed. -How- 
ever, t h e zoning designation does n o t 
automatical ly e n t i t l e the applicant t o 
t h e maximum development a t t h e minimum 
l o t size. The number o f l o t s s u i t a b l e 
f o r each property should be approved on 
an i n d i v i d u a l b a s i s depending on t h e 
slopes, drainage, vegetation and other 
environmental factors, rather than a 
"blanket" approval o f RS 8,500 l o t 
sizes. 

b. To p r e s e r v e t h e 30% o r g r e a t e r s l o p e s 
and e x i s t i n g vegetation, t o minimize 
fill, g r a d i n g and e x c a v a t i o n , and t o 
reduce t h e length o f t h e driveways on 
L o t s 8 and 10, t h e s u b d i v i s i o n s h o u l d 
be reduced from 16 t o 15 l o t s b y rede- 
s i g n i n g L o t s 8, 9 and 10 i n t o two l o t s 
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(See E x h i b i t t t I " ) a s o u t 1 i n e d i n C o n d i t i o n 
2.a. The Planning Commission has 
reduced t h e number of l o t s i n o t h e r 
subdivisions w i t h lesser slopes because 
of slope c o n d i t i o n s and s i g n i f i c a n t 
vegetation. 

c. The S u b d i v i s i o n Ordinance and t h e Land 
Use P o l i c i e s P l a n s u p p o r t t h e r e d u c t i o n 
i n number o f l o t s . S e c t i o n 2.5.4 o f 
the Kirkland Subdivision Ordinance 
stipulates that special considerations 
s h a l l be made f o r grading, f i l l s o r 
excavations f o r slopes greater than 
15%. The L i v i n g Environment S e c t i o n 
for the Juanita Heights Area states 
t h a t t h e e x i s t i n g zoned low r e s i d e n t i a l 
d e n s i t i e s w i l l b e p e r m i t t e d - o n l y i f 
s i t e specific geologic and s o i l s analy- 
s i s demonstrates t h a t the slope can 
accommodate such d e n s i t i e s . 

d. The E a r t h Sciences s o i l a n a l y s i s ( s e e 
E x h i b i t "P") does n o t conclusively 
demonstrate t h a t t h e slopes can accom- 
modate 16 l o t s . The s o i l s have been 
found t o be erosive; a heavy r a i n f a l l 
can t r i g g e r erosion on t h e steep 
slopes. Excessive excavation f o r 
slopes 15% o r g r e a t e r w i l l be r e q u i r e d 
t o i n s t a l l t h e b u i l d i n g pads a t least 
four feet below both present and f i n a l 
adjacent grades. 

e. Affordable housing considerations a r e 
not appropriate f o r the subject pro- 
perty. Affordable housing i s an impor- 
t a n t o b j e c t i v e when r e v i e w i n g s u b d i v i - 
sions w i t h few environmental cons- 
t r a i n t s , However, t h e s u b j e c t p r o p e r t y 
has severe environmental constraints 
because o f t h e steep slopes. I n addi- 
tion, the cost of constructing resi- 
dences on 30% o r greater slopes w i t h 
rockery, stepped foundation and exten- 
s i v e erosion control, and t h e cost o f 
i n s t a l l i n g 112th Ave. N.E. w i t h i t s 
necessary extensive regrading w i 11 
raise the total cost of the Kirkshire 
residences beyond low o r middle priced 
housing. 
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f. To preserve t h e steep slopes and t h e 
e x i s t i n g vegetation, an exact c l e a r i n g 
and b u i l d i n g construction area should 
be designated and a greenbelt easement 
should be established as o u t l i n e d i n 
Condition 2.b. and c. The b u i l d i n g 
construction area f o r each l o t would be 
established t o allow f o r a 10 f o o t con- 
struction area next t o the residences 
and t o r e t a i n t h e steep slope and maxi- 
mum v e g e t a t i o n . B u i l d i n g c o n s t r u c t i o n 
areas should be located and designed t o 
m i n i m i z e c u t and f i l l . To i n s u r e t h a t 
the e x i s t i n g vegetation and slope are 
retained, the building construction 
area on each l o t should be staked, 
r o p e d and marked as o u t l i n e d i n Con- 
d i t i o n 3. 

g. The p r o p o s e d c l e a r i n g a r e a s as shown on 
b o t h c l e a r i n g plans (see E x h i b i t s "N2" 
and "N3") a r e l a r g e r than necessary t o 
c o n s t r u c t t h e r e s i d e n c e s . The a p p l i- 
c a n t has n o t shown c l e a r i n g plans t h a t 
minimize clearing and grading on t h e 
s i t e . I n t h e p a s t , t h e P l a n n i n g Com- 
mission has 1imited the construction 
area next t o b u i l d i n g s t o 10 f e e t i n 
width. Clearing should be l i m i t e d t o 
w i t h i n 10 f e e t o f t h e residences and 
driveways as o u t l i n e d i n C o n d i t i o n 2.b. 

h. The a p p l i c a n t s h o u l d s i g n and r e c o r d a 
hold harmless agreement t o h o l d ’ t h e 
City harmless from a l l loss from land- 
s l i d e s o r s o i l distrubances as noted i n 
Condition 4 because o f t h e extensively 
steep slopes. 

B. SEWER SERVICE 

1, Statements o f F a c t 

a. Sewer s e r v i c e i s a v a i l a b l e t o t h e sub- 
d i v i s i o n from a manhole on L o t 0044 
a b u t t i n g t h e southwest corner of t h e 
property. If t h e sewer i s extended 
from t h e manhole on L o t 0044 t o L o t 12 
as shown on E x h i b i t "E" , t h e P u b l i c 
Services Department must service t h e 
manhole on L o t 12 w i t h a City t r u c k v i a 
a paved access road. 
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b. The P u b l i c S e r v i c e s D e p a r t m e n t s t a t e s 
t h a t t h e access road t o t h e manhole on 
L o t 12 would require a paved access 
road and possibly a r e t a i n i n g w a l l 
across t h e 30% o r greater slope i n t h e 
southwest corner o f the subdivision 
(see Exhibit "EM). 

c. L o t s 12 and 13 have 30% o r g r e a t e r 
p o t e n t i a l l y unstable slopes where t h e 
proposed sewer access road i s proposed 
(see E x h i b i t s "Eu, "HI1, and "J"). 

d. H a v i n g a sewer s e r v i c e access r o a d 
behind t h e residence on L o t s 12 and 13 
and adjacent t o L o t 14 w i l l c r e a t e a 
maintenance and s e c u r i t y problem (see 
Exhibit "E"). 

e. The P u b l i c Services Department recom- 
mends t h e sewer s e r v i c e p l a n be r e v i s e d 
t o show a sewer extended across t h e 
southern p r o p e r t y l i n e o f L o t 12, from 
the southwest corner o f the property t o 
the 20 f o o t wide access and u t i l i t y 
easement i n f r o n t o f L o t 12, and a p r i - 
v a t e sew.er extended f r o m t h e manhole on 
L o t 12 across L o t 13 t o L o t s 14 and 
15. Extending a p u b l i c sewer across 
L o t 12 t o t h e access road and extending 
a p r i v a t e sewer across L o t s 13, 14 and 
15 w i l l e l i m i n a t e t h e need f o r a paved 
access road and w i l 1 , m i n i m i z e t h e 
amount o f f i l l r e q u i r e d on L o t 12 f o r 
extension o f t h e sewer. The P u b l i c 
Services Department has indicated t h a t 
a roto-rooter service can maintain the 
p r i v a t e sewer on L o t s 13, 14 and 15 
with a hand c a r r i e d machine (see 
E x h i b i t s "El’ and " I " ) . 

2. Conclusi’ons 

To preserve more o f t h e slope and m a i n t a i n 
more of t h e vegetation, t h e sewer s e r v i c e 
plan should be reviewed by t h e Public 
Services Department and revised as noted i n 
C o n d i t i o n 2.e. 
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C . PUBLIC IMPROVEMENTS 

1. Statements 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 

Section 2.9.l(n): S t r e e t p r o f i l e s and 
cross-sections shall be prepared on 
standard plan and p r o f i l e i a p e r and 
s h a l l indicate t h e location and sizes 
o f catch basins, culverts, drainage and 
drainage retention structures, water 
d i s t r i b u t i o n system, sewage c o l l e c t i o n 
system, and s h a l l be submitted f o r t h e 
approval of the City Engineer. A l l 
s i t e improvements s h a l l be designed i n 
accordance w i t h adopted standard plans 
and specifications o f t h e City o f 
Kirkland. 

Section 2.11.9(a): Sidewalks shall be 
provided on both sides o f a l l a r t e r i a l s 
adjoining the subdivision. 

S e c t i o n 2.12.1: No p l a t s h a l l b e 
granted f i n a l approval u n t i l a l l condi- 
tions required by t h e City Council and 
t o which approval o f t h e p l a t may be 
subject and a l l required p u b l i c 
improvements together w i t h each and a l l 
o f t h e water, sewer and s t r e e t improve- 
ments shown on s a i d p l a t s h a l l f i r s t be 
completed, a t t h e expense o f t h e sub- 
divider o r developer i n accordance w i t h 
the current City o f Kirkland standard 
requirements and specifications includ- 
i n g those f o r p r i v a t e work i n t h e City 
rights-of-way, and approved by t h e City 
Engineer. Provided, however, t h a t i n 
l i e u o f f u l l compliance herein p r i o r t o 
the f i n a l approval o f such a plat, the 
s u b d i v i d e r o r d e v e l o p e r may d e p o s i t a 
performance and maintenance bond w i t h 
the City o f Kirkland, 

- b. Land Use P o l i c i e s P l a n Juanita 
Heights Area 
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Pub1 i c S e r v i c e s / F a c i l i t i e s : N.E. 1 1 2 t h 
S t . s h o u l d r e m a i n a s a c . o - l l e c t o r 
arterial. Also, provisions f o r a 
p e d e s t r i a n l b i c y c l e way must be i n c l u d e d 
especially t o provide access t o the 
elementary school. 

c. The Land Use P o l i c i e s P l a n and t h e 
R i g h t - o f - w a y D e s i g n a t i o n map has n o t e d 
N.E. 112th S t . as a C o l l e c t o r A r t e r i a l , 
1 1 2 t h Ave. N.E. as a Neighborhood 
Collector S t r e e t and N.E. l l l t h PI. as 
a Cul-de-sac S t r e e t (see E x h i b i t s I1C" 
and "D"). 

d. N.E. 1 1 2 t h S t . has no sidewalks, curbs, 
gutters o r storm sewers along t h e south 
s i d e o f t h e road. The s t r e e t paving i s 

. 
i n need o f resurfacing (see Exhibit 
D ) 

e. The City has no near f u t u r e p l a n s t o 
improve N.E. 112th S t r e e t . The r o a d i s 
n o t scheduled i n t h e Six-Year Road 
Improvement Plan f o r improvements. 
H o w e v e r , w i t h t h e p r o p o s e d NAN V i l l a g e 
s i t e t o t h e southwest, N.E. 1 1 2 t h may 
b e i m p r o v e d f r o m 1 1 2 t h Ave. N.E. 

. 
towards t h e east (see Exhibits "C" and 
I, D ) 

f. 112th Ave. N.E. i s an undeveloped 
right-of-way. The p r o p e r t y on t h e 
southeast side of the road i s vacant. 
The r o a d may be opened t o t h e s o u t h 

. 
d e p e n d i n g o n t h e NAN V i l l a g e s i t e ( s e e 
Exhibit "D") 

g. N.E. 1 1 1 t h P l a c e i s t h e p r o p o s e d c u l - 
de-sac road t o serve t h e subdivision. 
The entrance o f t h e road i s across a 
concentration o f 30% o r greater 
slopes. Because o f t h e 30% o r greater 
s l o p e , t h e p r o p o s e d l o c a t i o n o f N.E. 
l l l t h Place w i l l r e q u i r e 11 f e e t o f c u t 
near t h e cul-de-sac and 11 f e e t o f f i l l 
near t h e i n t e r s e c t i o n o f 112th Ave. 
N.E. (see Exhibit "M"). 
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h. The areas t o t h e n o r t h and south o f t h e 
entrance o f N.E. l l l t h Place have l e s s 
concentration o f 30% o r greater slopes 
(see Exhibit "EN). 

i. As a u t h o r i z e d u n d e r t h e n e w l y a d o p t e d 
Pub1 i c Improvement O r d i n a n c e No. 2576, 
t h e P u b l i c S e r v i c e s Department now 
requires installation of 5 foot wide 
concrete sidewalks, vertical curbs, 
storm sewers w i t h through curb i n l e t s , 
b i c y c l e grates and 2" i n diameter 
s t r e e t t r e e s placed 30 f e e t on center 
f o r Col l e c t o r A r t e r i a l s , Neighborhood 
Collectors and Cul-de-Sacs. 

j. The a p p l i c a n t i s n o t a u t o m a t i c a l l y sub- 
j e c t t o t h e Public Improvement Ordi- 
nance No. 2576 because t h e a p p l i c a t i o n 
was s u b m i t t e d s h o r t l y b e f o r e a d o p t i o n 
o f t h e ordinance. However, t h e P u b l i c 
Services Department recommends t h e 
improvements o f the Ordinance be 
i n s t a l l e d because t h e same i m p r o v e m e n t s 
have been required f o r other develop- 
ments i n t h e past and considers these 
improvements necessary t o meet minimum 
City standards. 

k. School c h i l d r e n w a l k a l o n g N.E. 1 1 2 t h 
St. t o a t t e n d Alexander Graham B e l l 
Elementary School and t o take school 
buses t o other school locations (see 
Ex h ib i t "L") , 

1. The L a n d Use P o l i c i e s P l a n h a s d e s i g - 
nated N.E. 112th S t , as a Primary 
P e d e s t r i a n Way ( p a g e 3 5 8 ) . 

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

a. T h e l o c a t i o n o f N.E. l l l t h P l a c e i s n o t 
appropriate because o f t h e extensive 
c u t and f i l l required t o i n s t a l l t h e 
road over a 30% o r g r e a t e r slope. The 
entrance o f t h e road should be r e l o - 
cated t o t h e n o r t h o r south where there 
are fewer than 30% o r greater slopes as 
outlined i n Condition 2.i. 
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b. To p r o v i d e t h e r e q u i r e d City p u b l i c 
improvements, t h e applicant should 
instal 1 the sidewalks, street trees, 
street paving, landscaped strip, storm 
sewers, turn-arounds and b i c y c l e grates 
f o r N.E. 1 1 2 t h St., 1 1 2 t h Ave. N.E., 
and 111th PI. N.E. as o u t l i n e d i n 
C o n d i t i o n 2.e. and f. These improve- 
ments may be i n s t a l l e d a f t e r r e c o r d i n g 
of t h e f i n a l p l a t 1 i n e n i f an approved 
engineering design and a monetary 
security device are submitted before 
r e l e a s e of t h e r e c o r d i n g document. 

c. S i n c e N.E. 1 1 2 t h S t . w i l l n o t be 
improved by the City i n the near 
future, h a l f s t r e e t improvements should 
be i n s t a l l e d now t o p r o v i d e p e d e s t r i a n 
access along t h e road and t o begin 
upgrading the street. 

D. TRAFFIC 

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

a. The R i g h t - o f - w a y D e s i g n a t i o n map h a s 
n o t e d 1 1 2 t h Ave. N.E. a s a N e i g h b o r h o o d 
C o l l e c t o r s t r e e t . 1 1 2 t h Ave. N.E. i s 
an undeveloped r i g h t - o f - w a y t h a t w i 11 
be improved by the applicant (see 
E x h i b i t s "C" and "D"). 

b. There a r e no n e a r f u t u r e s t r e e t 
i m p r o v e m e n t s s c h e d u l e d f o r N.E. 1 1 2 t h 
S t . ( s e e E x h i b i t s " C N and llD1l). 

c. The Public Services Department has had 
no indication o f any t r a f f i c problems 
a l o n g N.E. 1 1 2 t h S t r e e t . 

d. The p r o p o s e d 16 l o t s u b d i v i s i o n w i l l 
generate 135 vehicular trip-ends per 
day. A 14 l o t subdivision w i l l gener- 
a t e 126 v e h i c u l a r t r i p - e n d s p e r day. 
The v e h i c u l a r t r i p end c a l c u l a t i o n of 7 
t r i p s p e r l o t i s b a s e d o n J. B a e r w a l d ’ s 
Trans o r t a t i o n and T r a f f i c Engineering 
d o k (19,b). 
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e, L o t s 14, 15 and 16 w i l l access d i r e c t l y 
t o 1 1 2 t h Ave. N.E. L o t s 1 a n d 3 w i l l 
access d i r e c t l y t o N.E. 112th Street. 
L o t 2 w i l l be served b y a 15 f o o t wide 
access road. Lots 12 and 13 w i l l be 
served by a 20 f o o t wide access road 
(see E x h i b i t "El’). 

f. The K i r k l a n d Subdivision Ordinance Sec- 
t i o n 3.5.3 r e q u i r e s a 15 f o o t w i d e 
access easement serving o n l y one l o t 
and a 20 f o o t wide access easement 
serving only two t o four lots. 

2. Conclusions 

a. The p r o p o s e d s u b d i v i s i o n w i l l i n c r e a s e 
t r a f f i c on N.E. 112th S t r e e t b y o n l y a 
small percentage and should n o t cause a 
dramatic increase i n t r a f f i c . However, 
as t h e neighborhood i s developed t o i t s 
maximum d e n s i t y , t h e f u t u r e t r a f f i c 
f l o w on N.E. 1 1 2 t h St. may e v e n t u a l l y 
become a problem. 

b. To ensure t h a t L o t s 14, 15 and 16 and 
Lots 1 and 3 do n o t use t h e abutting 
access easement road, t h e appl i c a n t 
should note on t h e f i n a l p l a t l i n e n 
t h a t no vehicular access i s permitted 
as o u t l i n e d i n C o n d i t i o n 2.h. and i. 

IV. ALTERNATIVES 

A. The P l a n n i n g Commission may approve 16 l o t s as 
proposed. 

B. The P l a n n i n g Commission may deny t h e s u b d i v i s i o n 
and recommend t h e a p p l i c a n t a p p l y f o r a Planned 
U n i t Development Permit and propose attached 
residences on the property. Attaching the struc- 
tures would allow the placement o f the residences 
f u r t h e r away f r o m t h e 30% o r g r e a t e r slopes and 
thus may a l l o w f o r p o s s i b l e approval o f more 
u n i t s and l o t s . 
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