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MEMORANDUM 

 
To: Kurt Triplett, City Manager 
 
From: Eric Shields, AICP, Planning Director 
 Susan Lauinger, Project Planner 
 
Date: February 7th, 2012 
 
Subject: Harmon Ridge Final Subdivision, File No. FSB11-00001 
 
 
RECOMMENDATION 
Approve with conditions the Final Subdivision for the Harmon Ridge Plat. The City 
Council may do so by adopting the enclosed resolution. 
 
 
BACKGROUND DISCUSSION 
The Preliminary Subdivision was heard by the Kirkland Hearing Examiner on November 
20th, 2007. The Hearing Examiner approved the project with conditions on November 
24th, 2007.  
 
The proposal includes the following elements: 

• Subdivision of 2.6 acres into 12 lots for single-family residences within an RSX 
7.2 zone in the South Rose Hill Neighborhood.  

• Access is to be provided by a 30 foot wide, dedicated public right of way called 
NE 84th Street. 

• A SEPA determination of Non-Significance was issued on July 11, 2008 and the 
project passed the concurrency test for traffic on November 9, 2007. 

• The utilities and road are already underway, and the applicant has not requested 
modifications from the conditions of approval.  

 
The Planning Director recommends approval of the final subdivision with the conditions 
as set forth in the preliminary plat, which are standard plat conditions. 
 
ATTACHMENTS 
 
Planning Director Recommendation with Attachments 
City Council Resolution 

Council Meeting:  02/07/2012 
Agenda:  Other Business 
Item #:   8. h. (1). 
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MEMORANDUM 
ADVISORY REPORT 
FINDINGS, CONCLUSION, AND RECOMMENDATIONS 
 
 
To: Eric R. Shields, AICP, Planning Director 
 
From:   Susan Lauinger, Project Planner 
 
Date: January 23, 2012 
 
File: FSB11-00001; HARMON RIDGE 12-LOT PLAT 
 
I. RECOMMENDATION 
 
 Recommend approval of the final subdivision application for Harmon Ridge 12-Lot Plat 

subject to the following conditions: 
 
 A. The application is subject to the applicable requirements contained in the Kirkland 

Municipal Code, Zoning Code, Building and Fire Code, and Subdivision Ordinance.  It 
is the responsibility of the applicant to ensure compliance with the various 
provisions contained in these ordinances.   

 
 B. Prior to recording of the final plat mylar with King County, the applicant shall: 
 
  1. Submit a title report no more than 30 days old from the date the final plat 

mylar was signed by the owners. The title report shall reflect that all taxes 
and assessments for the subject property have been paid. 

 
II. BACKGROUND 
 
 A. The applicant is Laurel Hill Partners, LLC. 
 
 B. The site includes four parcels in common ownership and had three homes on the 

parcels, which are now demolished. The addresses for the previous parcels were: 
8333 and 8325 132nd Ave and 12873 NE 84th Street (see Attachment 1 for the 
vicinity map). 

 
 C. This is a final subdivision application to approve a 12-lot subdivision on a 2.46 acre 

site (see Attachment 2 for the plat plans). The Preliminary Subdivision, File no. 
PSB08-00001, was approved by the Hearing Examiner on November 24th, 2008. 

 
III. HISTORY 
 
 The Preliminary Subdivision Proposal was heard by the Kirkland Hearing Examiner on 

November 20th, 2008 as an open record public hearing, and was subsequently approved on 
November 24th, 2008. A concurrency test was passed for traffic on November 9th 2007.  A 
Determination of Non-Significance (DNS) was issued on July 11th 2008, which satisfies the 
State Environmental Policy Act (SEPA) requirements. The preliminary subdivision 
application included the following general elements: 
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A. Subdivide 4 parcels totaling 2.46 acres into 12 new lots for single family residences. 

The zoning designation is RSX 7.2 in the South Rose Hill Neighborhood; the minimum 
lot size in this zone is 7,200 square feet. The 12 new lots all meet the minimum lot size 
and are roughly the same shape and size. 
 

B. Primary access to the lots will be taken from a dedicated public right of way called NE 
84th Street. This new public road stretches to the end of the subdivision, but will not be 
a through road to the other side of NE 84th Street.  Through the analysis done for the 
preliminary plat, the Public Works Department determined that a through road would 
not be in the best interest of the public because a vehicular connection would promote 
cut-through traffic through the neighborhood to bypass NE 85th Street. There will be a 
turnaround at the end of the new road through the plat for better vehicular circulation 
within the plat, and bollards will be placed at the end of the street that will allow 
emergency access. Additionally, standard curb, gutter sidewalk and planter strip were 
required along the new road and shared access driveways were required to reduce the 
number of curb cuts. A pedestrian easement was also required at the end of the new 
section of NE 84th Street.  

 
C. The three comment letters received during the public comment period on the 

preliminary plat concentrated mostly on traffic issues and increase in density, the need 
for affordable housing within the neighborhood instead of large houses, and trees and 
vegetative buffers. No members of the public spoke at the hearing. 

 
IV. ANALYSIS 
 

A. Section 22.16.080 of the Kirkland Municipal Code discusses the conditions under 
which the final plat may be approved by the City Council.  These conditions are as 
follows: 

 
1. Consistency with the preliminary plat, except for minor modifications; and 
 
2. Consistency with the provisions of the Subdivision Ordinance and RCW 

58.17. 
 

The applicant has complied with all of the conditions that were placed on the 
preliminary subdivision application (File No.PSB08-00001) by the Hearing Examiner, 
except for those that must be accomplished prior to recording as listed in I.B. 
above. 

 
B. The applicant has not proposed any modifications from the preliminary plat 

approval. See attachment 3 for a link to the preliminary plat approval. 
 

V. CHALLENGE, JUDICIAL REVIEW, AND LAPSE OF APPROVAL 
 
 A. Section 22.16.070 of the Kirkland Municipal Code states that any person who 

disagrees with the report of the Planning Director may file a written challenge to 
City Council by delivering it to the City Clerk no later than the close of business of 
the evening City Council first considers the final plat. 

 
 B. Section 22.16.110 of the Subdivision Ordinance allows the action of the City in 

granting or denying this final plat to be reviewed in King County Superior Court.  
The petition for review must be filed within 21 calendar days of the issuance of the 
final land use decision by the City. 
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 C. Section 22.16.130 of the Kirkland Municipal Code requires that the final plat be 
submitted to the City for recording with King County within four (4) years of the 
date of approval of the preliminary plat, unless specifically extended in the decision 
on the plat, or the decision becomes void:  provided, however, that in the event 
judicial review is initiated per Section 22.16.110, the running of the four years is 
tolled for any period of time during which a court order in said judicial review 
proceeding prohibits the recording of the plat. 

 
VI. APPENDICES 
 
 Attachments 1 and 2 are attached. 
 
 1. Vicinity Map 
 2. Final plat plan  
  
 
 --------------------------------------------------------------------------------------------------------------------------  
 
Review by Planning Director: 
 
I concur ________x____  I do not concur _____________ 
 
Comments:    
 
 
 
 
                                                     January 25, 2012 
 Eric R. Shields, AICP Date 
 
cc: Applicant 
 File       
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RESOLUTION R-4909 

 
 
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF KIRKLAND 
APPROVING THE SUBDIVISION AND FINAL PLAT OF HARMON RIDGE 
BEING DEPARTMENT OF PLANNING AND COMMUNITY DEVELOPMENT 
FILE NO. FSB11-00001 AND SETTING FORTH CONDITIONS TO WHICH 
SUCH SUBDIVISION AND FINAL PLAT SHALL BE SUBJECT. 
 
 WHEREAS, a subdivision and preliminary plat of 12 LOTS was 
approved by the Hearing Examiner on NOVEMBER 24TH, 2008; and 
 
 WHEREAS, thereafter the Department of Planning and Community 
Development received an application for approval of subdivision and final 
plat, said application having been made by LAUREL HILL PARTNERS, 
LLC, the owner of the real property described in said application, which 
property is within a Residential Single Family RSX 7.2 zone; and 
 
 WHEREAS, pursuant to the City of Kirkland’s Concurrency 
Management System, KMC Title 25, a concurrency application has been 
submitted to the City of Kirkland, reviewed by the responsible Public 
Works official, the concurrency test has been passed, and a concurrency 
test notice issued; and 
 
 WHEREAS, pursuant to the State Environmental Policy Act, RCW 
43.21C and the Administrative Guideline and local ordinance adopted to 
implement it, an environmental checklist has been submitted to the City 
of Kirkland, reviewed by the responsible official of the City of Kirkland, 
and a negative determination reached; and 
 
 WHEREAS, said environmental checklist and determination have 
been made available and accompanied the application throughout the 
entire review process; and 
 
 WHEREAS, the Director of the Department of Planning and 
Community Development did make certain Findings, Conclusions and 
Recommendations and did recommend approval of the subdivision and 
the final plat, subject to specific conditions set forth in said 
recommendation. 
 
 WHEREAS, the City Council, in regular meeting, did consider the 
environmental documents received from the responsible official, together 
with the recommendation of the Planning Commission, and 
 
 NOW, THEREFORE, be it resolved by the City Council of the City 
of Kirkland as follows: 
 
 Section 1.  The Findings, Conclusions and Recommendations of 
the Director of the Department of Planning and Community 
Development, filed in Department of Planning and Community 
Development File No. PSB08-00001 & FSB11-00001, are hereby adopted 
by the Kirkland City Council as though fully set forth herein. 
 

Council Meeting:  02/07/2012 
Agenda:  Other Business 
Item #:   8. h. (1). 
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 Section 2.  Approval of the subdivision and the final plat of 
HARMON RIDGE is subject to the applicant's compliance with the 
conditions set forth in the recommendations hereinabove adopted by the 
City Council.  
 
 Section 3.  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 4.  A copy of this resolution, along with the Findings, 
Conclusions and Recommendations hereinabove adopted shall be 
delivered to the applicant. 
 
 Section 5.  A completed copy of this resolution, including Findings, 
Conclusions and Recommendations adopted by reference, shall be 
certified by the City Clerk who shall then forward the certified copy to 
the King County Department of Assessments. 
 
  Passed by majority vote of the Kirkland City Council in 
open meeting this _____ day of __________, 2012. 
 
 Signed in authentication thereof this ____ day of __________, 
2012.  
 
 
 
    ________________________________ 
    MAYOR 
 
Attest: 
 
 
________________________ 
City Clerk 
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