
 

CITY OF KIRKLAND 
Planning and Community Development Department 
123 Fifth Avenue, Kirkland, WA 98033 
425.587-3225  -  www.kirklandwa.gov  

MEMORANDUM 
 
To: Kurt Triplett, City Manager                                     QUASI-JUDICIAL 
 
From: Janice Coogan, Senior Planner 
 Eric Shields, Planning Director 
 
Date: July 10, 2013 
 
Subject: C&G PROPERTY PRELIMINARY AND FINAL PUD AND PRELIMINARY 

SUBDIVISION, PCD FILE NO. SUB12-00560 
 
RECOMMENDATION 
 
Consider the Hearing Examiner Recommendation for the proposed C&G Property 
preliminary and final planned unit development (PUD) and preliminary subdivision 
application by Toll WA, LP and direct staff to return to the August 6, 2013 City Council 
meeting with a final ordinance to either: 
 

• Grant the application as recommended by the Hearing Examiner; or  
• Modify and grant the application; or  
• Deny the application. 

 
The City Council may, by a vote of at least five members, suspend the rule to vote on 
the matter at the August 6, 2013 meeting and vote on the application at this meeting.  
An Ordinance reflecting the recommendation of the Hearing Examiner is enclosed. 
 
In the alternative, direct the application to be considered at a reopening of the hearing 
before the Hearing Examiner and specify the issues to be considered at the hearing. 
 
The Hearing Examiner Recommendation for approval along with her Findings, 
Conclusions, Exhibits and Public Comments received into the public record is available at 
http://www.kirklandwa.gov/depart/planning/Development/CG_Project.htm#CNG    
 
RULES FOR CITY COUNCIL CONSIDERATION 
 
The City Council shall consider the Process IIB Zoning Permit for the preliminary and 
final PUD and preliminary subdivision application based on the record before the Hearing 
Examiner and recommendation of the Hearing Examiner. A Process IIB does not provide 
for testimony and oral arguments before the City Council. However, the City Council in 
its discretion may ask questions of the applicant and staff regarding facts in the record, 
and may request oral argument on legal issues.  
 
 

Council Meeting:  07/16/2013 
Agenda:  New Business 
Item #:   *  11. a.

http://www.kirklandwa.gov/
http://www.kirklandwa.gov/depart/planning/Development/CG_Project.htm#CNG
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BACKGROUND DISCUSSION 
 
Proposal 
 
Mike Smith of Toll WA LP, representing the property owners, submitted an application 
for a preliminary and final planned unit development and preliminary subdivision to 
subdivide a 6.38 acre parcel into 35 lots. The property is located at 7707 129th Avenue 
NE in an RSX 7.2 zone (see Enclosure 1).  
 
The components of the development proposal are described below:  
 

1. A preliminary subdivision to subdivide one 278,113 square foot parcel into 35 
separate lots with access from both NE 75th Street and NE 80th Street.  A 
modification request to the right of way standards of Chapter 110 KZC to 
construct a narrower internal street, with a sidewalk and landscape strip on one 
side instead of both sides of the street, in exchange for construction of off-site 
street improvements from the north property line to NE 80th Street.  Three 
vehicular access tracts will provide access from the new street to interior lots on 
the west side of the plat. 
 

2. A preliminary and final planned unit development (PUD) with a 10% density 
bonus for three additional lots and modification of the following Zoning Code 
requirements: 

a. Provide lots smaller than the 7,200 square foot minimum lot size required 
in the RSX 7.2 zone, with an average lot size of 5,435 square feet.   

b. Calculate the maximum lot coverage at 50% on a project wide, rather 
than on a per lot basis as required by Code. 

c. Calculate the maximum floor area ratio (FAR) of 50% on a project wide, 
rather than on a per lot basis. 
 

3. The PUD proposal includes the following benefits to the City beyond the 
improvements that would typically be required: 
  

a. Increased open space and landscaping including common open space 
above the underground storm detention facility with recreational 
amenities (sports court, play equipment and picnic bench). At the north 
and south entrances, landscape tracts incorporating existing and new 
trees and landscaping. A six foot tall wood fence along the east and west 
property lines.  

b. Superior site design and architectural home design.  The applicant 
proposes 14 home designs that range in size from 2,600 to 3,750 square 
feet. The homes will be two stories with varied roof forms, porches, decks 
and a variety of exterior materials including stone, brick, vertical and 
horizontal siding, and shakes. As noted above, large open space tracts 
will be provided at the north and south boundaries of the subdivision. 

c. Installation of a flashing Rectangular Rapid Flash Beacon (RRFB) to the 
existing crosswalk at  NE 80th Street and 128th Avenue NE to improve 
pedestrian access to Rose Hill Elementary School.  
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d. Installation of two sidewalk sections along NE 80th Street at the 
southwest and southeast corners of the intersection with 128th Avenue 
NE to improve the pedestrian crossing across 128th Avenue NE to the 
crosswalk across NE 80th Street.   

e. Installation of offsite street improvements from the north property line to 
NE 80th Street, which will provide a vehicular and pedestrian street 
connection between NE 75th and NE 80th Streets within the 128th 
Avenue NE right-of-way.   

 
Public Hearing 
 
The Hearing Examiner held a public hearing on June 5, 2013. City Staff, applicant and 
approximately 12 people testified and answered questions from the Hearing Examiner 
during the hearing.  The staff advisory report link including attachments, parties of 
record comments and minutes are available for viewing at the Hearing Examiner’s page 
on the Planning and Community Development Department webpage. 
 
On June 10, 2013 the Hearing Examiner recommended approval of the application per 
the Staff’s recommendation and revised conditions. No challenges were filed.  
 
ENCLOSURES 

1. C&G site plan and vicinity map 
2. Ordinance 

http://www.kirklandwa.gov/depart/planning/Hearing_Examiner_Meeting_Information.htm
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ENCLOSURE 1



 
ORDINANCE O-4415 

 
 
AN ORDINANCE OF THE CITY OF KIRKLAND RELATING TO LAND USE, 
APPROVAL OF A PRELIMINARY (AND FINAL) PUD AND PRELIMINARY 
SUBDIVISION AS APPLIED FOR BY TOLL WA, LP IN DEPARTMENT OF 
PLANNING AND COMMUNITY DEVELOPMENT FILE NO. SUB12-00560 
AND SETTING FORTH CONDITIONS OF SAID APPROVAL. 
 
 WHEREAS, the Department of Planning and Community 
Development has received an application, pursuant to Process IIB, for 
a Preliminary (and Final) Planned Unit Development (PUD) and 
Preliminary Subdivision filed by Toll WA, LP as Department of Planning 
and Community Development File No. SUB12-00560 to construct a 35 
lot planned unit development and subdivision within a 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 was submitted to 
the City of Kirkland, reviewed by the responsible official of the City of 
Kirkland, and a negative determination was issued; and 
 
 WHEREAS, said environmental checklist and determination 
have been available and accompanied the application through the 
entire review process; and 
 
 WHEREAS, the application was submitted to the Kirkland 
Hearing Examiner who held a public hearing on June 5, 2013; and 
 
 WHEREAS, the Kirkland Hearing Examiner after a public 
hearing and consideration of the recommendations of the Department 
of Planning and Community Development did adopt certain Findings, 
Conclusions and Recommendations and did recommend approval of 
the Process IIB Permit subject to the specific conditions set forth in 
said recommendations; and  
 
 WHEREAS, the City Council, in regular meeting, did consider 
the environmental documents received from the responsible official, 
together with the recommendation of the Hearing Examiner; and 
 
 WHEREAS, the Kirkland Zoning Ordinance requires approval of 
this application for PUD and Preliminary Subdivision to be made by 
ordinance or resolution. 
 
 NOW, THEREFORE, the City Council of the City of Kirkland do 
ordain as follows: 

Council Meeting:  07/16/2013 
Agenda:  New Business 
Item #:   *  11. a.
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 Section 1.  The Findings, Conclusions and Recommendations of the 
Kirkland Hearing Examiner as signed by her and filed in the 
Department of Planning and Community Development File No. SUB12-
00560 are adopted by the Kirkland City Council as though fully set 
forth herein and the Kirkland City Council hereby approves the 
Preliminary (and Final) PUD and Preliminary Plat application filed by 
Toll WA, LP. 
 
 Section 2.  The Process IIB PUD Permit shall be issued to the 
applicant subject to the conditions set forth in the Findings, 
Conclusions and Recommendations hereinabove adopted by the City 
Council. 
 
 Section 3.  Nothing in this ordinance shall be construed as 
excusing the applicant from compliance with any federal, state or local 
statutes, ordinances or regulations applicable to this project, other 
than expressly set forth herein. 
 
 Section 4.  Failure on the part of the holder of the permit to 
initially meet or maintain strict compliance with the standards and 
conditions to which the Process IIB PUD Permit is subject shall be 
grounds for revocation in accordance with Ordinance No. 3719, as 
amended, the Kirkland Zoning Ordinance. 
 
 Section 5.  This ordinance shall be in force and effect five days 
from and after its passage by the Kirkland City Council and publication, 
as required by law. 
 
 Section 6.  A complete copy of this ordinance, 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. 
 
 Section 7.  A certified copy of this ordinance, together with 
the Findings, Conclusions, and Recommendations herein adopted shall 
be attached to and become a part of the Process IIB PUD Permit. 
 
 Passed by majority vote of the Kirkland City Council in open 
meeting this ____ day of __________, 20____. 
 
 Signed in authentication thereof on this ___ day of 
____________, 20___. 
 
 
 
   ___________________________ 
                   MAYOR 
 
Attest: 
 
 
________________________ 
City Clerk 
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Approved as to Form: 
 
 
________________________ 
City Attorney 
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