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MEMORANDUM 

 
Date: September 24, 2015  
 
To:  Kurt Triplett, City Manager 
   
From: Teresa Swan, Senior Planner 
 Joan Lieberman-Brill, Senior Planner, AICP 
 Janice Coogan, Senior Planner 
 Jeremy McMahan, Development Review Manager 
 Paul Stewart, Deputy Director, AICP 
 Eric Shields, Director, AICP 
   
Subject: Study Session: Planning Commission Transmittal Memo 

Recommending Certain Citizen Amendment Requests and related 
Comprehensive Plan, Zoning Code and Zoning Map Amendments 
(2013-2015 Comprehensive Plan Update, File CAM13-00465, #9) 

I. RECOMMENDATION 

Staff recommends that the City Council review and provide direction on the Planning Commission’s 
recommendations on the following Citizen Amendment Requests (CAR’s) and related 
Comprehensive Plan, Zoning Code and Zoning Map Amendments (see Attachment 1): 
 

 Basra (North Rose Hill Neighborhood) 
 Griffis (North Rose Hill Neighborhood) 
 Norkirk Light Industrial area (Norkirk Neighborhood) 
 Newland (Juanita Neighborhood) 
 Nelson and Cruikshank (Moss Bay Neighborhood) 
 Waddell (Moss Bay Neighborhood) 

 
Note that the Walen, Evergreen Healthcare, Morris, Rairdon, Astronics Corp. and Totem 
Commercial Center CAR’s will be discussed at the October 20, 2015 study session along with the 
Totem Lake Business District Plan. 

II. BACKGROUND DISCUSSION 

The Planning Commission held the following hearings and deliberations on Citizen Amendment 
Requests and related amendments to Comprehensive Plan, Zoning Map amendments and code 
amendments (not including the Totem Lake and Walen CAR’s): 
 

Council Meeting: 10/06/2015 
Agenda: Study Session 
Item #: 3. a. (4).
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 June 25, 2015: hearings on the CARs for Newland, Nelson/Cruikshank and Waddell with 
deliberation on Newland and Waddell CAR 

 July 9, 2015: deliberation on Nelson/Cruikshank CAR 
 July 23, 2015: hearings and deliberations on Basra, Griffis, and Norkirk LIT CARs 

 
Open houses were held before each hearing. 
 
The Planning Commission had a follow-up meeting on September 10, 2015 to take final action on 
its Comprehensive Plan Update recommendations, including the Citizen Amendment Requests. 
 
Attachment 1 contains the transmittal memo from the Planning Commission with a 
recommendation for each CAR. Attached to the transmittal memo are 18 Exhibits, including land 
use and zoning map changes, Zoning Code and Comprehensive Plan policy changes, and a 
comment log that summarizes the written public comments.  The transmittal memo from Planning 
Commission includes information about the public outreach process for the citizen amendment 
requests.  
 
Paper copies of all written comments are available in a binder located in the Council Study Room. 
Councilmembers may contact Teresa Swan at tswan@kirklandwa.gov if they would like their own 
binder with the comments. 

III. CITY COUNCIL BRIEFING COMMENTS NOT INCORPORATED INTO THE CAR’S  

Below are comments raised by the City Council at the Council briefings between February and 
June 2015 on the CARs that have not been incorporated into the recommendation for the CAR’s 
or reflected in the Comprehensive Plan Update. 

 Griffis CAR: At the June 16, 2015 Council briefing the Council requested that the Planning 
Commission consider expanding the retail uses currently permitted in the RH 8 Office 
zone.  Since this issue is outside the scope of the CAR and was not advertised in the notice 
provided for the CAR public hearing, staff will instead add this for future work program 
consideration.  Currently, except for personal service establishments involving the care of 
a person or of a person’s apparel, retail uses are limited to the ground floor.  Additionally, 
some retail uses are prohibited in this zone, such as auto service and sales, gas stations 
and retail storage units.   

 

 Newland CAR: At the March 12, 2015 City Council briefing the Council suggested adding 
text to the Juanita Neighborhood Plan to require new multifamily development to share 
driveways and provide greater landscape buffers adjacent to single family development. 
There are existing development standard policies on page 10 of the  Juanita Neighborhood 
Plan related to how multifamily development should be designed to share vehicular points, 
provide buffering next to single family areas and protect streams and wetlands in the 
area. For multifamily development adjacent to low density development existing Zoning 
regulations require a 5 foot wide landscape buffer (planted with one row of trees and 
ground cover) and a six foot high solid screening fence or wall along the property line. 

http://www.kirklandwa.gov/Assets/Planning/Planning+PDFs/Agendas/Planning_Commission/Agenda+Joint+Hearings+PC+HCC+TC+06252015.pdf
http://www.kirklandwa.gov/Assets/Planning/Planning+PDFs/Agendas/Planning_Commission/Agenda+PC+07092015.pdf
http://www.kirklandwa.gov/Assets/Planning/Planning+PDFs/Agendas/Planning_Commission/Agenda+PC+07232015.pdf
http://www.kirklandwa.gov/Assets/Planning/Planning+PDFs/Planning+Commission/Agenda+PC+09102015.pdf
mailto:tswan@kirklandwa.gov
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Attachment: 
 
1. Transmittal Memo from the Planning Commission to the City Council on the recommendation 

for the Citizen Amendment Requests (not including Totem Lake and Walen CARs) along with 
18 exhibits 
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MEMORANDUM 
 
Date:  September 10, 2015 
 
To:  Kirkland City Council 
   
From:  Eric Laliberte, Chair, Kirkland Planning Commission 
 
RE:  RECOMMENDATION ON CITIZEN AMENDMENT REQUESTS – BARSA, GRIFFIS, 

NORKIRK LIT, NEWLAND AND NELSON/CRUIKSHANK, 2013-2015 
COMPREHENSIVE PLAN UPDATE, FILE NO. CAM13-00465, #9  

 
I. RECOMMENDATION 
 

On behalf of the Planning Commission, I am pleased to submit our recommendation on 
amendments for the following Citizen Amendment Requests (CAR’s) that are being considered as 
part of the 2013-2015 update to the Comprehensive Plan.  A summary recommendation for each 
CAR by neighborhood is provided below. The detailed recommendation for each CAR is provided 
by neighborhood in Sections A through D below.  
 
This recommendation reflects over a year of work with an extensive public outreach process with 
residents, neighborhood associations and businesses who contributed to this process to consider 
the CAR’s.  The Planning Commission carefully considered and deliberated all of the information 
and issues. 
 
Recommendation Summary: 
 

 North Rose Hill CAR’s 
o Basra – Approve a change to the land use and zoning for one parcel in the study area 

from Industrial (LIT) to Commercial (RH 5A) to allow development of a hotel.  If 
affirmed, change the height regulations for hotel or motel uses on the newly rezoned 
RH 5A parcel (Basra site) from 35 to 45 feet above Average Building Elevation.  Change 
the land use designation in the Comprehensive Plan on the remainder of the study 
area from Light Manufacturing Park to Light Industrial Technology (no change in 
zoning is needed). The recommendation is reflected in Exhibits 1 through 4 to this 
memorandum. 
 

o Griffis – Approve a change to the land use and zoning for the entire six parcel study 
area from Low Density Residential 6 du/acre (RSX 7.2) to Office Mixed Use (RH 8).  If 
affirmed, change the RH 8 zoning regulations to allow RH 8 uses in the newly rezoned 
area only if development is consolidated with lots adjoining NE 85th Street, otherwise 
limit development to low density residential uses, as are now allowed in the RSX 7.2 
zone.  Allow isolated parcels to be developed independently with an office.  Limit 
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height to 30’ above Average Building Elevation within 30 feet of the RSX zone, 
equivalent to the height limit in the low density zone.  Amend the KZC Design 
Guidelines to require that development that is combined with parcels adjoining NE 85th 
Street or in the study area, be reviewed by the Design Review Board rather than 
administratively.  The recommendation is reflected in Exhibits 5 through 10 to this 
memorandum. 

 
 Norkirk CAR’s 

o Light Industrial Technology zone - No change, except condition outdoor facilities 
associated with veterinary clinics or kennels in all industrial zones citywide to be 
located as far as possible from single family zones.  The recommendation is reflected 
in Exhibit 11.  No map change associated with this request.   
 

 Juanita CAR 
o Newland - Approve a change in land use and zoning of three parcels within the study 

area from low density single family six dwelling units per acre (LDR 6*)/RSX 7.2 to 
medium density residential (MDR 12)/RM 3.6. If the recommendation is affirmed, text 
would be deleted in the Juanita Neighborhood Plan that currently allows clustered 
housing symbolized on the land use map with an asterisk (see recommendation section 
below). The recommendation is reflected in map Exhibits 12 and 13 to this 
memorandum. 
 

 Moss Bay CAR’s 
o Nelson and Cruikshank – Approve a change to the land use and zoning for the 

study area from low density residential at nine dwelling units per acre to high density 
residential at 24 units per acre.  The Comprehensive Plan and Zoning for the study 
area would change from PLA 6C to PLA 6A.  The recommendation is reflected in map 
Exhibits 14 and 15 to this memorandum.  If affirmed, reduce the required front 
setbacks for the study area from 20’ to 10’ and the side setbacks to 5’ minimum/15’ 
total to 5’.  Also recommended are minor corresponding changes to the CBD 3 and 
CBD 4 zones to the north to reflect the change.  All KZC amendments related to this 
CAR recommendation are included as Exhibit 16.  
 

o Waddell – Approve an amendment to the Kirkland Zoning Code to remove common 
recreational open space requirements for the Planned Area 5C zone (see Exhibit 17). 
 

A. North Rose Hill Citizen Amendment Requests   
 

1. Basra CAR Study Area 
 

a. Request: Rezone from Industrial to 
Commercial to allow development of a hotel 
60 feet above Average Building Elevation at 
8626 122nd Avenue NE (parcel shown in blue).  
Study area expanded to the entire Industrial 
zone.   

 
b. Recommendation: The Commission 

unanimously recommends rezoning only the 
Basra parcel to commercial RH 5A, allowing a 
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height of 45 feet above ABE for hotel use on the rezoned parcel, and keeping the 
current industrial LIT zoning for the remainder of the study area.  Redesignate the 
remainder of the study area from Light Manufacturing Park (LMP) to Light Industrial 
(LIT) land use to bring this designation into consistency with all other industrial zones 
in the City.   

 
c. Discussion: The Planning Commission considered four zoning options for this request: 

1) keep existing LIT zoning; 2) rezone entire study area to commercial – either RH 5A 
or RH 3; 3) rezone only the Basra parcel to RH 5A or RH 3, keep Jonesco Business 
Park LIT, and rezone the remainder office; and 4) rezone the Basra parcel to RH 5A, 
and rezone the remainder office RH 4B.  A link to the July 23 public hearing packet 
containing background information and staff analysis is provided here. 
 
We concluded a rezone may encourage more substantive redevelopment on the south 
end of the industrial zone (Basra site) more consistent with the vision of the Regional 
Center portion of the Rose Hill business district to accommodate regional and 
neighborhood commercial development.  Basra’s larger lot size (about an acre) and 
proximity to both the Rose Hill Shopping Center (Petco) and Rose Hill Plaza and 
freeway interchange offers more commercial alternatives than the smaller parcels 
along NE 90th Street, also ripe for redevelopment.  We noted that commercial RH 5A 
zoning is more appropriate than RH 3 zoning since the Basra property is not part of a 
six acre consolidated development proposal envisioned for the RH 3 Rose Hill Shopping 
Center site.   
 
Regarding the remainder of the study area, the Commission recommends keeping the 
industrial designation after concluding that there were no compelling reasons to 
rezone at this time.  We observed that since existing LIT zoning allows office use, 
property owners can already transition to office if they are inclined to do so, and that 
office provides an appropriate transition from more intensive industrial to residential 
to the north and east.  The Commission wanted to avoid the necessity of adopting 
complex criteria to ensure that existing viable industrial uses, (at the Jonesco Business 
Park), could transition over time rather than cease altogether, as a result of changes 
that trigger bringing non-conforming uses into conformance, should the area be 
rezoned to a commercial or office zone (i.e. either a vacancy lasting more than 90 
days, or a structural alteration or an increase to gross floor area to a building housing 
the nonconforming use).   
 
We also considered the expansion concerns of the owner of the Eastside Veterinary 
Clinic that if her property were to be rezoned, the LIT development standards be 
preserved pertaining to setbacks, height limits and outdoor runs, which would 
otherwise be nonconforming.  At the hearing we considered public testimony including 
comments from the property owner of the remaining further developable study area 
parcel along NE 90th Street, who requested a rezone to commercial to allow a retail 
business.  We do recommend that consideration of rezoning the remaining parcels in 
the LIT zone to either office or commercial be considered again during the next review 
of the NE 85th Street Subarea Plan.   
 
The Commission spent considerable time studying the appropriate hotel height in the 
context of elevation changes between 122nd Avenue NE and surrounding property. A 
link to the public hearing packet containing height and massing information and 
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staff analysis is provided here.  We considered three options; keep existing 35’ above 
ABE, 60 feet above ABE, and 43 feet above ABE. We also considered public hearing 
testimony from two condominium owners/occupants to the east who did not object to 
a height similar to that permitted at their condominiums.   
 
The NE 85th Street Subarea Plan and Rose Hill Design Guidelines emphasize transitions 
that protect residential uses adjoining commercial development.  The Commission 
concluded that a maximum height of 45’ above ABE at the Basra site would 
approximate the maximum permitted height elevation on the abutting multifamily 
building east of the Basra property at the lowest portion of the site, while allowing for 
a four story hotel on Basra’s parcel.  We recommend 45’ rather than 43’ above ABE, 
as originally recommended by staff, recognizing that an additional two feet are 
required to achieve a four story hotel.  
 
This compromise is in scale with the multifamily development to the east and also 
provides an appropriate height transition in context with the commercial and industrial 
development surrounding the remainder of the Basra site.  45’ above ABE would be 1 
foot higher than the maximum permitted height at the lowest building at Rose Hill 
Plaza to the south and 26 feet higher than maximum permitted height at the lowest 
building on the Jonesco site to the north.  45’ above ABE is 10 feet higher than now 
allowed on Basra site, under either existing industrial zoning or recommended RH 5A 
commercial zoning.  No change to the existing 15 foot landscape buffer 
requirement is being recommended.  
 
Changing the Light Manufacturing Park (LMP) to the Industrial (LIT) land use 
designation accomplishes a goal of the 2035 update to streamline and simplify the 
Comprehensive Plan, while preserving current Light industrial Technology (LIT) zoning 
that is exactly the same for both the LMP and LIT land use designations.  
 
If this recommendation is affirmed, the following changes to existing 
Comprehensive Plan maps and text and Zoning Map and regulations are 
necessary:   
 
1.) Zoning Map revised to reflect the zoning boundary change between the LIT 

and RH 5A zone  (see Exhibit 1) 
  
2.) Land Use Maps, (i.e. North Rose Hill Plan, NE 85th St. Subarea Plan and 

Citywide land use map) revised to:  
 

a. Reflect the land use boundary change between Industrial and Commercial 
land use.   

 
b. Reflect the change from Light Manufacturing Park (LMP) to Light Industrial 

Technology (LIT) in the remainder of the study area to match the industrial 
land use designation in the rest of Kirkland.  (see Exhibit 2) 

 
3.) Comprehensive Plan text amended to eliminate the definition of Light 

Manufacturing Park and references to it throughout the Plan.  This is an artifact 
from when there was a perceived difference between Light Industrial and Light 
Manufacturing Park characteristics.  (see Exhibit 3) 
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4.) RH 5A zoning regulations revised to allow a maximum height of 45 feet 

above ABE for hotel use on the Basra property only, to recognize that the 
transitions to medium density residential uses and zoning to the east must be 
respected.  This height coincides with the maximum height limit allowed (30’ 
above ABE in RM zone) as measured from the lowest building on the Highlands 
Kirkland condo site east of Basra.  Expressed as height above ABE, the 
maximum height on the Basra parcel would be 45 feet above ABE.  (see Exhibit 
4) 

 
2. Griffis CAR Study Area 

 
a. Request: Rezone from low density single family to office RH 8 zoning at 8520 131st 

Avenue NE and 8519 132nd Avenue NE (parcels shown in blue) in order to combine 
them with RH 8 property along NE 85th Street already owned by the applicant to enable 
an unspecified office mixed use development.  Study area expanded to include all 
parcels between the north boundary of the Rose Hill Animal Hospital and 132nd 
Avenue NE, rather than 
the two properties 
requested by the 
applicants, to square off 
the zone. 

 
b. Recommendation:  The 

Commission unanimously 
recommends rezoning the 
entire study area to RH 8, 
with the following 
conditions: restrict the 
height of structures within 
30 feet of RSX zone boundary to 30 feet above ABE; allow commercial development 
if access and buildings are consolidated with at least one lot abutting NE 85 th 
Street, otherwise restrict study area to RSX uses; allow an isolated parcel abutting 
RH8 uses to develop independently with an office; and require affordable housing 
for residential development of four or more units.  

 
c. Discussion: The Planning Commission considered four zoning options for this request; 

1) No Action, retain existing RSX zoning, 2) Rezone entire study area, 3) Rezone 
only parcels abutting the existing RH 8 zone, 4) Rezone only parcels east of NE 
131st Street.  A link to the July 23 public hearing packet containing background 
information and staff analysis is provided here. 

 
The Commission considered the relatively narrow depth of the existing RH-8 zone 
on the north side of NE 85th Street and its associated access challenges and 
concluded that a rezone from single family to office should be supported to 
address access concerns in the adjoining RH 8 zone that have contributed to 
lackluster redevelopment of a major gateway into Kirkland.  Because access is 
problematic along NE 85th Street, additional depth would provide an opportunity 
for parcel aggregation and thus more access options for these lots off of 131st 
and 132nd Avenues  NE. 
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The Commission concluded that given the aggregation potential of parcels if the 
entire study area is rezoned, redevelopment of the existing RH 8 parcels is more 
likely than if aggregation doesn’t occur.  Rezoning would provide an opportunity 
for property assembly, larger building envelopes, improved access from both 131st 
and 132nd Avenues NE, and improved traffic flow along NE 85th Street.  It would 
enable driveways to be located further north from the intersections at NE 85th and 
132nd Ave NE and 131st Ave NE (this is a desired outcome by the City and by the 
developer as indicated in the application for CAR).  Aggregation would also allow the 
reduction of curb cuts on NE 85th Street by consolidating driveways and parking 
lots, depending on which parcels are aggregated.   
 
The Commission also concluded that there is an opportunity to provide affordable 
housing in the study area in exchange for the rezone.  Unlimited density in the RH 
8 zone creates a development capacity bonus.  The increased development 
capacity adds additional value to the property and an opportunity to create 
affordable housing.  
 
The Commission considered the Neighborhood Association ’s concerns that 
adequate buffers should be provided between RSX and more intensive RH 8 
business uses, should the rezone be affirmed.  We concurred with staff’s 
recommendation to address these concerns by limiting height within 30 feet of 
the RSX zone boundary to the same 30 feet above ABE that is allowed for single 
family, and restricting development in the study area to RSX uses if study area 
parcels are not consolidated with parcels abutting NE 85 th Street.  Additionally, if 
a parcel within the study area is surrounded on three sides with RH 8 uses, we 
recommend allowing it to be developed independently with an office use only.  We 
concluded that these conditions provide an adequate transition to the residential 
core of the NRH neighborhood to the north while stimulating redevelopment that 
would improve the visual character of the commercial corridor, improve traffic 
flow along NE 85th Street, and potentially reduce piecemeal development.   

 
If this recommendation is affirmed, the following changes to existing 
Comprehensive Plan maps and text and Zoning Map and regulations are 
necessary:   

 
1. Zoning Map revised to reflect the zoning boundary change between the RSX 

and RH 8 zone  (see Exhibit  5) 
  
2. Land Use Maps, (i.e. North Rose Hill Plan, NE 85th St. Subarea Plan and 

Citywide land use map) revised to reflect the land use boundary change 
between Low Density Residential and Office Mixed Use land use.  (see Exhibit 
6) 

 
3. NE 85th Street Subarea Plan text amended to provide new and revised 

policies for conversion from low density to commercial or mixed commercial 
and multifamily uses when property consolidation of the study area with 
parcels abutting NE 85th Street occurs.  (see Exhibit 7) 

 
4. RH 8 zoning regulations revised to:  
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a) Restrict height to 30 feet above ABE within 30 feet of the RSX boundary, 

to recognize that the transitions to low density residential uses and zoning 
to the north must be respected.  This height coincides with the maximum 
height limit allowed in RSX zones (30’ above ABE).   

b) Restrict development in the study area to RSX uses unless lots in the 
study area are consolidated with at least one parcel abutting NE 85th 
Street.   

c) Allow isolated parcel in study area (surrounded on three sides by RH 8 
uses) to develop independently with an office use. 

d) Require affordable housing, to balance the City goal of providing 
affordable housing with the benefit to the property owner of increased 
residential capacity in the RH 8 zone. (see Exhibit 10)    

 
5.  Design Review zoning regulations revised to require Design Review Board 

review rather than Administrative Design review for development that includes 
lots or portions of lots in the study area to further implement the design vision 
for the East End of the Rose Hill Business District. This higher level of review 
acknowledges that larger development proposals than would otherwise be 
possible will occur as a result of property consolidation. (see Exhibit 9)  

  
6. Affordable Housing Incentives-Multifamily zoning regulations revised to 

note that the study area has been granted additional development capacity in 
exchange for affordable housing.  The increased density is the incentive to 
provide affordable housing units. (see Exhibit 10)   

 
B. Norkirk Citizen Amendment Requests 

 
1. Norkirk Light Industrial CAR Study Area 
 

a. Request: Seven amendment 
requests were considered in or 
abutting the Norkirk industrial 
area.  As part of the scoping 
process the study area was 
expanded to include all parcels 
in the LIT zone along with 642 
and 648 9th Avenue.  The 
requests include: 

 Rezoning the area north of 
7th Avenue to residential 

 Providing a transition zone 
between industrial and 
single family uses some 
distance between zone 
boundary and 8th St, and 
between 8th and 9th Avenue. 

 Expanding the LIT area by 
two lots on the north side 
of 9th Ave   
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 Preserving current zoning but adding residential work loft as allowed use. 
 

b. Recommendation:  No change to uses allowed in the LIT zone.  No rezone from single 
family to industrial.  In all Industrial zones city wide require outside facilities associated 
with veterinary facilities and kennels to be located as far as possible from low density 
zone boundaries, in order to limit noise impacts.    

 

c. Discussion:  A link to the July 23 public hearing packet containing background 
information and staff analysis is provided here.  The following overlapping requests 
were combined for consideration:  
1) Provide buffer by limiting uses to apartments and offices between single 

family on 8th and 9th Avenues and LIT zone west of 8th Street.  

2) Rezone study area or a portion thereof to residential.   

3) Preserve current LIT zoning that excludes residential and most retail, 
but add low density live/work unit as allowed use.   

4) Rezone 642 9th Avenue (and intervening 648 9th Avenue) to LIT and 
allow live/work lofts.   

 
Our recommendation is intended to support the current Comprehensive Plan policies 
to maintain the light industrial area to serve economic and employment needs of the 
community and ensure that adverse impacts are minimized on adjacent residential 
neighborhoods.  Over 70 businesses operate in this zone, supporting nearly 400 jobs.   
 
The Commission concluded that a rezone of study area from LIT to residential or an 
expansion of uses allowed in the LIT zone to include live/work units should not be 
supported in order to avoid introduction of more irreconcilable land uses in even 
greater proximity to each other.  We recognize that buffers and parking are currently 
non-conforming next to the zone boundary but that with or without a rezone only 
redevelopment will trigger these non-conformances be brought into conformance.  
Therefore in the short run, a rezone to residential will not necessarily result in the 
intended purpose to provide some relief from visual, noise and traffic impacts.  In the 
long run it isn’t in the City’s best interest to convert job and revenue generating uses 
to residential.  
 
Similarly, limiting future land uses to offices (that are already permitted in industrial 
zones) will not address current parking and traffic problems.  Offices generate more 
traffic than traditional industrial uses, and unless redevelopment occurs, 
nonconforming parking/buffers will not change.  
 
Live/work lofts are not necessarily a transitional land use and would also require 
concentrated city oversight to ensure the business aspect of the use did not convert 
to residential over time.   
 
Rezoning existing residential properties on 9th Avenue to industrial would shift 
incompatible industrial impacts west, and may destabilize established single family 
uses.   
 
In order to provide some protection of residential uses abutting the zone boundary, 
we concur with staff to strengthen the current LIT zoning rules governing the location 
of outside runs or other outside facilities associated with veterinary facilities, to reduce 
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noise impacts. We also recommend a future planning work program task to consider 
a noise study for other than office uses abutting a low density zone boundary in all 
LIT zones throughout the City. 
 
If this recommendation is affirmed, the following change to 
existing Zoning regulations is recommended:   

 
LIT zoning regulations revised to require outside facilities associated with 
veterinary facilities and kennels Citywide to be located as far as possible from single 
family zone boundary, in order to limit noise impacts (see Exhibit 11).    
 

C. Juanita Citizen Amendment Request 
 
1. Newland CAR Study Area 

 
a. Request: Victoria Newland submitted the original citizen amendment request 

(CAR) application to rezone her property at 12625 100th Avenue from single 
family residential to multifamily (parcel shown in blue below). The property has 
since sold to a new owner who also supports the request. The study area was 
expanded to include three parcels to the north. The study area is surrounded 
by existing multifamily development zoned RM 3.6 on the south and across 
100th Avenue NE. To the west is a single family neighborhood. Juanita Creek 
runs through the area separating several of the parcels and therefore it would 
be challenging to access the rear portions of the lots if redeveloped.  

 

 
 

 
b. Recommendation: Rezone the Newland parcel and the two parcels to the north from 

land use designation low density single family six dwelling units per acre (LDR 6*) to 
medium density residential and zoning designation RSX 7.2 to RM 3.6. The fourth 
parcel in the study area located at 9835 NE 128th ST is recommended to remain as 
low density single family RSX 7.2 because it is oriented to and receives vehicular access 
to a single family neighborhood street. See Exhibit 12 showing recommendation for 
land use map change and Exhibit 13 for Zoning Map change.  
 
The rezone to RM 3.6 should be approved because conditions have changed since the 
properties were given their current zoning. Traffic speed and volumes along 100th 
Avenue NE and the narrow widths of the parcels make it not conducive to single 

MDR 

12 
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family development. Rezoning to RM 3.6 would allow attached or detached housing. 
RM 3.6 zoning would be consistent with the surrounding zoning to the south and east. 
The rezone would be consistent with the policies in the Land Use Element and other 
provisions of the Comprehensive Plan, GMA, countywide planning policies supporting 
compact growth and other criteria above. RM 3.6 zoning would allow flexibility in 
how future housing units could be arranged, especially given the existing stream 
and buffer requirements.  
 

c. Discussion: The Planning Commission and staff studied the implications of four options 
including keeping the existing low density residential zoning, rezoning to low density 
residential RS 5.0, medium density five dwelling units per acre (RM 5.0) and medium 
density twelve dwelling units per acre (RM 3.6).  
 
The staff report for the February 12, 2015, Planning Commission packet 
provides a detailed analysis of the rezone options, environmental constraints 
of the properties and the number of potential new residential units/lots if 
rezoned and redeveloped (16-21). A link to the packet is provided here.  
 
A public hearing on the request was held on June 25, 2015. A link to the packet is 
provided here. Three letters were received opposed to the CAR during the study 
session period.  
 

If this recommendation is affirmed, the following changes to existing 
Comprehensive Plan text and Zoning Map are necessary:   

 
1.) Zoning and Comprehensive Plan Land use Maps revised to: 

 
Change three parcels from low density single family residential (LDR 6*)/RSX 7.2 (2) 
to medium density residential (MDR 12)/RM 3.6. (See Exhibits 12 and 13). 

  
2.) Comprehensive Plan text revisions: 

 
Text will be eliminated in the Juanita Neighborhood Plan that refers to clustered 
development of the four parcels in the study area currently designated as LDR 6* .  

 
D. Moss Bay Citizen Amendment Requests 

 
1. Nelson and Cruikshank CAR Study Area 
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a. Request: Tom Cruikshank and France and Jason Nelson submitted applications for 
Citizen Amendments for their adjoining properties located in the Moss Bay 
Neighborhood. The request is for a 
change from low density single family 
to high density zoning. The 
Cruikshanks own two properties in 
the area, one with four apartment 
units and the other with a single 
family home.  The Nelsons also own 
two properties, both with single 
family homes.  As part of the scoping 
process, the Planning Commission 
and City Council expanded the scope 
to include the entire PLA 6C zone, 
rather than just the four properties 
owned by the applicants (highlighted 
in blue).  
 

b. Recommendation:  The Planning Commission recommends changing the 
Comprehensive Plan designation and zoning for the study area from low density 
residential at nine dwelling units per acre to high density residential at 24 units per 
acre.  This land use designation and zoning would be consistent with the Planned Area 
6A area located immediately west of the study area.  Due to the small blocks and small 
parcels in the subarea, the Commission also recommends reducing the required front 
yards from 20’ minimum to 10’ minimum and recommends five foot side yard setbacks, 
rather than the standard five foot minimum with 15 foot total.  Finally, if the area is 
upzoned from low density to high density as recommended, the Commission is 
recommending minor changes to height and land use buffer standards that apply to 
properties north of Second Avenue South in the CBD 3 and CBD 4 zones (see Exhibits 
14 and 15). 
 
Discussion:  The Planning Commission considered a range of density alternatives 
relative to this request including retaining the existing low density single family 
designation, changing to a medium density designation (similar to zoning to the south 
and east), and changing to high density (similar to zoning to the west). 
 
The Commission supports multifamily redevelopment of the study area due to the 
proximity of the area to the Central Business District with its walkable access to shops, 
services, and transportation choices.  The Commission noted that, given the typical 
age of the existing housing stock in the study area, the area will see some form of 
redevelopment in the coming years under any density scenario.  The Commission was 
concerned that, without a substantial increase in the allowed density, the likely 
redevelopment would continue to be high-end single family homes.  Simply retaining 
the number of existing single family housing units in the study area would not take 
full advantage of the opportunity to provide new housing stock for residents in a 
compact, walkable location. 
 
The staff report for the June 25, 2015 public hearing provides a detailed analysis of 
the rezone options.  A link to the packet is provided here.  The public hearing was 
continued to July 9, 2015 to allow additional public testimony and Commission 
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deliberation of the options.  Residents in and near the study area were somewhat 
divided on their preferred density alternative.  Supporters noted the proximity to the 
downtown and the changed conditions since the single family zone was established.  
Opponents noted the validity of maintaining the single family character of the area, 
detrimental impacts of multifamily redevelopment, and traffic concerns. 
 

2. Waddell CAR Study Area 
 

a. Request: Doug Waddell submitted an application for a Citizen Amendment Request 
for the Planned Area 5C properties located in the Moss Bay Neighborhood. The 
request is to eliminate requirements 
for common recreational open space 
in the PLA 5C area, consistent with 
other zones where density is 
determined by building height and 
bulk (such as the CBD, JBD and 
Totem Lake).  Mr. Waddell owns the 
property located at 220 6th Street.  
The Planning Commission and City 
Council recommended that this CAR 
move forward for further 
consideration.  
 

b. Recommendation: The Planning 
Commission recommends deleting the requirement for common recreational open 
space in the Planned Area 5C (PLA 5C) zone. 
 

c. Discussion:  Common recreational open space requirements are established in KZC 
115.23.  The PLA 5C zone is the only zone listed in that section that does not have a 
maximum density limit.  While there is no direct policy rationale explaining the 
absence of common recreational open space requirements for other areas without 
a maximum density limit, it is likely that the desire was to make highly efficient 
use of land in these and other high density growth centers.  The absence of 
common recreational open space requirements in these areas coincides with small 
or no setbacks, high lot coverage allowance, and design review.  These factors all 
work in conjunction with policies that support density in these subareas as a 
means of creating compact mixed use centers where residents are close to shops, 
services and transit.  As with nearby CBD projects that do not have this 
requirement, the PLA 5C zone is close to many parks and recreational 
opportunities in Downtown. 
 
On a related note, during deliberations the Commission discussed code issues, 
including current height limits that make development of rooftop open space for 
residents difficult.  The Commission would like to review those regulations as part of 
a future work program. 
 

II. REVIEW PROCESS FOR CITIZEN AMENDMENT REQUESTS  
 

Initially, the Planning Commission considered over 30 CAR applications on July 10, 2014 and 
made a recommendation to City Council on which applications should move forward for 
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additional study.  In July, the City Council considered the recommendation and approved 
the final list. In September, the Planning Commission scoped the study areas for the CARs 
and those study areas define the analysis contained in this memorandum.  
 
An Environmental Impact Statement has been prepared for the Comprehensive Plan Update 
that includes an analysis of any probable significant impacts relating to each of the CARs.  

 
III. CRITERIA FOR AMENDING THE COMPREHENSIVE PLAN AND LEGISLATIVE 

REZONES 
 

The Zoning Code (KZC 140) contains criteria for amending the Comprehensive Plan (including 
Neighborhood Plans) as described below.  
 
1. The amendment must be consistent with the Growth Management Act. 
2. The amendment must be consistent with the countywide planning policies. 
3. The amendment must not be in conflict with other goals, policies, and provisions of the 

Kirkland Comprehensive Plan. 
4. The amendment will result in long-term benefits to the community as a whole, and is in 

the best interest of the community. 
5. When applicable, the proposed amendment must be consistent with the Shoreline 

Management Act and the City’s adopted shoreline master program. 
 
The Zoning Code (KZC 130) contains three criteria for considering legislative rezones as part of 
the Comprehensive Plan amendment and Zoning Code or Map. The list of criteria is provided 
below: 

1. Conditions have substantially changed since the property was given its present zoning or the 
proposal implements the policies of the Comprehensive Plan; and 

2. The proposal bears a substantial relationship to the public health, safety, or welfare; and  
3. The proposal is in the best interest of the community of Kirkland.  

Staff evaluation of criteria for each CAR was included in the public hearing memorandum for that 
CAR on either June 25, 2015 or July 23, 2015. 

IV. PUBLIC NOTICE & OPPORTUNITIES FOR PUBLIC COMMENT  

 
Public notice was provided for study of the Citizen Amendment Requests. The City issued a 
Special Comprehensive Plan Update Edition of the City Update newsletter in October 2014, 
including a section on the CARs with a map showing the location of the CARs and a link to the 
CAR web page where meeting dates would be posted.  In early November 2014, property owners 
and residents within the study areas and property owners within 300 feet of the study areas 
were notified by mail of the CAR study and directed to the City’s web page for meetings dates 
once they were scheduled. In late November 2014, CAR applicants were notified by email of the 
meeting dates that had since been scheduled. Email notice was also provided to the 
neighborhood associations and the Kirkland 2035 listserv. In January 2015, email notice of the 
meeting date was sent to the CAR applicants, and letters containing information about the 
process and copies of the notice that was mailed in November 2014 were sent to property owners 
within the study areas. A City Update newsletter was mailed in June 2015 to all residents and 
businesses in Kirkland describing the citizen amendment requests and public hearing schedule.  
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Prior to the public hearing and open houses, notices of the hearing date were mailed to property 
owners and residents within the study area and 300’ feet surrounding the area. Public notices 
signs were installed surrounding the study area.  

 
Public outreach with the Neighborhood Associations occurred from November 2014 through 
February 2015 to present the proposed CAR’s applicable to each neighborhood and to receive 
comment on the CAR’s.  

 
V. PUBLIC COMMENTS RECEIVED  
 

A comment log summarizing all comments received to date is enclosed in Exhibit 18. The 
Planning Commission reviewed these comments when considering the CARs. Copies of the 
comments are available in the City official file CAM13-00465, #10 and in the Council Study 
Room. 

 
Exhibits: 
1. Basra proposed Zoning Map changes 
2. Basra proposed Comprehensive Plan Land Use Map changes 
3. Basra proposed Comprehensive Plan text changes eliminating Light Manufacturing Park 
4. Basra proposed RH 5A zoning changes 
5. Griffis proposed Zoning Map changes 
6. Griffis proposed Comprehensive Plan Land Use Map changes 
7. Griffis proposed NE 85th Street Subarea Plan text changes 
8. Griffis proposed RH 8 zoning regulations changes 
9. Griffis proposed Design Review zoning regulations 
10. Griffis proposed Affordable Housing Incentives-Multifamily 
11. Norkirk LIT proposed Industrial zoning changes 
12. Newland proposed Comprehensive Plan Land Use Map changes 
13. Newland proposed Zoning Map changes 
14. Nelson/Cruikshank proposed Zoning Map changes 
15. Nelson/Cruikshank proposed Comprehensive Plan Land Use Map change 
16. Nelson/Cruikshank proposed Zoning text amendments 
17. Waddell proposed Zoning text amendments 
18. Comment log summarizing written public comments 
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