
 

CITY OF KIRKLAND 
Planning and Community Development Department 
123 Fifth Avenue, Kirkland, WA 98033   425.587-3225 
www.ci.kirkland.wa.us 

MEMORANDUM 
 
To: Dave Ramsay, City Manager 
 
From: Janice Soloff, AICP, Senior Planner 
 Eric R. Shields, AICP, Planning Director 
 
Date: November 24, 2008 
 
Subject: COSTCO PRIVATE AMENDMENT REQUEST TRANSMITTAL OF PLANNNING 

COMMISSION RECOMMENDATION, FILE ZON07-00017 
 
I. RECOMMENDATION 
 

Staff recommends that the City Council:  
 

A. Consider the recommendation from the Planning Commission to approve the Costco 2007 
private amendment request (PAR) found in Exhibit A (see Section VI below); and 

B. Consider Costco’s letter found in Exhibit F requesting four changes to the draft zoning 
code amendments to the RH 1B special regulations section regarding limitations on: hours 
of operation of the gas station, required water quality treatment facilities, pedestrian 
pathway improvements, and sign lighting (see Sections III and VI below); and  

C. Provide direction to staff in drafting an “Intent to Adopt” resolution to be considered at the 
City Council’s December 16, 2008 meeting.  

 
II. CITY COUNCIL REVIEW 

The December 2, 2008 meeting is the City Council’s opportunity to provide direction to staff on the 
Planning Commission’s recommendation described in Exhibit A and Costco’s request for changes 
to the Planning Commission’s recommendation described in Exhibit F. At the meeting, staff will 
present an overview of the recommended Comprehensive Plan and Zoning Code amendment 
changes related to the Costco PAR, then Andrew Held, Planning Commission Vice Chair will 
present the Planning Commission’s recommendation. Costco representatives will be available 
should you have questions about their proposal. 

In making its decision on the matter, the City Council should evaluate how the proposed 
amendments meet the decisional criteria discussed further on in this memo. If there is support for 
the PAR, staff will draft an ‘Intent to Adopt’ resolution, to be adopted by the Council at its 
December 16, 2008 meeting. 

Council Meeting:  12/02/08 
Agenda:  Unfinished Business 
Item #:  10. c.
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III. APPLICANT’S REQUEST 
 

The Costco Wholesale private amendment request (PAR) requests the City to amend the RH 1B 
section of the NE 85th Street Subarea Plan in the Comprehensive Plan and Zoning Code (RH 1B, 
Section 53.12) to allow a vehicle service station as an accessory use to a commercial use in the 
RH 1A zone (Costco store). The proposed gas pump facility use meets the Zoning Code definition 
of a vehicle service station. Current zoning allows for a vehicle service station use in the RH 1A 
zone where the existing store is located, but not in the RH 1B zone north of NE 90th Street which is 
the preferred location. If approved the code amendment to allow the gas station would only apply 
to property owned by Costco in the RH 1B zone located on the north side of NE 90th Street (see 
Exhibit B). 
 
As a result of the community meetings held over the last year, Costco has incorporated into its 
PAR and gas station proposal installation of the following pedestrian and water quality 
improvements as public benefits to the neighborhood should the PAR be approved (see July 23, 
2008 letter from Costco in the Planning Commission August 28th study session packet and Exhibit 
F, November 21, 2008 letter):  

 
1. Sidewalks on the south side of NE 90th Street along Costco owned property at the corner of 

NE 90th Street and 120th Avenue NE and between 122nd Avenue NE and 124th Avenue NE. 
  

2. A painted crosswalk in front of the Church at the intersection of NE 90th Street and 122nd 
Avenue.   

 
The Planning Commission recommended that the best location for the crosswalk would be on 
the east side of the intersection to avoid conflict with the Church’s driveway. Costco agrees to 
this location. 

 
3. Installation of an oil/water separator on the existing Costco store parking lot.  
 

In response to the comments raised at the community meetings Costco is willing to upgrade 
the existing water quality facilities in both main and north parking lots which were constructed 
in 1983 under older storm water standards.  In response to comments raised at the public 
hearing from adjacent Nienaber property owners claiming that when the east parking lot was 
developed it increased surface water problems onto their property, the Planning Commission 
recommended that Costco upgrade the storm water system in the east parking lot as well.  
 
Costco’s letter in Exhibit F describes the storm water standards that each parking lot was 
developed under. Since the east parking lot was developed using the 1992 Department of 
Ecology manual which is similar to the 1998 King County manual used today, the existing bios 
wale is providing adequate storm water quality treatment for water leaving the East parking lot 
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and therefore, Costco requests that Council clarify special regulation 5c. to not require the 
upgrading of the east parking lot. 

 
4. Improvements to a trail head at NE 90th Street and 120th Avenue NE.  

 
Costco was originally willing to contribute $10,000 toward a trailhead. No trailhead is planned 
by the Parks Department at that location. Therefore, the Planning Commission recommended 
that the applicant put this money toward upgrading the existing recorded pedestrian pathway 
that exists partially on their property (and the apartments to the north) connecting NE 90th 
Street to Slater Avenue. Costco would like to have a $10,000.00 cap on the pathway 
improvements and clarify that their improvements would only be installed on the portion of the 
pathway located on their property.  

 
IV. PROCESS  

 
The private amendment request followed the Process IV review process and noticing procedures 
for evaluating Comprehensive Plan and Zoning Code amendments. Below is a summary of the 
timeline and the process evaluating the PAR.  
 
April 2007, Costco submitted the original PAR request to the City as part of the 2007 citizen 
private amendments process. The Planning Commission recommended to City Council that the 
PAR not go forward as part of the threshold determination because of the level of public comments 
received.  

 
July 2007, City Council deferred the Costco PAR threshold determination suggesting that Costco 
meet with the community to listen to citizen concerns about the proposal. The Council directed 
staff to help facilitate the process.  

 
November 2007 to February 2008, the City hired a consultant to conduct three community 
meetings with nearby property owners, neighborhood representatives, City staff and Costco to 
discuss the PAR proposal.  

 
August 5, 2008 after hearing the results of the community meeting process and Costco’s offer to 
add installation of public improvements to the area to their PAR proposal, the City Council made a 
threshold determination decision that the PAR request merits further study and referred the item 
back to the Planning Commission for further analysis. This meeting packet contains a 2008 letter 
from Costco describing the proposed public improvements and the final report describing the 
comments received at the community meetings and Costco’s response to the participants 
concerns.  
 
August 28, 2008, the Planning Commission held a study session and directed staff and Costco to 
follow up on questions with more detailed analysis.  
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November 13, 2008, Planning Commission held a public hearing on the draft code amendments 
and recommended approval of the PAR with additional requirements to the staff recommendation 
that were incorporated into the enclosed draft amendments.  
 
City Council packets are available for viewing at  
http://www.ci.kirkland.wa.us/depart/council/Agendas.htm 
 
Planning Commission meeting packets and minutes are available for viewing at   
http://www.ci.kirkland.wa.us/depart/Planning/Planning_Commission.htm 
 

V. PUBLIC COMMENT 
 
The public had an opportunity to comment at Planning Commission study sessions and all the 
comment letters received to date are included in Exhibit E. A petition with approximately 3400 
signatures in support of the gas station was submitted at the public hearing. Community meetings 
with neighborhood stakeholders conducted by a professional facilitator provided an opportunity for 
in depth discussion of the issues (the final report was forwarded previously to the City Council). 
Public notice of the PAR was posted on a notice board in front of the Costco store and a postcard 
listing all the public meetings was distributed to property owners and residents located 300’ 
surrounding the Costco property.  Notice was sent to North and South Rose Hill Neighborhood 
Associations and Costco met with the groups on several occasions.  
 
The public’s concerns related to the new gas pump facility are summarized below: 

• The gas station will result in increased cut through neighborhood traffic and increased 
traffic congestion at surrounding intersections.  

• Gas spills into surrounding storm drainage system and on to Forbes Lake 
• Gas fumes from idling cars 
• Elimination of parking stalls may result in insufficient parking for the Costco store 
• Property owners containing wetlands surrounding the store expressed concern about past 

development of the Costco store and other projects in the area, causing storm drainage 
problems and increased wetland regulations are limiting redevelopment of their property. 
 

 
VI. PLANNING COMMISSION RECOMMENDATION 

 
Exhibit A contains the Planning Commission recommending that the Costco PAR be approved.  
 
Exhibit C contains the recommended draft amendments to the RH 1B area land use policies of NE 
85th Street Subarea section of the Comprehensive Plan.  
 
Exhibit D contains the proposed draft Zoning Code amendments to the RH 1B use zone chart 
(Section 53.12.015) adding a vehicle service station use listing only as an accessory use to the 
Costco store located in RH 1A. The development standards are consistent with other vehicle 

http://www.ci.kirkland.wa.us/depart/council/Agendas.htm
http://www.ci.kirkland.wa.us/depart/Planning/Planning_Commission.htm
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service station uses in the Rose Hill Business District except for the Planning Commission 
recommended reducing the maximum building height to 20’ above average building elevation.  
 
To mitigate the commercial use adjacent to the residential uses to the north and east, sign lighting 
would be permitted only on the west and south pump island canopies. Additional special 
regulations were added by the Planning Commission limiting the hours of operation of the gas 
station to one hour before opening and one hour after the closing of the Costco store. Also 
included are the public improvements Costco offered as public benefits to the neighborhood and 
improving the existing pedestrian pathway in the parking lot that connects NE 90th Street to Slater 
discussed above. In addition, as part of the design review and building permit review process the 
future gas station would be required to bring the perimeter landscape buffer up to code by adding 
supplemental landscaping and a solid 6’ high fence along the east and north property lines.  
 
Costco response to the Planning Commission recommendation 
Exhibit F describes Costco’s response to the Planning Commission’s recommendation requesting 
that the draft code amendments in Exhibit D be changed to the following: 
 

1. Special Regulation No. 2 allow hours of operation of the gas station to be 7:00 am to 9:30 
pm rather than the one hour before store opening and one hour after store closing.  

2. Special Regulation No 5c be revised to clarify that the water quality treatment facility in the 
east parking lot is not required to be upgraded. 

3. Special Regulation No. 5d be revised to limit maintaining and improving the existing 
pathway that runs between NE 90th Street and Slater Avenue NE to only the portion of the 
pathway located on their subject property and the amount of improvements be capped at 
$10,000.  

4. Special Regulation No. 6 be revised to eliminate the prohibition of sign lighting on the 
north and east fascia’s of the gas station canopy and instead staff would evaluate the type 
of sign lighting during the design review process to ensure that the type of lighting used 
would minimize impact on the adjacent residential properties.   

 
City Council should provide direction to staff whether to uphold the Planning Commission’s 
recommendation or to agree with Costco’s requested changes.   

 
VII. PRIVATE AMENDMENT REQUEST CRITERIA  

 
The Zoning Code contains the following criteria to consider when evaluating private amendment 
requests to amend the Comprehensive Plan and Zoning Code.  
 
A. Factors for Consideration: KZC 140.25 establishes that the City must take into 

consideration but is not limited to certain factors when considering a Comprehensive Plan 
Amendment. Below is a list of the criteria followed by a staff analysis: 

 
1. The effect upon the physical, natural, economic, and/or social environments. 
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The proposed new vehicle service station use would be located on an existing paved 
underutilized parking lot and therefore less effect upon the physical or natural 
environment. If the PAR is not approved, Costco could choose to build the facility in front 
of the store entrance, which would result in the same impacts. Other light industrial or 
business park uses already allowed in the RH 1B zone could be developed on the north lot 
resulting in a taller larger building footprint, provided Costco could show adequate parking 
would be provided. Any gas station would need to meet all the current environmental 
standards to control gas spillage, tank leakage and gas emissions. From an economic 
development standpoint, approving the PAR would show support for business expansion 
and help reduce the loss of sales tax revenue from customers choosing to shop at Costco 
stores in other cities.  
 
2. The compatibility with and impact on adjacent land uses and surrounding 

neighborhoods. 
 

The gas facility proposed would be located on the north end of the parking lot adjacent to 
the freeway, farthest away from the low density residential uses to the east, but closer to 
the apartments to the north. The gas facility will increase activity, noise, light, and odor 
adjacent to the residential uses compared to what exists today however, the dense, 
mature landscaping with the addition of a solid fence will likely screen the gas facility 
canopy and lights from the residential uses.  
 
Any future development permit for a gas facility would be required to meet current Rose 
Hill Business District exterior lighting standards (KZC Section 115) intended to minimize 
light spillage onto residential properties and a noise study if open after 9:00 pm. It is 
anticipated that any increase in noise will be muffled by the existing freeway noise. 
Limiting sign lighting on the north and east fascias will help.  
 
The key area of concern is the potential traffic impacts of the PAR. For the Costco PAR a 
significant amount of traffic analysis has occurred that would normally be done at the 
project level. The traffic impact analysis included a “sensitivity test” that doubled the 
estimated vehicle trips. The studies concluded that even with the “worst case scenario” 
the gas station would meet the City’s acceptable levels of service and no off- site traffic 
improvements are necessary. The reports concluded that no cut through neighborhood 
traffic is expected. Queuing of cars waiting in line for the gas pumps should not be an 
issue because the distance from the proposed gas pumps to NE 90th Street would allow for 
an estimated 55 vehicles.   

 
3. The adequacy of an impact on public facilities and services, including utilities, 

roads, public transportation, parks, recreation, and schools. 
 

There will be no impacts on parks, recreation or schools as a result of the private 
amendment request. In addition to the utilities, impact fees, and other improvements 
required with a typical development permit, Costco is voluntarily willing to install sidewalks, 
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upgrade the existing on-site storm water facilities, existing pedestrian pathway and add a 
crosswalk in front of the church on NE 90th St. to upgrade the infrastructure surrounding 
the store.  
 
4. The quantity and location of land planned for the proposed land use type and 

density. 
 

See discussion under existing Comprehensive Plan policies.  
 

5. The effect, if any, upon other aspects of the Comprehensive Plan. 
 

The private amendment request is supported by policies in the Land Use Element and 
Economic Development elements to promote more intensive development within business 
districts and near major transportation corridors. If approved no other aspects of the 
Comprehensive Plan would be affected.  

 
B. Criteria for Amending the Comprehensive Plan: KZC 140.30 establishes the criteria 

by which a Comprehensive Plan Amendment must be evaluated. These criteria and the 
relationship of the proposal to them are as follows: 

 
1. The amendment is consistent with the Growth Management Act including the 

following relevant Planning Goals: 
 

Urban Growth: Encourage development in urban areas where adequate public facilities 
and services exist or can be provided in an efficient manner. 
Reduce Sprawl: Reduce the inappropriate conversion of undeveloped land into sprawling, 
low-density development. 
Transportation: Encourage efficient multimodal transportation systems that are based on 
regional priorities and coordinated with county and city comprehensive plans. 
Economic Development: Encourage economic development throughout the state that is 
consistent with adopted comprehensive plans, promote economic opportunity for all 
citizens of this state, especially for unemployed and for disadvantaged persons, promote 
the retention and expansion of existing businesses and recruitment of new businesses, 
recognize regional differences impacting economic development opportunities, and 
encourage growth in areas experiencing insufficient economic growth, all within the 
capacities of the state's natural resources, public services, and public facilities. 
Environment: Protect the environment and enhance the state's high quality of life, 
including air and water quality, and the availability of water. 
Public facilities and service: Ensure that those public facilities and services necessary to 
support development shall be adequate to serve the development at the time the 
development is available for occupancy and use without decreasing current service levels 
below locally established minimum standards. 
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2. The amendment is supported by the following Countywide Planning Policies on 
Land Use: 

 
Policy LU-26 states that land within Urban Growth Areas shall be characterized by urban 
development. 
Policy LU-66 calls for an efficient use of land within the Urban Growth Area and a mix of 
housing types. 
Policy LU-69 encourages infill development 

 
3. The amendments must not be in conflict with other goals, policies, and provisions 

of the Kirkland Comprehensive Plan as noted below. The following are relevant 
goals and policies within the Comprehensive Plan that support the PAR proposal:  

 
Economic Development Chapter: 
Policy ED-1.3: To encourage a broad range of businesses that provides goods and service 
to the community. 
Policy ED-2.4: Consider the economic effects on businesses and the economic benefit to 
the community when making land use decisions.  
Policy ED-3.1: Promote economic success within Kirkland’s commercial areas. The Rose 
Hill Business District along NE 85th Street provides regional and neighborhood services in 
general retail, automobile sales, high technology, small office parks and housing.  
ED-3.3: Encourage infill and redevelopment of existing commercial areas consistent with 
the role of each commercial area.  
ED-4.1: To enhance the competitive advantage of Kirkland businesses. 
 
The Natural Environment Chapter: 
Goal NE-I: Protect natural systems and features from the potentially negative impacts of 
human activities, including, but not limited to land development. 
Policy NE-1.6: Strive to minimize human impacts on habitat areas. 
 
The Land Use Chapter: 
Policy LU-1.4: Create an effective transition between different land uses and housing 
types. 
Goal LU-2: Promote a compact land use pattern in Kirkland. 
Goal LU-4: Protect and enhance the character, quality, and function of existing residential 
neighborhoods while accommodating the City's growth.  
Policy LU-5.2: Maintain and strengthen existing commercial areas by focusing economic 
development within them and establishing development guidelines.  
Policy LU-5.5: Enhance and strengthen the commercial viability of the Rose Hill Business 
district by implementing the NE 85th Street Subarea Plan. Taller buildings and more 
intense development is encouraged near the I-405 freeway interchange.  

 
4. The amendments will result in long-term benefits to the community as a whole, 

and is in the best interest of the community. 
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If the PAR request is approved, the amendments will provide long term community 
benefits from an economic development standpoint of encouraging a long term business 
to expand in Kirkland. The community will gain new sidewalks and water quality public 
improvements that would otherwise not be required by the developer to install. If not 
approved, the applicant could locate the facility in the RH 1A zone resulting in greater 
congestion issues near the store entrance and the public improvements would not be 
installed.   

 
C. Criteria for Amending the Kirkland Zoning Code: KZC 135.25 establishes the 

criteria by which a Zoning Code Amendment must be evaluated. These criteria and staff’s 
analysis of the relationship of the proposal to them are as follows: 

 
1. The amendment is consistent with the applicable provisions of the Comprehensive 

Plan; and  
 

NE 85th Street Subarea Plan: 
Vision for Rose Hill Business District: The proposal would implement the vision for the 
Rose Hill Business District to support more intensive development closest to the freeway 
interchange and auto oriented businesses west of 124th Avenue NE.  
Goal NE85-2: Assure an effective transition between single-family and multifamily areas by 
establishing architectural and site design standards for new and remodeled multifamily 
development.IGHTACTURING  
Goal NE85-3: Enhance the commercial viability of the NE 85th Street Subarea, while 
minimizing impacts on adjacent residential neighborhoods to the north, south and east. 
Policy NE85-3.1: Recognize the economic significance to the City of the major retail uses 
located in the NE 85th Street Subarea, and cooperate with these business owners to help 
assure their continued viability, consistent with the other goals and policies of this Subarea 
Plan. 
Policy NE85-3.2: Prohibit individual retail or wholesale uses that occupy more than 65,000 
gross square feet in the NE 85th Street Subarea. Note, however, exceptions for Area RH-
1a and Area RH-2a as described in Policies NE85-4.1a and NE85-4.2a. 
Policy NE85-3.3: Limit commercial development to the NE 85th Street commercial area as 
defined by the land use designations in Figure NE85-2, NE 85th Subarea Land Use. Except 
as provided in Policy NE85-3.7, do not allow such development to spread into the 
adjoining residential neighborhoods. 
Policy NE85-3.5: Utilize zoning incentives or other techniques to encourage commercial 
redevelopment in the Subarea. 
Policy NE85-3.6: Upgrade public infrastructure to support commercial redevelopment in 
the Subarea 
Policy NE85-9.4: Install pedestrian improvements at appropriate locations, including 
sidewalks on the north/south streets leading to NE 85th Street. 
 



 Page 10 of 10, Costco PAR 
Staff memo to City Council  
Transmitting PC recommendation 
December 2, 2008 

2. The amendment bears a substantial relation to public health, safety, or welfare; 
and  
 

Any potential impacts to the surrounding neighborhood will be addressed through the 
existing and proposed zoning regulations, through environmental review or regulations at 
the State and Federal level as part of the development permit. The existing mature 
landscape buffer along the east and northeast property line will minimize visual and 
aesthetic impacts.  

 
3. The amendment is in the best interest of the residents of Kirkland.  
 
The PAR request serves the community's interest in the efficient use of land and shows 
the City’s support for a long term business to expand. Locating the gas facility use on the 
north side of NE 90th Street in the underutilized parking lot is the best location so that the 
use is separated from the low density uses to the east and the main pedestrian entrance 
to the store. Without the code amendments the applicant could build the facility on the 
south side of NE 90th Street or a more intensive development on the north side of NE 90th 
Street.  

 
VIII. ENVIRONMENTAL REVIEW 
 

An EIS Addendum to the City’s Draft and Final Environmental Impact Statement (EIS) for the City’s 
Comprehensive Plan 10 year Update in 2004 was issued for the draft RH 1B code amendments 
on September 29, 2008. An addendum is appropriate when the impacts of the new proposal are 
the same general types as those identified in the prior document, and when the new analysis does 
not substantially change the analysis of significant impacts and alternatives in the prior 
environmental document.  

 
IX. EXHIBITS 
    

A. Planning Commission recommendation memo 
B. Vicinity map and zoning 
C. Draft Comprehensive Plan text amendment 
D. Draft Zoning Code text amendment 
E. Public comment letters and emails received 
F. Costco response letter to Planning Commission recommendation 

 
Cc:  via email notification to:  

Kim Sanford, Costco Director of Real Estate Development, 999 Lake Drive, Issaquah, WA 98027 
Chris Ferko, Barghausen Consulting Engineers, Inc., 18215 72nd Avenue So, Kent, WA 98032 
North Rose Hill Neighborhood Association 
South Rose Hill Neighborhood Association 
Kirkland Chamber of Commerce 
File ZON07-00017 
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 CITY OF KIRKLAND 
Planning and Community Development Department 
123 Fifth Avenue, Kirkland, WA  98033  425.587-3225 
www.ci.kirkland.wa.us 

 
 
 

MEMORANDUM 
 
To: City Council 
  
From: Planning Commission 
 Byron Katsuyama, Chair 
 
Date: November 19, 2008 
 
Subject: PLANNNG COMMISSION RECOMMENDATION 
 COSTCO PRIVATE AMENDMENT REQUEST 
 FILE ZON07-00017 
 

I. INTRODUCTION 

The Planning Commission is pleased to present its recommendation to approve the Costco Wholesale 
2007 Private Amendment Request (PAR).  The Costco PAR proposal consists of amending the RH 1B 
section of the NE 85th Street Subarea Plan and Zoning Code to add a members only vehicle service station 
use as an ancillary use to the Costco store at 8629 120th Avenue NE on the existing parking lot north of NE 
90th Street.  

Included in the PAR proposal is a package of on and off- site public improvements Costco is willing to 
install if the PAR is approved including: new sidewalks along certain sections of NE 90th Street and 120th 
Avenue NE, a new crosswalk at the intersection of NE 90th Street and 120th Avenue, and upgrade of the 
water quality facility in the existing store parking lot. Costco proposed these improvements in response to 
concerns raised from participants in the neighborhood meetings held earlier this year. These 
improvements are being proposed as public benefits to the surrounding neighborhood in addition to other 
improvements and impact fees that will be required with a future development permit for the gas station.  

II. RECOMMENDATION ON COSTCO WHOLESALE PRIVATE AMENDMENT REQUEST 

A. The Planning Commission recommends that the NE 85th Street Subarea section of the Comprehensive 
Plan Policy NE85-4.1b on page XV.F/G-7 be changed to add allowing the retail sale of fuel on the north 
side of NE 90th Street only if ancillary to a commercial use in RH 1A (site of existing Costco store). 
 

B. The Commission recommends that Zoning Code RH 1B, Section 53.12 Use Zone Chart be amended to 
add a new vehicle service station use listing which will become Section 53.12.010. The development 
standards are consistent with a vehicle service station use in other Rose Hill Business District zones. 
Special regulations include a list of requirements to help mitigate the potential impacts of the 
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commercial use on adjacent residential uses such as limitations on hours of operation, location of the 
gas pumps, lighting of signs and building height and the street and water quality improvements that 
will be required with the development of the gas station. The Planning Commission further requested 
that Costco upgrade all of the parking lots that surround the store, including the employee parking lot 
located east of 120th Street, to meet current water quality standards. Costco was willing to contribute to 
a pedestrian trailhead on the north side of NE 90th Street. However, since no such trailhead is planned 
by the Parks Department and since there is an existing recorded pedestrian pathway along the 
Costco’s east property line from NE 90th Street to Slater Avenue, the Commission concluded that 
Costco should use the funds to improve the existing pathway, which is incorporated into the special 
regulations.   

 
No other changes to the Zoning Map or Comprehensive Plan maps are recommended as part of this 
private amendment request. 

III. POLICY HIGHLIGHTS 

Our evaluation of the Costco PAR included the following key issues: 

• Potential increased traffic on surrounding streets  
• Lack of sidewalks in the area 
• Potential circulation issues related to conflict between pedestrians walking through the parking lot 

to the store and vehicles traveling to the gas station 
• Increased emissions from idling cars  
• Water quality impacts to the Forbes Lake drainage basin 
• Impact on adjacent residential properties 
• The fiscal implications to the City of the PAR decision  

The Commission directed city staff and Costco to research and provide more data on each of these issues 
which they presented to us at the public hearing.   

The proposal’s potential traffic impacts received close attention from the Commission.. Because of the 
unique characteristics of Costco gas stations (i.e., members only, limited hours of operation, single 
attendant, etc.), data from Costco’s own trip generation studies were used instead of the Institute of 
Transportation Engineer’s trip generation manual to provide a more accurate estimate of expected trips. In 
addition, a supplemental traffic report was submitted comparing the trip generation rates for the proposed 
Kirkland gas facility with the observed rates from other local Costco stores that sell gas in Woodinville, 
Aurora Village and Issaquah. The results from these comparisons support the conclusions reached for the 
proposed Kirkland gas facility.  

Finally, a sensitivity analysis was completed to test a worst case scenario in which the amount of net new 
traffic is doubled from what is anticipated to be generated by the addition of a new gas station on this site. 
The result of the sensitivity analysis shows that the analyzed intersections would still operate at an 
acceptable LOS even if the anticipated traffic were doubled. The traffic impact analysis also showed that 
many of the new trips to the gas station will be shared by customers already shopping at the store. Based 
upon our review of these studies, the Commission feels that the proposed gas station will result in 
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acceptable levels of service for all nearby intersections. The City’s transportation engineer evaluated the 
traffic reports and agreed with its findings and conclusions.      

The Planning Commission recognized that Costco could locate the facility in the RH 1A zone as an allowed 
use generating the same impacts, but the community would not receive the public benefits being offered 
by Costco.  When given a choice between the north and south side of NE 90th Street, it was concluded that 
the best location for the gas facility is the north side of NE 90th Street away from the main store entrance. 
From an economic development standpoint we determined Costco is an important asset to the City and 
therefore, concluded it is important to support of the store’s desire to expand and the public benefits being 
offered outweigh the negatives of the proposed PAR.  

IV. PUBLIC PARTICIPATION 

The community meeting process recommended by City Council at the first phase of the PAR process was 
useful in identifying the key issues of concern related to the gas station proposal. By the time the PAR 
made it to the Planning Commission study session, Costco had refined their PAR proposal to include the 
public benefits package and mitigation measures were incorporated into the draft use zone charts.   

At the November 13, 2008 public hearing people spoke about concerns related to increased gas emissions 
from idling cars, lack of sidewalks along NE 90th Street, potential increases in cut thru neighborhood traffic, 
and potential site circulation congestion between the store and gas facility.  

The Commission heard from a group of concerned property owners who have wetlands on their property 
that they believe are attributable to past development by Costco and others in the business district. 
Although the Commission was sympathetic to their concerns we felt their issues were unrelated to the PAR. 
We understand that staff has met with this group to discuss various options for the property owners to 
pursue and that the City Council will receive a briefing on this issue separately.  

Letters for and against the PAR proposal were submitted and are enclosed. A petition was submitted with 
approximately 3400 signatures (of which over half were from Kirkland residents in favor of the gas facility) 
in support of the gas facility.    
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Draft Zoning Code amendments RH1B Section 53.12.-11-19-08       EXHIBIT D 
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Special Regulations  
(See also General Regulations) Lot 

Size 

REQUIRED YARDS 
(See Ch. 115) 

Lo
t 

C
ov

er
ag

e  

Height of 
Structure 

  Front Side Rear 

.01
5 

Vehicle 
Service Station 
See Special 
Regs. 1 and 2 

D.R., 
Chapter 
142 KZC  

22,500 
sq. ft. 

20’ 15’ 15’ 80% 20’ above 
average 
building 
elevation 

A E 
See 
Speci
al 
Reg 
6. 

See KZC 
105.25 

1. This use is permitted only north of NE 90th Street as an accessory use to a 
commercial use located in RH 1A and limited to sale of fuel.  Vehicle service, repair, 
or the sale or installation of lubricants, tires, batteries or other similar accessories is 
prohibited.  

2. Hours of operation are limited to between one hour before the opening and one hour 
after the closing of the commercial use located in RH 1A. 

3. Gas pump islands must be located at least 20 feet from all property lines..  
4. See KZC 95.40. (6) and (7) required landscaping, for additional regulations.  
5. The following improvements must be installed: 

a. Half street improvements including vertical curb, five foot wide sidewalk and 
4.5 foot wide landscape strip planted with street trees adjacent to the curb in 
the following locations: 

i. Along the south side of NE 90th Street between 120th Avenue NE and 
the existing sidewalk west of 122nd Ave. NE. 

ii. Along the south side of NE 90th Street between 122nd Avenue and 
123rd Lane NE.  

iii. Along the east side of 120th Avenue NE between NE 90th Street and 
the existing sidewalk to the south. 

b. Crosswalk markings at the intersection of NE 90th Street and 122nd Avenue 
NE. 
 
Minor deviations may be approved by the Public Works Director. If 
improvements will result in impacts to adjacent wetlands, they must comply 
with Chapter 90, Drainage Basin requirements.  

 
c. Basic water quality treatment for the surface water discharge from all the 

parking lots that serve the commercial use located in RH 1A . The treatment 
shall meet the specifications of the 1998 King County Surface Water Design 
Manual, or equivalent approved by the Public Works Dept. 

d. A pedestrian pathway shall be developed and maintained between NE 90th  St 
and Slater Avenue NE.  

 
6. Internal or exterior illuminated signs are prohibited on the north and east sides of gas 

pump islands or canopies. 
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