
CITY OF KIRKLAND 
Planning and Community Development Department 
123 Fifth Avenue, Kirkland, WA 98033   425.587.3225 
www.ci.kirkland.wa.us

MEMORANDUM 

To: David Ramsay, City Manager                QUASI-JUDICIAL

From: Eric Shields, AICP, Planning Director 
Tony Leavitt, Planner 

Date: June 21, 2006   

Subject: Highlands 25 Final Subdivision, File No. FSB06-00001  

RECOMMENDATION

Approve with conditions the Final Subdivision for the Highlands 25 Plat. The City Council may do 
so by adopting the enclosed Resolution. 

BACKGROUND DISCUSSION

The Preliminary Subdivision was heard by the Hearing Examiner on June 2, 2005. The Hearing 
Examiner approved the project with conditions on June 10, 2005. A concurrency test was passed 
for traffic on February 11, 2005 and for water and sewer on November 9, 2004. A Determination 
of Non-significance was issued for the proposal on May 12th, 2005. The proposal included the 
following general elements: 

Subdivide 8 existing lots, 6.68 total acres, into 25 lots for single-family residences within a 
RS 8.5 zone with a minimum lot size of 8,500 square feet. The proposed lots will range in 
size from 8,467 square feet to 11,427 square feet, with an average lot size of 8,697 
square feet. Since fourteen of the lots were less than the minimum lot size requirement of 
8,500 square feet, the subdivision was reviewed and approved through the lot averaging 
provisions of Kirkland Subdivision Code Section 22.28.040. 

Primary access to the subdivision would be from NE 95th Street. Two new public right-of-
ways would be dedicated within the subdivision for access to the new lots. 

The applicant, with the encouragement of the Public Works Department, incorporated Low 
Impact Development (LID) elements into the project design as part of the land surface 
modification application. 

The applicant is not proposing any modifications to the size, configuration, or location of any of the 
lots, access easements, or the open space tract approved with the preliminary subdivision.  

Council Meeting:    07/05/2006
Agenda:     Unfinished Business

Item #:   * 11. a. 
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The Planning Director recommends approval of the final subdivision with the conditions outlined in 
the staff advisory report dated June 20, 2006 (See Enclosure 1). 

ENCLOSURES

1. Staff Advisory Report dated June 20, 2006 

cc: File FSB06-00001 
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MEMORANDUM 
ADVISORY REPORT 
FINDINGS, CONCLUSION, AND RECOMMENDATIONS 

TO: Eric R. Shields, AICP, Planning Director 

From: Tony Leavitt, planner* 

Date: June 20,2006 

File: HIGHLANDS 25 FINAL SUBDIVISION. FILE FSB06-00001 

1. RECOMMENDATION 

Recommend approval of the Final Subdivision application for the Highlands 25 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. 
Attachment 1, Preliminary Subdivision Notice of Approval, is provided in this memo to familiarize 
the applicant with some of the additional development regulations. This attachment does not 
include all of the additional regulations. 

B. Prior to recording 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. 

2. Have a registered land surveyor set the exterior plat boundary and all interior lot 
corners. 

II. BACKGROUND 

A. The applicant is Craig Sears of Highlands 24, LLC 

B. This is a Final Subdivision application to approve a 25-lot subdivision on a 6.68-acre site (see 
Attachment 2). 

C. The Preliminary Subdivision (File No. PSB0400001) was approved by the Hearing Examiner on 
June 17, 2004. See Attachment 3 and discussion under the History section below. 

D. The site is located at 8024 and 8034 124'h Avenue NE (See Attachment 2), 

/ ENCLOSURE \ 
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Ill. HISTORY 

The Preliminary Subdivision was heard by the Hearing Examiner on June 2, 2005. The Hearing 
Examiner approved the project with conditions on June 10, 2005. A concurrency test was passed for 
traffic on February 11, 2005 and for water and sewer on November 9, 2004. A Determination of Non- 
significance was issued for the proposal on May 12th, 2005. The proposal included the following 
general elements: 

1. Subdivide 8 existing lots, 6.68 total acres, into 25 lots for single-family residences within a RS 8.5 
zone with a minimum lot size of 8,500 square feet. The proposed lots will range in size from 
8,467 square feet to 11,427 square feet, with an average lot size of 8,697 square feet. Since 
fourteen of the lots were less than the minimum lot size requirement of 8,500 square feet, the 
subdivision was reviewed and approved through the lot averaging provisions of Kirkland 
Subdivision Code Section 22.28.040. 

2. Primary access to the subdivision would be from NE 95th Street. Two new public right-of-ways 
would be dedicated within the subdivision for access to the new lots. 

3. The applicant, with the encouragement of the Public Works Department, incorporated Low Impact 
Development (LID) elements into the project design as part of the land surface modification 
application. 

IV. ANALYSIS 

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 allowed under Kirkland 
Municipal Code Section 22.16.080; and 

2. Consistency with the provisions of the Subdivision Ordinance and RCW 58.17. 

The applicant has not proposed any modifications to the size, configuration or location of any of the 
lots, access easements, or the open space tract approved with the preliminary subdivision. 

The applicant has complied with all of the conditions that were placed on the preliminary subdivision 
application approved by the Hearing Examiner, except for those conditions that must be accomplished 
prior to Final Plat recording. The applicant has submitted a bond to ensure future completion of the 
remaining public improvements required as part of the preliminary subdivision. 

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 not 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 2 1  calendar days of the issuance of the final land use decision by the 
City. 

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 
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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 through 3 are attached. 

1. Preliminary Subdivision Notice of Approval, including Development Standards 
2. Final Plat 
3. Approved Preliminary Plat 

I concur I do not concur 

Comments: 

Eric R. Shields, AlCP Date 
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PRELIMINARY SUBDIVISION 

NOTICE OF APPROVAL 

FILE NO: PSB04-00001 . 

PROJECT NAME: The Highlands Preliminary Plat 

PROJECT ADDRESS: 16XX NE 95th Street 

APPLICANT OR AGENT: Craig Sears 

CITY OF KWCLAND APPROVAL DATE: June 10,2005 Hearing Examiner Decision 
June 14,2005 Decision Release Date 

LAlPSE OF APPROVAL DATEIS): Under Section 150.135 of the Zoning Code, the applicant 
must submit to the City a complete building permit application approved under Chapter 150, 
within four (4) y e m  after the final approval on the matter (June 10,2009), or the decision 
becomes void. 

This NOTICE OF APPROVAL is granted subject to the attached conditions and development 
standards. Failure to meet or maintain strict compliance shall be grounds for revocation in 
accordance with the Kirkland Zoning Ordinance No. 3719 as amended. 

The applicant must also comply with any federal, state or local statutes, ordinances or regulations 
applicable to this project. This Notice of Approval does not authorize grading or building 
without issuance of the necessary permits horn the Kirkland Building Department. 

~ m - 0 ~  KIRKLAND 
PLANNING AND COMMUNlTY DEVELOPMENT 

Attachments: 

Conditions of Approval 
Development Standards 

H ~ r d n * l c l e r W w y ~ w l l j u ~ c  Highlsads Prelim Pb NOTICE of A p p m l  PSB04.00(101 

Planner 



Date Complete CONDITIONS 

1 

Based on Statements of Fact and Conclusions (Section EI), and 
Attachments in this report, we recommend approval of the application 
subject to the following conditions: 

CONDITIONS OF APPROVAL 

PROJECT: The Highlands Preliminary Plat File No: PSB04-00001 

2. This application is subject to the applicable requirements contained 
ip the Kirkland Municipal Code,. Zoning Code, and Building and Fire 
Code. It is the responsibility of the applicant to ensure compliance 
with the various provisions contained in these ordinances. Attachment 
3, Development Standards, is provided in this report to familiarize the 
applicant with some of the additional development regulations. This 
attachment does not include all of the additional regulations. When a 
condition of approval conflicts with a development regulation in 
Attachment 3, the condition of approval shall be followed. 

Comments: 

3. Prior to the issuance of a land surface modification permit, the tree 
preservation and removal plan (Attachment 4) shall be revised to 
retain all significance trees on the site, except any trees located 
within the proposed public right-of-ways, easement roads or 
location of utilities 

a. With the Land SurfaceModification permit for the plat 
infrastructure improvements, the applicant shall submit a 
copy to the Planning Department of the approved tree 
preservation and removal plan approved for the plat with 
the required changes as conditioned above. Only those 
significant trees required to be removed for instaliation of 
plat improvements may be removed in conjunction with the 
Land Surfice Modification permit. Any proposed changes 
to the approved plan must be approved by the Planning 
Department. If site disturbance is proposed within the drip 
lines of any trees required to be saved, an arborist report 
amendment may be required by the Planning Department to 
address specific grading impacts to the trees and 
recommended mitigating measures. 



b. With the submittal of the building permit on each new lot 
created with the short plat, the applicant shall submit a 
copy of the lree preservation and removal plan approved 
with the Land Surface Modification permit. Any proposed 
changes to the approved tree preservation and retention 
plan must be approved by the Planning Department in 
conjunction with the building permits. 

.c. As part of the building permit approval, the City may 
require minor alterations to the arrangements of structures 
on each lot and elements in the proposed development in 
order to achieve the maximum retention of these significant 
trees (see Conclusion II.F.4). 

Comments: 

4. As part of the land surface modification permit application, the 
applicant shall submit plans for the installation of the required 
improvements as described in Attachment 3 including a 5-foot 
wide paved walkway within a 10-foot wide pedestrian walkway 
easement (see Conclusion ILF.2). 

5. Prior to approval of the final subdivision, the applicant shall work 
with the Planning Department to determine the extent of the 
Natural Greenbelt Protective Easement for the protection of the 
row of fir trees on proposed lots 14, 15, & 16 (see Conclusion 
LI.F.4). 

Comments : 
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DEVELOPMENT STANDARDS LIST 
File: PSB04-0000 1, The Highlands Preliminary Plat 

Subdivision Standards 
22.28.030 Lot Size. Unless otherwise approved in the preliminary subdivision or short subdivision 
approval, all tots within a subdivision must meet the minimum size requirements established for 
the property in the Kirkland zoning code or other land use regulatory document. 
22.28.050 Lot Dimensions. For lots smaller than 5,000 square feet, the lot width at the back of 
the required front yard shall not be less than 50 feet unless the garage is located at the rear of the 
lot or the lot is a flag lot. 
22.28.130 Vehicular Access Easements. The applicant shall comply with the requirements found 
in the Zoning Code for vehicular access easements or tracts. 
22.28.210 Significant Trees. The applicant shall retain at least twenty-five percent of the healthy 
significant trees, together with any associated groundcover or understory vegetation necessary to 
assure long-term health and prevent erosion. The tree retention plan is shown on Attachment 4. 
All trees designated to be saved under the tree retention plan must be retained, unless a 
modification to the tree retention plan is approved by the Department of Planning and Community 
Development. 
22.32.010 Utility System Improvements. All utility system improvements must be designed and 
installed in accordance with all standards of the applicable serving utility. 
22.32.030 Stormwater Control Svstem. The applicant shall comply with the construction phase 
and permanent stormwater control requirements of the Municipal Code. 
22.32.050 Transmission Line Undergrounding. The applicant shall comply with the utility lines 
and appurtenances requirements of the Zoning Code. 
22.32.060 Utility Easements. Except in unusual circumstances, easements for utilities should be 
at least ten feet in width. 
27.06.030 Park Impact Fees. New residential units are required to pay park impact fees prior to 
issuance of a building permit. The impact fee for new single-family dwelling units is $612. The 
impact fee for new multifamily dwelling units is $430. Exemptions and/or credits may apply 
pursuant to KMC 27.06.050 and KMC 27.06.060. If a property contains an existing unit to be 
removed, a "credit" for that unit shall apply to the first building permit of the subdivision in the 
amount of $622 for a single family unit and $430 for a multi-family unit. 

Prior to Recording: 
22.16.030 Final Plat - Lot Corners. The exterior plat boundary, and all interior lot corners shall be 
set by a registered land surveyor. 
22.16.040 Final Plat - Title Report. The applicant shall submit a title company certification which 
is not more than 30 calendar days old verifying ownership of the subject property on the date that 



the property owner(s) (as indicated in the report) sign(s) the subdivision documents; containing a 
legal description of the entire parcel to be subdivided; describing any easements or restrictions 
affecting the property with a description, purpose and reference by auditor's file number and/or 
recording number; any encumbrances on the property; and any delinquent taxes or assessments 
on the property. 
22.16.150 Final Plat - Im~rovements. The owner shall complete or bond all required right-of-way, 
easement, utility and other similar improvements. 
22.28.050 Lot Dimensions. The owner of the property shall sign a covenant to ensure that the 
garage will be located at the rear of any lot which is smaller than 5,000 square feet, has a lot 
width at the back of the required front yard less than 50 feet, and is not a flag lot. 
22.32.020 Water System. The applicant shall install a system to provide potable water, adequate 
fire flow and all required fire-fighting infrastructure and appurtenances to each lot created. 
22.32.040 Sanitary Sewer System. The developer shall install a sanitary sewer system to serve 
each lot created. 
22.32.080 Performance Bonds. In lieu of installing all required improvements and components 
as part of a plat or short plat, the applicant may propose to post a bond, or submit evidence that 
an adequate security device has been submitted and accepted by the service provider (City of 
Kirkland and/or Northshore Utility District), for a period of one year to ensure completion of these 
requirements within one year of plat/short plat approval. 

Prior fo occupancy: 
22.32.020 Water System. The applicant shall install a system to provide potable water, adequate 
fire flow and all required fire-fighting infrastructure and appurtenances to each lot created. 
22.32.040 ~anitafv Sewer System. The developer shall install a sanitary sewer system to serve 
each lot created. 
22.32.090 Maintenance Bonds. A tw~year  maintenance bond may be required for any of the 
improvements or landscaping installed or maintained under this title. 

Zoning Code Standards 
95.35 Plant Replacement. The applicant shall replace any plants required by this Code that are 
unhealthy or dead for a period of two years after initial planting. 
105.10.2 Pavement Setbacks. The paved surface in an access easement or tract shall be set 
back at least 5 feet from any adjacent property which does not receive access from that easement 
or tract. An access easement or tract that has a paved area greater than 10 feet in width must be 
screened from any adjacent property that does not receive access from it. Screening standards 
are outlined in this section. 
110.60.2 Public Pedestrian Walkways. The height of solid (blocking visibility) fences along 
pedestrian pathways that are not directly adjacent a public or private street right-of-way shall be 
limited to 42 inches unless otherwise approved by the Planning or Public Works Directors. All new 
building structures shall be setback a minimum of five feet from any pedestrian access right-of- 
way, tract, or easement that is not directly adjacent a public or private street right-of-way. 
110.60.8 Street Trees. All trees planted in the right-of-way must be approved as to species by the 
City. All trees must be two inches in diameter at the time of planting as measured using the 
standards of the American Association of Nurserymen with a canopy that starts at least six feet 
above finished grade and does not obstruct any adjoining sidewalks or driving lanes. 



115.25 Work Hours. It is a violation of this Code to engage in any development activity or to 
operate any heavy equipment before 7:00 am. or after 8:00 pm Monday through Friday, or before 
9:00 am or after 600 pm Saturday. No development activity or use of heavy equipment may 
occur on Sundays or on the following holidays: New Year's Day, Memorial Day, Independence 
Day, Labor Day, Thanksgiving, and Christmas Day. The applicant will be required to comply with 
these regulations and any violation of this section will result in enforcement action, unless written 
permission is obtained from the Planning official. 
115.40 Fence Location. Fences over 6 feet in height may not be located in a required setback 
yard. A detached dwelling unit abutting a neighborhood access or collector street may not have a 
fence over 3.5 feet in height within the required front yard. No fence may be placed within a high 
waterline setback yard or within any portion of a north or south property line yard, which is 
coincident with the high waterline setback yard. 
1 15.42 Floor Area Ratio (F.A.R.) limits. Floor area for detached dwelling units is limited to a 
maximum floor area ratio in low density residential zones. See Use Zone charts for the maximum 
percentages allowed. This regulation does not apply within the disapproval jurisdiction of the 
Houghton Community Council. 
115.43 Garage Setback Requirements for Detached Dwelling Units in Low Density Zones. The 
garage must be set back five feet from the remaining portion of the front facade of a dwelling unit 
if: the garage door is located on the front facade of the dwelling unit; and the lot is at least 50 feet 
wide at the front setback line; and the garage width exceeds 50 percent of the combined 
dimensions of the front facades of the dwelling unit and the garage. This regulation does not apply 
within the disapproval jurisdiction of the Houghton Community Council. 
115.75.2 Fill Material. All materials used as fill must be nondissolving and nondecomposing. Fill 
material must not contain organic or inorganic material that would be detrimental to the water 
quality, or existing habitat, or create any other significant adverse impacts to the environment. 
115.90 Calculating Lot Coverave, The total area of all structures and pavement and any other 
impervious surface on the subject property is limited to a maximum percentage of total lot area. 
See the Use Zone charts for maximum lot coverage percentages allowed. Section 115.90 lists 
exceptions to total lot coverage calculations including: wood decks; access easements or tracts 
serving more than one lot that does not abut a right-of-way; detached dwelling unit driveways that 
are outside the required front yard; grass grid pavers; outdoor swimming pools; and pedestrian 
walkways. See Section 115.90 for a more detailed explanation of these exceptions. 
115.95 Noise Standards. The City of Kirkland adopts by reference the Maximum Environmental 
Noise Levels established pursuant to the Noise Control Act of 1974, RCW 70.107. See Chapter 
173-60 WAC. Any noise, which injures, endangers the comfort, repose, health or safety of 
persons, or in any way renders persons insecure in life, or in the use of property is a violation of 
this Code. 
115.115.3.g Rockeries and Retaining Walls. Rockeries and retaining walls are limited to a 
maximum height of four feet in a required yard unless certain modification criteria in this section 
are met. The combined height of fences and retaining walls within five feet of each other in a 
required yard is limited to a maximum height of 6 feet, unless certain modification criteria in this 
section are met. 
115.1 15.3.n Covered Entw Porches. In low density residential zones, covered entry porches on 
detached dwelling units may be located within 13 feet of the front property line if certain criteria in 



this section are met. This incentive is not effective within the disapproval jurisdiction of the 
Houghton Community Council. 
115.115.3.0 Garage Setbacks. In low density residential zones, garages meeting certain criteria 
in this section can be placed closer to the rear property line than is normally allowed in those 
zones. 
115.115.5.a Driveway Width and Setbacks. For a detached dwelling unit, a driveway and/or 
parking area shall not exceed 20 feet in width in any required front yard, and shall not be closer 
than 5 feet to any side property line unless certain standards are met. 
115.135 Sight Distance at Intersection. Areas around all intersections, including the entrance of 
driveways onto streets, must be kept clear of sight obstruction as described in this section. 
150.22.2 Public Notice Signs. Within seven (7) calendar days after the end of the 21day period 
following the City's final decision OII the permit, the applicant shall remove all public notice signs. 

Prrbr to issuance of a grading or buifding permk 
95.15.4 Tree Protection Techniques. In order to provide the best possible conditions for the 
retention of significant trees, the applicant shall construct a temporary but immovable 4 foot high 
chain-link fence generally corresponding to the drip line of each tree or group of trees shown on 
the tree retention plan to be retained (see Attachment 4). Additional tree protection measures may 
be required of the applicant. The protective fencing must remain in place throughout the 
demolition, clearing, grading, excavation, and construction processes, including the construction of 
homes. No grading, operation of heavy equipment, stockpiling, or excavation may occur inside the 
protective fences. 
27.06.030 Park Impact Fees. If a property contains an existing unit to be removed, a "credit" for 
that unit shall apply to the first building permit of the subdivision in the amount of $612 for a 
single family unit and $430 for a multi-family unit. 
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DEVELOPMENT STANDARDS 
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"*FIRE DEPARTMENT CONDITIONS*** 

3 new fire hydrants are required as shown. Subject hydrants shall be installed and fully operational 
i 

1 . prior to any combustible construction. All new hydrants as well as the existing hydrant in front of 14644 . , 
I 

shall be quipped with 5" Stork fittings. 

"NO PARKING - FIRE LANE" signs, curb stenciling, and painting required for the private access roads 
serving lots 9, 73,21 and 22. 

Due to inadhuate fire flow in the area, all new homes shall be provided with fire sprinkler systems (13D 
We). 

I ***BUILDING DEPARTMENT COMMENTSen 

I Building permits submitted on July I; 2004 or after must complywith the 2003 International Building, 

I . 
Residential and Mechanical Codes and the 2003 Uniform Plumbing Code as adopted and amended by 
the State of Washington and the City of Kirkland. 

Structure must comply with Washington State Energy Code; and the Washington State ventilation and 
Indoor Air Quality Code. 

1 .  Plumbing meter and service line shall be sized in accordance with the UPC 

Due to size of project (multiple building lots), geotechniml report required to address dkve topmen t 
activity. Report must be prepared by -a Washington State licensed Professional Engineer. 
Recommendations contained within the report shall be inmrporated into the design of the Short Plat 
and subsequent structures, 

1 .  PUBLIC WORKS CONDITIONS 

General Conditions: 

. I. All public improvkments associated with this project including street and utility improvements, must 
meet the City of Kirkland Public Works Pre-Approved Plans and Policies Manual. A Public Works 

- Pre-Approved Plans and Policies manual can be purchased from the Public.Works Department, .or it 
may be retrieved from the Public Works Department's page at the City of Kirkland's web site at 
www.ci.kirkland.wa.us. 

2- This project-will be subject to Public Works Permit and Connection Fees. ~t the pre-application 
stage, the fees can-only be estimated. It is the applicant's responsibility to coritact the Public Works 
Department by phone or in person to determine the fees. The fees can also be review the City of 
Kirkland web site at www.ci.kirkland.wa.us. The applicant should anticipate the following fees; - - 

o Water and Sewer connection Fees (paid with the issuance of a Building Permit) 

dahrstds. rev: 3ESltZQ05 



o Side Sewer Inspection Fee (paid with the issuance of a Building Permit) 
o Septic Tank Abandonment Inspection Fee 
o Water Meter Fee (paid with the issuance of a Bullding Permit) . 

o Right-of-way Fee 
o Review and Inspection Fee (for utilities and street improvements). 
o Traffic Impact Fee (paid with the issuance of Building Permit). For additional information, see notes 
below. 

3. Prior to submittal of a Building or Zoning Permit, the applicantmust apply for a Concurrency Test 
Notice. Contact Thang Nguyen, Transportation Engineer, at 425-576-2901 for more information. A 
separate Concurrency Permit will be created. 

4. Building Permits associated with this.proposed projectwill be subject to the traffic impact fees per 
Chapter 27.04 of the Kirkland Municipal Code. The impact fees shall be paid prior to issuance of the 
Building Permit{$). 

5. Any existing single family homes within this project which are demo!ished will receive a Traffic 
Impact Fee credit. This credit will be applied to the first Building Permit that is applied for within the 

'subdivision (and subsequent Building Permits if multiple houses are demolished). The credit amount 
for each demolished single family home will be equal to the most currently adopted Traffic Impact Fee 
schedule. 

6. All civil engineering plans which are submitted in conjunction with a building, grading, or . 
right-of-way permit must conform to the Public Works Policy titled ENGINEERING PLAN 
REQUIREMENTS. This policy is contained in the Public Works Pre-Approved Plans and Policies 
manual. 

7. All skeet improvements and underground utility improvements (storm, sewer, and water) must be 
designed by a Washington State Licensed Engineer; all drawings shall bear the engineers stamp. 

8. All plans submitted in conjunction with a building, grading or right-of-way permit must have 
elevations which are based on the King County datum only (NAVD 88). 

9. A completeness check meeting is required prior to submittal of any Building Permit applications. 

10. All subdivision recording mylar's shall include the following note: 

Utility Maintenance: Each property owner shall be responsible for maintenance of the sanitary sewer or 
storm water stub from the point of use on their own propertyto the point of connection in the City 
sanitary sewer main or storm water main. Any portion of a sanitary sewer or surface water stub, which 
jointly sems more than one property, shall be jointly maintained and repaired by the property owners 
sharing such stub. The joint use and maintenance shall "run with the !and" and will be binding on all 
property owners wlthln thls subdivision, including their heirs, successors and as Jgns. 

Public Right-of-way Sidewalk and Vegetation Maintenance: Each property owner shall be responsible 
for keeping the sidewalk abutting the subject property clean and litter free. The property owner shall 
also be responsible for the maintenance of,#e vegetation within the abutting landscape strip. The 
maintenance shall "run with the land'' and wlll be btnding ori all property owners within this subdivision, . 
including their heirs, successors and assigns. 

I 
Sanitary Sewer Conditions: 

I. The existing sanitary sewer main within the NE 95th St right-of-way and along the east side of lots 
22-25, is adequate to serve all the lots within the proposed project. 

2. Extend 8-inch sewer mains along the hew public roads to provide sewer to all of the lots. The 
sewer main extensions depicted on sheet 3 of the submittal are adequate. Provide a plan and profile 
design for the sewer line extensions. 



3. All new and existing sewer manholes must be accessible far maintenance purposes. The following 
access conditions wit1 apply: 

" A 12 ft. wide paved access shallbe extended to the new manhole at the northeast comer of lot 25. " A note shall be induded on the Subdivision recording mylar stating that if a fence is consbuded 
along the north property line of tot 25, a 3 ft. wide gate shall be provided at the norheast properly 
comer for sewer manhole maintenance access. " The exlsting manhole at the southeast comer of lot 22 shall have a 12 fi. wide paved access from 
the end of the existing paved access, provided for the existing detention pond, to the south of tot 21. 
Prior to adding the new paving, additional structural fill wilt need to be added to the east end of the 
detention pond berm so the paving can be extended to within approximately 1 0 ft of the existing sewer 
manhole. 

1 4. Provide a Binch minimum side sewer stub to each lot. 

Water System Conditions: 

1. The applicant shall extend the existing public water system to provide water service far each lot. 
The subdivision shall instal[ the following water system improvements: 

A. Loop an 8-inch water main from NE 95th St. south along Road B. south within a 15 ft. wide utility 
easement between lots 20- 21 & ,22-23 (under the pedestrian path), and connect to the existing 8-inch 
water main on the south side of lot 21. 
B. Extend an Sinch water main from NE 95th Skeet along Road A and terminate the extension with a 
blow-off or hydrant (Fire Dept. will determine where the hydrants should be located). 

2. Provide a separate I " minimum water service from the water main to the meter for each lot; City of 
Kirkland will set the water meter. 

3. The existing water services may be used provided that Uley are in the right location, are not 
galvanized, and are sized adequately to serve the building (per the Uniform Plumbing Code). 

4. The existing water flows are inadequate for minimum fire flow for this project: see the Fire 
Department Conditions for the fire sprinkler requirements. 

Surface Water Conditions: 

1. Provide temporary and permanent storm water control per the 1998 King County Surface Water 
Design Manual. The conceptual storm water detention system, as depicted on sheet 3, is approved by 
the Public Works Department. 

2. The developer and the Public Works Department have discussed and agreed that some 
recreational play equipment andlor a sport court over the top of the detention system should be 
installed as an amenity for the proposed development. The Homeowners Association (HOA) will be 
responsible for maintenance of the landscaping and recreational equipment while the City will be 
responsible for maintenance of the detention system. Since the recreational area is within public 
right-of-way, it may be used by the public; it is anticipated that residents within this development as well 
as the surrounding neighborhood may use the area. Language shall be included on theSubdivision 
Recording Mylar stating the use and maintenance of the recreational area. in addition, the developer 
shall sign and record a Maintenance Agreement in conjunction with the establishment of the HOA. 

3. Provide a level one off-site analysis (based on the King County SurFace Water Design Manual. core 
requirement #2). 

4. Any off-site stwm water must by-pass the on-site storm water detention system or accounted for in 
the design of the detention system. 



5- Provide an erosion control plan with Building or Land Surface Modification Permit application. The 
plan shall be in accordance with the 7998 King County Surface Water Design Manual. 

6. The National Pollutant Discharge Elimination System (NPDES) Phase I1 Final Rule requires 
operators of small construction sites (disturbing between 1 and 5 acres of land) to obtain a Construction 
Storm water General Permit through the Washington State Department of Ecology. Information about 
.the permit can be obtained at: 
Washington State Department of Ecology http:II~~~.ecy.wa.~vipmgramslwqlstormwater/construcZion~ 
U.S. EPA Office of Wastewater Management http:/lcfpub.epa.govlnpdeslstormwaterl~ 
Specific question can be directed to: 
Jeff Killelea 
PO Box 47600 
Oly~~~pia. WA 98504-7600 
(360) 407-6127 
jkil46f @ecy.wa.gov 

7. Construction drainage control shall be maintained by the developer and wlll be subject to periodic 
inspections. During the period fmm April I to October 31, all denuded soits must be covered within 15 
days; between November 1 and March 31, all denuded soils must be covered within 12 hours. If an 
erosion problem already exists on the site, other cover protection and erosion control will be required. 

8. Provide a separate storm drainage cannection.for each lot. The drainage system on each lot shall 
contain a 10 ft. minimum length drywell as part of the conveyance system to the storm system in the 
street. These drywells will be instatled with each new single-family home. 

9. Provide a plan and profile design for the storm sewer system. 

10- A 10' minimum paved maintenance access shall be provided to the detentjon facility. The Public 
Works Surface Water Maintenance Division shall review and approve the final design of the detention 
facility- 

Street Improvement Conditions: 

I The subject property abuis NE 95th Street and the two' new access streets (roads A 8 B). These 
streets are Neighborhood Access type streets. Zoning Code sections 1 10.1 0.and 1 10.25 require the 
applicant to make half-street improvements in rightsqf-way abutting the subject property. Sedtion 
710.30-110.50 establishes that these streets must be improved with the following: 

NE 95th Street 
A. Widen the street to 12 ft. from centerline to face of curb. 
B- Install storm drainage, curb and gutter, a 4.5 ft- planter strip with street trees 30 ft. oncent~r. and-a 
5 ft. wide sidewalk. The sidewalk and planter strip shall be installed along both property frontages; the 
sidewalk along the south side can terminate at the driveway apron for tract B. 
C. Underground all existing overhead utility lines along the property frontage on NE 95th St. 

Road A 
A. Dedicate 45 TI in width of public rightof-way for the easuwest leg and 40 ft. in width of public 
right-of-way for the northlsouth leg. (dedication for the culde-sac discussed below). 
El. Improve the street with 24 ft of paving (face of curb to face of curb), vertical curb and gutter, a 4.5 ft . 

wide landscape strip with street trees 30 fi. on-center, and a 5 ft. wide sidewalk. A sidewalk is not 
required along the 1405 sound wall or around the perimeter of the cul-de-sac (it is required along the 
frontage of lots 13, 14, and 15). 
C. The cul-de-sac shall be encompassed in an 80 ft. diameter right-of-way with vertical curb and gutter . 
set at 70 ft. in diameter, and 4.5 ft. wide landscape strip behind the curb with street trees 30 ft. 

A .  

. . on-cen ter . 
. . 

Road B 
A. Dedicate 35 ft in width of public right-of-way (30 ft in width around the tu rn-around). 



B. Improve the street with 20 ft of paving-(face of curb to face of curb), vertical curb and gutter. a 4.5 ft 
wide landscape strip with street trees 30 ff. on-center, and, along one side of the street, a 5 ft. wide 
sidewalk. 
C. The turn-around shall be improved with paving and vertical curb and gutter per Public Works 
Standard R.16. Street trees shall be planted around the perimeter at 30 ft. on-center whwe feasible. 
D. Install an 8 ft. wide asphalt path within a 10 ft. wide pedestrian easement from the south end of 
Road B to the south property lines of lots 21 and 22 and along the south property Iine of lot 21 to the 
existing path at the southwest corner of lot 21. 

Note: The City is encouraging the use of Low Impact Design methods to lesson the impacts of surface 
\I water run-off. One of option that is being encouraged by the City is the use of Street Edge Alternative 

(SEA) design concepts being used in the City of Seattle. As the engineering design plans are 
developed for this project, the developer may proposed to use some or all of the SEA street design 
standards. If these standards are accepted by the Public Works Department, some slight modifications 
to the roadstandards, such as the type of curb and the design of the landscape strips, will be 
necessary. However, no elements such as street trees, sidewalks, or the width of the street, will be 
eliminated or modified. 

2. A 2-in& asphalt strwt overlay will be required whwe more than three utility trench aossmgs occur 
with 150 lineal ft. of street length or where utility trenches parallel the street centerline. Grinding of the 
edsting asphalt to blend in the overlay will be required along all match lines. 

3. The driveway for each lot shall be long enough so that parked cars do not extend into the access 
easement or right-of-way (20 ft. m in.) 

4. Prior to the final of the building or grading permit. pay for the installation of stop and street signs at 
the new intersections. 

1 

5. Install "NO PARKING ANYTIMEm signs along one side of Road A and 

6. Install new monuments at ihe intersection of NE 95th St. with Road A and Road 0, at the terminus 
of Road A and Road 8, and at the centerline radius points of tangency along Road A and 8. 

7. It shall be the responsibilityof the applicant to relocate any aboveground or below-grciund utilities 
which conflict with the'project associated street or utility Improvements. 

8. Underground all new and existing on-site utility lines and overbead transmission lines. 

9. New street lights are required per Puget Power design and Public Works approval. ~ k i g n  must be 
submitted prior to issuance of a grading or building permit. 

- .  

delvstds, rev; 33?12005 



A Pmnm OF w w  IIS, SECTION 4 TOWNSHIP 26 n.. nwaE I a, W.M. 
KIN0 COUNTY, WASHINBTON 

- W ~ C I W ~ * u t ~ n r ~ I m m * r m u . r ~  
- r rauDarwxw-wrc*rmcm--r* .e I *=rarap 

-> ~--&~%~w~P~=sL-mF-u~~r- 
. r r r c m a r m r n * ~ ~ ~ ~ m m - ~ - u o - ~ m a l v v e u  
-awurnommwwmmrwsrr*-uw-.wprr 
O U P ~ W W V . ( I ~ * O ~ ~ ~ M ~ ~ ~ ~ M ~ ~ ~ ~ ~ W ~ W  
L * . i T m * . I ~ ~ m n s r V l I I m u M T - Y I . . u t m -  
- Y t m t u m m . u q O D I g U q ~ u D - - l o l - a  

A m r  

~ M - r m u w m ~ m x ~ ~ ~ I r r e c * m m - m ~ r a p c *  
o . n w o m ~ w ~ * ' * C l ( 1 y 1 ~ m m ~ m m s ~ - m  
~ m n c m a ~ m ~ l r t D ~ r n ~ - a t * m  

-m-#-m.w .a- 

m--- 

-M--uxW--~F#-Bim 
* I P l y l ~ m e D O I C I Y O m M o r r O F - m ~ H a ~  
- T C Y - I I * Y ( L - Y n a a r w - - . r - - r n a m -  
m m - m u * r m u u % n w r m s r s w a s p n r r r - ~ m K -  m ~ ~ m - ~ w ~ n m a r m I s e * r * s w m . * m u s m , ~  - - * O - m b c a m ~ I m * O ~ m m c s a r  
m - ~ ~ ~ w - ~ ~ l r m -  -DBH~YO-M - - ~ n w n w n n a n r a ~ - - ~  
s U 4 m C c x m s m m a - I c o n ~ - m ~ m - r r ( u  -1 W- k 
u m u n r p D w l M L - v w m - m M u . * a L m m v w m w  
* - c , Y O n . - . , m ~ m -  

m - o m * * - - a - - r s m a r m - - a w w w w  n a r c a x * r * e * - r * x r m n r - U w ~  
- . n m - r m m m h m * a u u  

'W-L z z f L M ~ % m m ~ ~ = r r & g ~  
m ~ m m ~ ~ m z . . e I . r s - m u w - m r u  ..w- 

~ o w a -  
Wl FDaUFY T 

w m r m Y 9 4 P  
wan' 

m - m I * L D w  m6- I r ra* l lc rmuoauruw 
~ m r m ~ o t l a r n t r r a - a u r ~ r - l a r  
~ ~ ~ W # ¶ ~ K Y n ~ R I ~ m R ~ I & 1 1 1 1 I Y I * N L  
.d-D.lrw-.XL. 

a Y * O Y O ~ ~ - c 4 ~ ~ - . ~  

n." v-- - 
m n .  urma 



HIGHLANDS 25 VOL/PG 

A PORTlOH OF NW 114, SECTION 4. TOWN8HlP 26 H.. RANQE 6 E.. W.M. 
KlNB WUMTY. WASHINOTOW 

LEQAL DESFRlPTlOW 
I- A - % 7 A l C M - X ~ l l U D ~ ) ~ W  

~ ~ m ~ 0 1 ~ 0 1 4 ~ 1 ~ a a a 4 7 , ~ a - r n v a r w m w r n  
I W T O ~ L T P ~ ~ - & ~ ~ I . - ~ M W T - . - W  BASIS OF BEAlllNQ8 W I N D  ROlMlW 
Y O U Y ? P F M ( ~ P ~ ~ ~ H * Y O C O ~ ~ ~ - - ~ ~ ~ ~ ~ *  a ~ . r 3 s -  
~ b u l 4 0 ~ ~ l l ~ - ~ ~ ~ ~ m ~ a r m ~ u c  u ~ D T ~ T o u . Y O U M C Y C M ~ O T i l m M c r N L  
m r r I ~ 1 1 Y m l d m - v ( 1 [ ~ ~ 1 ~ m 1 - m l  
M ~ ~ L V - n r x r w a Y ~ r - r - u m  

f 7  
*axl: l r m  YU UnI 

n + Y O C u m a r u u c m P ~ w m n c w m n w w w m +  
~ i % - v w u c ~ Y O m ( m ~ w m w w n - ~ c o . D n w  n*raamrnrrr*r-*mnr*-mr*msmm 
S*O Lm 1. 
7 r K K C ~ Y U ( l t M ~ V U T W W L M I A W U k S C 1 m  

mrc=-ma ULIWPC~SU 
m, 
~ u m a v ~ m u u - w m w a v w w 5 u D m ~ w s m ~  

111TWm--I . I . -S1l  

Ut CP- \U r n l B I W I V  A1 w r  W m M 
6116 W V  2-h 

m u m ~ ~ m ~ ~ l l ~ l ~ ~ ~ n ~ m . ~ * m m i ~ ~ ~ a a a n .  
~ m ~ ~ ~ r v a r - ~ l a r v r a ~ m ~ ~ r w a w ~ ~  
I *Yl u 

--M7YaPTI-~UWCUPLw 

~ u n m ~ ~ g ~ ~ a w r o l r u r r m n r m r o r m c m  - LLA ul u-n-n. H*. im mi nm 
- 8  r y a q  a amucr. wc *ox .f mm 

n " T Z b w T  LT wLTA22E-h L% g x+hht ~ F L T - W  w m a **. - m w a  m u 7- n - r - m a  ~ 1 %  ~ r a  7% u m murrr. r*wuam 

P K t a  c LDT z aecn 47. *nxr b r m s  wrwrr uarwr m m an or arm+ 
- ~ w . - m n x n * r m m . ~ u - m e ' ~ r * m  
P U S  I*. Y .5 CuMW. - 
- 0  

~ ~ ~ m ~ m ~ & - z  EF R1&-&Rw- S W 

r n E  

~ m s . ~ 0 1 ~ ~ l l * c ~ r ~ - ~ c m m m r n m w 4 * m r  
O l W C U Y a * * . A - 9 ? K H T P L * r ~ . ~ W W ~ U P A 7 $  
llCCM.WDTCOUHW. v- 
m n E ~ v ~ m r m u a n m - l o r a  
W K a F  

m ~ i m w - ~ ~ ~ ~ ~ m n , m t ~ r ~ r l a ~ ~ m * m  
I K m * W S A W - W 1 % - m M W T - . 9 - Y  
Wwmrwmr*a**wwcnm.-rapaDrrroum 
* a l U 6 * v M m - T - m - m q  
n a r r Z I U m ~ " Y D l C I I C - ' I ~ L T w w , . * m * Y C F ~ 1 * m  
i ~ n f w m r a ~ ~  
~ 1 4 r ? m ~ . ~ ~ m n r w n a a ~ ~ a u a r m r u a ~ m a  
~ ~ ~ ~ ~ y l m m , ~ - - v w w ~ c ~ r r m v n n r r  
Ha*" NO. 2-,. 
m x c w m y w m ~ + a m u x r n m c - y I w r a r r a m  
t W k  ~ ~ ~ - - s a m w r w m m r a m n m ~ ~ ~  
Lo1 * w h t r - . i ~ r n w % m a ~ u c a m u n ~ r n n c m ~ n u r a  
Km*Ht 

P- v 
m ~ J ~ 1 ~ L K l l ~ a m r r a r m m . h u m r v r ~ n m r n ~ a r r a  
~ ~ ~ ~ u ~ . . ~ * ~ . ~ ~ * a x a m m r r + l r r r r m r a . r r m m a r u ~ a  
LTRAmI.mzI*YwrmYPT.~Tu4 
U F m M - M O T C D P l C r m X I M S i A m C - M  
* t M h v ~ I Y m ~ ~ * a R I 1 I - ~ z , r m r  
W M .  

P r n  H 

urn -4 31. u IZ am m urn I rm*ar loawo m n m  m n~ m* 
w - m u a - u l n , r r a r m m w 4 * r ~ . a r ~ u ~ ~ 1 ~  
10 W HA= IFKt II. Y WO W. W W l W  
p . m r m o r r m m s ~ ~ ~ ~ ~ a n r m m m r s . i  
Y U O l W N S T * T C H O R * I U ~ m W ¶ A T E W ~ R ~  
P T U m m ~ ~ * I I O O I U D ~ 4 4 x d W . h l D L ~  

e-1 
9 .cOl -&w-+'"YL-  

JDB NO 25344 
C l N  OF KIRKWND FILE NO. PSBOdW001 SHEET 2 OF 6 



HIGHLANDS 25 
WL/PG 

A PORTION OF HW 114, 9ECTIOM 4. TOWNIUIP 26 N.. RANQE 6 E. W.M. 
KING CWHTY. WAIHIHQTO11 

NOTFS S 
I m n ~ l ~ m ~ l ~ * u C I ~ r .  l a a r m  

% mtw 1 r v a r m r r o l e . m r c e r r r r ~ r m ~ ~ . o l u - a ~ 6 Q 4 . I  
~ * 1 n n n m m ~ m m w m w ~ ~ w h ~ R y n  - 
I -SY-- -=r -mWlr l . I -T- IWUI ICYW- 

~ R Q I . W I A I I ~ M ~ - ~ ~ - M ~ ~ ~ W C  
I m c ~  O L . f n 4 B a n N f f * . 4 Y 9 I Y * ~ n u r I r ~ r * r ~ * L ~  

- . p u t m t ~ m m L m - . r r m r r n m w - - . r - M  
m ~ m r m r a r u o - ~ w w w n r o l r n m m m m o c w a w s r n ~  rum 4 
m I ~ I , I B Y - m m Y ~ - I  m c - n m c m ~ m w  
P Y L ~ - - W Y ~ Y ~ Y ~ ~ ~ - Y O - - ~ M ~ W M ~  r o ~ ~ ~ ~ r m x s l l * r ~ * u m r r r - m m r w w ~ m ~  
W L U - m w u m m - u u ~ ~ a m m m m  ~ a w r n ~ ~ ~ t u w  
+ K A E M R * - . ) I I P ( U I . I T U A T U W W X R I * l $  I T e M I D . A - M T m 6 1 M M  ~eamsm~tmmnYmmmqrmaramnr 
-,t.s-XIne--.Lvpuf- T I E P , m Y O - m I R I m  
w m * U I - m w m  - l r m m - m . u a u a m n r - u o a u m -  L - m W ~ w ~ m E ~ ~ w C . m ~ L L m ( r -  
wuuror*m--num.wor*w~-rm-mu~ -*h-L 

L M D I w ~ m U O I ~ T O U I B I ~ ~ P O ~ l ~ t l C I D D ~ m I R n t ~  * ~ w ~ m n * ~ m v I c 9 1 z ~ y 9 ~ w ~ . y I m r n m ~ m ~ ~ ~ ~ ~  
uzwm o m u - u v  c9 I t  n l  --mumnuDam u w l . ~ k ~  

L-W- C L O ~ - - W E - T O L W ~ Y * T C I ~ T Y I T ~ -  I ~ ~ 0 m a m h ~ m w a ~ m ~ m . m w 4 r m ~ * ~ ~ m ~ m m m  
m m ~ ~ ~ ~ r m u ~ a r m r o s ~ l a w ~ e r u ~ r n m r o n v * r r r  -m- 
POIYlr*sIO*mmw ~ ~ a ~ ~ l C T ~ l * 8 1 1 ~ U m S m . a n ~ l 7  
~ m - ~ u a ~ o a r r  s u r m ~ r r r - - r a R w a o a w p a R l n - -  -- z l f a r w m u u ~ w l u . r n m u a ' y 0 ~ 8 : ~ r m -  
-mmm--mw-lg- 
I m m I U - m r  - UO un*m m",DYI*L. LYlI w BYLL L - rn m 
~ ~ " . . m r F M e S m ~ P T ~ * a U m " T * T  W r n P T M p u l r k - m B  

W E M E N T  PROVlBlONCi 
-mrwrrmrrrrrarxmhaar-rrwrrrw-m r r r v p ~ ~ ~  
WL1C-h M U I O ' u a ~ K b 0 1 4 m * r - ~ r m  .A-r*uRtMa 

~ ~ - r m w m - r r r r m ~ a u w r n w ~ n - m  moww- 
W . U a r r m U r e  < m m ~ - * a + * a w a w l - - . t . ~ r t * ~ ~ m ~ * ~ h ~ ~  mmfM-NO-UDt l lYOIRDI1  M U r w D l l O F l X l @ H M a I I  

- w & I * - 1 1 - A m ~ ~ s a s r - u , ~ m . ~  
~ ~ ~ * m . ~ s n m ~ - r s r . m s ~ n v l ~ ~ a d p l r a u c r m r ~ ~ m m ~ r a n a r t .  

~ ~ I ~ m w 4 P O u O L  
~ M * n M W S ~ I ~ I P * C I ' B ' Y O ~ f T Y D ? ) M C l l l s O I 1 J m l  P U m R I  
Y O - M S M I ~ l l t l P I L D P d I I Y O 1 L L L l P 1 1 - I I , W ~ f V L ( I L ( I f 1 *  

O M ' ~ - ~ A P ~ * I ~ ~ Y I ~ O ~ ~ ~ ~ U ~ ~ ~ R L I D ~ I O I ~ R ( ~ W  
w r a ~ w ~ ~ w w L o r s m w - ~ - m ~ m a r u r . u r . m r r m r r r m ~ r r  

I a r r a ~ r I r a r a r p ~ w T l r u r l m r r . m m M r - u m u r -  YOLYYlTU- -R- -YOIW.TH-T - rTZwDm 

- -m- '&-wY-m-- rorxw-wwucr  
rDRarmnc-wSOn*trm-mormmTrmmuRm- 
~ n t R m P ( w a D l r m a r m I * r * . r m ~ ~ i w r ~ m r r r - ~ r r ~ m  

m ~ v 6 * m m ~ ~ l w m l O I t a ~ m ~ ~ m m m f m ~ ~ m  
w - L * ~ ~ L R ~ ~ F I . L - - w L - ~ ~ A s - ~  

~ ~ m ~ n - a ~ l h m ~ ~ m n * m R * ~ ~ ~ w y o -  
I ~ ~ ~ - ~ ~ u T u T I . I * I ~ ~ ~ ~ ~ ~ u ~ ~  

- *gm*wTYO,ALLUYm--TfPan€w~Lfr ,mOlel  
-1 - O R u a r N W L B L ~ O R a e p r r w m m r R A F L D l P D l I X I L o l  
- ~ Y Y - % u o o r w u o a r m - r h m y I f O m r -  

llllY7T A W V 9 D I R I F I . E W Z W - W M O P T C -  

u m A 1 0 1 1 ~ 4 * m m r n m v r r J ~ ~ ~ u r u l ~ ~ w a w m a I l . r  
~ - m a a n m a w m - u r m a o r n m n * o u a m n u c  
an-*- 
U - M ~ Y ~ . ~ ~ ~ ~ Y I ~ - Y C L Y I ~ . I ~ - ~ -  

4 r C P a ~ U ~ ( 4 ~ L I 9 U U 6 W m o W M p l * 4 C W 3 I ~  
m a a m u m ~ w u b n -  ~ h 1 ~ - r m ~ t m ~ ~ 1 ~ l r # m 1 ~ 4 m ~ n r r m n r * a n r r  ~ ~ ~ m ~ e ~ w ~ - o ~ ~ m 9 n r o r r 1 - 4 ~  .. (lm rzmm+~. rm ana a aarn-rum a mmw r r r a  m r m  rn mnclllq - m 

mmrw))> - -na, or am- w a m m  m lau mnm m -t 
n w ~ ~ ~ w m ~ r n * m r n ~ ~ u a r a a a m u r a m r n l u r ~  
UR Y I R *  - Y 4 * ~ ~ ~ ~ - m * ~ ~ r a c r I w o n o m s r r r n v c r m r m ~ r a m *  

I s R W x m a u o E m m m u o w m r o r r ~ w m * c N c e p r r r r o t w r o l a r w  
u* isms~mrXw-m-arn .anmmYrrr -  

u w ~ r n a c m u r u m r m ~ l m n u o ~ m n * m l r a # ~ m w r r e r a  - m w sm- AW  ma -m ra - - maHm m mm LW 
--YDWE-.IM-=--- = s ~ - m ~ l r s a 1 * u n r a r r n - ~ - r 4 s m m u a ~ r  w ~ - ~ ~ l ~ l ~ ~ w m ~ m ~ a - m ~ w - ~ c o a m m  
I? N ( ~ l ' * T A W I I I ~ ~ ~ M M I I I D W l # 9 r P M s O m l f f M I U . L D ~ ?  mr~~-m-e---n-wruplam.rn 
m ~ s ~ m + Y I I ~ - P a ~ w o u r * t w m r m m w u ~ r m l a  ~ f r m r r  w m w r u r ~ m r w - ~ m a n r u r n a  m - c r m - a  
. ~ ) ~ ~ o r m c r m u r w - r - m ~ w a v a l r n u r m m m ~ m u u q  
rmrnm*(Dw 

w R C ~ I ~ s E M m ~ D T ~ ~ o . ~ Y M l m -  
( . L ~ ~ ~ ~ ~ Y Z I I L ~ H I I D T ~ ~ ~ L U T ~ ~ ~ R L ~ ~ I ~ C ~ I I I ~  

1 1 ~ ~ 1 1 r ~ n a l l u n ~ r - ~ t - m 7 a n a l r % r r m r r r o i r n  .ram 
%- 

= - u ~ w c - m ~ - m u s u n u r = m t * n r - ~ r m m w  
* L * ~ I u ~ m . D ~ 1 ~ * m Y Y m ) L K L C ~ l ~ w ~ - f ~  

m c ~ w m m M e X I l i m m m D o p n p ~ r  wrra-wartor- 
mr- 

,rrI*nmq.rmqwDPRLFm6~u*rrould&~1mun*.ru-*tu 
~ - ~ ~ ~ . ~ ~ ~ ~ ~ ~ - ~ ~ ~ ~ ~ . r n r m r o q r r a m r n o n r n m r n u r  

It M % Y ~ ~ ~ ~ I * U ~ l * D N I I R ~ M ~ 1 M M W  
o ~ m p l s p o m m K u r r m m r ~ ~ o r r o r n t o p r r a c E o F r a ~ N W r  

a ~ ~ m w ~ ~ * l l ~ r n r r m  rpa*warrmnn*num*wmmmanraaura 
C R m s a T P R 1 ~ - I ~ W W ~ l Y ~ M K I * * P O T D C -  
~ * - m I l ! € ~ v O L R ~ - I , - Y I m 2 1 6 ~  

m w ~ ~ m m w ~ - . f - a l e r w s w s r o * m ~ l l r u - c m n c  
- ~ 0 ~ ~ ~ ~ 1 6 ~ ~ 1 ~ ~ - m r n a n r n - w 1 m * a r  

~ v w b r ~ m ( H L T m ~ ~ a * a m a c m a l r r m m ~ r r c w r a r l m m m n e  
m p q p r r * : ~ m v a 4 a * u r a u r * a a p x a r e n w m r m r a q o r I f  

- r ~ M L m T ~ * ) r - a m a m - m  wvmrw7 
O ~ ~ C F D L L U I * L ~ O - ~ ~ ~ S ~ ~  

- - R * 4 ~ 9 1 1 4 ~ Y O - Y I ~ r Y * I O I Y Y 4 ~ n € ~ a v *  u m . 0 1 w w -  ~ m ~ u " " ~ ~ R L I * g s ~ -  
lklil Cl, ..XI 

F 

F ..-; ; @zzEEj c,,, 
* m - m - - m - -  

JOB NO 25344 
4b-4,' 
L 

CITY M KIRKWID FILE no ~seor-wwi SHEET 3 OF 6 - 







KlHQ COUNTY. WASHINOTON 

Em- 

* U ~ L M l r , u s  
a r m m a c w . a t p a r o ~  
E r F Z E g L s N O E  # CH 

l4.CP.L WhmML CR-BLLT FWlECllVi ElSEYMT 



CITY OF KIRKtANP 
HEARING EXAMINER FINDINGS, 

APPUCANE Craig Sears of XXighhds 24, LLC 

FILE NO. PSB04-00001 

t . Site b u t t  !an: At the 1 1 6  block O ~ N W  9P Street (Exhibit A, Attachment 1 )  

2. Reauet: To allow the subdivision of eight existing lots totaling 6.68 acres 
into 25 single Family lots in an RS 8.5 zoning district. 

3. Review Process: Hearing Examiner conducts a public hearing and makes the final 
decision. 

4. Mai or -Issues: Compliance with the following: 
I. KMC 22.12.230, plat approval criteria 
2. KMC 22.28.040, lot averaging 
3. KMC 22.28.170, pedestrian walkways 

. 4. KMC 22.28.210, significant tree retention 

SUMMARY OF WCOMlMENDATION AND DECISION: 

Department of Planning and Community Development: Approve with conditions 

Hearing Examiner Decision: Approve with conditions 

AfZer reviewing the official fle, which included the Department of Planning and Community 
Development Advisory Report and after visiting the site, the Hearing Exatniner conducted a 
public hearing on the application. The hearing on the Highlarids application was opened at 7:03 
p.m., June 2,2005, in the Council Chamber, City Hail, 123 Fifth Avenue, Kirkland, Waslungton, 
and was closed at 8: 10 p.m. Participants at the public hearing and the exhibits offered and entared 
are fisted in this report. A verbatim recording of the hearing is available in the City Clerk's office. 
The minutes of the hearing and the exhibits are available for public inspection in the Department 
of Planning and Commuriity Development. 
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Hearing Testimony 
The following persons tesaed at the Public hearing: 

From the City: . . 

Tony Leavitt, Project Planner: Described the history and detds ofthe application, the 
-major issues and review criteria, concern raised by the public and sMrespohses, and sWs 
review and recommendation (see Exhibit A). Mi. Leavitt entered Exhibit B into the record. 

Thang Nguyen, T d c  Enginw: Responded to several questions from the public and . 
the Hearing'Examiner, clarifying statements made in the t d c  review, describing the, basis of 
the traf3ic anklysis and the procedures used, and sum* the pending improvements along 
1 1 6 ~  Avenue NE (see also Exhibit A ,  ~ttachment 5, Enclosures 4 & 5): Rob Jaminem of 

' 

h b h c  Works entered Exhibit E into the record, consisting of an excerpt b m  the City's 
current Capital Improvynent Program (CP)- 

From the Applicant: 
Applicant representatives were not in attendance. 

From the Comunity: 
Karen Story, Highlands Neighborhood Assoc. (see also Exhibit C )  
Steve Hager, H~ghlands Neighborhood Assoc. (see Jso Exhibit D) 
Zita Gustin, Highlands Neighborhood Assoc. 
Gail Baerny, neighbor . 

Sue Keller, E5 Expansion Neighborhood Group 

The above individuals, white not opposed to the project, all raised similar goncems over t d c  
and pedestrian safety. Exhibits B, C and D are representative of these issues. Xn large part the 
concerns revolved around providing pedestrian improvements off-site on nearby roads, in 
particular I 16& Avenue and roadway improvements around 85th and 1 14*- In addition, they 
noted improvements to the shoulder at the corner of NE 95& md 1 1 6 ~  Avenue were needed 
including widening, a safe walking surface, removal of vegetation for improved sight distance 
and elimination of some mail boxes in the right-of-way (note that Ms, Story showed photos of 
the current condition of the intersection). 

' Haviq considered the entire record in this matter, the Hearing Examher now makes and enters: 
the following: 

1. The Facts and Conclusions regardi the Site Description on pages 3 and 4 in ~xh ib i t  'A ,' 
. . 

Planning Division Advisory ~eport, 'MW 26,2005, accurately 'iefl&s the dte 
circunrstandes, zoning requirements and land use, and are herebiadopted: by referen*.. 
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2. The description of Public Comments and associated staff responses on pages 4 through 6 
in Exhibit A, Planning Division Advisory Repoft, May 26, 2005 are accurate and 
supported by hearing testimony and hereby adopted by reference. Additionally: 

a. Public test&ny questioned the akcuracy of the required traffic analysis since it in part 
relied on traffic counts that may not have reflected the actual amount of local traffic, 
citing that an on-site kennel was not at fiiil operation at the time of these counts. As 
noted by Mr. Nguyen at the hearing and in Exhibit A, Attachment 5, Enclosure 4, the 
t r a c  analysis is adjusted to show a net difference between the existing site-generated 
traffic and an estimate of tr&c fiom the proposed project; in this case approximately 
108 new trips. In other words, existing traf£icfrom the site is not added to the 
estimated traffic since those existing trips are being eliminated by the project. If the 
site-generated count had been higher, then the net number of new trips would be 
lower, 

. . 

FmwG: The trafic analysis has been perlFormed corrwtly and in a manner 
consistent with existing City procedures. 

b. Several requests were made by those in attendance that project approval be 
conditioned on providing several off-site pedestrian and roadway improvements, 
particularly noting the need for sidewalks both north and south of NE 95& along 1 
Avenue. Relative to 1 Avenue, pedestrian and roadway improvements are already 
a funded part of the City's CIP, scheduled to commence in 2006 (see Exhibit E). 
Additionally, as explained by Mr. Nguyen, site-generated traffic must reach an 
established threshold before off-site mitigation can be required of a project. This 
project does not meet that threshold. City staff has also indicated that they are aware 
of the n6ed for improvements at the corner of NE 95'h Street and 116& Avenue NE 
and it is their intent to make the improvements, though no specific timing was offered. 

FINDING: It appears that dff-site pedestrian and roadway upgrades requested by the 
public will be provided as part of the City's CIP process. 

3. The Fact and Conclusion regarding compliance with KMC 22.28.040, lot averaging, on 
pages 7 and 8 in Exhibit A, Planning Division Advisory Report, May 26, 2005, are 
accurate and are hereby adopted by reference. 

4. The Facts and Conclusions regarding compliancewith KMC 22.28.170, pedestrian 
walkways, on pages 8 through 9 in Exhibit A, Planning Division Advisory Report, May 
26,2005, are accurate and are hereby adopted by reference. 

5. The Facts and Coaclusions regarding compliance with KMC 22.28.210, significant tree 
retention, on pages 9 through 1 1 in Exhibit A, Planning Division Advisory Repork, May 
26,2005, are accurate and are hereby adopted by reference. 

6. The Fact and Conclusion regarding compliance with the Comprehensive Plan on page L 1 
in Exhibit A, Planning Division Advisory Report, May 26, 2005, are accurate and are 
hereby adopted by reference. 



Haring Examiner Decision 
File No. PSB04-0000 1 

Page 4 

Based upon the foregoing findings of fact and conclusions, this application is APPROVED subject 
to the recommended conditions #2 through #5 f~und on pages 2 and 3 of Exhibit A. 

Entered this 10" day of June, 2005 per authority granted by Section 150.65, Ordinance 2740, 
Zoning Code. This decision constitutes the final decision of the City of KirWand unless an appeal 
is filed as specxed below. 

Hearing Examiner Pro Tern 

E m r r s :  

The following exhibit was offered and entered into the record: 

A. Department of Planning and Community Development Staff Advisory Report dated May 26, 
2005 

B. Packet of 6 e-mails received from the following individuals: 
Caprice Leinonen 
Paul Hahn 
Connie Ballou 
Debi Black 
Neil Levinson 
Nat Ballou 

C. Statement notes submitted by Karen Story 
D. Statement notes submitted by Steve Hager 
E. 6year City Capital Improvement Program except submitted by Rod  amm merman 
PARTIES OF RECORD: 

Karen Story, 9017 Slater Ave NE, Kirkland, WA 98033 
Steve Hager, 9723 1 l'h Ave NE, Kirkland, WA 98033 
Zita Gustin, 9452 114& Ave NE, Kirkland, WA 98033 
GaiI Baerny, 9440 1 .14~  Ave NE, Kirkland, WA 98033 
Sue Keller, 1 1 3 3 7 NE 1 0 4 ~  St ., Kirkland, WA 98033 
Caprice Leinonen, 90 18 1 16" Ave NE, Kirkland, WA 48033 



Hearing Examiner Decision 
No. PSB04-0000 1 

Page 5 

Paul Hahn, 1 1607 NE 102'~ PL, Kirkland, WA 98033 
Connie & Nat Ballou, 1.1 126 NE 104" Way, arkland, WA 9803 3 
Debi Black, sweeetdbs@hotrnail.com 
Neil Levinson, 1 163 1 NE 95th Sf. Kirkland, WA 98033 
Department of Planning and Community Development 
Department of Public Works 
Department of Buitding and Fire Services 

APPEALS AND JUDICIAL WVIEW 

The following is a summary of the deadlines and procedures for appeals. Any person wishing to 
file or respond to an appeal should contact the Planning Department for further procedural 
infomation. 

A. APPEALS 

Appeal to City Council: Section 150.80 of the Zoning Code ailuws the Heatipg Exahliner's 
decision to be appealed by the applicant and any person who submitted written or oral 
testimony or comments to the Hearing Examiner. The appeal must be in writing md must be 
delivered, along with any fees set by ordinance, to the Planning Department by 5:00 p.m., 
4 as-&-: fourteen (14) calendar days following the postmarked date of 

d~stnbutton of the Hearing Examiner's decision on the application. 

B. JUDICIAL IREVIEW 

Section 150.130 of the Zoning Code allows the action of the City in granting or dehyirtg this 
zoning permit 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 l a d  use decision by the-City. 

LAPSE OF APPROVAL 

Under Section 150.135 of the Zoning code, the appficant must submit to the City a complete 
building permit application approved under Chapter 150, within four (4) years after the h a 1  
approvai on the matter, or the decision becomes void; provided, however, that in the event 
judicial review is initiated per Section 150.130, the running of the four years is tolied for any 
petiod of time during which a wurt order in said judicial review proceeding prohibits the required 
development activity, use of land, or other actions. Furthermore, the applicant must substantially 
complete construction approved under Chapter 150 and complete the applicable conditions listed 
on the Notice of Approval within six (6) years dter the final approval on the matter, or the 
decision becomes void. 
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I. INTRODUCTION 

A. APPLICATION 

1. Applicant: Craig Sears of Highlands 24, LLC 

2. Site Location: 116XX NE 9 9  Street (see Attachment I) - 
. 3. Request: A request to subdivide 8 existing lots, 6_68 total acres, into 25 lots for single- 

family residences within a RS 8.5 zone with a minimum lot size of 8,500 square feet 
(see Attachment 2). The proposed lots will range in size from 8,467 square feet to 
11,427 square feet, with an average lot size of 8,697 square feet. Primary access to the 
subdivision would be from NE 95th Street. Two new pliblic right-of-ways would be 
dedicated within the subdivision for access to the new lots. All existing structures on the 
subject properties have been demolished. 

4. Review Process: Preliminary subdivtsinn. Hearing Examiner conducts public hearing and 
makes final decision. 

5. Surnmarv of Kev Issues and Conclusions: 

Compliance with the Lot Size Averaging Provisions of KMC section 22.28.040 
(see Section 11.F. I )  

~edesttian'Easernent Requirements (see Section 11.F.2) 

Significant Tree Retention (see Section II.F.4) 

B. RECOMMENDATIONS 

1. Based on Statements of Fact and Conclusions ISection II), and Attachments in this 
report, we recommend approval of this application subject to the following conditions: 

This appl~cation is subject to, the applicable requirements contained in the Kirkland 
Municipal Code, Zoning Code, and Building and Fire Code. It is the responsibility of the 
applicant to ensure compliance with the various provisions contained in these 
ordinances. Attachment 3, Development Standards, is provided in this report to 
familiarize the applicant with some of the addifional development regulations. This 
attachment does not include a1 of the additional regulations. When a condition of 
approval conflicts with a development regulation in Attachment 3, the condition of 
approval shall be followed. 

3. Prior to the issuance of a land surface modification permit, the tree preservation and 
removal plan (Attachment 4) shaA be revised to retain all sigrtificance trees on the site, 
except any .trees located within the proposed public right-of-ways, easement roads or 
location of utilities. 

a. With the Land Surface Modification pemit for the piat infrastructure 
improvements, the applicant shall submit a copy to the Planning Department of 
the approved tree preservation and- removal plan-approved for the plat with the 
required changes as conditioned above. Only those significanf trees required to 
be removed for installation of plat improvements may be removed in conjunction 
with the Land Surface Modification permit. Any proposed changes to the 
apprwed plan must be approved by the Planning Department. If site disturbance 
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is proposed within the drip lines of any trees required-to be saved, an arborist 
report amendment may be required by the Planning Department to address 
specific grading impacts to the trees and recommended mitigating measures. 

b. With the submittal of the building permit on each new tot created with the short 
plat, the applicant shall submit a copy of the.tree preservation and removal plan 
approved with the Land Surface Modification permit. Any proposed changes to 
the approved tree preservation and refention plan must be approved by the 
Planning Department in conjunction with the building permits. 

C. As part'of the building permit approval, the City may require minor alterations to 
the arrangements of 'structures on each lot and elements in the proposed 
development in order to achieve the maximum 'retention of these significant 
trees (see Conclusions lf.F.4). 

4. As part of the land surface modification permit application, the applicant shall submit 
plans for the installation of the required improvements as described in Attachment 3 
including a 5-foot wide paved walkway within a. 10-foot wide pedestrian walkway 
easement (see Conclusion l I .F.2). 

5. Prior to approval of the final subdivision, the applicant shall work with the Planning 
Department to determine the extent of the Natural Greenbelt Protective Easement for the 
protection of the row of fir trees on proposed lots 14, 15, & 16 (see Conclusion ll.F.4). 

11. FINDINGS OF FACT AND CONCLUSIONS 

A. SITE DESCRIPTION 

1. Site Devklopment and Zoning: 

a. Facts: 

(1) a: 290,984 square feet (6.68 acres) 

(2) Land Use: The site contained 5 residences and numerous detached 
structures prior to their demolition earlier this year. 

(3) Zoning: RS 8.5, Residential Single-family with a minimum lot size of 
8,500 square feet. 

{4) Terrain: The subject property has a gradual rolling to Rat type terrain. 
The steepest slope of the property is approximately15 percent, with the 
highest slope near the north edge of the subiect property. 

(5) Vegetation: 'The subject property contains a total of 104 significant trees. 
.The appticant is proposing to retain 5 1 significant trees or 49 percent of 
the significant . trees (see Attachment 4). Tree Retention is further 

. . discussed in Section H.F.4. 

b. Conclusions: The size, land use, zoning, terrain, and vegetation of the subject 
property are not constraining factors in the review of this applicant. 
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2. Neighboring Development and Zoning: 

a. - Facts: The subject property is whunded by singlefamily residences to the 
south, north and west and all surrounding properties are zoned the =me as the 
subject property. Interstate 405 is to .the east of the subject property. 

b. Conclusion: The neighboring development and zoning are not constraining 
factors in the review of this application. - 

B. PUBLIC COMMENT 

The initial public comment period ran from February 24th until March 18, 2005. The Planning 
Department received 8 comment ema1ls.during this time frame (see Attachment 5, Enclosures 7- 
14). Below is a summary of the comments that were received alorig with staff response: 

Traffic 

Neighbors raise concerns about the-impacts of additional traffic on exisfing streets (includirvg- 
NE 95th Street), cut-through traffic on 117th Place ME, existing traffic on 116th Avenue NE, 
and.site distance at the 116th Avenue and 95th Street intersection. 

Staff Response: The Ci&k Transporfa fian Engrheee mang Nguyen, addresses these 
concerns in an attached memo (see Attachment 5, Enclosure 15). He concludes the 
h//owhg- 

The exhfri7g sstreef pavement is able fa support the additionaI tips genera fed by fie 
proposed development. 
The proposed project willgenetate less net traffic on IVE 95th Sfreef than the exiting 

. fmfic from 117fh Place NE 
P Staff does no f believe that the proposed project wilt create cut-fhrigh fra f i e  on 

117th P/ace NE 117th Place NEdoes nof provide a corrvenienf connection to any 
fmfic generators such as shopping centers, employment centers that would 
encourage cut through trafic kom the proposed deve/oprnent- 
Staff is aware of the speeding stfuation on 116th Avenue tQE Nod Schoneman, the 
IVei&bo&ood Faffic Confro/ Coordinafor, is workhg wifh residents to insfall two new 
speed cushons; one north of NE 94th.Street. the second south of NE 91st Street. 
The speed hump jusf south of NE 95fh Streef w17I be replaced by a speed cushion. 
These fmfic calming devices should reduce speed 

k The Cily will check the skhf disbnce af the intersection of NE 95th Street/lfGth 
Avenu6 NE and take appropriate measures. 

Siknificant Tree Retention 

some neighbors raise concerns that the removal of trees near Interstate 405 will result in the 
loss of a natural noise barrier. 

Staff Response: f ie  applicat ts propusing to retain a s@ntficanf amount of these exisfing 
frees on proposd/ots 15 and 16. The protection of these trees is addressed I# secfion //. F. 4 
of this repott 



'-he Highlands ~rel j rn .~ lat  ' . 
File No. PSB04-0000 1 
Page 5 

- Parking 

Neighbors raise concerns about potential parking impacts including inadequate on-street 
parking. 

Staff Response: f ie  City of K,ik/andZoning Code only requires that the applicant provide 2 
onsite parkti-tg stalk per new residence- The proposed development - wi// be required to 
comp& wWIi% fhis code requkement as part of each building permit application- Most single 
fami& residences have at feast four onsite parking sfafls (2 it7 the garage and 2 in the 
driveway in fiint offhe garage). Adddfional/u on sfreef parking wiffbe Mowed on botb sides of 
NE 99 Sfreet and on one side of each of the new rightdways. 

Intersection improvements 

Neighbors express concerns about traffic related impacts to the NE 95th Street, 116th 
Avenue NE, and 117th Avenue NE right-of-ways and intersections. 

StaR Response: The Ciys Transpo/fat#n Engrneer addresses these concerns by stating the 
following in his memo: ..' 

The proposed project genemtes ins&niicanf amount of frafic (6 AM peak hour. frips 
and 15 PM peak hour trips) and wouldrrof warcant a traffic si@a/ or &way Stop 
confro/ af 116th Ave NE/NE 95ttr Street intersection or widening of 116th Avenue 
NE 

P 7he future traffic v0Iume at the intersection of 1117th Place NE/NE 95th Street does 
not w a r m  a STOP sign. 
There is a p/an to improve the interse&un of NE 851% Sfreet/ll4th Avenue NE fo 
help ease congestion that backs up onto 116th Avenue NE duhg the morning peak 
hour. 

Public Improvements 

In the comments to staff, the neighbors suggest that the.City look at requiring the applicant 
to' install crosswalks across 1 17th Place NE and 1 16th Avenue NE and install sidewalks 
along NE 116th Avenue NE 

Staff Response- As parf of the deve/oPmenf, the applicant wj// be required to insfall sidewalks 
along fie porfion d lVE 95th Street abuffing. fhe subject Propern and sidewalks along the two 
new pubfic rrght-of-ways (see A ffacbment 3). 

Sfa f f  concludes the foflowritg regarding the* requests: 
The Kirklandzoning Code limits the requirement to ;nsfallpublic improvements to 
on& fie rightsf-ways abuffing the subject property. 
In genera4 crosswalks are instaled to connect with pedestrian facifies such as 
school wa/k roufe, sidewalks and traJ to provide safe connectiwii when there is high 
usage and hi$$ traffic w/umee. 7he low volume on Il7fh Place NE does not warranf 
a crosswalk. 
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As hdcafed in the Ciiy's Comprehensive Plan, there are plans to insfa// curb, gutter, 
sidewalk, and streef frees along the easf side of 116th Avenue NE from fhe existing 
sidewa/k nor%$ of IVE 100% street to NE 94fh Street This project is scheduled to be 
cump/eted in 2009. Once sidewalks are hstalled along Il6fh.tlvenue NE; Public 
Works wii7emIuafe the need fora crosswalk across 116th Avenue M a t  NE 95th 
Sfreef 

- 
Impacts on Ejtisting Utilities ' 

Neighbors raise concerns about the impacts on existing utility services that the development 
will have. 

Staff Response The proposed development passed a concurrency test for water and sewer 
(Section //.Dl- AddifionaIlv, the Public Works Department is requiFiiig as a condflion of  the 
preliminary subdivIsioion, that fie app/Qnf wmpw with sanitary sewer, water system, and 
sudace wafer requirements. The applicant wwil/ be requked to undergmund all offsite uti/ifies 
in the portion of NE 95fh Street fronting the property and a// onsite utdities. 

The Public Works Department is also emur. ing the use of Low lmpacf Design metbuds to 
lesson the impacts of sudace water lunoflf One opfion thaf is be'ing encouraged by the Ci& 
is the use of Street Edge A/fernafive (SE4) desip concepts being used in the Cify of Seaftle. 
As the engineering des& p/ans are deve/oped for this project, the developer may propose to 
use some or at7 of the SEA street design standards. If these standards are accepted by the 
Public Works Department some sfighf rnodifica,bns to the roadstandards, such as the &oe 
of curb and the desip of fie landscape strips, ~iwill be necessary. However, no efements 
such as street trees, sidewalks, or the widfh of the street wit/ be ehinated or mudiFied. 

C.. STATE ENVIRONMENTAL POLICY ACT {SEPA) 

A Determination of Nonsignificance (DNS) was issued on May 12*, 2005. The Environmental 
Checklist, Determination, and additional environmental information are included as Attachment 
5. 

. D. CONCURRENCY 

The Public Works Department has reviewed the application for concurrency. .A concurrency test 
was passed for traffic on ~ e b r u a ~ ' l l , 2 0 0 5  (see Attachment 5, Endosure 5)! A concurrency test 
for water and sewer was passed on November 9,2004 (see Attachment 3). 

E. APPROVAL CRITERIA 

1. PRELIMINARY PMTS 

a. - Facts: Municipal Code section 22.12.230 states that the Hearing Examiner may 
approve a proposed :plat only if: 

(11 There are adequate provisions for open spaces, drainage ways, 
rights-ofway, easements. water supplies, sanitary waste, power service, 
parks, playgrounds, and schools; and 

' 

(2) R will serve the public use and interest and is consistent with the public 
health, safety, and welfare. The Hearing Examiner shalt be guided by 
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the policy- and standards and may exercise the powers and authority set 
forth. in RCW 58.17. ., 

zoning Code section 150.65 states that the Hearing haminer may approve a 
proposed plat only if: 

(3) - It is consistent with the all applicable development regulations, including 
but not limited to the Zoning Code and Subdivision Code, and to the 
extent there is no. applicable develo'pment regulation, the 
Comprehensive Plan. 

Conclusion: The proposal complies with Municipal Code section 22.12.230 and 
Zoning Code section 150.65. It is consistent with the Comprehensive Plan {see 
Section II G). With the recommended conditions of approval, it is consistent with 
the Zoning Code and Subdivision regulations (see Sections I1.F and 1I.H) and 
there are adequate provisions for open spaces, drainage ways, rights-of-way, 
easements, water supplies, sanitary waste, power service, parks, playgrounds, 
and schools. It will sewe the public use and interest arid is consistent with the 
public health, safety, and welfare because proposal wi l  create infill residential 
development .while meeting the goals of the Comprehensive Plan for the 
Highlands neighborhood. 

F. DEVELOPMENT REGUMTIOFIS 

1. General Lot Layout and Site Development Standards 

a. Facts: 

(1) Municipal Code section 22.28.030 requires all lots to meet the 
minimum size requirements established for the property in the Kirkland 
Zoning Code or other regulatory documents. Lots not meeting the 
minimum size requirements may be allowed pursuant to Municipal Code 
Section 22.28.040. 

(2) Municipal Code section 22.28.040 states that the minimum lot area 
shall be deemed to have beeri met if the average tot area is not less 
than the minimum Id'area required of the zoning district, in .which the 
property is located. Lots that contain fess area than required for the 
zoning district shall be located so as to have the least impact on 
surrounding properties and public rights-of-way. 

43) Under this provision 75% of the number of lots in a subdivision may 
contain an area less than the required minimum for the zoning district if 
the proposed lots are no more than 5% smaller than the minimum lot 
size required for the zoning district. 

(4) The minimum lot size for the RS 8.5 zoning district is 8,500 square feet. 
* 

(5) The average tot area for the 25 proposed -lots is 8,697 square feet. 

(6) Fourteen (14) of the proposed lots, or 56% of the number of the lots in 
the subdivision, contain an area less than the required minimum for the 
.RS 8.5 zoning district. 

. . 

. . 
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(7) The fourteen lots that are less than the prescribed minimum lots size 
are: 

Lots I, 11, & 24: 8,467 square feet (0.39% short) 

Lot 9: 8,468 square feet.(0.38% short) 

Lot 10: 8,469 square feet (0.36% short) - 
Lots 14 & 18: 8,470 square feet (0.35% short) 

Lo? 15: 8,472 square feet (0.33% short) 

Lot 17: 8,473 square feet (0.32% short) 

Lots 2 & 3: 8,478 square feet (0.26% short) 

Lots 19 & 25: 8,479 square feet (0.25% short) 

Lot 23: 8,488 square feet (0.14% short) 

b. Conclusion: The'proposed subdivision meets the provisions of Kirkland Municipal 
Code section 22.28.040 for lot averaging. 'lhe average lot area is not less than 
the minimum lot area required in the RS 8.5 zone. Less than seventy-five 
percent of the number of lots in the short plat contain an area less than the 
prescribed m'inimum for this zoning district and none of the lots being created 
contain an area more than five percent less than prescribed. These smaller lots, 
due to their small lot area shortages, will not have an impact on surrounding 
properties and public rights-of-way. 

2. Access-walkways 

a. Facts: 

(1) Municipal Code section 22.28.170 establishes that the City may require 
the installation of pedestrian walkways by means of dedicated 
rightmf-ways, tracts, or easements if a walkway is indicated as 
appropriate in the comprehensive plan, if it is reasonably necessary to 
provide efficient pedestrian access to a designated activity center of the 
city, or if biocks are unusually long. 

(2) The Highlands Neighborhood Comprehensive Plan states that sidewalks 
or other small scale improvements are encouraged to facilitate 
pedestrian and bicycle travel in the neighborhood. 

(3) Zoning Code section 110.60 states that the PuMic Works Director may 
require the applicant :to install public pedestrian walkways when.the 
walkway is reasonably necessary as a result of the development activity. 
Pedestrian access may be required l o  connect existing or planned dead 
end streets; through streets, or other pedestrian access. 

4 )  The Public Works Department is recommending that the applicant 
dedicate a 10. foot wide pedestrian easement from the south end of the 
new southern access road (Road B) to the southwest comer of Lot 21 
{see Attachment 3 for requirement and Attachment 2 For location). The 
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sidewalk is-required to be 5 feet wide within the easement and connect 
to the existing sidewalk and pedestrian easement that already exists 
within the subdivision id the west. 

b. Conclusion: Pursuant to Municipal Code section 22.28.170 and Zoning Code 
section 110.60, as part of the land surface modification permit applicatiori the 
applicant should submit plans to dedicate a pedestrian easement and install the 
associated improvements as required by the Public Works Department. - 

3. Bonds and Securities 

a. Facts: 

(1) Municipal Code section 22.32.080 states that in lieu of installing all 
required improvements and components as part of a plat, the applicant 
may propose to post a bond for a period of one year to ensure 
completion of these requirements within one year of the decision 
approving the plat or short plat. 

(2) Zoning Code section 175.10.2 establishes the circumstances under 
which the City may'consider the use of a performance security in lieu of 
completion of certain site work prior to occupancy. The City may 
'consider a performance security only if: the inability to complete work is 
due to unavoidable circumstances beyond the control of the applicant; 
there is certainty that the work can be completed in -a reasonable period 
of time; and occupancy prior to completion wilt not be materially 
detrimental to the City or properties adjacent to the subject site. 

b. Conclusions: 

(1) Site and right-of-way improvements required as a result of the .plat 
should be completed prior to recording, unless a security device to cover 
the cost of installing the improvements and guaranteeing installation 
within one year of the date of final plat approval is submitted. 

(2) In order to ensure timely completion of all required site and right-of-way 
improvements, such improvements should be completed prior to 
occupancy, unless the applicant can demonstrate compliance with the 
criteria in Zoning Code section 175.10.2. 

4. Natural Features - Significant Vegetation 

- (1) Kirkland Municipal Code Section 22.28.210 and Ordinance No. 3865 
require that at least 25% of all significant trees on the site and all 
significant trees located within 10 feet of existing and proposed property 
lines be retained, provided that areas where structures will be located, 

. . 
areas required for access and areas to be cleared for required roads, 
utilities, sidewalks, tmils or storm drainage improvements are exempt 
from this requirement. In addition, Zoning Code.Section 95.15 the City 
may require minor alterations in the arrangement of buildings and other 
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elements -of the proposed development in order to achieve maximum 
retention of significant ireees. 

(2) f i e  subject site contains -a total of 196 trees according to the arborist 
report submitted by the. applicant (see Attachment 5, Enclosure 6). 92 
of the trees were fould to be non-significant due to their small size, poor 
health, poor structure, or a combination of these factors. As a resdt, 
there are a total of 104 significant trees on t6 site. The significant tree 
preservation. and removal plan submitted with the plat application 
provides for retention of 51 trees or 49 % of the trees on the site (see 
Attachment 4). ' 

(3) Kirkland Zoning Code section 95.45 states that the Ci may require the 
applicant to dedicate development rights, air space, or an open space 
easement to the City to ensure compliance with any of the requirements 
of this chapter. 

(4) Kirkland Municipal Code section 22.28.220 (Preservation of natural 
features-Easements] states that the city shall require open space or 
drainage easements or: other similar mechanisms to ensure compliance 
with the presenration of natural vegetation. 

(5). The Kirkland Natural Resource Management Plan states that some 
effective tools for preservation of healthy, mature wooded stands of trees 
include the use of NGPE's. 

(6) Comprehensive Ptan PoIicy NE-3.2 looks to preserve healthy mature 
native vegetation whenever feasible (see Attachment 7). This policy also 
states that of special importance is the retention of significant stands of 
native evergreen trees. Needless removal or destruction of such 
vegetation should not be allowed. 

(7) There are approximately 32 existing significant fir trees on proposed lots 
14, 15, and 16. 

(8) The existing significant fir trees on proposed Lots 14, 15, and 16 are 
significant grove of trees that provide a natural barrier between 

' 

Interstate 405 and tke properties surrounding the subject property. 

b. Conclusions: 

(11 The applicant should retain ail of the significant trees on the site at the 
plat approval stage, except for any tree that are required to be removed 
for installation of the right-of-ways, easement road, and/or utilities. 
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(2) A copy of the approved tree preservation and removal plan, with any 
required changes outlined in the cqnditions of approval, is required to be 
submitted with the Land Surface ~odification permit. Only those 
significant trees that need to be removed for installation of the plat , 

improvements can be removed in conjunction with the Land Surface 
Modification permit. -An arborist report amendment may be required to 
address hazardous trees that need to be- re rnvd  oi grading impacts to 
trees proposed for retention. 

(3) 'A copy of the tree preservation and removal plan approved with the 
Land Surface Modification permit is required to be submitted with the 
building permit on each lot- Any proposed changes to the plan should 
be approved by the Planning Department. 

(4) As part of the building permit approval, the City may require minor 
alterations to the arrangements of structures on each lot and elements 
in the proposed development in order to achieve the maximum retention 
of these significant trees. 

(5) The existing significant-fir trees on lots 14, 15, and 16 are a significant 
grove of trees that benefit the subject property and surrounding 
properties. While some of the trees may need to be removed to 
accommodate public improvements and/or structures, the remaining 
trees should be protected by a Natural Greenbelt Protective Easement 
(see Attachment 8). Prior to approval of the final subdivision, the 
applicant should work with the Planning Department to determine the 
extent of the Natural Greenbett Protective Easement for the protection of 
the row of fir frees on -proposed lob 14, 15, & 16. 

6. COMPREHENSIVE PLAN 

1. - Fact: The subject property is located within the Highlands neighborhood. The Highlands 
Neighborhood' Land 'use Map designates the subject property for low density residential 
use with a density of five units per acre (see Attachment 6). Comprehensive Plan Policy 
NE-3.2 looks to preserve healthY mature native vegetation whenever feasible (see 
Attachment 7). This policy also states that of special importance is the retention of 
significant stands of native evergreen trees. Needless removal or destruction of such 
vegeiation should not be allowed- . . 

2. Conclusion: The proposal is consistent with. the Comprehensive Plan for the ~i~h l 'ands 
Neighborhood. In order. to ensure compliance with Comprehensive Plan Policy NE-3.2, 
the apclicant should comply with Conclusion ll.F.4. 
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H. DEVELOPMENT REViEW COM,MITTEE 

1. . Fact: Additional comments and requirements placed on the project are found on the 
Development Standards Sheet, Attachment 3. 

2. Conclusion: The applicant should follow the requirements set forth in Attachment 3. 

111. MINOR MODIFICATIONS - 
The Department of Planning and Community Development shall be administratively authorized to approve 
modifications to the approved site plan, unless: 

A. There is a change in use and the Zoning Code establishes different or more rigorous standards 
for the new use than for the existing use; w 

8. The Planning Director determines that there will he substantd changes in the impacts on the 
neighborhood or the City as a result of the change. 

IV. APPEALS AND JUDICIAL REVIEW 

The following is a summary of the deadfines and procedures for appeals. Any person wishing to file or 
respond to an appeal should contact the Planning Department for further procedural information. 

A. APPEALS 

Appeal to City Council: 

Section .150.80 of the Zoning Code allows the Hearing Examiner's decision to be appealed by the 
applicant and any person who submitted written or oral testimony or comments to the Hearing 
Examiner. A party who signed a petition may not appeal unless such party also submitted 
independent written comments or information. The appeaI must be in writing and must be 
delivered, along with. any fees set by ordinance, to the Planning Department by 500 p.m., 

, fourteen (14) calendar days following the postmarked 
' date of distribution of the Hearing Examiner's decision on the application. 

6. JUDICIAL REVIEW 

Section 150.130 of the Zoning Code allows the action of the City in granting or denying this 
zoning permit b be reviewed in King County Superior Court. The petition for review must be filed 
withiil2 1 calendar days of the issuance of the find land use decision by the City. 

V. LAPSE OF APPROVAL 

Under Section 22.16.130 of the Subdivision Ordinance, the owner must submit.a final plat application to 
the Planning Department, meeting the requirements of the Subdivision Ordinance and the preliminary 
plat approval, and submit the final plat for recording, within four years following the date the preliminary 
plat was approved 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 ahy period of time during which 
a court order in said judicial review'proceeding prohibits the recording of the plat. 
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Vl. APPENDICES 

Attachme+ 1 through 8 are attached. 

1. Vicinity Map 
2. Development Plans 
3. Development Standards 
4. Tree Retention Plan 
5. SEPA Determination 
6. Highlands Neighborhood Land Use Map 
7. Comprehensive Plan Policy NE-3.2 
8. Natural Greenbelt Protective Easement 

VII. PARTIES OF RECORD 

Applicant: Craig Sears, Highlands 24 LLC, 7947 159% Place NE, Suite 102; Redmond, WA 98052 
Party of Record: Cynthia Johnson, 11617 NE 95r" Street, Kirkland, WA 98033 
Party of Record: Andrea Gerth, 9707 117m Place NE, Kirkland, WA 98033 
Partyof Record; Mark and-Kris Jacobs, 9610 117* Place NE, Kirkland, WA 98033 
Party of Record: Stacy Kovats, 9495 116* Avenue NE, Kirkland, WA 98033 
Party of Record: Highlands Neighborhood Association, c/o Karen Story, 9017 Slater Avenue NE, ~i'rkland, 
WA 98033 
Party of Record: Z i  Gustin, 9452 116. Avenue NE, Kirkland, WA 98033 
Party of Record: Gal Baerny, 9440 114b Avenue NE, Kirkland, WA 98033 
Party of Record: Gary and Vicki Ebat-Selke, 9513 117, Place NE, Kirkland, WA 98033. 
Department of Planning and Community Development 
Department of Public Wo&s 
Department of Building and Fire Services 

A written decision will be issued by the Hearing Examiner within eight calendar days of the date of the 
open record hearing. 
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& K'R CITY OF KIRKLAND 

% Planning and Community ~cvelopmeni ~epartment, {& 'i 9 + 123 Fifth Avenue, Kirkland, WA 98033 425.587-3225 
8 %I ne . www.ci.kirkland.wa.us 

DEVELOPMENT STANDARDS LIST - 
File: PSB04-0000 1, The Highlands Preliminary Plat 

~ubdivision'~tandards 
22.28.030 Lot Size. Unless otherwise approved in the preliminary subdiiision or short subdivision 
.approval, all lots within a subdivision must meet the minimum size requirements established for 
the property in the Kirkland zoning code or other land use regulatory document 
22.28.050 Lot Dimensions. For lots smaller than 5,000 square feet, the lot width at the-back of 
the required front yard shall not be less than 50 feet unless the garage is located at the rear of the 
lot or €he lot is a fiag lot. 
22.28.130 Vehicular Access Easements. The applicant shall comply with the requirements found 
in the Zoning Code for vehicular access easements or tracts. 
22.28.210 Sipnificmt Trees. The applicant shall retain at least twenty-five percent of the healthy 
significant, trees, together with any associated groundcover or understory vegetation necessary to 
assure long-term health and prevent erosion. The tree retention plan is shown on Attachment 4. 
All trees designated to be saved under the tree retention planmust be retained, unless a 
modification to the tree retention plan is approved by the Department of Planning and Community 
Oevetopment. 
22.32.010 Utilitv System Improvements. All utility system improvements must be designed and 
installed in accordance with all standards of the applicable serving utility; 
22.32.030 Stormwater Control System. The applicant shall comply with the construction phase 
and permanent stormwater control requirements of the Municipal Code. 
22.32.050 Transmission Line Undergrounding. The applicant shall comply with the utility lines 
and appurtenances requirements of the Zoning Code. 

- 22.32.060 Utility Easements. Except in unusual circumstances, easements for utilities should be 
at least ten feet in width. 
27.06.030 Park Irn~act Fees. New residential units are required to pay park impact fees prior to 
issuance of a building permit. The impact fee for new singlefamily dwelling units is $612- The 
impact fee for new multifamily dwelling units is $430- Ejcemptions and/or credits mayapply 
pursuant to KMC 27.06.050 and KMC 27.06.060. If a property contains an existing unit to be 
removed, a "credit" for that unit shall apply to the first building permit of the subdivision in the 
amount of $612 for a single family unit and $430 for a multi-family un$. 

Prior to Recording 
22.16.030 Final Plat - Lot Corners. The exterior plat boundary? and all interior lei corien shall be 
set by a registered land surveyor- 
22.16.040 Final Plat - Title Report. The applicant shall submit a title company certification which 
is not more than 30 calendar days old verifying ownership of the subject property on the date that 



the property owner(s) (as indicated in the report) signts) the subdivision documents; containing a 
legal description of the entire parcel to be sibdivided; describing any,easements or restrictions 
affecting the property with a description, purpose and reference by auditor% file number and/or 
recording number; any encumbrances on the property; and any delinquent .taxes or assessments 
on the property. . . .  

22.16.150 Final P b t  --Improvements. The owner shall complete or bond all required right-of-way, 
easement, utility and other similar improvements, 
22.28.050 Lot Dimensions. Theowner of the property shall sign a covenant toensure that the 
garage will be located at the rear of any lot which is smaller than 5,000 square feet, has a lot 
width at the back of the required hont yard less than 50 feet, and is not a Rag lot. 
22.32.020 Water System. The applicant shall install a system to.provide potable water, adequate 
fire Row and all required fire-iighting infrastructure and appurtenances to each lot created. 
22.32.040 Sanitaty Sewer System. The developer shall install a sanitary sewer system to senre 
each lot created. 
22.32.080 Performance Bonds. In lieu of installing all required improvements and components 
as part of a plat or short- plat, the applicant may propose to post a bond, or submit evidence that 
an adequate security device has been submitted and accepted by the service provider (City of 

. Kirkland and/or Northshore Utility District), for a period of one year to ensure completion of these 
requirements within one year of plat/short plat approval. 

P/rbr.fo occupancy= 
22.32.020 Water System. The applicant shall install a system to provide potable water, adequate 
fire flow and all required firefighting infrastructure and appurtenances to each lot created. 
22.32.040 Sanitarv Sewer System. The developer shall install a sanitary sewer system to serve 
each lot created. 
22.32.090 Maintenance Bonds. A tweyear maintenance bond may be required for any of the 
improvements or landscaping installed or maintained under this title. 

Zoning Code Standards 
95.35 Plant Replacement. The applicant shall replace any plants required by this Code that are 
unhealthy or dead for a period of two years after initiat planting. 
105.10.2 Pavement Setbacks. The paved surface in an access easement or tract shall be set 
back at least 5 feet from any adjacent property which does not receive access from that easement 
or tract. An access easement or tract that has a paved area greater than 10 feet in width must be 
screened from any adjacent property that does not receive access from it. Screening standards 
are outlined in this section. 
110.60.2 Public Pedestrian Walkways. The height of solid (blocking visibility) fences along 
pedestrian pathways that are not directly adjacent a public or private street right~f-way shall be 
limited to 42 inches unless otherwise approved by the Planning or Public Works Directors. All new 
building structures shall be setback a minimum of five feet from any pedestrian access right-of- 
way, tract, or easementthat is not directly adjacent a public or private street right-of-way. 
110.60.8 Street Trees. All trees planted in the rightuf-way must be approved as to species by the 
City. All trees must be two inches in diameter at the time of planting as measured using the 
standards of the American Association of Nurserymen with a canopy that starts at least six feet 
above finished grade and does not obstruct any adjoining sidewalks or driving lanes. 



115.25 Work Hours. It is a violation of this Code to engage in any development activity or to 
operate any heavy equipment before.7:00 ah. or after 8:00 pm Monday through Friday, or before 
9:00 amar after 6:00 prn.Saturday. No development activity or use of heavy equipment may . 

occur on Sundays or on the following holidays: New Year's Day, Memorial Day, Independence 
Day, Labor Day, Thanksgiving. and Christmas Day. The applicant will be required to comply with 
these regulations and any violation of this section will result in enforcement action, unless written 
permission is obtained from the Planning official. 
115-40 Fence Location. Fences over 6 feet in height may not be located in a required setback 
yard. A detached dwelling unit abutting a neighborhood access or collector street may not have a 
fence over 3.5 feet in height within the required front yard. No fence may be placed within a high 
waterline setback yard or within any portion of a north or south property line yard, which is 
coincident with the high waterline setback yard. 
115.42 Floor Area .Ratio (F.A.R.) limits. Floor a k  for detached dwelling units is limited to a 
maximum floor area ratio in low density residential zones. See Use Zone charts for the maximum 
percentages allowed. This regulation does not apply within the disapproval jurisdiction of the 
Houghton Community Council. 
115.43 Garage Setback Requirements for Detached Dwelling Units in Low Densitv Zones.. The 
garage must be set back five feet from the remaining portion of the front faqade of a dwelling unit 
if: the garage door is located on the front facade of the dwelling unit; and the lot is at least 50 feet 
wide at the front setback line; and the garage widh exceeds 50 percent of the combined 
dimensions of the front facades of the dwelling unit and the garage. This regulation does not apply 
within the disapproval jurisdiction of the Houghton Community Council. 
115.75.2 Fill Material. All materials used as fill.must be nofidissolving and non-decomposing. Fit1 
material must not contain organic or inorganic material that would be detrimental to the water 
quality, or existing habitat, or create any other significant adverse impacts to the environment. 
115.90 Calculating Lot Coverage. The total area of all structures and pavement and any other 
impervious surface on the subject property is limited to a maximum percentage of total tot area. 
See the Use Zone charts for maximum lot coverage percentages allowed. Section 115.90 lists 
exceptions to total lot coverage calculations including: wood decks; access easements or tracts 
serving more than one lot that does not abut a right-of-way; detached dwelling unit driveways that 
are outside the required front yard; grass grid pavers; outdoor swimming pools; and pedestrian 
walkways. See Section 115.90 for a more detailed explanation of these exceptions. 
115.95 Noise Standards. The Crty of Kirkland adopts by reference the Maximum Environmental 
Noise ~&els established to the Noise Control Act of 1974, RCW 70.107. See Chapter 
17360 WAC. Any noise, which injures, endangers the comfort, repose, health or safety of 
persons, or in any way renders persons insecure in life, or in the use of property is a violation of 
this Code. 
115.115.3.g Rockeries and Retaining Walls. Rockeries and retaining walls are limited to a 
maximum height of four feet in a required yard unless certain modification criteria h this section 
are met. The combined height of fences and retaining walls within five feet of each other in a 
required yardis limited to a maximum height of 6 feet, unless certain modification criteria in this 
section are met. 
115.115.3.n Covered Entry Porches. In low density residential zones, covered entry porcheson 
detached dwelling units may be located within 13 feet of the front property line if certain cr~teria in 



this section are met. Thisincentive is not effective within the disapproval jurisdiction of the 
Houghton Community Council. 
11 5.1 15.3.0 Garage Setbacks. In'low density residential zones, g a r a p  meeting certain criteria 
in this section can ,be placed closer to the rear property line than is normally allowed in those 
zones. 
115.1 15.5.a Driveway- Width and Setbacks. For a detached dwelling unit, a drivewayand/or 
parking area shall not exceed 20 feet in width in any required front yard, and shall not be closer 
than 5 feet to any side property line unless certain standards-are met. - 
115.135 Sight: Distance at Intersection. Areas around all intersections, including-theentrance of 
driveways onto streets, must be kept clear of sight obstructio~ as described in this section. 
150.22.2 Public Notice Signs Within seven (7) calendar days after the end of the 21day period 
following the. City's final decision on the permit, the applicant shall remove all public notice signs. 

Prrbr to issuance of a grading or building permit: 
95.15.4 Tree Protection Techniques. In order to provide the best possible conditions for the 
retention of significant trees, the applicant shall construct a temporary but immovable 4 foot high 
chain-link fence generally corresponding to the drip line of each tree or group of trees shown on 
the tree retention plan to be retained (ke Attachment 4). Additional tree protection measures may, 
be requird of the applicant. The protective fencing must remain in place throughout the 
demolition, clearing, grading, excavation, and construction.processes, including the construction o'f 
homes. No grading operation-of heavy equipment, stockpiling, or excavation may occur inside the 
protective fences. 
27.06.030 Park Im~act Fees. If a property contains an existing unit to be removed, a "credit" for 
that unit shall apply to the first building permit of the subdivision in the amount of $612 for a 
single family unit and $430 for a multi-family unit. 
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Dater 512312005 
DEVELOPMENT STANDARDS - 

CASE NO.: PSB04-00001 
PCD FILE NO.:PSB04-00001 

***FIRE DEPARTMENT CONDITIONS*** 

3 new fire hydrants are required as shown. Subject hydrants shall be installed and fully operational 
prior to any combustible construction- AH new hydrants as well as the existing hydrant in front of 1-1644 
shall be equipped with 5' Siortz fittings. 

"NO PARKING - FIRE LANEw signs, curb stenciling, and painting required for the private access roads 
serving lots 9, 13, 21 and 22. 

Due to inadequate fire Row in the area, all new homes shalt be provided with fire sprinkler systems (I 30 
type)- 

'"'BUILDING DEPARTMENT COMMENTS*** 

Building permits submitted on July 1, 2004 or after must comply with the 2003 International.Euilding, 
Residential and Mechanical Codes and the 2003 Uniform Plumbing Code as adopted and amended by 
the State of Washington and the City of Kirkland. 

Structure must comply with Washington State Energy Code; and the Washington State Ventiration and 
Indoor Air Quality Code. 

Plumbing meter and service line shall be sized in accordance with the UPC 

Due to sire .of project (multiple building lots), geotechnicai report required to address development 
activity. Report must be prepared by a Washington State licensed'Professional Engineer. 
Recommendations contained.within the report shall be incorporated into the design of the Short Plat 
and subsequent structures. 

PUBLIC WORKS CONDlTlONS 

General Conditions: 

1. - AM public improvements associafed with this project including street and utility improvements, must 
meet the City of Kirkland Public Works Pre-Approved Plans and Policies Manual. A Public Works 
Pre-Approved Plans and Policies manual can be purchased from the Public Works Department, or if. 
may be retrieved from the Public Works Department's page at the City of Kirkland's..web site at 
www.ci.kirkland.wa.us. 

2. This project will be subject to Public Works Permit and Connection Fees. At the pre-application 
stage:the fees can only be estimated It is the applicant's responsibility to contact the Public Works 
Department by phone or in person to determine the fees. The fees can also be review the City of 
Kirkland web site at www.ci.kirk1and.wa.u~. The applicant should anticipate the following fees: 
o Water and Sewer connection Fees (paid with the issuance of a Building Permit) 

'delvstds. rev: 5Q3t2005 



o Side Sewer Inspection Fee (paid with the issuance of a Building Permit) 
o Septic Tank Abandonment Inspection Fee 
o Water Meter Fee (paid wilh the issuance of a Building Permit) 
o Rightaf-way Fee 
o Review and Inspection Fee (for utilities and street improvements). 
o Traffic Impact Fee (paid with the issuance of Building Permif). For additional information; see notes 
below. 

3. Prior to submittal of a 8uilding or Zoning Permit, the applicant must apply for a Concurrency Test 
Notice. Contact Thang Nguyen, Transportation Engineer, at 425-576-2901 for moFe information. A 
separate Concurrency Permit will be created. 

4. Building Permits associated with this proposed project wil be subject to the traffic impact fees per 
Chapter 27.04 of the Kirkland Municipal Code. The impact fees shall be paid prior to issuance of the 
Building Permit@). 

5. Any existing single family homes within this project which are demolished will receive a Traffic 
Impact Fee credit. This credit will be applied to the first Building Permit that is applied for within the 
subdivision (and subsequent Building Permits if multiple houses are demolished). The credit amount 
for each demolished single family home will be equal to the most currently adopted Traffic Impact Fee 
schedule. 

6. All civil.engineering plans which are submitted in conjunction with a building, grading, or 
right-of-way permit must conform to the Public Works Policy titled ENGINEERING PLAN 
REQUIREMENTS. This policy. is contained in the Public Works Pre-Ap proved Plans and Policies 
manual. 

7. All street improvements and underground utility improvements (st~rrn, sewer, and water) must be 
designed by a Washington State Licensed Engineer; all drawings shall bear the engineers stamp. 

8. All plans submitted in conjunction with a building, grading or right-of-way permit must have 
elevations which are based on the King County datum only (NAVD 88). 

9. A completeness check meeting is required prior to submittal of any Building Permit applications.' 

10. All subdivision recording mylar's shall include the following note: 

Utility Maintenance: Each property owner shall be responsible for maintenance of the sanitary sewer or 
storm water stub from the point of use on their own property to the. point of connection in the City 
sanitary sewer main or storm water main. Any portion of a sanitary sewer or surface water stub, which 
jointly serves more than one property, shall be jointly maintained and repaired by the property owners 
sharing such stub. The joint use and maintenance shall "run with the land" and will be binding on all 
property owners within this subdivision, including their heirs, successors and assigns. 

Public Right-of-way Sidewalk and Vegetation Maintenance: Each property owner shall be responsible 
for keeping the sidewalk abutting the subject property clean and litter free. The property owner shall 
also be responsible for the maintenance of the vegetation within h e  abutting landscape strip. The 
maintenance shall "run with the. land" and will be binding on all property owners within this subdivision, 
including their heirs, successors and assigns. 

Sanitary Sewer Conditions: 

I - The existing sanitary sewer main within the NE 95th St right-of-way and along the east side of lots 
22-25, is adequate to serve all the lots within the p~oposed project. 

2. Extend 8-inch sewer mains along the new public roads to provide sewer to all of the lots. The 
sewer mairi extensions depicted on sheet. 3 of the submittal are adequate. Provide a plan and profile . . 
design for the sewer line extensions. 
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3. All new and existing sewer manholes must be accessible for maintenance purposes. The following 
access conditions will apply: 

" A 12 fl. wide paved access shall be extended to the new manhole at the northeast corner of lot 25. 
" A note shall be iricluded on the ~ubdidsion recording mylar stating'that if a fence is constructed 
along the north property line of lot 25; a 3 ft. wide gate shall be.provided at the northeast property 
comer for sewer manhole rnainteriance access. 
" The existing manhofe at the southeast corner of lot 22 shall have a 12 ft. wide paved access from 
the end of the existing paved access, provided for the existing detention pond. to fke south of lot 21. 
Prior to adding the new paving, additional structural fill will need to be added to the east end of the 
detention pond berm so the paving can be extended to wi th i  approximately 10 ft of the existing sewer 
manhole. 

4. Provide a 6-inch minimum side sewer stub to each lot. 

Water System Conditions: 

1. The applicant shall extend the existing p,ublic water system to provide water service for each lot. 
The subdivision shall instal! the following water system improvements: 

A. Loop'an'8-inch water main from NE 95th St. south along Road 6. south within a 15 ft. wide utility 
easement between lots 20- 21 ti ,22-23 (under the pedestrian path),, and connect to the existing 8-inch 
water main on the south side of lot 21. 
8. Extend an 8-inch water main from NE 95th Street along Road A and terminate the extension with a 
blow-off or hydrant (Fire Dept wilt determine where the hydrants should be located). 

2. Provide a separate 1" minimum water service from the water main to the meter for each lot; City of 
Kirkland will set the water meter. 

3. The existing water services may be used provided that they are in the right location, are riot 
. galvanized, and are sized adequately to serve the building (per the Uniform Plumbing Code). 

4. The existing Mter flaws are inadequate for minimum fire flow for this project; see the Fire, 
Department Conditions for the fire sprinkler requirements. 

Surface Water Conditions: 

1. Provide temporary and permanent storm wafer control per the 1998 King County Surface Water 
Design Manual. The conceptual storm water detention system. as depicted on sheet 3, is approved by 
the Public Works Department. 

2. The developer and the Public Works Department have discussed and agreed that some 
recreational play equipment andlor a sport m r t  over the top.of the detention system should be 
installed as an amenity for the proposed development. The Homeowners Association fHOA) will be 
responsible for maintenance of the landscaping and recreational equipment while the City will be 
responsible for maintenance of the detention system. Since the recreational area is wihin public 
right-of-way, it may be used by the public; it is anticipated that residents within this development as well 
as the surrounding neighborhood may use the area. Language shall be included on the Subdivision 
Recording Mylar stating the use and maintenance of the recreational area. In addition, the developer 
shall sign and record a Maintenance Agreement tn conjunction with the establishment of the HOA. 

3. Provide a level one off-site analysis (based on the King County Surface Water Oesign ~ g n u a l ,  &re 
requirement #2). . . 

4. Anyoff-site storm water must by-pass,,the on-site storm water detention system or accounted for in 
the design of the' detention system. 
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5. Provide an erosion control plan with Building or Land Surface Modification Permit application. The 
plan shali be in accordance with the 1998 King County Surface Water Design Manual. 

6. The National Pollutant Discharge Elimination System (NPDES) Phase II Final Rule requires 
operators of small construction sites (disturbing between 1 and 5 acres of land) to obtain a Construction 
Storm water General ~ermi i  through the Washington State Department of Ecology. Information about 
the permit can be obtained at: 
Washington State Department of Ecolbby http:~lwww.ecy.wa.govlprogramshqtstormwater/constructioni 
U S .  EPA Office of Wastewater Management http:Ilcfpub.epa.govlnpdeslstormwaterlcons~ 
Specific question can be direfled to: 
Jeff KiIlelea - 
PO Box 47600 
Olympia, WA 98504-7600 
(360) 407-61 27 
jkil461 @ecy.wa.gov 

7. Constnrction drainage control shall be maintained by the developer and will be subject to periodic 
inspections. During the period from April 1 to October 31. all denuded soils must be covered within 15 
days; between November I and March 31, all denuded soils must be covered within 12 hours. If an 
erosion problem already exists on the site, other cover protection and erosion control will be required. 

8. Provide a separate storm drainage connection for eachlot. The drainage system on each lot shall 
contain a 10 ft. minimum length drywell as.part of the conveyance systkm to the storm system in the 
street. These drywells will be installed with each new single-family home. 

9. Provide a plan and profile design for the stom sewer system. 

10. A 70' minimum paved maintenance access shall be provided to the detention facility. The Public 
Works Surface Water Maintenance Division shall review and approve the final design of the detention 
facility. 

Street improvement Conditions: 

1. The subject property abuts NE 95th Street and the two new access streets (roads A & 8). These 
streets are Neighborhood Access type streets. Zoning Code sections 110.10 and 110.25 require the 
applicant to make half-street improvements in rights-of-way abutting the subject property. Section 
110.30-110.50 establishes that these streets must be improved with the following: 

NE 95th Street 
. . A. Widen the street to 12 ft. from centerline to face of curb. 

. 6. Install storm drainage, curb and gutter, a 4.5 ft. planter strip with street trees 30 ft. oncenter, and a 
5 R. wide sidewalk. The sidewalk and planter strip shall be installed abng both property frontages; the 
sidewalk along the south side can terminate at the driveway apron for tract B. 
C. Underground all existing overhead utility lines along the property frontage on NE 95th St.. 

Road A 
A. Dedicate 30 ft in width of public right-of-way. {dedication forthe cul-de-sac discussed below). 
B. Improve the street.with 20 ft of paving (face of curb'to face. of curb), vertical curb and gutter, and a 
4.5 ff wide landscape strip with street trees 30 ft. on-center. 
C. .The culde-sac shall be encompassed in an'80 ft. diameter right-of-way with vertical curb and gutter 
set at 70 A. in diameter, and 4.5 ft. wide landscape strip behind the curb with street trees 30 ft. 
on-center . 

Road 8 
A. Dedicate 35.ft in width of public right-of-way (30 ft in width around the turn-around). 
£3. Improve the street with 20 ft of paving (face of curb to face of curb), vertical curb and gutter, a 4.5 ft 
wide landscape strip with street trees 30 ft. on-center, and a 5-ft wide sidewalk along one side of the 
street. 



C. The turn-around shall be improved with paving and vertical curb and gutter per Public Works 
Standard. R.16. Street trees shah be planted around the perimeter at 30 ft. on-center where feasible. 
D. T h e  20 ft. wide access easement shall be improved with a 10 ft wide asphalt driveway, a 2 ft wide 
rolled curb and a 4 ft wide (6-inch thick) concrete sidewalk; the overall width of the improvements from 
the east (back) of Ihe sidewalk to the west edge of the asphalt shall be 16 fl in width and will count as 
providing the 16 fi. of access width required for the Rre Department access. 
E. From ihe south end of \he access road to the southwest property corner of lot 21, grant a 40 i3. 
wide pedestrian easement and install a 5 ff. wide concrete sidewalk; the sidewalk shall connect to the 
existing sidewalk in the subdivision to the west. - 
Note: The City is encouraging the use of tow Impact Design methods to lesson the impacts of surface 
water run-off. One of option that is.being encouraged by the City is the use of Street Edge Alternative 
(SEA) design concepts being used in the City of Seattle. As the engineering design plans are 
developed for this project, the developer may proposed to use some or all of the SEA street design 
standards. If these standards are accepted by the PuMi Works Department, some slight modifications 
to the road standards, such as the type of curb and the design of the landscape strips, wilt be 
necessary. However, no elements such as street trees, sidewalks. or the width of the street, will be 
eliminated or modified. 

2. A 2-inch asphalt street overlay will be required where more than three utility trench crossings occur 
with 150 lineal R. of street length or where utility trenches parallel the street centerline. Grinding of the 
existing asphalt to blend in the overlay will be required along all match lines. 

3. The driveway for each lot shall be long enough so that parked cars do not extend into the access 
easement or right-of-way (20 ft. rnin.) 

4. Prior to the final of the building or grading permit, pay for the installation of stop and street signs at 
the new intersections. 

5. Install "NO PARKING ANYTIME signs along one side of Road A and 6 

6. Install new monuments at the intersection of.NE 95th St. with Road A and Road €3, at the terminus 
of Road A and Road 8, and at the centerline radius points of tangehcy along Road A and B. 

7. If shall be the responsibility of the applicant to relocate any above-ground or below-ground utilities 
which conflict with the project associated street or utility improvements. 

8. Underground all new and existing on-site utility lines and overhead transmission lines. 

9. New street lights are required per Puget Power design and Public Works approval. Design must be 
submitted prior to issuance of a grading or building permit. 
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f a 123 F i  Avenue, Kirklaad, WA 98033 425.587-3225 
9 P 
*et NG hww.ci.kirkland,wa.us 

TO: Eric R Shields, AICP, Planning k c t o r  

From: Tony Leavitt, Planner 

Date: May 9,2005 

Subject: ENVIRONMENTAL DETERMINATION FOR THE HIGHLANDS PRELIMINARY PLAT, 
PSB04-0000 1 (SEP05I)OO 1.5) 

Phe proposal, submitted by Craig Sears of Highlands 24 LLC, is to subdivide 8 existing lots (6.68 total acres). 
into 25 tots for single-family residences within a RS 8500 mne (see Endosure 1). The proposed lots will range 
in sizehorn 8.467 square feet to 11,427 square fed, with an average lot size of 8,697 square feet (see 
Enclosure 2). Primary access to.the subdivisiori would be from NE 95th Street. Two new public right-of-ways 
would be dedicated within the subdivision for access to the new lots. The existing structures that were on the 
subject properties were demolished earlier this year. The project will also involve a large amount of grading for 
public improvement installation. 

i have had an opportunity to visit the site and review the following documents: 

1. Environmental Checklist (Enclosure 3) 
2. Traffic Impact Analysis (Enclosure 4) 
3. Public Works Memo from Thang Nguyen dated February 11,2005 (Enclosure 5) 
4. Tree Evaluation prepared by Gilles Consulting revised April 13, 2005 (Endosure 6) 

. . 
Based on a review by staff, the key environmental issues associated with this project are p&ntial traffic 
impacts and significant tree -retention. ~ddit ional l~ during the initial public comment period for the zoning 
permit application, the City received a total of 8 ernaits (see Enclosures 7 thru 14). These communications 
wised concerns a bout additional potential environmental impacts of the proposed project..' These concerns 
include parking, neighborhood traffic impacts, roadway intersection impacts, pedestrian impacts, and frontage 
improvements. An analysis of each of these key environmental issues follows. Thang Nguyea, City of. Kirkland 
Transportation ~ngineer, has addressed some these concerns in his memo dated April 28,2005 W o s u r e  
15). The applicant's Transportation Engineer also submitted a letter addressing some of these concerns 
(Enclosure ' 16). 

Traffic Impacts 

Neighbors raise concerns about the impacts of additional trafftc on existing streets (including NE 95* Street). 
cut-through traffic on 117% Place NE, existing traffic on 116" Avenue NE, and site distance at the 116. Avenue 
and 95. Street intersection. The City's Transportation Engineer. Thang Nguyen, addresses these concerns his 
memo. He concludes the following: 



The existing street pavement is able to support the additional,trips generated by the proposed 
development. 
The proposedptoject will generate less net tmfk on NE 95th Street than the,e~sting traffic 
from 1 17th Place NE. 
Staff does not believe that the proposed k j e c t  will create cut-through traffic on 117th Place 
NE. 2 17th Place NE does not provide a convenient connection to any traffic generators such 
as shoppiqg centers, employment centers that would encou'rage cut tfirough traffic from the . 

proposed development. 
Staff is aware of the speeding situation on 1 16th Avenue N €  Noel Schoneman. the 
Neighborhood ~raffic Control Coordinator, is working with reside& to install two new speed 
cushions; one north of NE 94th Street, the second south of NE 91st Street. The speed hump 
just soldh of NE 95th Street will be replaced by a speed cushion. These traffic calming devices 
should reduce speed. 
The City will check the sight distance at the intersection of NE 95th Street/ll6th Avenue. NE 
and take appropriate measures. 

Staff also concludes that based on the City traffic mitigation guidelines, the proposed development traffic 
impacts do not warrant ,off-site mitigation. 

Significant Tree Retention 

The subj'ect properly contains a total 104 trees that are defined as significant trees (see Endosure 6). The 
applicant is proposing to retain a totat of 51 significant frees at this time. Neighbors raise concerns that the 
rernwal of trees near Interstate 405 will result in the loss of a natural noise -barrier. The applicant is proposing 
to retain a significant amount of these existingtrees on proposed lots 15 and 16. The City wilf evaluate as part 
of the subdivision review the final tree retention plan and if it's appropriate to require that these trees be 
protected by a Natural Greenbelt Protective Easement (NGPE). 

Parking 

Neighbors raise concerns abut  potential parking impacts inc!uding inadequate on-street parking. The City of 
Kirkland Zoning Code only requires that the applicant provide 2 onsite parking stalls per new residence. The 
proposed development will be required to comply with this code requirement as part of each building permit 
appfication. 

intersection impacts 

Neighbors express concerns about traffic related impacts to the NE 95m Street, 116" Avenue NE, and 117" 
 venue NE rightufuvays and intersections. Thang addresses these concerns by stating the following in his 
memo: 

' The proposed project generates insignificant amount of traffic (6 AM peak 'hour trips and 15 
PM peak hour trips) and WMlM not warnant a traffic signal or 4-way Stop control at 116th Ave 
NE/NE 95th Street.intersection or widening of 116th Avenue NE. 
The future traffic vofurne at the intersection of 117th Place NE/NE 95th Street does not 
warrant a STOP sign- - There i s  a plan to improve the intersection of NE 85th Street/ 114th Avenue N E to help ease 
congestion that backs up onto 1 16th  v venue NE during the morning peak hour. 



pedestrian Impacts 

As part of the development, the applicant will be required to install sidewalks along the portion of NE 95m Street 
abutting the subject property and sidewalks along the two new public right-of-ways. In their comments to staff, 
the neighbors suggest that the City Look at requiring the applicant to instat crbsswilks across 117. Place NE 
and 1 1 8  Avenue NE and install sidewalks along NE 1 f 6* ~vebue NE. Staff concludes the following regarding 
these requests: 

The Kirktand Zoning Code limits the requirement to install public kprovements to only the 
right-&ways abuttigg the subject property. 
In general, crosswalks are installed to connect with pedesfian facilities such as school walk . 

route, sidewalks and trail to provide safe connectivity when there is high usage and high'traffic 
volume, The low volume on 117th Place NE does not warrant a crosswalk. 
As indicated in the City's Comprehensive Plan, there .are plans to install curb, gutter, sidewalk, 
and str& trw along the east side of 116th Avenue NE from the existing.sidewalk north of NE 
100" Street to NE94th Street. This project is scheduled to be completedin 2009. Once 
sidewalks are installed along 116th Avenue NE, Public Works will evaluate the need for a 
crosswalk across 116th Avenue NE at NE 95th Street 

Neighbors raise concerns about the impacts on existing utility services that the development will have. The City 
will require as a conditjon of the plat that the applicant comply with sanitary sewer, water system, and surface 
water requirements. Additionally the applicant will be required to underground all offsite utilities in the portion 
of NE 95. Street fronting the property and all onsite utilities. The Public Works Department is also encouraging 
the use of Low Impact Design methods to lesson the impacts of surface water run-off. One option that is being 
encouragedby the City is the use of Street Edge Alternative (SEA) design concepts being used in the City of 
Seawe. As the engineering design plans are developed for this project, the developer may propose to use 
some or all of the S€A street design standards. If these standards are accepted by the Public Works 
Oepartment, some slight modifications to the road standards, such as the type ofcurb and the design of the 
landscape strips, will be necessary. However, no elements such as street trees, sidewalks, or the, width of the 
.sfieet, will be eliminated or modified. 

If will be necessary to further analyze certain aspects of the applicant's proposal to determine if the project 
complies with all the applicable City codes and policies. That analysis is most appropriately addressed within 
the staff advisory report, which will be presented at the public hearing. In contrast, State l a w q e e & s t k a t - t h ~  
environmental review under the State Environmentat Policy Act (SEPA) is to focus only on potential significant 
impacts to the environment that coufd not be adequately mitigated through the Kirkiand regulations and 
Comprehensive Plan. 1 

8ased on my review of all available information and adopted policies of the City, I have not identified any 
significant adverse environmentai impacts that cannot be addressed through City codes. Therefore, 1 
recommend that a Determination of Non-Significance be issued for this proposed action. 

- .- 

'ESHB 1724, adopted April 23. 1995 



SEPA ENCLOSURES 

Vicinity Map 
Development Plans 
Environmental Checklist 
Traffic Impact Analysis 
Concurrency   em^ horn Thang Nguyen dated February 11,' 2005 
Tree Evaluafion prepared by Gilles Consulting revised April 13, 2005' 
Emaif from Cyndi Johnson 
Email from Andrea Gerth 
Email from Mark and. Kris Jacobs 
Email from Stacy Kovats' 
Ernail from HighIands Neighborhood Association 
Email from Zita Gustin 
Email from Gail Baemy 
Email from -Gary and Vicki- Ebat- Selke 
Public Comments Memo from Thang Nguyen dated April 28,2005 

-Public Comments Memo from Applicant's Engineer 

Review by 'Res ponsi ble Official: 

1 concur W' 

I do not concur 

Comments: 

Eric R. Shields, AlCP 
Planning Director 



Please note that, in order to reduce the size of this packet, the following Hearing 
Examiner Decision Exhibits have not been included with this packet: 

Exhibit A, Attachment 5, Enclosures 1 t h  16 (SEPA Enclosures) 
Exhibit A, Attachment 6 
Exhibit A, Attachment 7 
Exhibit B 
Exhibit C 
Exhibit D 
Exhibit E 

These items can be obtained by contacting Tony Leavitt in the Planning Department at 
425.587.3253 or tleavitt@ci.kirkland.wa.us. 
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RESOLUTION  R-4583

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF KIRKLAND APPROVING 
THE SUBDIVISION AND FINAL PLAT OF HIGHLANDS 25 BEING DEPARTMENT 
OF PLANNING AND COMMUNITY DEVELOPMENT FILE NO. FSB06-00001 AND 
SETTING FORTH CONDITIONS TO WHICH SUCH SUBDIVISION AND FINAL PLAT 
SHALL BE SUBJECT. 

 WHEREAS, a subdivision and preliminary plat of Highlands 25 was 
approved by the Hearing Examiner on June 10, 2005; 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 Craig Sears of Highlands 24 LLC, the 
owner of the real property described in said application, which property is within 
a Residential Single Family RS 8.5 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. FSB06-00001, 
are hereby adopted by the Kirkland City Council as though fully set forth herein. 

 Section 2.  Approval of the subdivision and the final plat of Highlands 25 
is subject to the applicant's compliance with the conditions set forth in the 

Council Meeting:    07/05/2006
Agenda:     Unfinished Business

Item #:   * 11. a. 
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recommendations hereinabove adopted by the City Council and further 
conditioned upon the following: 

 (a) A Plat Bond or other approved security performance undertaking 
in an amount determined by the Director of Public Works in 
accordance with the requirements therefor in Ordinance No. 
2l78 shall be deposited with the City of Kirkland and be 
conditioned upon the completion and acceptance by the City of 
all conditions of approval, including public improvements, within 
one year from the date of passage of this Resolution.  No City 
official, including the Chairperson of the Planning Commission, 
the Mayor, or the City Engineer, shall affix his signature to the 
final plat drawing until such time as the plat bond or other 
approved performance security undertaking herein required has 
been deposited with the City and approved by the Director of 
Public Works as to amount and form. 

 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 ________, 2006.. 

 SIGNED IN AUTHENTICATION thereof this _____ day of ________, 
2006.

                             ____________________________ 
                                                            Mayor 

Attest:

_________________________________
City Clerk 


