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L INTRODUCTION

A. APPLICATION

1.

2.

Applicant: John Harkness, Camwest Development
Site Location: 9555 132™ Avenue NE (See Attachment 1).

Request: Approval of a Preliminary Subdivision and Innovative Housing
Demonstration Project for Camwest Development, The proposal is to
subdivide a 95,644 square foot (2.2 acres) RSX 7.2 zoned single-family
site into 15 single-family lots and construct 15 compact single-family
homes pursuant to the provisions of the City of Kirkland’s Innovative
Housing Demonstration Project Ordinance No, 3893. See Section LB,
History, for background information on the Innovative Housing
Ordinance. The major elements of the proposal include:

(A) Construct 15 “Compact Single Family” homes. All home are
proposed to be approximately 1,500 square feet and two stories
with building heights ranging from approximately 22” 3” to 29° 8”
depending primarily on the average existing grade of each building
site. All structures meet the 30-foot maximum building height
requirement of the RSX 7.2 zone, however, the applicant is
requesting modification of the Floor Area Ratio (FAR), building
setback, and lot coverage requirements of the RSX 7.2 zone
through the provisions of Ordinance 3893. All homes are of a
classic northwest architectural style with design features that
include pitched roof forms, roof overhangs, dormers, covered
porches, and grided windows. Exterior materials will include
combinations of Hardi-plank siding, cedar shingles, cedar plywood
and trim, and composition shingle roofing. Earth tone colors will
be used on all exterior surfaces. A typical floor plan includes one
car garage, entry, kitchen, living room, dining room, den and bath
on the main level and the second level includes a master bedroom
and bath, main bath, laundry and up to two bedrooms (See
Attachments 2.a-d).

(B)  Subdivision of the 2.2-acre site into 15 single-family fee simple
lots. To accommodate the proposed commonly owned open space
areas totaling 18.7% of the site, individual lot sizes are proposed to
be 2,388 square feet to 4,137 square feet with an average lot size of
3,004 square feet. The applicant is requesting modification of the
7,200 square foot minimum lot size requirement of the RSX 7.2
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zone through the provisions of Ordinance No 3893 (See
Attachment 2.¢).

Construction of a new through curvilinear public street (NE 97

Street) between 130™ Avenue NE and 132™ Avenue NE. The
proposal includes a 35-foot wide right-of~way dedication to the
City of Kirkiand and the construction of 2 driving lanes, a 5-foot
wide sidewalk on the south side of the roadway adjacent to the
single-family lots, and a 7-foot wide landscape strip with street
trees on both sides of the street (See Attachment 2.f).

Seven Tracts are provided. Tracts A, B, and C are open space tracts
of 2,996, 5,523 and 4,070 square feet respectively. All three tracts
are located on the south side of the property and are intended to
provide open space and passive recreational opportunities for the
residents of all 15 dwelling units that border these open space
areas. Tract E is an open space tract, 5,047 square feet in size,
located on the north side of NE 97" Street. Tracts D, F and G are
5,405 square feet, 4,099 square feet and 230 square feet
respectively located on the northwest and northeast corners of the
site. These tracts will serve the dual function of providing
additional open space as well satisfying the development’s storm
water detention system requirements. All tracts are proposed to be
owned and maintained by the development’s Homeowners
Association except Tract D which is proposed to be owned and
maintained by the City of Kirkland (See Attachment 2.e).

Vehicular access to the individual dwelling units is provided on the
south side of the new roadway from separate driveways for all but
four (4) of the units. The two 2-unit clusters on the south side of
the site (Lots 4,5,10,11) gain access from a common driveway
serving each 2-unit cluster. Each of these four units has a separate
driveway off the common driveway (See Attachment 2.f). All
driveways are required to be a minimum of 20 feet in length so that
parked cars do not extend into adjacent common driveways or
right-of-way (See Attachment 3, Development Standards).

The proposed conceptual landscape plan provides landscape
treatment of all open space/storm drainage tracts, street trees on
both the north and south sides of the new public street, perimeter
landscape treatment on the north and south side of the site to buffer
the development from adjacent single-family homes, and interior
site landscaping on each of the 15 single family lots. A proposed
typical landscape plan for one of the lots (Lot 13) has been
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provided to show how individual lots will be landscaped. The
proposal retains 22 of the 117 significant trees (18%) on the site.
The applicant is requesting modification from the 25% significant
tree preservation requirement of the Subdivision Code through the
provisions of Ordinance No. 3893 (See Attachment 2.g and h).

4. Review Process: Process 1IB, Hearing Examiner conducts public hearing
and makes recommendation; City Council makes final decision,

5. Summary of Major lssues _and Recommendations: The key issues in
consideration of this proposal are compliance with established
development regulations, and compliance with approval criteria, and
requirements of the Interim Innovative Housing Demonstration project
requirements of Ordinance 3893 (See Attachment 3, Development
Regulations, Section I.B, Recommendations, and Sections I.A.1.b, and
Sections II.G and F). The City is recommending approval of the
application subject to the conditions contained in Section 1.B below.

RECOMMENDATION

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

1. This application 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 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 (see Conclusions ILL1.b).

2. Prior to recording the Final Plat mylar, the applicant shall obtain a demolition
permit from the City of Kirkland and remove the existing house and shed
located on the proposed NE 97" Street right-of-way (See Conclusion ILA.1.b).

- 3. All single-family homes shall not exceed 1,500 gross squarc feet (See

Conclusion 11.G.5.b).
4. The recorded Final Plat mylar shall include a requirement that prohibits any

increase in residential unit size after initial construction (See Conclusion
IL.G.5.b).
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5. Prior to recording the Final Plat mylar, the applicant shall submit to the City of
Kirkiand Planning Department for review and approval, Covenants,
Conditions, and Restrictions (CC&R’s) that provide for the continued
maintenance of all common areas owned by the Homeowners Association.
The CC&R’s shall also be recorded with King County prior to recording the
Final Plat mylar (See Conclusion ILF.2.b).

IL FINDINGS OF FACT AND CONCLUSIONS

A, SITE DESCRIPTION
1. Site Development and Zoning:
a. Facts:
(1) Size: 2.2 acres (95,644 sq. {1.)

) Land Use: The site is currently developed by one (1) single-
family house and shed located on the eastern portion of the
site. The applicant proposes to remove both structures that
are located within the proposed NE 97" Street right-of-way.

(3)  Zoning: RSX 7.2, a single-family residential zone with a
minimum lot size of 7,200 square feet. The proposal is
being reviewed as an Innovative Housing Demonstration
Project under the provisions of Ordinance No. 3893 which
allows for modifications to certain requirements of the
Kirkland Zoning Code (See Section ILF.2 and 11.G.3-13).

(4)  Terrain: The site slopes up gently from both the east and
west property lines towards the middle of the site. The site
ranges from a low elevation of approximately 308 feet on
the east property line and 304 feet on the west property line
to a high elevation near the center of the site of 324 feet.
The average grade on the eastern and western portion of the
site is approximately 8 percent and 6 percent respectively
(See Attachment 2.i).

(5)  Vegetation: The majority of the significant vegetation is
located on the western portion of the site with a few
significant trees located in the vicinity of the existing house
and shed. There are a total of 117 significant trees on the
site including fir, cedar, hemlock, apple, birch, cottonwood,
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cherry, maple, olive, poplar, and plum. The applicant is
required to retain a total of 25 percent of the significant
trees (29 trees), including all of the significant trees located
within 10 feet of the existing property lines (20 trees). A
significant tree retention plan was submitted with the
application. The plan provides for the retention of a total of
22 of the significant trees (18%) including 15 of the 20
significant trees located within 10 feet of the existing
property lines. The applicant is requesting modification
from the 25% significant tree preservation requirement of
the Subdivision Code through the provisions of Ordinance
No. 3893 (See Attachments 2.g and 2.1, and Section I1.G.2).

(6)  Soils: A Subsurface Exploration, Geological Hazard, and
Geotechnical Engineering Report prepared by Associated
Earth Sciences, Inc. dated November 20, 2002 was
prepared for the site and submitted with the subject
application. The report indicates that dense to very dense
Vashon Lodgement Till and fill soils predominate the site,
No ground water seepage was encountered. Landslide and
seismic hazard risks are considered to be low. The report
concludes that the site is suitable for the proposed
development provided the recommendations included in the
report are followed (See Attachment 3, Development
Standards and Attachment 6, Environmental Documents).

) Sensitive Areas: City maps indicate that there are no
steams, wetlands, seismic/landslide hazard areas or other
sensitive areas on the site,

b. Conclusions: Prior to recording the Final Plat mylar with King
County, the applicant should remove the existing house and shed.
The applicant should also follow the recommendations of the
Geotechnical Report. As conditioned by this report, size, land use,
zoning, terrain, vegetation, land use and sensitive areas are not
constraining factors in this application.

2. Neighboring Development and Zoning:
a. Facts:

(D) North: The property is zoned RSX 7.2 and developed by
single-family residences.
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(2) South: The property is zoned RSX 7.2 and developed by
single-family residences.

(3)  East: 132™ Avenue NE. The property east of 132™
Avenue NE is located in the City of Redmond and is
developed by single-family residences.

(4 West: 130" Avenue NE: The property west of 130"
Avenue NE is zoned RSX 7.2 and is developed by single-
family residences

Conclusion: The neighborhood development and zoning are not
constraining factors in this application.

The site is Tract 36 of the Plat of Kirkland Acre Tracts. The site is
rectangular in shape with a north/south dimension of
approximately 151 feet and an east/west dimension of 634 feet
along the north property line and 636 feet along the south property
line.

On September 3, 2002, the Kirkland City Council adopted
Ordinance No. 3856 approving an interim Zoning Ordinance to
regulate Innovative Housing Demonstiration projects and establish
a selection process for such projects. The purpose of the ordinance
is to allow development of a limited number of projects that
demonstrate housing choices not currently available in Kirkland’s
single-family neighborhoods. The goals of the ordinance are to
increase housing supply and the choices of housing styles that are
compatible with existing single-family developments and promote
housing affordability by encouraging smaller homes. The
ordinance includes specific development requirements and criteria
that each project reviewed under this ordinance must satisfy. The
Ordinance requires that such project be reviewed through Process
IIB as described in Chapter 152 of the Kirkland Zoning Code. The
Ordinance also established a competitive selection process with the
City of Kirkland Planning Commission determining which
proposals would be allowed to apply for an innovative housing
demonstration project under a Process IIB permit. The Planning
Commission chose two projects, the subject application (File No.

- S8-1iB-03-60) and a project by the Cottage Company (File No. S-

IIB-03-92). The above ordinance was subsequently amended and
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extended by the Kirkland City Council by Ordinance 3893 and
further extended by Ordinance 3913. Ordinance 3913 is in effect
through June 1, 2004 (See Attachment 4.a-¢).

2. Conclusion: The subject plat and Innovative Housing Demonstration
Project is being processed under current Zoning and Subdivision
regulations, including the Interim Innovative Housing Demonstration
Project Zoning Ordinance No.3893, that apply to the property. As
conditioned by this report, the proposed plat and Innovative Housing
Demonstration Project will comply with all zoning, subdivision and
municipal code requirements currently in effect in order to receive
approval (See Section II. F and G). The history is not a constraining factor
in this application,

C. PUBLIC COMMENT

I As required by Ordinance No. 3893, the applicant held a community
meeting on the proposal on January 29, 2003 at which time the applicant
and City staff presented the proposal to the community and answered
questions from those in attendance. The public comment period for the
subject application extended from July 31, 2003 to August 18, 2003. The
City received two written public comments within the above comment
period (See Attachment 5.a-b). The issues addressed in the letters include
(paraphrased):

a. Comment: The proposal resembles a Planned Unit Development
{PUD) more than the innovative housing styles that have been
discussed by the City. Also, the cost of the proposed houses may be
the same as a traditional single-family house.

Staff Response: The Innovative Housing Ordinance allows a
variety of unit sizes including cottages that are 1,000 square feet or
less, Compact Single-Family Homes that are 1,500 square feet or
less and Duplexes and Triplexes that are a maximum of 1,200
square feet per unit. During the City’s review of the Innovative
Housing Ordinance provisions all of the above housing styles were
evaluated. The proposed project containing 15-Compact Single
Family Homes represents just one of the housing alternatives
discussed by the City. One of the goals of the Innovative Housing
Ordinance is to promote housing affordability by encouraging
smaller homes. Although the City does not have pricing
information on the individual homes, due to the relatively small
size of the homes, and smaller lot sizes, it is expected that
individual homes will be priced less than a traditionally sized home
on a 7,200 square foot lot.
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Comment: FEach unit has a driveway and garage for only one
car. The innovative housing ordinance requires two parking statls.

Staff Response: The applicant proposes a one-car garage with the
second required parking space being provided in the driveways of
the individual units. The driveways are required to be long enough
(20°) so that parked cars do not extend into the roadway or access
drives (See Attachment 3, Development Standards).

Comment: Increased traffic in the neighborhood and safety of
children walking to Mark Twain Elementary School.

Staff Response: The proposed development is projected to generate
a total of 120 new average weekday trips and 12 PM peak hour net
new trips. Ninety (90) new daily trips are expected on 132"
Avenue NE and 30 new daily trips are expected on 130" Avenue
NE. The result will be a minimal increase in perceived traffic in the
neighborhood. As conditioned by this report and as proposed by
the applicant, a sidewalk is being provided on the south side of the
new public street extending between 130" and 132" Avenue NE,
any damaged sidewalk on 130" Avenue NE is being replaced along
the site’s street frontage, and a new sidewalk on 132™ Avenue NE
along the site’s street frontage is being installed. These sidewalks
will improve the current pedestrian circulation system in the
neighborhood and improved safety for children walking to Mark
Twain Elementary School.

Comment: Increased impervious surface created by 15 driveways
and common lanes will add to water runoff creating surface pools.

Staff Response: The total amount of proposed impervious surface
on the site is approximately 29.7% including building footprints,
walkways, patios, and driveways. The maximum amount of
impervious surface that could occur on the site with a traditional
single-family plat is 50%. The proposed decrease in impervious
surface is due primarily to the smaller homes and the amount of
common open space being provided on the site. The preliminary
storm water plans include a combination of infiltration, swales, and
detention ponds to accommodate storm water runoff from the
proposal. The preliminary plans, which have been designed to meet
the 1998 King County Surface Water Design Manual, have been
reviewed and approved by the City’s Surface Water Engineer.
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Refinement of the system design and submittal of final storm water
calculations will be required at the time of construction permits.

e. Comment: A family of deer, and hawks and eagles have been
seen on the site. General concern for the development’s impact on
wildlife.

Staff Response: The City has no record of deer, hawks or eagles
nesting or occupying the site, however, it is certainly possible that
the site is used intermittently for migration purposes. To help
maintain the site for these purposes, the proposed development
incorporates seven open space tracts totaling 17,866 square feet
(18.7% of site). Due to the open space areas being provided, the
proposed development would have less of an impact on habitat
than if the site were developed by a traditional plat. In addition
there are other privately owned open space areas in the vicinity as
well as the City of Kirkland Woodlands Park located to the west
that will continue to provide additional habitat value to wildlife.

2. Additional concerns may be raised after the issuance of this report or at the
public hearing, which may require further response or warrant additional
conditions of approval.

D. STATE ENVIRONMENTAL POLICY ACT (SEPA)

1. Fact: A Determination of Non-significance for this proposal was issued
on December 15, 2003, The Determination, Checklist, Subsurface
Exploration, Geological Hazard, and Geotechnical Engineering Report,
and Traffic Impact Analysis are included in Attachment 6,

2. Conclusion: The SEPA requirements for this proposal have been
fulfilled.

E. CONCURRENCY

1. Fact: The Public Works Department has reviewed the application for
concurrency. A concurrency test was passed for water and sewer subject
to the conditions contained in the Development Standards (Attachment 3).
A concurrency test for traffic also passed (See the memo dated June 18,
2003 from the Public Works Department's Traffic Engineer, Attachment
7).
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2. Conclusion: The City and the applicant have complied with the
concurrency requirements for water, sewer and traffic for the proposed
project.
APPROVAL CRITERIA

1. SUBDIVISION

a. Facts: Municipal Code Section 22.12.230 states that a plat may be
approved only if;

1. There are adequate provisions for open spaces, drainage ways,
rights-of-way, easements, water supplies, sanilary waste, power
service, parks, playgrounds, and schools; and

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

Zoning Code Section 152.70.3 states that a Process IIB application may be
approved if:

1. It is consistent with all applicable development regulations, and
to the extent there is no applicable development regulation, the
Comprehensive Plan.

2. It is consistent with public health, safety and welfare.

b. Conclusion: The proposal complies with Municipal Code Section

22.12.230 and Zoning Code Section 152.70.3. It is consistent with the
Comprehensive Plan (See Section ILLH). With the recommended
conditions of approval, it is consistent with the Zoning Code and
Subdivision regulations (See Sections ILF and Attachment 3) 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 serve the public use and interest and is
consistent with the public health, safety, and welfare because the
proposal will increase the housing supply, choice of housing styles, and
promote housing affordability by encouraging smaller homes,

2. INNOVATIVE HOUSING DEMONSTRATION PROJECT

a.

Facts: In addition to complying with the approval criteria stated in
Section 152.70.3 of the Kirkland Zoning Code (above), the applicant
must demonstrate that the approval criteria stated in Ordinance No. 3893,
Section 2.b. are met. See discussion below and the applicant’s response
to the following criteria (Attachment 8).
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1. The impacts of the proposed development will be no greater
than the traditional development that could be constructed on
the property with respect to total floor area of structures and
structure sizes.

The proposal includes 15 single-family homes, 5 more than
could be achieved by traditional development. The total site
area is 93,644 square feet and the nel site area minus the right-
of-way being dedicaied to the City is 72,429 square feet. At an
allowable maximum Floor Area Ratio (FAR) of .50, the 72,429
square foot site would allow a maximum of 36,214 square feet
of total floor area under traditional single-family development.
This represents 10 typical 7,200 square foot lots with a
maximum of approximately 3,600 square feet per unil. The
applicant has provided an example how the site could be
developed by a traditional plat (See Attachment 9 and Section
I1.G.6). The proposed floor area per unit is approximately
1,500 square feet on two floors. The total floor area for all 15
homes is approximately 22,500 square feet or a .31 FAR for
the entirve site. The result is the development of smaller single-
Jamily homes than may have been consiructed under
traditional single-family development.

2. The proposal is not larger in scale and is compatible with
surrounding development with respect to size of units, building
heights, roof forms, building setbacks from each other and
property lines, number of parking spaces, parking location and
screening, access, and lot coverage.

The site is located within a residential area developed by a
variety of single-family home ages, architectural styles, sizes
and heighis. In addition, the variety in the existing development
pattern in the vicinity provides for both traditional street
Jfrontages with single family homes accessing directly to the
adjoining streel as well as homes that are located behind other
homes with access from a flag lot, access easement, tract or
public right-of-way (See Attachment 10). The proposed
development includes single-family homes that are of a size,
height and include design features that will be compatible with
and promote the residential character of the neighborhood.
Although building setbacks from lot lines are proposed fo be
reduced and lol coverage by structures on the individual lots
are proposed 1o be increased, the site configuration and
building orientation on the individual lots and the site as a
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whole produce an overall site design that is compatible with
the variety of development in surrounding area. Access is
provided for each home in a traditional manner with driveways
provided either directly or indirectly from a public street, One
parking space is provided in a garage and a second parking
space provided in the driveway of the home.

The proposal provides elements that contribute to a sense of
community within the development by including etements such
as front entry porches, common open space, and common
buildings or common spaces within buildings.

The proposed development includes both front entry porches
and patio areas in the back of the houses. Each home borders
an open space area thal is intended to provide passive
recreational opportunities for the residents of the development.
A total of 17,866 square feet of open space is provided
including the open space tracts located on the north side of
proposed NE 97" Street, The integration of the common open
space areas into the overall site design, and the orientation of
each of the homes and individual lots to these open space areas
help contribute lo a sense of communily that may not be
achieved through traditional single family development. The
applicant proposes to establish a homeowners association for
the development. Homeowners Associations generally include
CC&R's that provide for the maintenance of common areas
after development has occurred.

Any proposed modifications to requirements of the Kirkland
Zoning Code, other than those specifically identified in
Paragraph c. of this Section or in Sections 3 or Section 4 of this
ordinance (Innovative Housing Ordinance 3893) are important
to the success of the proposal as an innovative housing project.

Paragraph c of Section 2 and Section 3 allow modifications
from the minimum lot size, and maximum FAR requirements.
The proposed development includes modifications from these
requirements as well as a modification from the Kirkland
Zoning Code requirements related to building setbacks from
individual property lines, lot coverage by structure on
individual lots and the free preservation requirements of the
Subdivision Code. The specific modification requests include:

€13



Stacy Property
.‘ile No. S-1IB-03-60
Page 14

(A) A reduction of the required minimum lot size of 7,200
square feet to lots ranging in size from 2,388 to 4,137
square feet. The lot size reduction is important to the
success of the proposal since it allows a large
percentage of the site to be retained as common open
space for the use of all residents of the project and to
help buffer the proposed single family homes from
adjacent residential properties.

(B) A modification from the maximum allowable 50% FAR
on individual lots. The maximum FAR modification
requested is on the smallest lot (Lot 2) which is
proposed at approximately 62%. Lots 1, 4, 5, 7, 8, 10,
11, 13, 14, and 15 range from slightly over 50% to
approximately 62%. The remaining lots (Lots 3, 6, 9,
and 12) meef the 50% FAR requirement. The overall
FAR for the entire site is .31, well below the maximum
FAR of .50 that could be achieved with a traditional
single-family plat. The modifications to the FAR
requirements are importanl lo the success of the
proposal since the modifications will allow for a
variety of home sizes and designs on the individual lots
lo create a more interesting overall site design and
more residential choices for homeowners.

(C) A reduction in building setback from individual
property lines. The minimum building setbacks in the
RSX 7.2 zone are 20-foot front yard, 10-foot rear yard
and S-foot side yards. The following approximate
sethack reductions are proposed. The applicant
proposes to reduce the front yard setback on all of the
lots. The minimum proposed front yard setback is
approximately 7 feet on Lots 3 and 12. The remaining
lots have proposed froni yard setbacks ranging from
approximately 10 to 15 feet. The applicant proposes (o
meel the 10-foot rear yard setback on all lots except
Lots 1, 2, 3 6, 9, and 12. The minimum rear yard
sethack proposed is approximately 5 feet. The proposal
appears to meet the 5-foot side yard setback on all lots.
The sethack reductions are important to the success of
the project since they allow for a variety of building
Jorms and building modulation on the lots to create a
more interesting and compatible overall site design.
The landscape treatment on each lot and on the open
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space areas will help buffer the homes from the
adjacent lots on the site and from the adjoining
residential development.

(D) An increase in the allowable 50% lot coverage

(£)

requirement. With a few exceptions, lol coverage
includes buildings, paving and other impervious
surfaces. The building footprint and other impervious
surfaces vary on individual lots. The proposed site
plans are not of a scale to accurately calculate site
coverage on the individual lots, however, a preliminary
calculation on the smallest lot (Lot 2) has
approximately a 53% lot coverage, slightly greater
than that permitted by the RSX 7.2 zone. However, the
overall lot coverage for the entire site is only 29.7%.
For the reasons indicated under paragraph “C”
above, the increase in site coverage is important to the
success of the proposal.

Kirkland Municipal Code Section 22.28.210 and
Ordinance No 3865 require that 25% of all significant
frees on the site and all significant trees located within
10 feet of existing property lines be retained. There are
a total of 117 significant trees on the site. The
applicant is required to retain a total of 29 significant
trees, including the 20 significant trees located within
10 feet of the existing property lines. The significant
tree retention plan provides for the refention of a total
of 22 of the significant trees (18%) including 15 of the
20 significant trees located within 10 feet of the
existing property lines. A reduction in the requirement
Jor the retention of significant tree is important to the
success of the project since it allows the flexibility
necessary to both provide for the construction of

. required public improvements and provide for

variation in building and site design to achieve a
development that is more compatible with the
adjoining residential properties (See Section I1.G.2 for
Sfurther discussion).

Conclusions: The applicant should record with King County
CC&R’s to provide for continued maintenance of all common open
space areas owned by the Association. As conditioned by this
report, the proposed development is consistent with the above
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criteria required to be met for an I[nnovative Housing
Demonstration Project.

G. DEVELOPMENT REGULATIONS

1. Right-of-Way Dedication:

a. Facts: Municipal Code Section 22.28.090 requires the applicant to
comply with the requirements of Chapter 110 of the Zoning Code
with respect to dedication and improvement of adjacent
right-of-way. Zoning Code Section 110.60 states that if a right-of-
way abutting the subject property is not wide enough to contain the
required improvements, the applicant shall dedicate as right-of-way
a strip of land adjacent to the existing right-of-way that is equal to
one-half of the needed additional width. The Public Works
Department is recommending that the applicant provide half street
improvements along both the 130™ Avenue NE and 132" Avenue
NE and dedicate 5 feet of additional right-of-way on both street
frontages to accommodate these improvements. Along the
proposed NE 97" Street right-of-way (new street) Public works is
recommending that the applicant dedicate 35 feet of right-of-way
to accommodate the required street improvements. In addition,
they are recommending that the applicant provide the ability for
future vehicular access to the property to north from NE 97™ Street.

b. Conclusion: To provide the ability for future vehicular access to
the property to the north from NE 97" Street the applicant should
either provide right-of-way across Tract E or including language in
the plat recording mylar allowing a road or utility to cross Tract E.
The applicant should follow the requirements set in the Zoning
Code and Attachment 3, Development Regulations regarding
required right-of-way dedication and street improvements.

2. Significant Tree Preservation

a. Fact: Kirkland Municipal Code Section 22.28.210 and Ordinance
No 3865 require that 25% of all significant trees on the site and all
significant trees located within 10 feet of existing property lines be
retained, provided that arcas where structures will be located, areas
required for access and areas to be cleared for required roads,
utilities, sidewalks, trails or storm drainage improvements are
exempt from this requirement. There are a total of 117 significant
trees on the site including fir, cedar, hemlock, apple, birch,
cottonwood, cherry, maple, olive, poplar, and plum, The applicant
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is required to retain a total of 29 significant trees, including the 20
significant trees located within 10 feet of the existing property
lines. A significant tree retention plan was submitted with the
application. The plan provides for the retention of a total of 22 of
the significant trees (18%) including 15 of the 20 significant trees
located within 10 feet of the existing property lines. Many of the
significant trees are located in the proposed right-of-way, within
the detention system tracts and within proposed building footprints.
This has limited the ability of the applicant to retain all of the
required trees. Although the Kirkland Zoning Code provisions for
replacement of removed significant trees (KZC Section 95.15.3) do
not apply to the subject plat, the applicant is proposing to substitute
for the additional seven significant trees that are being removed by
planting seven 3” caliper trees within the open space areas on the
north end of the site (See Attachment 2.f and g).

b. ~ Conclusion: The applicant has requested a modification from the
tree preservation requirements through the provisions of the

Innovative Housing Ordinance,

Parameters for Compact Single-Family Units :

a, Fact: The table in Section 3 of Ordinance No. 3893 establishes

parameters applicable to innovative housing project applications.

The parameters include housing types, unit size limits, equivalent

units (density), locations, number of developments, public notice,

access requirements, development size, parking requirements, and

“ownership structure, The parameters included in Section 4 of the

above ordinance do not apply to the subject application since
cottage development is not proposed.

b. Conclusion: The proposal complies with the applicable
innovative housing project requirements of Section 3 of QOrdinance
No 3893 as described below in Section II G.4 —G.13. Also see the
applicant’s response to these requirements (Attachment 8).

Housing Types:

a. Fact: Section 3 of Ordinance No. 3893 allows cottages, compact
single-family, duplexes or triplexes, and a combination of the
above types. The proposal includes 15 Compact Single-Family
units.

b. Conclusion: The proposed complies with the above requirement.
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5. Unit Size Limits:

a. Fact: Section 3 of Ordinance No. 3893 limits Compact Single-
Family units to a maximum gross floor area of 1,500 square feet.
The proposed homes are approximately 1,500 in size, however,
actual unit sizes for the 15 homes are proposed to vary somewhat.
The above section also requires that a covenant restricting any
increase in unit size after initial construction be recorded against

the property.

b. Conclusion: None of the homes should exceed 1,500 gross
square feet in size. The applicant should record on the final plat
mylar a requirement restricting any increase in unit size after the
initial construction. As conditioned, the proposal complies with the
above requirements.

6. Equivalent Units (Density)

a. Fact: Section 3 of Ordinance No. 3893 ailows 1.5 Compact
Single Family units for each single-family unit that could be built
on the property. The 2.2 acre site is zoned RSX 7.2 which has a
minimum lot size of 7,200 square feet. A maximum of 13 units
could be constructed on a site of this size if access was provided to
the individual lots from existing roadways. However, in this case, a
new through public street and right-of-way dedication is required
to serve the development. The applicant prepared a conceptual site
plan for the development of a traditional 10-Iot plat on the site to
document the development potential. of the site (See Attachment
9). The conceptual site plan provides for a new public street along
the south property line with a single-loaded row of 10 lots located
north of a new roadway. Lot sizes average 7,200. City maps
indicate that there are no steams, wetlands, seismic/landslide
hazard areas or other sensitive areas on the site that would limit the
development potential of the site, The proposed 15 Compact Single
Family units represents 1.5 units for each of the 10 traditional
single-family units that could be built on the site,

b. Conclusion: The proposed complies with the above requirement.
7. Locations:
a. FFacts: Section 3 of Ordinance No. 3893 allows innovative housing

proposals City Wide, but not within 1,500 feet of another
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innovative housing proposal under this Ordinance and that no more
than two innovative housing proposals per city recognized
neighborhood under this Ordinance. Two innovative housing
projects have been submitted to the City under the above
Ordinance. The subject proposal (Stacy Site) located at 9555 132™
Avenue NE and the Danielson Grove proposal (File No, S-IIB-03-
92) located at 10510 128™ Avenue NE. The two sites arc
approximately 2,300 feet apart and both proposals are within the
North Rose Hill Neighborhood.

Conclusion: The proposed development complies with the above
requirement.

8. Number of Developments:

a.

Facts: Section 3 of Ordinance No. 3893 allows up to five, with no
more than two projects demonstrating the same single housing
type. The proposed development is the only project submitted to
the City under the above Ordinance that proposes only Compact
Single-Family units. The other proposal (Cottage Company, S-1IB-
03-92) submitted under the above Ordinance includes a
combination of 14 compact single-family homes and two single-
family cottage homes.

Conclusigns: The proposed development complies with the above
requirement.

9. Public Notice:

a,

Facts: Section 3 of Ordinance No. 3893 requires that public notice
include a neighborhood meeting, including City Staff in
attendance, normal publishing and posting after application
received, and mailing of notice to adjacent residents and property
owners within 500 feet of the proposed development. Noticing for
the proposed development included a neighborhood meeting on
January 29, 2003 and mailing to adjacent residents and property
owners within 500 feet of the site that provided for a minimum
public comment period between July 31, 2003 and August 18,
2003. Two comment letters were received during this period.

Conclusions: The proposed development complies with the above
requirement.

10. Access Requirements:

G19
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a. Facts: Section 3 of Ordinance No. 3893 allows flexibility for road
widths, public vs. private, and turn-around requirements with input
from the Public Works Department. The proposed development
provides for a 35-foot wide right-of-way for the new public
through street (NE 97" Street) with 2 driving lanes and a sidewalk
on one (south) side. The Public Works Department has reviewed
and approved the proposed preliminary roadway design

b. Conclusions: As conditioned by this report, the proposed access
improvements comply with the City’s requirements (See
Attachment 3).

Development Size:

a. Facts: Section 3 of Ordinance No. 3893 allows innovative
housing projects of compact single family units with a minimum of
4 units and a maximum of 24 units. The proposed development
includes 15 compact single-family units.

b, Conclusions: The proposed development meets the above
requirement.

Parking Requirements:

a. Facts: Section 3 of Ordinance No. 3893 requires a minimum of 2
parking stalls for units over 1,000 square feet in size. All of the
proposed units are over 1,000 square feet in size. One parking stall
is provided in the garage and one stall is provided in the driveway
of each unit.

b. Conclusions: The proposed development meets the above
requirement.

Ownership Structure:

a. Facts: Section 3 of Ordinance No. 3893 allows ownership structure
to include subdivision, condominium, or a single owner for the
entire project (to allow rental). The proposed development includes
a subdivision of the site into 15 single-family lots. The applicant
proposes to sell the homes, however, the units could be rented in
the future. :
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b. Conclusions: The proposed development meets the above
requirement.

H. COMPREHENSIVE PLAN

1.

Fact: The subject property is located within the North Rose Hill
Neighborhood. Figure XV.F-11 designates the subject property for low-
density residential, six dwelling unit per acre (See Attachment 11). The
proposed density is approximately 6.8 units per acre, however, Section
2.c.iit of Ordinance 3893 states that the density limitations identified in the
Land Use Map of the Kirkland Comprehensive Plan shall be determined to
have been met as long as the proposed project does not exceed the
equivalent unit calculation identified in Sections 3 or 4 of Ordinance No
3893.

Conclusion: The proposal is consistent with the land use designation of
the Comprehensive Plan since it does not exceed the equivalent unit
calculation (15 units) identified in Sections 3 of Ordinance No 3893.

L DEVELOPMENT REVIEW COMMITTEE

1.

Fact: Additional comments and requirements placed on the project are
found on the Development Standards Sheet, Attachment 3. Those
comments include routine Zoning Code requirements which will apply to
this proposal, Public Works Department requirements for utility
extensions, storm water detention, street improvements, right-of-way or
easement dedications, and undergrounding of on-site utility lines, and Fire
Department requirements for fire lane markings, building sprinklering, fire
extinguishers, and alarms, and fire hydrant Storz fittings.

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

B. The Planning Director determines that there will be substantial changes in the
impacts on the neighborhood er the City as a result of the change.

.y2g
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CHALLENGES AND JUDICIAL REVIEW

The following is a summary of the deadlines and procedures for challenges and judicial
review. Any person wishing to file or respond to a challenge or appeal should contact the
Planning Department for further procedural information.

A. CHALLENGE

Section 152.85 of the Zoning Code allows the Hearing Examiner’s
recommendation to be challenged by the applicant or any person who submitted
written or oral comments or testimony to the Hearing Examiner. The challenge
must be in writing and must be delivered, along with any fees set by ordinance, to

" the Planning Department by 5:00 p.m., , seven (7)
calendar days following distribution of the Hearing Examiner’s written
recommendation on the application. Within this same time period, the person
making the challenge must also mail or personally deliver to the applicant and all
other people who submitted comments or testimony to the Hearing Examiner, a
copy of the challenge together with notice of the deadline and procedures for
responding to the challenge.

Any response to the challenge must be delivered to the Planning Department
within seven (7) calendar days after the challenge letter was filed with the
Planning Department. Within the same time period, the person making the
response must deliver a copy of the response to the applicant and all other people
who submitted comments or testimony to the Hearing Examiner.

Proof of such mail or personal delivery must be made by affidavit, available from
the Planning Department. The affidavit must be attached to the challenge and
response letters, and delivered to the Planning Department. The challenge will be
considered by the City Council at the time it acts upon the recommendation of the
Hearing Examiner.

B. JUDICIAL REVIEW

Section 152,110 of the Zoning Code allows the action of the City in granting or
denying this zoning permit to be reviewed in King County Superior Court. The
petition for review must be filed within twenty-one (21) calendar days of the
issuance of the final land use decision by the City.

LAPSE OF APPROVAL
Under Section 22.16.130 of the Subdivision Ordinance, the owner must submit a final

plat 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
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years foliowing 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 any period of time which a court order in said
review proceedings prohibits the recording of the plat.

Under Section 152.115 of the Zoning Code, the applicant must submit to the City a
complete building permit application for the construction approved under Chapter 152,
within four (4) years after the final approval on the matter, or the decision becomes void;
provided, however, that in the event judicial review is initiated per Section 152.110, 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 required development activity, use of land,
or other actions. Furthermore, the applicant must substantially complete construction
approved under Chapter 152 and complete the applicable conditions listed on the Notice
of Approval within six (6) years after the final approval on the matter, or the decision
becomes void.

APPENDICES
Attachments 1 through 13 are attached.

Vicinity Map

Proposal Drawings

Development Standards

Innovative Housing Ordinances

a. Ordinance 3856

b. Ordinance 3893

C. Ordinance 3913

5. Public Comment Letters

a, Christine Anderson, Emily Anderson, Marvin Brown, August 16, 2003
b. Betty Lou Crampton, August 17, 2003

ol e

6. Environmental Documents
a. Determination of Non-Significance
b. Environmental Checklist
c. Geotechnical Report

d. Traffic Impact Analysis

7. Memo dated June 18, 2003 from Thang Nguyen, City of Kirkland Traffic
Engineer Transportation Analysis/Concurrency

8. Applicant Response to Innovative Housing Ordinance requirements and Criteria

9. Comparison/Traditional Single-Family Plat

10.  Adjacent Development Pattern

11.  Comprehensive Plan - Figure XV.F-11

12.  Maintenance Agreement

13. Concomitant Agreement
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PARTIES OF RECORD

John Harkness, Camwest Development, 9720 NE 120" Place, Suite 100, Kirkland, Wa. 98034
Christine and Emily Anderson and Marvin Brown, 9541 130" Avenue NE, Kirkiand, Wa. 98033
Betty Lou Crampton, 12647 NE 87™ Street, Kirkland, Wa. 98033

Department of Planning and Community Development

Department of Public Works

Department of Building and Fire Services



Stacy Project |

9555 132nd Ave NE

ATTACHMENT /

S~ 03 — o







) _ {
Z i
BUILDING HEIGHT BUILDING HEIGHT
=336.5' . =382 1
) ] =
i =
i b f
o = 0
wi HW 5
5 | 2
._uu._,‘ ok e HET i e
FINISHED e e averace | i mnﬁ“ﬁ.\[mwm FINISHED AVERAGE ! W
FLOOR B R ﬂm iR L LY EISTING GRADE) Al [ FLOOR EXISTING GRADE | o
=g ] ol T W = 5138 LEOEE
e SIDE ELEVATION 34 wre SIDE ZLEVATION 38
£~
=
=
= m e : =
i M1 Ul L o
Cun s o — - = m
5% / fo £ — =
= i = W
"o p Py o <
=
i aner | = o
i gl
i S
! in £
| &=l &
i | : =
T i
LOT =
FIRST FLOCR PLAN - SEGOND FLOOR PLAN - v m
-
BUILDING HEIGHT
mw_%ﬁo HEIGHT i = 3450
IS £
i &
b
FNSHED
FLOOR FINISHED
=510 5 R FLOOR S RS AVERAGE
= 32LE i i e EXISTING GRAGE
AVERAGE ot e
FRONT ELEVATION 34 S TNG GRAOE — =397 | -
a 317E
s
i T = amo
| N H b
s - — 1.._1 FOR PERMI
T ; - - ONEY
A ; = i e o e P eyt
- H m m T AEVIEV AND MOCRICATI)
- - m T
o e LS
u -
soarpt 323 | e
i i s =
. i I spne
T > m t | b
R [ S il , . ung 16,503
Lot 3 = N LOT 4 s
FIRST FLOOR PLAN w e SECOND FLOGR PLAN e r— m f Py
FIRST FLOOR PLAN we e SECOND FLOCR PLAN e ho D —
COMTRAST B 20 WM PG







2 b

S ITG-03-60

BUILDING HEIGHT =
BUILDING HEIGHT : = 3457 : =
=373 . § Lol
m m =
H el b I
i P ¥ M £
i e Sime I _ L e m
ol kgt i W el
# SEmmREaEaN ¥ I\\.\g\%,mvm. =
i et o L H PR ITEY averace <
FINSHED AVERAGE ! sl N J_ rizazn s Sk s GO O
FLOOR EXISTING GRADE! iy | e ali B A
=3280 T L LEIBT kst 3 3N Sy e yEei -- ! e
FRONT ELEVATION 24 SIDE ELEVATION 24 ELEVATIGN 32 SIDE ELEVATIGN 35 e
st
s —— ) =
i ! ) =
I 1 w = T 0 >
BT, wn & B
i we l”ﬂﬂ.ﬁ > &
o 3 | == — L et
L ; r=3
WH_ - i v N m%ﬁ‘ o | =5
ol T s , RS ey &=
: 5 et L 1 =) W
. o d i | -7
LN m., - A, =
I | | =
R i ) I~ ' = o
X s |oL I =
L3 — i -
LOT 5 LOT 8 =
- = . S
o o FIHST FLOOR PLAN wre SECOND FLOOR PLAN w e
FIRST FLOGR PLAN e SECOND FLOOR PLAN e

i

BUILDING HEIGHT

i LA = 3440
o
&
f
AVERAGE i
FINISHED EXISTING GRAQE
H..QMN..._! ||I/| AVERAGE
......... i FINISHED EXISTING GRADE
FLOOR = 3217
FRONT ELEVATION 4A = 3200 T
SIDE ELEVATION 4B
o
- A -
o) L FOR_ PERMI
W 1 ONLY
=i baarys THIS DOCARENT HAS BEEH FHE
W= i - RATET
T o d P s
3 = - b
R P Y
, ! g
M s _ e ———
L,x_ i { P
[ —— H L e
ff “ W e ]
b S
ot L OT i T
4o .= Lor 7 .n.%/ LOT &
H | gy ssnmesssnm———
e : A2
FIRST FLOQOR PLAN [T ¥ SECOND FLOOR PLAN LI XY FIRST FLOOR PLAN Pramrey SECOND FLCOA PLAN [







=2

BUILDING HEIGHT

BUILBING HEMGHT

S-ZEB -£3- o

= 3415 s
=325 : : -
m i
=
K | T
il Hw Q
%
= £ 5
AVERAGE : A e ] FINISHED ! ﬂ
FrusHED EXISTING GRABE: : W.ﬁ FLOCR AVERRGE _ P
FLOOR ; w3198 ; qi ) EXISTING GRACE!
=38y : T ”I. —— e Mﬂ“ﬂﬂﬂ..ﬂm;uvlu< - . ‘uwuw_‘mhw. A
pauan
=
. =
LI H M
= ~ e
— 1 . —
g e s =
oy B i =
SR = 5] nE
Lase i . e ="
e T F o fann o
X c
s =2
{ e
e won W o2
amr
ot o LoT 10 == =
L ra LOT 7
IS 1.A
P, (4]
FIRST FLODR PLAN SECONE FLOOR PLAN u T o
BUILDING HEIGHT
= 3437
BUILDING HEIGHT
=TT ;
| ﬁ i
! EaTr—
& B
08
: — o B
| o
FINISHED el avemace ; Ri L E—
FLOOR = = EXISTING GRADE; e
= il 120 L R T | NI AVERAGE i 2 o8 000000
’ EXISTING GRADE! o
FRONT ELEVATION 28 I Caiae | 3 Y o S
e T el Loy A Pt _
SIDE ELEVATION 35
e o
] =
i i ! i -
¢ ] I X FOR PERMI
| M oo 0 b ONLY
T fisind iy 3,7 o SOCUAELT AR BT B
7 v \r\ saare o TO R A AT
= = JE P o - RIS
. Lo rr g B
3 ¢ aneT . 3
S N m k, | e
TS | - =
" -7} ] Smko
. o gy o |
Tad 1 8 ” H Jura 13, 2063
e ud s —— H TR T
o ) ..L\mnjl N ahaik] & i al il
LOT ¢ LOT 12
e —
R S FIRST FLOOR PLAN v SECOND FLODR PLAN o
FIRST FLOOR PLAN . SECOND FLOOR PLAN RS F
NOT FOR CONSTRUCTION | comorow uninne






BUILDING HEIGHT BUILDING HEIGHT
= 335.1 . = 3298
1
o 2
| &
_ AVERAGE
FrusHED PR e AVERAGE i (FINISHED EXISTING GRADE
FLOOR EXISTING GRADE; FLoon £ = 207.0
=ang, . B - SO s —
FRONT ELEVATION 3A SIDE ELEVATICN 34 FAONT ELEVATICN 28
e -
o — e = J e
i _dm - Y = v
B 5 S § =
= - - ' ; 1
b = o hs i _ !
= LT 7 : o
— M@ - " 0 o L ﬂmm. f , B : ol
- s QL L35 [
it e L : e Il i
i i k3 % |
_ Y oty el an—. ﬁ
oyt .
_k P Lm n .....1!..\._ hy i "
LOT 1z il s e o7
AV -] P L [ ]
— =3 —
FIRST FLOCR PLAN s SECOND FLOOR PLAN o :
FIAST FLOOR PLAN o SECON( FLOOA PLAN P
BUILZING HEIGHT
=1 :
n
i
|
?‘
i !
AVERAGE i
{FnESHED BOSTING GRADE!
FLOOR Jaghple i
=3080 - - -{iEEm R il rsamamanaes
FRONT ELEVATION 2A
1
I i
a0
I e
bl
. i et
ot H
aill A [
i
L id | S
g -
- 5 LOT 15
Yoot
-
FIRST FLOOR PLAN w e SECOND FLOOR PLAN e
NOT FOR CONSTRUCTION

Zd
S AZLHB 53 o

T
=
1t
=
o
[
=
<
T
P
=3
=
ja )
(=5,
Q=
Serd, o
.
-
=
=]
=
=
[
=
R
B e —
j£123
Bl
o8
FOR PERM:
ONLY
i DO BAENT WAL BETH PRI
PO PIRMET ALCADCHANG T 2
R Rar
-
o
X
Jino 13, 2003
[t

TN R IR AR, W






= o
s L
T el

A PORTION OF NE 1/4, NE 1/4, SEC. 4, TWP. 25N, RGE. SE, WM,

STACY PROPER

AV HIOE]

NE .97T H 5 TREE T
RS

3%

"

A

SITE INFORMATION TREE LECEND
DWRER/AFFLICANT: :uutsr REAL I‘Srd?f mmr W L
pi?o :2 £, R e
{425) dzs-mss . menao
T ocoouas mer
Apesiinl
:mf FI3TH AVENUE N cr-owmy
ISt et
g fa=a

FA.( r¢25) ur-mt
9.53“ =AR? ACFSS
AGE, | ITEIZ SF (IS OF G0SS S ML)

ARTL QF GAEN o,
MRACT A R G L 7 &
10T CovErQE LOT COVERAGE [ALL MPERWCUS SURFACE]
%ﬁmn&mmwmk- ~EIW A
w ZLESS S P27 5 w 0K
o ELD SCOTPRNT ¢ RAKPALPANG »
GREHATS

AcazAQR:

NO. OF T %

BROFOMED DENHITY: 697 DU ARE

Zowinz: ASX~.

PROPOSED USE I3 CCUPAGT SNGLE FAMLY
TY G KRIQAHD

WATIR LW TRIGT: OIY OF RS

o
Ll DUSTWG STRUCTATS X 0 50 FELGIAT,
HOA = pOAE CWTRS ATROCARGY

S APPROYMA T AT LMCT

E‘\{ (O pesoiz mars 1 o

TREE RETENTION

17 DESTIVG SOMTANT TS

2 RGN RETT PAOROSD 1D N RITANE?

3P SINACAT TREES FEOMCD 10 0F MIAMD (258

7 POPAZOKNT TRES PWOACOED (ST FITUMAINT
LANGELAPE PLAR]

BASIS OF BEARING
Weas
£2P0ay g o o
HAYD M E WO TonOH SN VAR
AT CATS AT 1T W
T el | (2o g S et 8 G

LEGAL DESCRIPTION
A SORE AT STt Ty T FT SR
mwawl:wm!:nm«.ﬂncm

 UBSUDOATON FOA THE SHEY i 4 O Uy

S 108, TI0) 0l ab- kT T GRATORL PN Y
T BRI s
oW, BEVATON AND 3T OF DOITH UTUTLS PROR 12

ki

t
b

U

cmtaef =

o A
VICINITY MAP

NOT T SCALE

INDEX

1 COVER SMEET / PRELIMINARY FLAT

2 PRELIMINARY STGRM DRAINAGE & UTILITY FLAN
3 PRELIMINARY LANOICAPE PLAN

1 of I BOUNDARY ANL TOPOGRAPHIC SURVEY

O200) THAD ATHOCATY

Z e
S=AB O3 (Lo

ATTACHMENT

PRELIMINARY PLA"
STABY, PROPI
CITY OF KIRKLAND, 3 S

INNQVATIVE HOUSING DEMONSTRAT!IAM DONIENT

d
-

Wt

|

[rETTepeSs)

1 omar

0.4 DuTE FREVESON

e
R ——

R
R
R
A e

I PRI D4R A0
I e i o)

STANF HIT D
VNLEES ST 4D 30T
L

arm 02-141
s . a3

s

L







A PORTION OF NE 1/4, NE 1/4, SEC. 4. TWP. 25N, RGE. 5E, W.M.

LEGEND .
BACEOSED UTRINES, p e
B sreeve SRR i
1 e e c
- : -
Srovmmreny N
5 7
- 3
. s
o [ m s
=
- x = 1
> ! -
- p—
2 cosng paavey

SRS A8 pavtutun SECHON A N[_;!o.wr DRIVE}

AELICLED LNhasn

S O3 e

ATTACHMENT

£ seasczen covonrre
W CaTEw fasw Tl
T} rinan
5 sme = "
v smew et T3 seas qoor
W rawn o -
ES ke FEATURES
m iz Gov sor
o fanieg waige uroe
2 crping s e
& pusms winpag stirasc wit
e gazes sime or
w dwgied cart vt
e
D enind carow ue, ie s A LEEING Ct30S 1E

O cosmng 6nts vanmn s
G ening sooce sie O earms avcovass v
gt sovee vHAs

135 EA9 I 308 43 ()
o e N0 5

STACY PROF

INNOVATIVE HOUSING DEMONSTR « Mintr nonsony

PRELIMINARY STORM DRAINAGE Al

CITY OF KIFKLAND,

i
weeeraes s :
-
(AT« wait %t .
ey % S
F4 4T Sg et e

%
E 13
3
L
3 .
eI

IRT To R IRSiE
TRIT SUETIAL UTE S50/
UL BT WAT MR

NEYIT IO

——

o

TP NOT TWLD ;

o ol n
TERAsey - i
o nn 02141

LT N 203 E

©at0: Tup ast0axicy]






A PCORYION OF NE 1/4, NE %/4, SEC. 4, TWP. 25N, RGE. 5E, WM.

Preliminary Plant List

Suraet Trame-Dactcucus (1° calipsr, 115 020

Acer miaeu Rad Mazta
Feaxine congtd e RA oo d Rages o6 den
Cwaialmgion Japonicundlines s

Accant Trass-Decicuace {1-V7 calpa )

Aler grcmatumitre Mapie
Leer bR aRenDLm TRt
Law paimpumiazinana Magla

@M Provs 1o Figding Creery

Pyt o CaplistiComesr Fiaar'egd Pasr
Srf 4 PO ALSP AN poiritral

Conlfercas Trass (3'-8' )

arion WnoCamDa g Fr
Ehrdmtyie aplaa Graclie iSysruss
CuproramaRarls ImBnGICNT
CalOCAOr It St analinc arvm Cuchir
Fa ot ey e Pis

Prnacngs rentioniDoutas Ke

T Nawral Buffar

EtoMapyios uvd LralWmickmick

rellatimiGragon Grape
Pt sutaicend Pare,

Riwe sanguinmmd Rac Flonarag Corwn
e yprind it

Vaoaiun Gt Evangr ey
Tras Ratait

M Eeateg RGP Ve On st
GV_ 17 Egrileem Uaes Fropdied Lo ba redied

3% Bgnloam vers caquved 10 Ou fetdied 1I3R]
@@ T Rplicemant Leny prGores (3" clkigee)

il Brruos (24726 tally

RPN s ——
Bororis ULaoargi "L romunran it 1 (10480 D1Berry
Ripas sengingim King Ectsa VI Red Fovering Curgi
Canailld 2drcagus Nie Sores Canglla
Croorancins Focating Curde
Conme sloioniteaRad Taig Dogacea
Ereiantiur corpanatstarRad Vain
TG INGEL FeOHDIN Lt byt dnges
Fyprer CafiemmcmiditG Lax e
Sradagenckon
Leetiadiun Brruos (8022 wil)
AT (et s b
2raigs fawergram?
Cabars suigarty ' avemariescoich Asatnar
Euonyor [op Sivar PeinGdYs 30m N Siver prircais wuonyra

molgaticnn mritunBioed Fam
Fotantiice Seatesed Diy diur'rbhrubsiog G raverall
Brtrams tunalclt e oura T Vaed

$DYEed MPPOEl ol g St don
Ua'galls Favies vaLegaa FEar g
cunacover, Pararnlaio {2 pota)

LA IER O vk uAL K E R,

Crar g SIS g B G
MO M i ns Pyt pi Ly

Rard acleulinssProey Rove

Riwa x Fovar carpe

Rt Cobeinaices "ERwild clrpen/Brsnaie
Wit GZuie Nerum Dol Grongamy Bun
Wied mingeiToadt Paruine

[

o [Ssacied hawn

@Iﬁ&ﬁi teolarant plarting

¥ BvaK Y80 IPICIG 11 dEEROAEIE, dopencEng
o Stbemnsy 1 ULy v ACAY.

i soaLe

1 1ve 30
e

G603 P assoc
LIS ke

29

S~ E-03 60

ATTACHMENT

INNOVATIVE HOUSING DEMONST™
PRELIMINARY LANDSCAPE/TREE |
STACY PROI

CITY OF KIRKLANG,

0,

5
3

AL H T 8 930 A Qomaid

H

;
§
|
i
i
]

5
# SRR ERRKEKKR
R
TR
Rk E—
kg g

FEI FRATIAL TIE: 2/00,/00
XL WmTeX' YO

AREHITELT

[T

nnm__ I, 356
TP HOT LD 3
VL D AT LTy
TR
mRog-141
== 5.3
1l S ———

[ PR







A PORTION OF NE 1/4, NE 1/4, SEC, 4, TWP, 25N, RGE. 58, WM.

Plant List

@ Tall nirthvm sivides Lo Pt el eciiting
vegeldtion to reman
Corte solontteraited Tug Boguocd
Maronia cpiiolumOregon Grape

Vu{»?ir!ae:_:‘lﬂ_gz__w
e A g wncher ssiing vegeatl

@._.Ee.n&.a..;.:é

The plarts shom b the plant (et are caprasantstitve of the Plants that will e uad for ot landieaaping.
Bpwciic Pl tyows sl be deinedtec In \he finé] site inciendpe plan

(7 Mlmnn Bivdos £4-8° Pt 3t maurtyp

¢ Low Simibe (3~ b st miurng)

Adrgrom HODOLGEpaReE pained fern

ALEMNS (it rden)

Callnas vuigarls Aransria’sootch heatrer

Craile Hemalts Srind Gosira Canglils

Bucrygmus Jap Wihvar pricess sonees Biiver princess suiigns
Larvanchiln #rguatirofiad avancher

s ruge MugoVOuad uge Pre

Porigrtioh BrilnSuors Fem

Robs AoHtnmicaer carpe. rose

Tioowm canlaile Haed 'Now g

X PeremiznOreces

Garex. pucchinilA s therles I secige

A o Ry Bosh

Bartaris Uurbeng] ‘Aropurpured'ired ledl Jipboms Birtery
Cramncralesouering Drince
Erndsnihus crupanuisiue Red Vein

P ghas var Arieges
Phociacendren (L)

Parts Japonica/Lily of the Vit shhb

2
S—IB-O3-60

ATTACHMENT

TYPICAL LANDSCAI

STACY P

INNOVATIVE HOUSING DE:

h

I







At

200

-1
5 APROI CRARTH G AL 4.4 -5

g,

A PORTION OF NE 1/4, NE 1/4, SEC. 4, TWP. 25 N, RGE. 5 E, WM.

A% OF BEtpE. LEGAL DESCRPTON

,

verg TRACT 3%, ARAAND AGRE TRACTS, MGLSIG Y0 THE PLAY . /
o AR MECRIED 5% WA 33 OF PUATL AL 40 W

VERTICAL DARAL DUt STV QEUGAAR 85 pTaAT ST WA ﬂ

R 83 eliE MOT Taln FAGS R CORTIN, SECr
w%‘maﬂ_a.ﬂunegvbﬂé L) NOTES

CONTEUR WTERVAL = 2 | Chameniia 10 ap bh g v FETELMINTATON TOR TS SUNCY WAS A OML JUTT
E LD 10 AAD B LR THLCOSTE AN ELECTRZHA DOSACE WEATPHS WT,

& kool FASCENNALT USED W 1T SURWEY WORL RIS TRAVERSL,

BEHOH AR TG G I STNGANT T BT WG A= 155000

AL BOICUART. = 1 Tet beAVIAT DEMIND. O TS wab KEPKSDN T T e — e

etiond e pad 1657~ B35 DA BAASE CaX QS KEBATS OF & SHUCH UROE O Tod, CARE RERCATED. sord

Ok, o e, ¢ Tk ATEAG CoRR ¢ Pk A Bt 4 ORI XY, WsEATR; D COLRAL

DHASLER OF K ST 33, AN 1IN AVE KE b oK DXTIG AT TRAT L.

3 CAZDMNTS M) LECLS SEILAPTON DD LAGH THT
aAT0iTon TRE COUPARY, CORMTUDNT F0R TAL MILANGL
o POUTY M, RageME=, DATED RIE 17, S002 AT K05 Ak

B 3 - 60

ACHMENT __Z

00 OF Casr ATAMPED = puad
- % COVERS, LS, CIZ) AM3 AS-BUCT WFCANATYH: PREAIGEY BY
Corddion (oo = seadasy Tk URITY PUAYETORT. Tl COM RACICA SAKL YOO THC DT
ST ANCRMAAK S LECAZCH, CLYATON A0 D OF LS UIITES ARDL 70
T TATs LT 40 PLAAY KAK W POWR PO w/ STROT CORITRXTER.
53 & W0 DI 1550 4 L Rl SR T PACHATY BOTAY Jiird BISED PG WOIATIN SRFULD
a ShaE DT FASE PO POL — — e

TETS
T
& R

-

TRACT 37

9555 13,

CAM WEST O

STACY .

BOUNDARY & TOPOGRAPHIC SURYEY

CITY OF REDMOND,

A = TRACT 35

~ b 2 KIRKLAND ACRE TRAZTS
; :wo.@a: .@5 ! I i N %

J uw%\ .&mauw\n@.. .ol \_ . Pl

. 1 -

S [ iyt ﬁ 437 e 5 -~

/ N sa_.;naMAu‘ g

! ! _ﬂ\\

A

L

- EN EAY HIO

vy
g«'
&

s,

N

-,
~

TRACT 35
KIRKLAND ACRE TRACTS

12 Gimt e dainy
13" G el 35(4)

SYMBOL LEGEND LINE LEGERD
o @ Cxdt maza { Y01 —_—— Saaraxy Wa 1L,
e 10k G wate®E (V0 e, 1o 8
O tam e SR WA . T e
c TRMTARY TR S0G
hed N PR Ry ® PN AR
k] ol POTT MOCATON VALY = e TELLANIAL ERED
8w 4aTCY WCTER b a8 g
@ we  waitr vl o oL Lt
o YD AL = oS Tr—— & — —
- a3 contacm
- eoexvol 77T el
oL e POMER IR wANCHT & TNARIRWLE Al s CoNTIAE
e WY VR RRC MoRR AT
@ TRZPMOAE WAAOLE TREE LEGEND
e WAL %l - — e e
. THOC OOMITR ASRAL
e B0 ForR, CCLEA, nerOKOK
@ w udRuATR A
. PROPCRTT CORNIN FOUND ) ma cemeou
Al weTE AP AFPLL DeCUTH,

CoCnTTARRRD, EYa iR,

o lE, -, PP

i







CITY OF KIRKLAND
123 FIFTH AVENUE, KIRKLAND, WASHINGTON 98033-6189 (425) 828-1257

Date:
DEVELOPMENT STANDARDS 12/17/2003
CASE NO.: ZON03-00025
PCD FILE NO.:S-IB-03-80

**BUILDING DEPARTMENT CONDITIONS***

Buildings must comply with 1997 editions of the Uniform Building, Mechanical, Plumbing and
Fire Codes as adopted and amended by the State of Washington and the City of Kirkland.

Structure must comply with Washington State Energy Code (WAC 51-11); and the
Washington State Ventilation and Indoor Air Quality Code (WAC 51-13).

Structures must be designed for seismic zone iil, wind speed of 80 miles per hour and
exposure B.

The applicant is cautioned to investigate the implications of the Federal Fair Housing
Regulations and should contact HUD for further information. {Seattle Regional HUD Fair
Housing Office, Phone # (206) 220-5175 - contact Lou Watkins).

Demolition permit(s) required for removal of existing structures. Ref.: UBC Section 106.1

All internal lot lines must be vacated. Contact Planning Department for information regarding
regarding Lot Line Adjustment. Ref. UBC 503 & Table 5-A

All private roads shall have approved identifying signs posted prior to combustible
construction. Identifying signs shait conform to the following: 1. All signs shall be 6" wide
green painted aluminum with 4" white reflectorized letters. 2. All signs shall be mounted on
4" x 4" treated wooden posts or 2" schedule 40 galvanized pipe. 3. All signs shail be
mounted with the bottom of the sign 7 feet above finished grade. 4. Signs posted at the
intersection of private roads and public right-of-ways shall be designated "Private Road"
betow the road identification sign. "Private Road" signs shall be 6" wide green painted
aluminum with 4" white reflectorized letters.

Overhangs {eaves) may extend no closer than 2' to property line. if overhang is between 2 to
3' to property line it must be of one hour construction. Ref.: UBC 503.2.1, 705

Land Surface Modification permit required. Inspections will be conducted by the Department
of Public Works.

Open guardrails shall have intermediate rails or an ornamental pattern such that a sphere 4
inches in diameter cannot pass through. Exception: The triangular openings formed by the
riser, tread and boftom element of a guardrail at open side of a stairway may be of such size
that a sphere 6 inches in diameter cannot pass through. Ref.: UBC 508

45 ATTACHMENT 3.
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Clothes dryer exhaust ducts shall terminate on the outside of the building and shall be
equipped with a back-draft damper. Screens shall not be installed at the duct termination.
Ducts for exhausting clothes dryers shall not be connected or installed with sheet metal
screws or other fasteners which will obstruct the flow. Clothes dryer moisture exhaust ducts
shall not be connected to a gas vent connector, gas vent or chimney. Unless otherise
permitted or required by the dryer manufacturer's installation instructions, and approved by
the building official, domestic dryer moisture exhaust ducts shall not exceed a total combined
horizontal and vertical length of 14 feet, including two 20-degree elbows, Two feet shall be
deducted for each 90-degree elbow in excess of twa. The instaliation of commercial clothes
dryer exhaust ducts shall comply with the appliance manufacturer's installation instructions.
UMC 504.3.2

Anchorage of Appliances: Appliances desighed 1o be fixed in position shall be securely
fastened in place. Supports for appliances shall be designed and constructed to sustain
vertical and horizontal loads within the stress limitations specified in the Building Code. All
floor supported mechanical equipment and fixed appliances shall be anchored to the
structure to resist displacement vertically and on both horizontal axis due to seismic motion,
Suspended mechanical equipment and appliances shall have rigid vertical hangers and be
braced in both horizontal directions. Connections by pipes or ducts which are not
themselves adequately anchored shall not be acceptable as equipment or appliance
anchors. Approved factory-fabricated isolation cushions and dampers are permitted between
supports or braces and the equipment housing. In no case shall flues or vents be used to
support or restrain equipment or appliances. Ref.: UMC 304 .4

As defined by WAC 51-32-223 these structures are of "unusually tight construction” and
therefore gas fired hot water tanks and furnaces must be provided with outside combustion
air. As such these appliances must be installed in an enclosure, insulated (walls,
floor/ceiling, roof/ceiling and door) as required for the energy compliance path chosen. Ref.:
UMC 701.2 (Note: Combustion air ducts shall not be installed so as to require openings in or
penetrations through construction where fire dampers are required. Ref.: UMC 702.2

In addition to the required pressure relief valve, an approved, listed expansion tank or other
device designed for intermittent operation for thermal expansion control shall be installed
whenever the building supply pressure is greater than the required relief valve pressure
setting or when any device is installed that prevents pressure relief through the building
supply. The tank or device shall be sized in accordance with the manufacturer's
recommendation. Ref.: 1991 UPC 1007 (c}, second paragraph.

Standards for waterclosets. The guideline for maximum water use allowed in gaflons per
flush (gpf) for any of the following waterclosets is the following: Tank-type toilets - 3.5 gpf;
Flushometer-valve toilets - 3.5 gpf; Flushometer-tank toilets - 3.5 gpf; Electromechanical
hydraulic toilets - 3.5 gpf. Ref.: WAC 51-18-030.

The guideline for maximum water use allowed for any showerhead is 3.0 gallons per minute.
Ref.: WAC 51-18-030

The guideline for maximum water use allowed in gallons per minute (gpm) for any of the
following faucets and replacement aerators is the following: Bathroom faucets - 3.0 gpm;
lavatory faucets - 3.0 gpm,; kitchen faucets - 3.0 gpm; replacement airators - 3.0 gpm. Ref.
WAC 51-18-030.

PUBLIC WORKS CONDITIONS:

CERTIFICATE OF CONCURRENCY: This project has been reviewed and approved for
water, sewer, and fraffic concurrency. Any water and sewer mitigating conditions are listed
within the conditions below. Any traffic mitigating conditions will be found in an attached
memerandum from the Public Works Traffic Engineering Analyst to the Planning Department
Project Planner. Upon issuance of this permit, this project shall have a valid Certificate of
Concurrency and concurrency vesting until the permit expires. This condition shall constitute
issuance of a Certificate of Concurrency pursuant to chapter 25.12 of the Kirkland Municipal
Code.

tda
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All street 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.

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 titted ENGINEERING PLAN
REQUIREMENTS. This policy is contained in the Public Works Pre-Approved Plans and
Policies manual.

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).

SANITARY SEWER CONDITIONS:

The applicant shall extend/improve the existing public sewer system to provide sanitary
sewer service for each lot within the proposed project. The project will be required to
construct the following sewer improvements:

A} Extend an 8" sewer main along the property frontage on 130th Ave. NE and terminate
with a manhole at the south end.

B) Extend an 8" sewer main along NE 97th St (new access street) as shown on the revisions
received October 31, 2003.

C) Extend an 8" sewer main to 132nd Ave. NE at the northeast property corner as shown on
the revisions received October 31, 2003.

D) Extend a 6" side sewer stub through a 10' wide sewer easement to the property
addressed 9545 132nd Ave. NE as shown on the revisions received October 31, 2003.

Provide a separate side sewer stub for each lot/house in the project.
Provide a plan and profile design for the sewer line extension.
WATER SYSTEM CONDITIONS:

The applicant shall extend/improve the existing public water system to provide potable water
service for each lot. Extend an 8" water main along NE 97ih Street between the existing
water mains in 130th Ave. NE and 132nd Ave. NE.

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

Provide fire hydrants per the Fire Departments requirements,
STORM WATER CONDITIONS:

Provide temporaray and permanent storm water control per the 1998 King County Surface
Water Design Manual. The preliminary storm plans, which include a combination of
infiltration, swales, a rain garden, and a detention pond, have been reviewed and approved
by the City's Surface Water Engineer. Additional refinement of the design and submittal of
the final calculations will be necessary.

Provide an erosion conirol plan with Building or Land Surface Modification Permit
application. The plan shall be in accordance with the 1998 King County Surface Water
Design Manual.

Provide a separate storm drainage connection for each lot/house.
Provide a plan and profile design for the storm sewer system.
Provide colfection and conveyance of right-of-way storm drainage.

STREET IMPROVEMENT CONDITIONS:

047
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The subject property abuts 130th Ave NE & 97th Ave. NE (neighborhood access type
streets} and 132nd Ave. NE ( an arterial type street). Zoning Code sections 110.10 and
110.25 require the applicant to make half-street improvements in rights-of-way abutiing the
subject property. Section 110.30-110.50 establishes that this street must be improved with
the following:

Along the property frontage on 130th Ave. NE:

1) Remove and replace any cracked curb, gutfer, or sidewalk.

2) Plant street trees 30 feet on-center behind the existing sidewalk except in the area where
there are existing trees.

3} Dedicate a 5-ft wide public landscape and utility easement,

The applicant shall instali the following half sireet improvements within 132nd Ave. NE along
the subject property: widen the street to 22 fi. from centerline to face of curb, install storm
drainage, curb and gutter, a 4.5 ft. planter strip with street trees 30 ft. on-center, and a 5 ft.
wide sidewalk. A 5 fi. right-of-way dedication will be necessary to encompass the
improvements

Along NE 97th St., the following will be required:

A} Dedicate a minimum of 35 feet of right-of-way.

B) In order to preserve the ability to install a private or public road or utility across Tract E, a
portion of the tract shall be dedicated as public right-of-way. The dedication shall be 45 ft. in
width and span between the north side of NE 97th St. and the north property line of the
subject property. The dedication shall be centered on the north/south property line between
the two single family lots directly to the north (addressed 9714 and 9716 130th Ave. NE).

C) Pave the street 20 feet wide.

D) Install storm drainage collection and conveyance along both sides as depicted on the civil
engineering preliminary plans.

k) install a 2-ft. wide concrete gutter along hoth sides of the asphalt {gutter must be 6-inch
minimum thickness). The gutter can be included in the required 20-ft wide street width.

F) Install a 7-ft. wide planter strip with street trees 30 ft. on-center along both sides of the
street. The trees should be planted 2.5-ft behind the gutter.

G) Install a 5 ft, wide sidewalk along the south side of the street (behind the planter strip).
H) A sidewalk will not be required along the north side of the street because the project
does not "front" on that side of the street. Normally, when a development does not front on
both sides of the street, only half-street improvements are required. In this case, the street
is being fully improved but the sidewaik is not required.

i) The plat recording mylar shall include language stating that the homeowners association
shall be responsible for maintaining the landscaping in all of the tracts and right-of-way within
the plat,

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

The driveway for the lot/house closest to 132nd Ave. NE and 130th Ave. NE shall be located
on the side of the house farthest from the street. The site plan shows the driveways on the
wrong side of the house.

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. min.).

Install "NO PARKING ANYTIME" signs along the north side of NE 97th Street.
Install new monuments at the intersection of NE 97th St. and 132nd Ave. NE and NE 97th
St and 130th Ave. NE

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

It 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.

delvstds, rev: 12/17/2003
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Underground all new and "existing” on-site utility lines and overhead transmission lines.

Zoning Code Section 110.60.9 establishes the requirement that existing utility and
transmission (power, telephone, etc.) lines on-site and in rights-of-way adjacent to the site
must be underground. The Public Works Director may determine if undergrounding
transmission lines in the adjacent right-of-way is infeasible. If undergrounding is not feasible,
the applicant is required to sign a concomitant agreement to underground the overhead lines
at a future date. In this case, the Public Works Director has determined that undergrounding
of existing overhead utility lines on 132nd Ave. NE and 130th Ave. NE is infeasible at this
time and the undergrounding of off-site/frontage transmission lines should be deferred with a
concomitant agreement. The applicant shall submit a signed and notarized concomitant
agreement, as set forth in Attachment , to undergreund all existing utitity lines
bordering the subject property to be approved the the Department of Public Works and
recorded with the King County Records and Elections Division.

For any deferred improvements associated with a subdivision, the final recorded subdivision
mylar shall include a condition requiring all associated lots to sign a concomitant agreement
for the deferred improvement prior to the issuance of a building permit for said lot. The City
Attorneys office will draft language for condition.

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.

This project is 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(s) for the
proposed project.

All public improvements 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.
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ot ! CITY OF KIRKLAND

£ K .
g % % Planning and Community Development Department
3 oé' 123 Fifth Avenue, Kirkland, WA 98033 425.828.1257
Sty www.ci.kirkland.wa.us

DEVELOPMENT STANDARDS LIST
File: Stacy Plat and Innovative Housing Project, S-1IB-03-60

Subdivision Standards

22.28.030 Lot Size. Unless otherwise approved in the preliminary subdivision 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.

22.28.130 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. In addition, the
applicant shall retain all of the significant trees located within 10 feet of the existing
property lines. A tree retention plan was submitted with the short plat. See the Planning
Department’s staff report for recommended modifications from the tree retention
requirements. 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 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 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 muitifamily dwelling units is $430. Exemptions
and/or credits may apply pursuant to KMC 27.06.050 and DMC 27.06.060.

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

C:\My Documents\Stacy Development Standards.doc 12,29.2003 oS0t 6L sic



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 Fina] Plat - Improvements. The owner shall complete or bond all required
right-of-way, easement, utility and other similar improvements.

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 shali install a sanitary sewer system to
serve each lot created.

22.32.080 Performance Bonds. In licu 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
Northshore Utility District, for a period of one year to ensure completion of these
requirements within one year of plat/short plat approval.

Prior to 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 Sanitary Sewer System. The developer shall install a sanitary sewer system to

serve each lot created.

22.32.90 Maintenance Bonds. A two-year maintenance bond may be required for any
of the improvements or landscaping installed or maintained under this title.

Zoning Code Standards

85.25.1 Geotechnical Report Recommendations. The recommendations contained in the
Geotechnical Report prepared by Associated Earth Sciences, Inc. dated November 20,
2002 shall be implemented.

85.25.3 Geotechnical Professional On-Site. A qualified geotechnical professional shall
be present on site during land surface modification and foundation installation activities.
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.

105.20 Regquired Parking. Two parking spaces are required for each single-family home.
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 Ieast six feet above finished grade and does not obstract 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 between the hours of 8 p.m. and 7 a.m., Monday
through Saturday, and all day on Sundays or holidays which are observed by the City,
unless written permission is obtained from the Planning Official.
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115.40 Fence Location. Fences over 6 feet in height may not be located in a required
setback vard. 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 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. See the Planning
Department’s Staff Report for recommended modifications from the FAR requirements.
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
fagade 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 non-dissolving and non-
decomposing. 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 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 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 and the Planning Department’s Staff
Report for recommended modifications from these requirements.

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.

115.115.3.n Covered Entry 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.
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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 normaily
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 sectton,

145.22.2 Public Notice Signs. Within seven (7) calendar days after the end of the 21-day
period following the City’s final decision on the permit, the applicant shall remove all
public notice signs and return them to the Department of Planning and Community
Development, The signs shall be disassembled with the posts, bolts, washer, and nuts
separated from the sign board.

Prior to recording:

110.60.5 Landscape Maintenance Agreement. The owner of the subject property shall
sign a landscape maintenance agreement, in a form acceptable to the City Attorney, to run
with the subject property to maintain landscaping within the landscape strip and
landscape island portions of the right-of-way (see Attachment ). It is a violation to
pave or cover the landscape strip with impervious material or to park motor vehicles on
this strip.

~ 110.60.6 Mailboxes. Mailboxes shall be installed in the development in a location
approved by the Postal Service and the Planning Official. The applicant shall, to the
maximum extent possible, group mailboxes for units or uses in the development.

Prior to issuance of a grading or building permit:

85.25.1 Geotechnical Report Recommendations. A written acknowledgment must be
added to the face of the plans signed by the architect, engineer, and/or designer that
he/she has reviewed the geotechnical recommendations and incorporated these
recommendations into the plans.

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. 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.

Prior to occupancy:

85.25.3 Geotechnical Professional On-Site. The geotechnical engineer shall submit a
final report certifying substantial compliance with the geotechnical recommendations and
geotechnical related permit requirements.
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107.90 Maintenance Bonds, The applicant shall establish a two-year maintenance bond
to ensure maintenance of the storm water system.

110.75 Bonds. The City may require or permit a bond to ensure compliance with any of
the requirements of the Required Public Improvements chapter.
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ORDINANCE __3856

AN ORDINANCE OF THE CITY OF KIRKLAND RELATING TO AN INTERIM
ZONING ~ ORDINANCE ~TO  REGULATE  INNOVATIVE ~ HOUSING
DEMONSTRATION PROJECTS AND ESTABLISHING A SELECTION PROCESS
FOR SUCH PRGJECTS.

WHEREAS, the City has the authority to adopt an interim zoning
ordinance pursuant to RCW 35A.63.220 and 36.70A.390; and

WHEREAS, the Kirkland City Council has determined that there is a
need for an interim zoning ordinance to regulate innovative housing
demonstration projects; and

WHEREAS, pursuant to RCW 35A.63.220 and 36.70A.380, a public
hearing on the interim zoning ordinance herein established was held prior fo
the adoption of this ordinance.

NOW, THEREFORE, the City Councll of the City of Kirkland do ordain
as follows:

PART 1.

Section 1. The Kirkland City Councit makes the following findings:

a. The purpose of this interim zoning ordinance is to
allow development of a limited number of projects that demonstrate
housing choices not currently available in Kirkland's single-family
neighborhoods.

b. The innovative housing styles that will be atlowed in all
RS and RSX zones under this ordinance are cottages, compact single-
family homes, and duplexes and triplexes designed to look like single-
family homes. Maximum unit sizes and the number of units allowed in
lieu of each traditional single-family home (equivalent units} for each of
these innovative housing styles are identified in Section 3 and Section
4 of this ordinance.

C. The goals of innovative housing are to: :

I Increase housing supply and the choice of
housing styles available in the community through projects
that are compatible with existing single-family developments;
and

i. Promote housing affordability by encouraging
smaller homes.

d. The City is currently implementing a work pian to
develop zoning code amendments that specifically address innovative
housing projects; and

e. Until  permanent ordinances regarding innovative
housing projects can be implemented, there is a need {o ailow
regulated innovative housing projects.
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Section 2. Process {IB permit.

a. The City shail use Process I1B as described in Chapter
152 of the Kirkland Zoning Cede to review and decide on innovative
housing demonstration projects, except that the notice of the
application shall be given to property owners within 500 feet of any
boundary of the subject property. In addition, a neighborhood meeting
following guidelines established by the Planning Depariment and
including attendance by City staff shall be required prior to application
submittal.

h. In addition to complying with the approval criteria
stated in Section 152.70.3 of the Kirkland Zoning Code, the applicant
must demonstrate that;

i The impacts of the proposed development will
be no greater than the traditional development that could be
constructed on the property with respect to total floor area of
structures and structure sizes.

i, The proposal is not larger in scale and is
compatible with surrounding development with respect to size
of units, building heights, roof forms, building setbacks from
each other and property lines, number of parking spaces,
parking location and screening, access, and ot coverage.

iil, The proposal provides elements that
contribute to a sense of community within the development by
including elements such as front entry porches, common open
space, and common buildings or common spaces within
buildings.

v, Any proposed modifications to requirements
of the Kirkland Zoning Code, other than those specifically

- identified in Paragraph c¢. of this Section or in Sections 3 or

Section 4 of this ordinance, are important to the success of

the proposal as an innovative housing project.

C. In order to meet the goals of the mnovat:ve

housing demonstration program, there wiil be flexibifity with

regard to some normailly applicable regulations and
requirements. Standards listed in this Paragraph c. as well as
parameters identified in Sections 3 and 4 of this ordinance will
apply o innovative housing demonstration projects and will
prevail if they conflict with normal regulations. All other
regulations and requiremenis of the City of Kirkland will
continue to apply, except that applicants may propose
additional modifications to the Kirkland Zoning Code, as
provided for in paragraph b. of this Section.

i The minimum [ot size, restriction of not more
than one dwelling unit per lot, maximum Floor Area Ratio, and
minimum number of required parking spaces found in
Kirkland Zoning Code Section 15,10 and 17.10 shall be
replaced by the standards identified in Sections 3 or 4 of this
ordinance.

it. The vehicuiar access standards of Kirkland
Zoning Code Section 105.10 shall be determined based on
the number of single-family units that the equivafent innovative
‘housing units are replacing. The modification provisions of
Kirkland Zoning Code Section 105.103 may be used to allow

2-
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further flexibility to the vehicular access reguirements for the
proposed project.

it The density limitations identified in the Land
Use Map of the Kirkland Comprehensive Plan shall be
determined to have been met as long as the proposed project
does not exceed the equivalent unit calculation identified in
Sections 3 or 4 of this ordinance.

iv. Application fees for the Process 1B review of
the proposed project shall-be based an the number of single-
family units that the eguivalent innovative housing units are
replacing.

A tmpact fees under Kirkiand Municipal Code
Chapters 27.04 and 27.06 for the proposed project shall be
assessed at the rates for multifamily dwelling units, as
identified in Appendix A of Kirkland Municipal Code Chapters
27.04 and 27.06.

d. The City’s approval of an innovative housing project

does not constitute approval of a subdivision, a short plat, ¢r a binding
site plan.

Section 3. This table sets forth parameters applicable to innovative
housing project applications.

0-3856

Parameters

Housing Types

=  (ottages

*  Compact Single-Family

= Duplexes or Triplexes designed to look like Single-
Family as part of a development that includes at
least one other housing type {the other housing type
may be traditional single-farnily)

*»  Combinations of the above types

Unit Size Limits

" Cottages = 1,000 square foot maximum gross floor
area

«  Compact Single-Family = 1,500 square foat
maximum gross floor area .

»  Duplexes and Triplexes = 1,200 square foot
maximum gross floor area per unit, total gross floor
area for structure {including garages) not fo exceed
40% of the minimum fot size in zone or actual Jot
size, whichever is less {e.g. 7,200 sq. 1. x 0.4 =
2,880 sq. f. maximurm in RS 7.2 zone)

» A covenant restricting any increases in unit size
after initial construction shall be recorded against

the property
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Equivalent Units

Cottages = 2 per each single-family unit that could
be built on the property

Compact SF = 1.5 per each single-family unit that
could be built on the property

Duplexes and Triplexes = 2 or 3 per each single-
family unit, overall development not to exceed 1.5
times the number of single-family units that could
be built onv the property

Rounding up to the next whole number of equivalent
units is alfowed when the conversicn from typical
single-family units to equivalent units results in a
fraction of 0.5 or above

Existing single-family homes may remain on the
subject property and will be counted as units in the
equivalent unit calculation based on their gross floor
area

Locations

City-wide, but not within 1,500" of another
innovative housing proposal under this Ordinance
Not more than two innovative housing proposals per
city recognized neighborhood under this Ordinance

Number of Developments

Up to five, with no more than two projects
demonstrating the same single housing type

Public Notice

Neighborhood meeting, including City staff
attendance, required prior to application for Process
IiB review

Normal publishing and posting after application
recelved

Mailing of notice fo adjacent residents and property
owners within 200 feet of the proposed
development after application received

Access Requirements

Determine flexibility for road widths, public vs.
private, and turn-around requirements with input
from Public Works and Fire Departments

Development Size

Minimum of 4 units, maximum of 24 units
Cottages may have a maximum of 12 units per
cluster :

Parking Requirements

1 stall per unit for units under 700 square feet in
size

1.5 stalls per unit for units 700 to 1,000 square
feet in size

2 stalls per unit for units over 1,000 square feet in
size

Ownership Structure

Subdivision
Condominium
Single owner for entire project {to alfow rental)
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Section 4. This table sets forth additional parameters that supplement
the parameters in Section 3 and are applicable to any cottage proposed to be
part of an inhovative housing project.
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Additional Parameters:

Cottages

Front Setbacks 20" minimum

Other Setbacks 3" minimum from all property lines other than front
property lines

The average setback of all structures along any
property line other than a front property line shall
be 10’ .

Distance Between
Structures

10" minimum

Lot Coverage (alt
impervious surfaces)

50% maximum

Common Open Space

400 square feet minimum per cottage

Cottages shall abut at least two sides

Shall abut at teast 50% of the cottages in the
development and those units must be oriented to
and have their rnain entry from the common open
space

All cottages shall be within 60" walking distance of
the common open space

Private Open Space

300 square feet minimum per cottage

Shall be adiacent to each coltage and be for the
exclusive use of the residents of that cottage
Shall be in one contiguous and useabie piece with
a minfmum dimension of 10° on all sides

Shall be oriented to the common open space as
much as is feasible

Attached Covered Porches

80 square fest minimum per cotiage
Shall have a minimum dimension of 8 on all sides

Height

18" maximum for all structures except 25'
maximum for cotlages with a minimum roof slope
of 6:12 for all parts of the roof above 18'

Floor Area Limitations

1,000 square foot maximum gross floor area

800 square foot maximum main floor area

A minimum of 40% and no more than 50% of the
cottages in a cluster shall have a main floor of 700
square feet or less

Exceptions to Fioor Area
Lirnitations

Aftached porches up to 200 square feet in size
Spaces with a ceiling height of 6' or less measured
to the exterior walls, such as in a second floor area
under the stope of the roof

Unheated storage space located under the main
floor of a cottage

Architectural projections, such as bay windows,
fireplaces or utility closets not greater than 18" in
depth and &' in width

Detached garages or carports

0-3856
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Parking = Shall be provided on the subject property

»  Shall be screened from public streets and adjacent
residential uses by landscaping or architectural
scraening

»  Shall be located in clusters of not more than &
adjoining spaces

= Shall not be located in the front yard sethack,
except on a corner lot where it shalt not be located
in the front yard between the entrance tc any
cottage and the front property line

= Shall not be loeated within 40" of a public street
except in a single loaded configuration where the
stalls lie parallel to the strest

»  May be located between or adjacent to siructures if
it is located toward the rear of the structure and is
served by an alley or driveway

= All parking structures shall have a pitched roof
design with a minimum slope of 4:12

Community Buildings »  Shall be clearly incidental in use and size to the
' cottages .
= Shall be commonly owned by the residents of the
coltages
Accessory Dwelling Units = Shall not be allowed as part of a cottage
development

Section 5. Sections 1 through 5 of this ordinance shall constitute Part
| of this ordinance. Part | of this ordinance shall go into effect as an interim
zoning ordinance on December 1, 2002 and then shall be effective for six
months (until June 1, 2003) and thereafter may be renewed for one or more
six month periods if a subsequent public. hearing is held and findings of fact
are made prior to each renewal

Part li

Section 6. The City shall use a competitive selection process to
determine which proposals will be allowed to apply for a Process 1B permit as
an innovative housing demonstration project. The City may approve up to five
innovative housing demonstration projects, with no more than two projects
demonstrating the same single housing type. Applications to be part of the
innovative housing demonstration program must be submitted by November
15, 2002 on forms to be provided by the Planning Depariment, The Planning
Commission will determine which proposals will be allowed to submit a
Process |IB application under this ordinance using the following criteria:

a. Consistency with the intent of the innovative housing
goals of providing housing choice (specifically demonstrating those
housing styles identified in this ordinance), compatibility with
surrounding development, and improving housing affordability,

b. Nat more than two innovative housing proposals shall
be allowed per City recognized neighborhcod and proposals must be
at least 1,500 feet from any cther innovative housing proposals under
this ordinance.
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The decision of the Planning Commission in selecting proposals as innovative
housing demonstration projects shafl be the final decision of the City.

Section 7. Sections 6 and 7 of this ordinance shall constitute Part |} of
this ordinance. Part |l of this ordinance shall go into effect on September 12,
2002. The text of Part | of this ordinance shall inform the process established
by Part Il even if Part | has not yet gone into effect as a City of Kirkland interim
Zoning ordinance.

Section 8. If any provision of this ordinance or its application to any
person or circumstance is held invalid, the remainder of the ordinance, or the
application of the provision fo other persons or circumstances is not affected.

Section 8. This ordinance shall be in force and effect five days from
and after its passage by the Kirkland City Council and publication, as required
by law; provided that Part I of this ordinance shall go into effect as an interim
zoning ordinance on December 1, 2002 as set forth in Section 5.

Passed by majority vote of the Kirkland City Council in open meeting
fhis _3rd day of _ September  2002.

Signed in  authentication thereof this _3rd  day of
September , 2002,

WOW O

Attest:

/.

: e
(}‘:ty Clerk /' /

Approved as to Form:;

City Attorney

Ord\interimhousing
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Ef™ ‘tive May 30, 2003

ORDINANCE 3893

AN ORDINANCE OF THE CiTY OF KIRKLAND RELATING TO INNOVATIVE
HOUSING DEMONSTRATION PROJECTS, AND EXTENDING AN INTERIM
ZONING ORDINANCE TO REGULATE SUCH PROJECTS TO DECEMBER 1,
2003.

WHEREAS, the City has the authority to adopt an interim zoning
ordinance pursuant to RCW 35A.63.220 and 36.70A.390: and

WHEREAS, the Kirkland City Council has determined that there is a
need for an interim zoning ordinance 1fo regulate innovative housing
demonstration projects; and

WHEREAS, pursuant to RCW 35A.63.220 and 36.70A.390, a public
hearing on the interim zoning otdinance herein established was held prior to
the adoption of this ordinance; and

WHEREAS, the City Council desires to extend the interim zoning
ardinance which was part of Ordinance 3856 passed on September 3, 2002;

NOW, THEREFORE, the City Council of the City of Kirkland do ordain
as follows:

Section 1. Pursuant to Ordinance 3856, two proposals for innovative
housing demonstration projects have been selected to be allowed to apply for
Process [IB permits, The City Council finds that renewal or extension of an
interim zoning ordinance until December 1, 2003 is necessary to regulate the
two demonstration projects. Sections 2, 3, and 4 of this Ordinance shall serve
as the interim zoning ordinance for the two projects.

Section 2. Process lIB permit.

a. The City shall use Process B as described in Chapter 152 of
the Kirkland Zoning Code fo review and decide on innovative housing
demonstration projects, except that the notice of the application shall be given
to property owners within 500 feet of any boundary of the subject property. In
addition, a neighborhood meeting following guidelines established by the
Planning Department and including attendance by City staff shall be required
prior to application submittal.

b. In addition to compiying with the approval criteria stated in
Section 152.70.3 of the Kirkland Zoning Code, the applicant must demonstrate
that: '

i, The impacts of the proposed development will be no
greater than the traditional devefopment that could be constructed on
the property with respect to fotal floor area of structures and structure
sizes.

ii. The proposal is not larger in scale and is compatible
with surrounding development with respect to size of units, building
heights, roof forms, building setbacks from each other and property
fines, number of parking spaces, parking location and screening,
access, and fot coverage.

iii. The proposal provides elements that contribute to a
sense of community within the development by including elements
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such as front entry porches, common open space, and common

buildings or common spaces within buildings.

W, Any proposed modifications to requirements of the
Kirkland Zoning Code or KMC Title 22 (subdivision ordinance}, other
than those specifically identified in Paragraph ¢. of this Section or in
Sections 3 or Section 4 of this ordinance, are important to the success
of the proposal as an innovative housing project.

c. In order to meet the goals of the innovative housing
demonstration program, there will be flexibility with regard to some normally
applicable regulations and requirements. Standards listed in this Paragraph c.
as well as parameters identified in Sections 3 and 4 of this ordinance will apply
to innovative housing demonstration projects and will prevail if they conflict
with normal regulations. All other regulations and requirements of the City of
Kirkland will continue to apply, except that applicants may propose additional
modifications to the Kirkland Zoning Code or KMC Title 22 {subdivision
ordinance}, as provrded for in Paragraph b. of this Section.

i. The minimum lot size, restriction of not more than

...one dwelling unit per lot, maximum Floor Area Ratio, and minimum
number of required parking spaces found in Klrkland Zoning Code

Section 15.10 and 17.10 shall be replaced by the standards ldentlﬂed

in Sections 3 or 4 of this ordinance.

il, The wvenhicular access standards of Kirkiand Zoning
Code Section 105.10 shall be determined based on the number of
single-family units that the equivalent innovative housing units are
replacing.  The modification provisions of Kirkland Zoning Code
Section 105.103 may be used to allow further flexibility to the
vehicular access requirements for the proposed project,

ifi, The density limitations identified in the Land Use Map
of the Kirkland Comprehensive Plan shall be determined to have been
met as long as the proposed project does not exceed the equivalent
unit calculation identified in Sections 3 or 4 of this ordinance.

v, Application fees for the Process [IB review of the
proposed project shall be based on the number of single-family units
that the equivalent innovative housing units are replacing.

V. Impact fees under Kirkland Municipal Code Chapters
27.04 and 27.06 for the proposed project shall be assessed at the
rates for multifamily dwelling units, as identified in Appendix A of
Kirkland Municipal Code Chapters 27.04 and 27.06.

d. The City’s approval of an innovative housing project does not
constitute approval of a subdivision, a short plat, or'a binding site plan.

Section 3. This table sets forth parameters applicable to innovative
housing project applications.

Parameters

Housing Types * (Cottages

« Compact Single-Family

«  Duplexes or Triplexes designed to fook like Single-
Family as part of a development that includas at
least one other housing type (the other housing type
may be {raditiona! single-family)

= Combinations of the above types
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Unit Size Limits

Cottages = 1,000 square foot maximum gross floor
darea

Compact Single-Family = 1,500 sguare foot
maximum gross fioor area

Duplexes and Triplexes = 1,200 square foot
maximum gross floor area per unit, total gross floor
area for structure {including garages) not to exceed
40% of the minimum lot size in zone or actual lot
size, whichever is Jess {e.g. 7,200 sq. ft. x 0.4 =
2,880 sq. ft, maximum in RS 7.2 zong)

A covenant restricting any increases in unit size
after initial construction shalf be recorded against
the property

Equivalent Units

Cottages = 2 per each single-family unit that could
be built on the property

Compact SF = 1.5 per each single-family unit that
could be builf on the property

Duplexes and Triplexes = 2 or 3 units per each
single-family unit, number of units in overall
development not to exceed 1.5 times the number of
singte-family units that could be built on the
property

Rounding up to the next whole number of equivalent
units is allowed when the conversion from typical
single-family units to equivalent units resuits in a
fraction of 0.5 or above

Existing single-family homes masy remain on the
subject property and will be counted as units in the
equivalent unit calcufation based on their gross floor
area

Locations

City-wide; but not within 1,500" of another
innovative housing proposal under this Ordinance
Not more than two Innovative housing proposals per
city recognized neighborhood under this Ordinance

Number of Developmenis

Up 1o five, with no more than two projects
demonstrating the same single housing type

Public Notice

Neighborhood meefing, including City staff
attendance, required prior to application for Process
1B review '

Normal putlishing and posting after application
recelved

Mailing of notice to adjacent residents and property
owners within 500 feet of the proposed
development after application received

Access Requiremnents

Determine flexibility for road widths, public vs.
private, and turr-around requirements with input
from Public Works and Fire Departments
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Development Size

Minimum of 4 units, maximum of 24 units
Cottages may have a maximum of 12 units pes
cluster

Parking Requirements

1 stall per unit for units under 700 square feet in
size .
1.5 stalls per unit for units 700 to 1,000 square
feet in size

2 stalls per unit for units over 1,000 square feet in
size

Ownership Structure

Subdivision
Condominium
Single owner for entire project {to allow rental)
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Section 4. This table sets forth additional parameters that supplement
the parameters in Section 3 and are applicable to any cottage propased to be
part of an innovative housing project.

Additional Parameters:

Cottages

Front Setbacks 20" minimum

Other Setbacks = 5" minirnum from all property lines other than front
property lines

The average setback of all structures along any
property fine other than a front property line shali
be 10

Distance Beiween
Structures

10" minimum

Lot Coverage (all
impenvious surfaces)

B0% maximum

Common Open Space

400 square feet minimum per cottage

Cottages shall abut at least two sides

Shall abut at least 50% of the cottages in the
development and those units must be oriented to
and have their main entry from the commen open
space _

All coftages shall be within 60" walking distance of
the comman open space

Private Open Space

300 square feet minimum per cottage

Shall be adjacent to each cottage and be for the
exclusive use of the residents of that cottage
Shall be in one contiguous and useable piece with
a minimum dimension of 10" on all sides

Shall be oriented to the common open space as
much as is feasible

Attached Covered Porches

80 square feet minimum per cottage
Shall have a minimum dimensicn of 8' on all sides

Height

18" maximum for all structures except 25’
maximum for cottages with a minimum roof slope

of 6:12 for all parts of the roof above 18'

068



0-3893

Fioor Area Limitations * 1,000 square foot maximum gross fioor area

» 800 square foot maximum main floor area

* A minimum of 40% and no more than 50% of the
cottages in a cluster shall have a main fioor of 700
square feet or less

Exceptions to Floor Area v Aftached porches up to 200 square feet in size

Limitations =  Spaces with a ceiling height of 6' or less measured
1o the exterior walls, such as in a second floor area
under the slope of the roof

*  Unheated storage space located under the main
floor of & cottage

»  Architectural projections, such as bay windows,
fireplaces or utility closets not greater than 18" in
depth and 6' in width

* Detached garages or carparts

Parking = Shall be provided on the subject property

= Shall be screened from public streets and adjacent
residential uses Dy landscaping or architectural
screening

= Shall be located in clusters of not more than 6
adjoining spaces

= Shall not be jocated in the front yard setback,
except on a corner lot where it shall not be located
in the front yard between the entrance to any
cottage and the frent property line

*  Shall not be located within 40’ of a public strest
except in a single loaded configuration where the
stalls lie paraliel to the street

= [May be located between or adjacent to structures if
it is located foward the rear of the structure and is
served by an ailey or driveway

»  All parking structures shalt have a pitched roof
design with a minimum slope of 4:12

Community Buildings ®  Shall be clearly incidental in use and size to the
cottages
*  Shall be commonly swned by the residents of the
cottages

Accessory Dweliing Units = Shall not be allowed as part of a cottage
deveicpment

Section 5. Sections 2, 3, and 4 of this ordinance shall go into effect
on June 1, 2003 as an interim zoning ordinance and then shall be effective for
six months {until December 1, 2003) and thereafter may be renewed for one
or more six month periods if a subsequent public hearing is held and findings
of fact are made prior to each renewal.

Section 6. If any provision of this ordinance or its application to any
person or circumstance is held invalid, the remainder of the ordinance, or the
application of the provision to other parsons or circumstances is not affected.

Section 7. This ordinance shall be in force and effect five days from
and after its passage by the Kirkland City Council and publication pursuant to
Section 1.08.107, Kirkland Municipal Code in the summary form attached to
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0-3893
the original of this ordinance and by this reference approved by the City
Council. -

Passed by majority vote of the Kirkland City Council in open meeting
this 2011 day of May. , 2003.

Signed in authentication thereof this _2arh day of

May , 2003.
_)
/ Fﬁé}#—*ﬂ‘s
MAYOR (,/ /
Attest:

{'_’:\ . _{.f“' et ;/,}
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Approved as to Form:

s o
City Attorney
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PUBLICATION SUMMARY
OF ORDINANCE NO. 3893

AN ORDINANCE OF THE CITY OF KIRKLAND RELATING TO INNOVATIVE
HOUSING DEMONSTRATION PROJECTS, AND EXTENDING AN INTERIM
ZONING ORDINANCE TO REGULATE SUCH PROJECTS TO DECEMBER 1,
2003.

SECTION 1. Provides for regulation of selected demonstration
projects by interim zoning ordinance.

SECTIONS 2. -4, - .Set forth content of interim zoning ordinance
to regulate innovative housing demonstration projects.

SECTION 5. Makes interim zoning ordinance effective for 6
months.

SECTION 6. Provides a severability clause for the ordinance.

SECTION 7. Authorizes publication of the ordinance by summary,
which summary is approved by the City Council pursuant to Section 1.08.017
Kirkland Municipal Code and establishes the effective date as five days after
publication of summary.

The full text of this Ordinance will be mailed without charge to any
person upon request made to the City Clerk for the City of Kirkland. The
Ordinance was passed by the Kirkiand City Council at its meeting on the

20th day of __May , 2003,

| certify that the foregoing is a summary of Ordinance _3893
approved by the Kirkland City Council for summary publication.

N
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ORDINANCE __ 3913

AN ORDINANCE OF THE CITY OF KIRKLAND RELATING TO INNGVATIVE
HOUSING DEMONSTRATION PROJECTS AND EXTENDING AN INTERIM
ZONING ORDINANCE TO REGULATE SUCH PROJECTS TO JUNE 1, 2004.

WHEREAS, the Kirkland City Councii has the authority to adopt an
interim zoning ordinance pursuant to RCW 35A.63.220 and 36.70A.390; and

WHEREAS, the Kirkland City Council has determined that there is a
need for an interim zoning ordinance to regulate innovative housing
demanstration projects; and

WHEREAS, pursuant to RCW 35A.63.220 and 36.70A.390, a public
hearing on the interim zoning ordinance herein extended was held prior to the
adoption of this ordinance; and

WHEREAS, the City Council desires fo extend Ordinance 3893 unfil
June 1, 2004,

NOW, THEREFORE, the City Council of the City of Kirkland do ordain
as follows:

Section 1. The City Council finds that renewal or extension of
Ordinance 3893 until June 1, 2004 is necessary to regulate the two propesals
for innovative housing demonstration projects.

Section 2. Ordinance 3893, and each Section of it, shall be effective
until June 1, 2004 and thereafter may be renewed for one or more six month
periods if a subsequent public hearing is heid and findings of fact are made
pricr {o each renewal.

Section 3. if any provision of this ordinance or its application to any
person or circumstance is held invalid, the remainder of the ordinance, or the
application of the provision tc other persons or circumsiances is not affected.

Section 4. This ordinance shall be in force and effect five days from
and after its passage by the Kirkland City Council and publication, as reguired
by law.

Passed by maijority vote of the Kirkdand City Council in open meeting
this _18thday of __ November  , 2003.

Signed in  authentication  thereof this 18th  day of
November , 2003, =
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‘Subj; file number s-iib-03-60

Date: 8/16/03 10:09:12 PM Pacific Daylight Time i
From: christine. anderson 19@verizon.net :
To: ronwhanson@act.com
Sent from the internet (Details)

To Whom It May Concern

My family and 1 live at 9541 130th ave ne in Kirkland across from the propesed site for the Stacey Project #8-11B-03-60.This is a quiet neighborhood

residence with affordable housing. The traffic here is minimal and the children who go to the neighboring school, Mark Twain Elementary, can walk to their
school safely.

On several occassion in the last year we have witnessed a family of deer emerging from and disappearing into the proposed construction site. This
family of deer consist of a 4 point buck-and at least three does. Large predatory birds such as hawks and eagles appear to frequent this site. | believe a

great deal of consideration should be given to the environmental impact this construction site will have on the wildlife that live there now. Where can these
beautiful animals go if you develop their last bit of sanctuary?

Sincerely,

Christine Anderson =

Emily Anderson =
Marvin Brown

!

Monday, August 18, 2003 America Online: RonWHanson
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ﬁ ECEIVE @
AUG 1 & 2003
12647 NE 87 Street mm%&mﬂdr

Kirkland, WA 98033 ay

August 17, 2003

Ron Hanson

Planning Department, City of Kirkland
123 5th Avenue

Kirkland, WA 98033

Re: Innovative Housing Demonstration File Number S-11B-03-60

| attended presentations of innovative housing in the Kirkland City Council chambers some time
ago and then more recently we discussed this concept again when working on the updating of
the North Rose Hill Neighborhood Plan. This was prior to the City Council's adoption of
Crdinance 3856. There was a brief presentation of the Camwest proposal at a North Rose Hill
Neighborhood Association meeting. There was aiso a meeting at Mark Twain School for
neighbors in the immediate vicinity of the proposed project which | attended.

Over the years | have also been concerned about a couple of PUD's in our neighborhood and
worked with developers as a member of the NRHNA. | am nat an expert on the rules and
regulations of these developments but | do have some comments to make,

i think that the Camwest proposal resembles the local PUD's more than the innovative housing
models we were shown in the presentations. Camwest has compact single family homes on
small fots but each home has a driveway and garage for one car (the Ordinance calls for 2
parking stalls for units over 1,000 sq, ft.} and the neighbors were concerned about parking and
traffic in an already congested area. The school buses use 130 NE which adds to what is
perceived as a current problem. 1 also think that the impervious surfaces created by 15
driveways and common lanes whithin the devefopment will add to water run-off with no-where to
go but into surface pools (for breeding mosquitoes?). iIn the innovative models that we were
shown in the presentations, the houses had a common parking area not connected to each
home. Also, these demonstration compact houses will sell for approximately the same smount
as a regularly developed project.

I think someone will have to put up some comparisons to differentiate this "innovative housing"
from existing PUD's so that any objective decision might be made as to whether this type of
housing is desirable. Right now it appears to me to be another way to get as many houses as
possible on as little land as possible which would seem to benefit the developer mainly: if he can
sell 15 houses at the same prices he can sell 10 houses on the same area of land, he should
makKe a greater profit. What is the advantage to the neighborhood?

i have to admit that | am in favor of the innovative housing .concepts that were presented over
the past months. | live very happily in what might be called an innovative house but it is an .
Auxitiary Dwelling Unit, i would hope that many different styles are assessed before final
decisions are made but of course, once the demonstration housing is built, it will be there
whether it is good or bad.
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PAGES 79 THROUGH 150 OF THE STAFF ADVISORY
REPORT (EXHIBIT A TO THE HEARING EXAMINER
RECOMMENDATION) ARE LOCATED IN THE
OFFICIAL FILE IN THE PLANNING DEPARTMENT. A
COPY OF THESE PAGES CAN ALSO BE REVIEWED
- IN THE COUNCIL STUDY. THESE PAGES INCLUDE
ATTACHMENTS 6 (ENVIRONMENTAL DOCUMENTS)
AND 7 (TRANSPORTATION ANALYSIS /
CONCURRENCY MEMO) TO THE STAFF ADVISORY
REPORT.






