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I. - Project Description 
 
Site Description 
 
The Pulte Group is proposing to develop the Marinwood site into a 48 lot single family Planned Unit 
Development (PUD).  The site consists of 8.58 acres (post Lot Line Alteration), and is comprised of four 
parcels, and two existing homes with assorted outbuildings.  The project is bounded by 136th Ave NE to 
the west, and developed single family residences to the north, and south.  The site moderately 
slopes primarily from the northwest to the southeast.  Vegetation consists primarily of a 
combination of residential landscaping with some forested areas.  Existing trees are a combination of 
evergreen, deciduous with some fruit and ornamental trees.  There are steep slope areas in the 
southeast portion of the site in Tract B.  No other critical areas (streams or wetlands) are on or 
adjacent to the site.  Access to the site is currently obtained via three private gravel driveways directly 
off of 136th Ave NE. The site is currently served by public water. Both of the existing residences have 
septic drain fields which will be abandoned per Code requirements. 
 
The site boundary as depicted on the maps and other submittal materials is based upon the concurrent 
application and approval of a Lot Line Alteration (LLA) between three different properties.  The LLA 
involves portions of properties off site to the west (see the Lot Line Adjustment application for details.) 
The LLA is proposed in order to provide expansion of the parcel which fronts on 136th Ave NE (Parcel No. 
2726059083). 
 
 
Neighborhood 
 
The proposed development is within the Evergreen Hill neighborhood. Zoning for the site is RSA-6 as are 
properties to the south, north and east.  Properties to the west across 136th Ave. N.E. are zoned RSA-8. 
Sites to the north and south are recently developed. To the south is the Willows Bluff subdivision. To 
the north is the Vintner’s Ridge subdivision. 
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Proposed Site Plan 
 
The proposed PUD has been carefully designed to include a variety of homes, on a variety of lots.  Lot 
sizes range in size from 4,126 square feet up to 7,448 square feet. The average lot size is 4,936 square 
feet in size.   
 
The applicant is proposing to install sidewalks on only one side of the internal public roads. 
Public Works has indicated they will support sidewalks on one side if the owner agrees to build offsite 
sidewalk in a location of the City’s choosing at a cost equal to at least 75% of the value of the waived 
improvements.  
  
The Pulte Group offers a unique consumer-inspired approach to homebuilding that customizes the 
buyer’s experience and ensures their homes are built for the way homeowners live. They continually 
reach out to prospective home buyers and existing Pulte homeowners to get feedback to improve their 
home designs.  It’s a process they call “Life Tested.” Plus, their homes are up to 30% more energy 
efficient than the average existing home. 
 
Pulte’s popular Pacific Northwest contemporary homes are planned for this neighborhood. Home sizes 
will range from 2,400 square feet to 3,000 square feet (not including basement space). Additionally, 
there will be a large variety in home widths (30’, 35’, and 40’) as well as home styles (garage tuck-
under, standard, and daylight-basement). The exterior of the buildings will be Cemplank siding with 
architectural accents and stone veneer.  Interiors will feature a high specification level.  They will 
feature upgraded fixtures, slab granite countertops, full height backsplashes, open rail, and hardwood 
floors. “Life Tested” features for these homes include the Pulte Planning Center, open functional living 
and entertaining areas, and a formal expanded entry drop zone.  
 
 
Parks and Open Space 
 
Approximately 19% of the site, 1.66 acres, will be devoted to passive and active public Open Space, 
which would not be required in a standard subdivision in this zone.  Open space amenities include: 
 

Open, grassed play areas 
Bocce ball field 
Picnic areas 
Play equipment 
Panoramic views to the east from Tract B 
Seating benches 

 
 

Landscaping 
 
This site contains many significant trees, with stands existing throughout the development.  Mass site 
grading to develop livable yards, will make it quite difficult to save the stands of trees, and leaving 
trees in a singular fashion will only present potential dangers to the neighbors and the future home 
owners from potential windthrow.  The best opportunity to save existing trees is around the perimeter 
of the site and in Tract B in the eastern portion of the site.  In addition to saving these trees the 
development will be planting 101 new trees in order to comply with the City of Kirkland tree credit 
requirements.  Street trees will also be planted along all public roads in the proposed development 
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Circulation and Parking 
 
Access to the site has been proposed in coordination with the proposed Vintners West PUD development 
on the west side of 136th Ave NE so that the intersections to both projects align.  On-site improvements 
will include 24’ of pavement which allows for parking on one side. A planter and sidewalk is proposed 
along one side of all interior plat roads, the other side of the road will have a planter only. This 
proposal for sidewalk on one side has conditional Public Works support, as is discussed later in this 
narrative.  
Frontage improvements within 136th Ave NE include widening to provide 32 feet of pavement from the 
right-of-way centerline to the newly installed vertical curb.  A 4.5’ wide planter and a 5’ wide sidewalk 
will also be installed adjacent to the proposed subdivision. 
 
The majority of homes in Marinwood will front on internal public streets. Ten (10) homes will be 
provided access via proposed tract roads.  These tract roads (Tracts A, C, and E) consist of a 21’ wide 
tract with 20 feet of pavement. These tract roads will be privately owned and maintained jointly by 
the lots they serve.  A public road (Road C) will connect to 137th Pl NE to the north.  A public road 
(Road D) will stub to the south property line for extension into future residential development. 
 
Internal access will terminate in the eastern portion of the subdivision with a hammerhead turnaround which 
is comprised of portions of Roads B and D. A sidewalk in Road C will connect this project to the Vintners 
Ridge project to the north.  Additionally, this development will construct sidewalk along its 136th Ave 
NE frontage and in front of the neighboring exception parcel to the north.  This will fully complete the 
pedestrian connection along the east side of 136th Ave NE. 
 

Each home will provide a minimum of 2 off street parking spaces in the garage. Garages will be set back 
a minimum of 20’ from the right of way therefore allowing for an additional two stalls in front of each 
home. 
 
The proposed project has passed Traffic Concurrency and the existing level of service will not be 
diminished by the development’s additional traffic in the year 2017.  See the Traffic Impact Analysis 
prepared by TENW dated December 18, 2014 that has been submitted with this application. 
 
There are currently safe walking conditions for school age children. 
 
 
Utilities 
 
Site utilities are easily incorporated into the regional systems already in place.  Drainage from the 
proposal will be collected and routed to a storm detention and water quality treatment system to be 
constructed within proposed Tract B at the eastern end of the subdivision. This facility will include a 
stormwater detention vault, that will be covered, which will allow the area above to be utilized as a 
recreation area as well.  Viewing benches, a grass play area, and a bocce ball court will be constructed 
on this vault. 
 
Sewer for the development will be provided in one of two ways to be determined by Woodinville 
Water District.  One alternative would be a Lift Station at the east end of the site which would then 
pump up to the gravity sewer main located in the plat of Willows Bluff to the south. The second 
alternative would be to make a gravity connection to north into the Foxbrier sewer main. 
Water will be connected from the existing line within 136th Ave NE, run through the site and connect 
to the water main located in the 137th Pl NE in the plat of Vintner’s Ridge to the north. 
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II. - Modifications Proposed through the PUD Process 
 
City of Kirkland Zoning Code (KZC) section 125.20 details what elements may be modified with a PUD 
application. The following elements are requested as modifications to the PUD that would otherwise not 
be allowed in a standard subdivision: 

Minimum Lot Size 
Minimum Lot Width 
Front Building Setbacks  
Floor Area Ratio (FAR)  
Building height calculation  
Lot Coverage  

 
The City may, per KZC 125.20, modify any of the provisions of the code for a PUD except: 
1. The City may not modify any of the provisions of this chapter; and 
2. The City may not modify any provision of this code that specifically states that its 

requirements are not subject to modifications under a PUD; and 
3. The City may not modify any of the procedural provisions of this code; and 
4. The City may not modify any provision that specifically applies to development on a 

regulated slope; and 
5. The City may not modify any provision pertaining to the installation and maintenance of storm 

water retention/detention facilities; and 
6. The City may not modify any provision pertaining to the installation of public improvements; 

and 
7. The City may not modify any provision regulating signs; and 

   8. The City may not modify any provision regulating the construction of one (1) detached 
dwelling unit. 

 
 
Minimum Lot Size 
Requested Modification:           Minimum lot size be measured as an average of the total area in lots, 

plus all open space not specifically encumbered by the proposed 
detention facility. 

 
The minimum lot size for the RSA-6 zone is 5100 square feet.  The average lot size, for this project, 
when calculating it on the area in lots only, is 4,936 square feet.  The proposed average lot size based 
on gross area, less roads, and less the area of the detention vault is 6,276 square feet per lot. 
 
The proposed lot size averaging formula allows the development to provide areas for recreation and 
open space, while reducing the average lot size to less than 200 square feet below that required by 
the underlying zone.  This averaging also allows for compatible lot sizes and compatible housing 
opportunities for prospective home buyers, creating a greater sense of community. 
 
 
Minimum Lot Width 

  Requested Modification:  The lot width at the back of the required front yard shall not be less than 
forty feet. 
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The required lot width per KZC 22.28.50 is 50 feet.  We are requesting it be reduced by 10 feet, to 40 
feet. 
 
 
 
 
The specific breakdown of lot widths is as follows: 
Lot Width Number of lots  Percentage of all lots 
40 feet          2    4% 
45 feet         26    54% 
50 feet, plus         20    42% 
 
Even though the requested modification is to reduce the lot width to 40 feet, only 2 lots are 40 feet 
wide.  The remaining 46 lots are 45 feet or 50 feet plus, wide. 
 
Allowing this reduction in lot width allows the development to provide additional area for recreation 
use by both the residents of Marinwood, and the general public.  On-site passive and active open space 
allows developments to develop a sense of community and cohesiveness.  This reduction in lot widths 
also means the project can approach the densities designated by the City of Kirkland for the underlying 
zone.  Variable lot widths will result in varied housing opportunities and a varying streetscape.  
 
 
Front Building Setbacks 
Requested Modification: We are requesting that the front building setback for living space be 

reduced to 10’ while maintaining the 20’ garage setback. 
 
Garages are setback 20’ from the right of way line to provide for parking in the driveways without 
impeding vehicular or pedestrian traffic.  Maintaining this 20’ setback meets the requirements of the 
Kirkland Zoning Code. 
 
Having living space setback only 10’ from the right of way line creates an opportunity to develop a 
streetscape with modulation and character.  It eliminates a flat home façade, setback 20’ from the 
right of way line, dominated by garage doors.  In fact, the reduced living space setback creates the 
opportunity for porches and other features within the front yard setback which can become focal 
points for neighbor interaction, creating a greater sense of community. 
 
 
Floor Area Ratio (FAR) 
Requested Modification:           We are requesting that the FAR for the project be evaluated and 

measured on a site wide basis, as 50% of the net development area 
(gross site area less public roads.) 

 
Chapter 125.20 of the KZC allows for provisions of the code to be modified when a PUD is proposed that 
is innovative or includes amenities that are otherwise beneficial to the project.  Our request that the 
FAR be measured on a site wide basis, including the Open Space Tracts, reflects the fact that the areas 
within the proposed Open Space Tracts are not required to be provided under a standard subdivision.  
The project includes 32,357 square feet of passive and active public open space that is not required in 
a standard subdivision.  Included within the Open Space Tracts are recreational improvements as listed 
previously, which are also not required in a standard subdivision. 
 
Application of the FAR on an individual lots basis would promote significantly large homes on some lots, 
and significantly smaller homes on others.  This approach would promote a fragmented neighborhood. 
Application of the FAR on an individual lot basis would also promote far more mass in the project as a 
whole. 
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The proposed modification actually would promote a more unified, yet diverse development promoting 
a progressive neighborhood atmosphere. 
 
 
 
Building Height Calculation 
Requested Modification: We are requesting that the building height calculation be based on the 

existing grade after site grading is completed. 
 

 Current City of Kirkland code requires that allowed building height be calculated based on average 
grade of a parcel prior to the time of construction.  For individual residences on existing parcels this 
makes sense in order to protect view corridors, eliminate overly tall structures, etc.   

 
 Application of the strict building height calculation on this project creates inherent problems due to the 
diagonally sloping topography from northwest to southeast and the irregular shape of the property 
itself.  These factors create challenges from not only a site design standpoint but also from a grading 
perspective.  In order to maintain the home entries at street level, mass grading has to occur.  This 
grading will alter the building pad elevations by up to 10 feet from pre-grading elevations.  In fact, the 
site limitations are such that most of the homes, even after mass grading, will be daylight basements or 
tuck under garage style homes.  This results in the high side of the lot being as much as 10 feet above 
the low side of the lot.  To attempt to establish building height from pre-construction grades on a site 
like this will result in homes that do not fit the intended character and cohesiveness of the community.  
By utilizing post site construction grades to establish building height, as proposed, a more consistent 
and compatible community will be developed, which is the underlying intent of the building height 
calculation requirement. 

 
Based on the proposed grading plan, approximately 22 lots will be fill lots.  That means that 26 lots will 
be cut lots or lots with minimal grading.  The proposed fill lots include; lots 1 thru 10, 14, 17,20, 21, 
and 22 thru 29.  The applicant is still requesting that the Building Height Calculation modification be 
applied to the entire project. 

 
 
Lot Coverage 

  Requested Modification:  We are requesting that the Lot Coverage be evaluated and measured on 
a site wide basis, including lots and all open space tracts, at 45%. 

 
As detailed and explained previously this proposed development is providing 1.66 acres in passive and 
active public Open Space that would not be required as part of a standard subdivision.  This results in 
less area available to do a standard lot coverage calculation.  The requested modification to allow the 
percentage to be calculated using the provided open space tracts and lots actually results in less than 
45% lot coverage (43.19%.) 
 
 
III. - PUD Conformance Criteria 
 
KZC 125.35 states that the City may approve a PUD only if it finds all of the following requirements are 
met: 
 

1.  The proposed PUD meets the requirements of this chapter. 
2.   Any adverse impacts or undesirable effects of the proposed PUD are clearly outweighed by 

specifically identified benefits to the residents of the City. 
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3.   The applicant is providing one or more of the following benefits to the City as part of the 
proposed PUD: 

a.   The applicant is providing public access to the facilities that could not be required 
by the City for development of the subject property without a PUD. 

b. The proposed PUD will preserve, enhance or rehabilitate natural features of the subject 
property such as significant woodlands, wildlife habitats or streams that the City could 
not require the applicant to preserve enhance or rehabilitate through development of 
the subject property without a PUD. 

c.  The Design of the PUD incorporates active or passive solar energy systems 
d. The Design of the proposed PUD is superior in one or more of the following ways to the 

design that would result from development of the subject property without a PUD: 
i.   Increased provision of open space or recreational facilities. 
ii.  Superior circulation patterns or location of screening of parking   facilities.  
iii.  Superior landscaping, buffering, or screening in or around the PUD. 
iv.  Superior  architectural  design,  placement,  relationship  or  orientation  of 

structure. 
v.  Minimum use of impervious surfacing materials. 

4.  Any PUD which is proposed as special needs housing shall be reviewed for its proximity to 
existing or planned services (i.e. shopping centers, medical centers, churches, parks, 
entertainment, senior centers, public transit, etc.) 

 
 
Consistency with the PUD Criteria: 
 

1.  The proposed PUD meets the requirements of this chapter 
 

The following responses to the approval criteria, in concert with the submittal materials will 
demonstrate that the project meets the requirements of the chapter. 

 
2. Any adverse impacts or undesirable effects of the proposed PUD are clearly      

outweighed by specifically identified benefits to the residents of the City. 
 

The terms that we need to analyze are “impacts” or “undesirable effects.”  In order to 
approve the PUD as a subdivision overlay, public benefits must exceed the level of impact 
from the differing component. 

 
An impact is the effect of the differing component, not the component itself.  In the 
case of Marinwood the differing components are: 

 
Minimum Lot Size 
Minimum Lot Width 
Front Building Setbacks  
Floor Area Ratio (FAR)  
Building height calculation 
Lot coverage 

 
The primary visual effect of the above components is that the homes will be closer to the 
internal project Public streets and Tract roads.  Existing properties along the project 
boundaries are not affected by the request for the reduced front yard setback. With the 
reduction in the front yard setback there may be a minor visual difference but it will be 
effectively un-noticeable and will actually improve the appearance of the streetscape. 
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Further, the remaining requested modifications will have the positive impact of having a 
much more consistent, yet architecturally varied, community in terms of home size and 
scale.  This will only result in a greater sense of community and belonging for future 
residents of the Marinwood PUD. 

 
These differences must be weighed in comparison to the identified benefits of the PUD.  
 
The proposed plat of Marinwood will provide the following Public Benefits intended to 
mitigate the requested modifications to the Kirkland Zoning Code: 

The creation of 1.66 acres of on-site active and passive public open space.  The 
proposed improvements to the two open space tracts consist of : 

o Open, grassed play areas 
o Bocce ball field 
o Picnic areas 
o Play equipment 
o Panoramic views to the east from Tract B 
o Seating benches 

These improvements are a Public Benefit, because in a standard subdivision they 
would not be required and their construction will lessen the impact that area 
residents have on existing public park facilities. 
The applicant will voluntarily provide frontage improvements in front of tax parcel 
272805-9083, along 136th Ave NE, for a distance of 310 lineal feet.  These 
improvements include pavement widening and the installation of curb, a 4.5” 
planter and a 5’ sidewalk.  These improvements will complete the sidewalk network 
along the east side of 136th Ave NE, from the plat of Momco to the existing sidewalk 
network on 132nd Ave NE. 
The installation of a Rectangular Rapid Flash Beacon crosswalk crossing 132nd Ave 
NE at its intersection with NE 134th Pl. This is a Public Benefit because it improves 
pedestrian safety for all especially school aged children many of whom will walk to 
school from this site and surrounding neighborhoods. 
 

None of the above Public Benefit items are required as part of a standard subdivision, and 
clearly outweigh the minimally negligible impacts associated with the requested 
modifications. 

 
Determination of an appropriate level of Public Benefit improvements 
 
Chapter 125 – Planned Unit Development of the Kirkland Zoning Code (KZC) discusses the 
need to provide Public Benefits to mitigate the impacts of requested Code modifications as 
part of a PUD application.  However, it does clearly define the level of Public Benefits that 
coincide with the PUD Code.  Absent any definitive guidance from the KZC, one can only 
look to Public Benefit improvements from past PUD applications.  One of the most recent 
and geographically local PUD approval is the proposed PUD of Vintners West (SUB13-01508) 
which is located due west of Marinwood, on the west side of 136th Ave NE.   
The PUD of Vintners West proposed Public Benefit improvements to the 100 foot wide 
Olympic Pipeline and Puget Sound Power and Light easement located on the west side of 
136th Ave NE.  These recreational improvements include: A play area with swing set, Lawn, 
Trails, Arbors, raised planting beds, compost bins, a plant garden, dog runs and dog waste 
stations.  The Easement area will also be signed as a Public Park for the use of anyone, not 
just PUD residents. 
 
A competitive bid by Art by Nature of Granite Falls (copy attached) bid the total cost of the 
Vintners West Public Benefit/Open Space improvements to be $350,491.83.  The same firm 
bid (copy attached) the cost of the Open Space improvements at Marinwood to be 
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$283,906.45.  So, the cost of the on-site Open Space improvements for Vintners West were 
$68.727.31 more expensive than the on-site Open Space improvements for Marinwood. 
 
To match the monetary level of Public Benefit proposed by Vintners West, the proposed 
Marinwood PUD proposes, in addition to their on-site Open Space improvements, Public 
Benefits in the form of: 

Construction of full frontage improvements in front of tax parcel 272805-9083, along 
136th Ave NE, at a construction cost of $101,436.00 based on a bid provided by 
Universal Land Construction (copy attached) 
A Rectangular Rapid Flash Beacon (RRFB) crosswalk crossing 132nd Ave NE at its 
intersection with NE 134th Pl.  This will benefit elementary students walking to John 
Muir Elementary and middle school walking to Kamiakin Middle School, together 
with the general public.  The City of Kirkland has indicated the typical construction 
cost for this improvement to be between $45,000 and $67,000.  For the purposes of 
this comparison we will use a mid-range cost average of $56,000. 

These two additional Public Benefit improvements will combine with the on-site Open Space 
improvements for Marinwood to exceed the amount expended for the Vintners West Public 
Benefit improvements. 
 
Public Benefit Summary 
 
The approved PUD of Vintners West will expend $350,491.83 for their Public Benefit 
improvements. 
 
The proposed Marinwood PUD will expend $441,342.45 for their Public Benefit 
improvements. 
Clearly, Marinwood has exceeded the level of Public Benefit improvements provided by the 
approved Vintners West PUD. 
 

 
KMC 27.06.010 Findings and Authority 
The city council finds and determines that new residential growth and development in the 
city will create additional demand and need for public facilities (parks) in the city 
and finds that new residential growth and development should pay a proportionate 
share of the cost of new public facilities needed to serve the new growth and 
development.  The city has conducted an extensive study documenting the procedures for 
measuring the impact of new residential development on public facilities and has prepared 
a rate study. The city council accepts the methodology and data contained in the rate 
study. Therefore, pursuant to Chapter 82.02 RCW, the city council adopts this chapter to 
assess impact fees for public facilities. 

 
         Pursuant to the above code section, the City of Kirkland recognizes that public parks are 

a finite resource to be scaled up with population.  The City has established an impact fee 
system. Park Impact Fees fund the park needs of a growing City. 

 
By providing on site recreation, the proposed passive and active public open space areas will 
reduce the use and impacts on other City facilities.  It should also be noted that the project 
will also pay mitigation fees for impacts to parks, with no requested credit to off-set on-site 
improvements. 

 
Tracts B and D clearly provide public open space and amenities that would otherwise not 
occur in  a standard subdivision.  Tract B also serves as a detention facility with an 
underground vault.  Some may argue that it would be required anyway and no additional 
benefit is provided. The same facility could be built as a pond, less expensively, with no lid, 
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therefore providing no opportunity for recreation in the same area.  In addition the pond 
area would be fenced and gated for safety and no pedestrian access would be available. 
 
There will be an expense incurred by the applicant in the implementation of the proposed 
Public Benefit improvements noted above. 
 

 
3.  The applicant is providing one or more of the following benefits to the City as part of the 
     proposed PUD: 
 

a.   The applicant is providing public facilities that could not be required by the City for 
development of the subject property without a PUD. 

 
The following Public Benefits are being provided by the applicant which could not be 
required of a standard subdivision: 

The creation of 1.66 acres of on-site active and passive public open space.  The 
proposed improvements to the two open space tracts consist of : 

o Open, grassed play areas 
o Bocce ball field 
o Picnic areas 
o Play equipment 
o Panoramic views to the east from Tract B 
o Seating benches 

The applicant will voluntarily provide frontage improvements in front of tax parcel 
272805-9083, along 136th Ave NE, for a distance of 310 lineal feet.  These 
improvements include pavement widening and the installation of curb, a 4.5” 
planter and a 5’ sidewalk.  These improvements will complete the sidewalk network 
along the east side of 136th Ave NE, from the plat of Willows Bluff to the existing 
sidewalk network on 132nd Ave NE. 
The Applicant will provide a Rectangular Rapid Flash Beacon (RRFB) crosswalk 
crossing 132nd Ave NE at its intersection with NE 134th Pl.     

 

 
b.  The proposed PUD will preserve, enhance or rehabilitate natural features of the subject 

property such as significant woodlands, wildlife habitats or streams that the City could not 
require the applicant to preserve enhance or rehabilitate through development of the 
subject property without a PUD. 

 
N/A 

 
c.   The design of the PUD incorporates active or passive solar energy systems. 

 
N/A 

 
d.  The Design of the proposed PUD is superior in one or more of the following ways to the 

design that would result from development of the subject property without a PUD: 
 

i.  Increased provision of open space or recreational facilities. 
 

If the project was not developed as a PUD, the 1.66 acres of passive and active public 
Open Space would not be provided nor would the recreation improvements be 
constructed therein.  Additionally, in this project the recreation facilities will be 
made available to the public for their use and enjoyment.  In a standard subdivision 
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these open space tracts and recreation improvements would not be required, and if 
developed would not have to provide public access.  

 
ii.  Superior circulation patterns or location of screening of parking facilities. 

 
The roadway network proposes only one access point onto 136th Ave NE thus reducing 
possible accident locations.  This access point will align with the recently approved 
Vintner’s West PUD located on the west side of 136th Ave NE.  A connection will be 
made to 137th Pl NE, in the Vintner’s Ridge subdivision to the north, providing a 
second point of access to the subdivision.  Stub roads are also provided to the south 
and west to insure an effective and efficient neighborhood circulation pattern in the 
future. 
 
This project will significantly improve pedestrian circulation by completing the 
sidewalk segment on the east side of 136th Ave NE, along the Marinwood frontage, 
and along the frontage of tax parcel 272805-9083, which is not a part of the 
Marinwood application. 

 
iii.  Superior landscaping, buffering, or screening in or around the PUD. 

N/A 
 

 
iv.  Superior  architectural  design,  placement,  relationship  or  orientation  of 

structure. 
   N/A 

 
v.  Minimum use of impervious surfacing materials. 

                  N/A 
 

4.  Any PUD which is proposed as special needs housing shall be reviewed for its proximity to 
existing o r   planned  services  (i.e.  shopping c e n t e r s ,  medical  centers,  churches,  parks, 
entertainment, senior centers, public transit, etc.) 

     N/A 
 
 
 
Closing 
 
As proposed, and demonstrated in the submitted materials, the Marinwood PUD will provide many 
Public Benefits to the residents of the project, the neighborhood, and the City. We believe the 
proposed Public Benefits will increase safety and provide recreational improvements that more than 
off-set the impacts of the requested Code modifications. These elements will add to the character 
and quality of the neighborhood and go beyond those elements required as part of a standard 
subdivision. This proposed subdivision/PUD meets the goals and intent of the Planned Unit 
Development code as noted in this Narrative and in the other submitted materials.  Respectfully, as 
such, it is worthy of approval by the City of Kirkland. 
 
 
 
Prepared by: Steven M. Anderson 
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Senior Project Manager/Planner 
 
LDC, Inc (Land Development Consultants) 
Representative for the Applicant: Centex Homes/Pulte Group 
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CITY OF KIRKLAND 
Planning and Community Development Department 
123 Fifth Avenue, Kirkland, WA  98033 
425.587-3225 
www.kirklandwa.gov

DEVELOPMENT STANDARDS LIST 
FILE: MARINWOOD SUBDIVISION AND PUD, SUB14-01891

TREE RETENTION STANDARDS 

SUBDIVISION STANDARDS 
22.28.030  Lot Size.

22.28.130  Vehicular Access Easements.

22.32.010  Utility System Improvements.

22.32.030  Stormwater Control System.

22.32.050  Transmission Line Undergrounding.

22.32.060  Utility Easements.

27.06.030  Park Impact Fees.
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Prior to Recording:
22.16.030  Final Plat - Lot Corners.

22.16.040  Final Plat - Title Report.

22.32.020  Water System.

22.32.040  Sanitary Sewer System.

22.32.080  Performance Bonds.

Prior to occupancy: 
22.32.020  Water System.

22.32.040  Sanitary Sewer System.

ZONING CODE STANDARDS 
95.50  Tree Installation Standards.

95.52  Prohibited Vegetation

105.10.2  Pavement Setbacks.

105.47  Required Parking Pad.

110.60.5  Street Trees.

115.25  Work Hours.
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115.40  Fence Location.

115.42  Floor Area Ratio (F.A.R.) Limits.

115.43  Garage Requirements for Detached Dwelling Units in Low Density Zones.

115.75.2  Fill Material.

115.90  Calculating Lot Coverage.

115.95  Noise Standards.

115.115  Required Setback Yards.

115.115.3.g  Rockeries and Retaining Walls.

115.115.3.n  Covered Entry Porches.

115.115.3.o  Garage Setbacks.
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115.115.3.p  HVAC and Similar Equipment:

115.115.5.a  Driveway Width and Setbacks.

115.135  Sight Distance at Intersection.

152.22.2  Public Notice Signs.

Prior to recording: 
110.60.5  Landscape Maintenance Agreement.

110.60.6  Mailboxes.

Prior to issuance of a grading or building permit: 
95.30(4)  Tree Protection Techniques.

95.34  Tree Protection.

27.06.030 Park Impact Fees.
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Prior to occupancy: 
95.51.2.a  Required Landscaping.

95.51.2.b  Tree Maintenance.

95.51.3  Maintenance of Preserved Grove.

110.60.5  Landscape Maintenance Agreement.

110.60.6  Mailboxes.

110.75  Bonds.
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Johnny and Brenda Chan
13130 137th Pl NE
Kirkland, WA 98034

City of Kirkland
Planning and Community Development Department
Tony Leavitt
123 5th Ave
Kirkland, WA 98033

February 25, 2015

Dear Tony Leavitt –

I would like to take the time to introduce myself and write to you in regards to the proposed development being
planned for Marinwood Plat and Planned Unit Development (Case No. SUB14 01891). My name is Johnny Chan
and my wife is Brenda. We purchased our home in Vintner’s Ridge (lot 9/tax ID 8946780090) in December 2013
after years of exhaustive searching. Since then we have expanded our family and made memories in what we
consider to be our forever home.

After having had the chance to examine the proposal sent to us by the City of Kirkland/Planning and Community
Development Department, we wish to voice our concerns. In no specific order, we are concerned that:

a) The proposed development would destroy an area of natural beauty and impact the habitat for wildlife
(such as the family of deer) that my family and I have come to cherish. We purchased our home (lot 9/tax
ID 8946780090) specifically for the privacy the trees provide and the expansive Pacific Northwest
mountain views – all which would be affected if the land behind us were to be developed. This would
subsequently devalue our property value.

b) Current plans to open 137th Pl NE, in addition to the already 120+ homes being proposed to be built
within this general area all along 136th Ave NE in the next year, would increase the amount of congestion
to/from/through our neighborhood. I cannot tell you how tough it already is to leave the neighborhood,
as through traffic on 136th Ave NE is constant and a substantial amount of drivers use 136th Ave NE as a
throughway to avoid traffic on 124th Ave NE. If the road were to be opened, drivers may choose to bypass
the stop sign by cutting through our neighborhood. Opening the road also poses a safety concern for the
families using the community park which is located along 137th PL NE. And the last concern we have with
opening the road is its close proximity to the neighboring homes being proposed to be built. Cars from
the new community may end up parking in front of the homes in Vintner’s Ridge and taking parking spots
from current owners/guest as the builder’s proposed plan show a much denser community by building
more houses by having smaller lot sizes.

c) In reviewing page 3 of the preliminary engineering plan, I noticed that the elevation of our backyard is
248ft above sea level, and that the houses being proposed behind lots 8 and 9 of Vintner’s Ridge (tax ID
8948780080 and 8946780090) are on a very steep slope. We are concerned that by developing the land
behind our home would compromise the integrity of our retaining wall as well as the foundation of the
proposed homes – especially since we were initially told the area behind our home would be too steep to
have houses built on them.

d) According to the plan, the builder appears to be reducing both the size of the home as well as the
roadway to/from lot 28 of the preliminary plan in a means to increase his profits without concern for
safety. Taking into consideration that the average roadway would need to be a minimum of 20ft for
emergency vehicles to have access, we do not feel that lot 28 of the preliminary plan would provide
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adequate access to emergency vehicles if it were reduced to 12ft. Therefore I wish to specifically object a
home being built in this location.

e) Proposing a walkway near NE 131st Way would increase access to/from/through the proposed
neighborhood. Since this walkway would be in close proximity to our backyard, this raises safety concerns
for our two children who are both very young (as well as the families in both communities). As you may
already be aware, there was a home invasion/attempted murder that occurred in October 2013, while our
neighborhood was being developed, in which two men were charged. Though this was an isolated
incident, we are concerned that open access to the community should be limited. Furthermore, if appears
that the proposed walkway is located on neighboring property – and not that of the builder.

Since this development is still being proposed we strongly urge you to take these concerns, which have also been
expressed by several families within our community, to be taken into consideration before moving forward. Thank
you for allowing me to formally voice my concerns and objections.
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Tony Leavitt

From: Michael Halcrow <mhalcrow@google.com>
Sent: Sunday, February 22, 2015 12:53 PM
To: Tony Leavitt
Cc: Shelley Kloba; Christian Knight
Subject: Comments regarding permit number SUB14-01891
Attachments: Prelim_Engineering_Plan.jpg

Tony - 

I've Cc'd Shelley and Christian to make sure they're aware of the new rail corridor connection that the builder is 
proposing in this permit. I've previously communicated with them regarding the CKC. 

I'm a homeowner in the Vintner's Ridge HOA. My address is 13645 NE 132nd Pl. My comments are 
independent of the comments that I expect the Vintner's Ridge HOA will submit. 

In permit number SUB14-01891, the builder is proposing extending 137th Pl NE south into the new 
development, allowing the passage of motorized vehicles between the neighborhoods. This is "Road C" in the 
attached preliminary plans. 

I oppose this proposal in its current form. 

I suggest instead connecting the two neighborhoods with a short trail, similar to the one on NE 75th St east of 
126th Ave NE in Bellevue. 

https://www.google.com/maps/@47.6715863,-122.1712381,19z

https://www.google.com/maps/@47.671696,-
122.171189,3a,75y,262.95h,71.04t/data=!3m4!1e1!3m2!1sWI0Mj2autG-6aOIKf0l0QA!2e0

I also suggest prioritizing infrastructure upgrades on 136th Ave NE and NE 132nd Street to accommodate 
the 175+ new homes coming online in the next year in the area. 

There is no clear benefit for traffic heading north from the new development to use 137th Pl NE. The egress 
point from Vintner's Ridge is on 136th Ave NE north of NE 132nd Street. There are no connections outside of 
the residential neighborhoods to the north, and so the only way to leave the residential area is to turn left (south) 
onto 136th Ave NE to go through the T-intersection. 

The proposed connection to 136th Ave NE ("Road A" in the attached preliminary plans) will allow residents to 
reach NE 132nd Street by simply turning right from the new access point to the neighborhood. It would make 
much more sense for the residents of the new neighborhood to use that. 

This implies that some residents in Vintner's Ridge may be tempted to try to skip the T-intersection by cutting 
through the new neighborhood to the south. 

Allowing motorized traffic through 137th Pl NE will impact safety for the residents, especially given that this 
road runs along the community park. 
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https://www.google.com/maps/@47.7183905,-122.1566835,66m/data=!3m1!1e3

Children crossing the street to get to and from the park will be at greater risk. 

The attached preliminary plans include a trail on NE 131st Way to the rail corridor. This has a strong potential 
to become a key connection between the Kingsgate area and the Cross Kirkland Corridor. Limiting vehicular 
traffic through the neighborhoods connecting to the trail will help increase safety and trail accessibility. 

By making infrastructure improvements on 136th Ave NE and NE 132nd Street while limiting 137th Pl NE 
traffic between developments to trail traffic only, Kirkland can further its goals toward making its 
neighborhoods safe and pedestrian-friendly while facilitating efficient vehicular travel in the area. 

Thank you for your time, 

Michael Halcrow 
512-658-3231
13645 NE 132nd Pl, Kirkland, WA 98034 
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Tony Leavitt

From: Mark Hamburg <mhamburg.pub@gmail.com>
Sent: Friday, February 27, 2015 12:12 PM
To: Tony Leavitt
Subject: In regards to Permit # SUB14-01891
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Tony Leavitt

From: Christopher Kringel <ckringel@me.com>
Sent: Friday, February 27, 2015 11:06 AM
To: Tony Leavitt
Subject: Re: SUB14-01891

I am writing to express my concerns regarding SUB14-01891, Marinwood Plat. 

My name is Chris Kringel and my wife and I purchased a lot in the neighboring development, Vintner's Ridge. 
We live in lot 8, which is in the SE corner and adjacent to two of the parcels that this PUD plans to develop. 

We have several concerns about the proposed plat. First and foremost, we are strongly opposed to allowing the 
development of the four proposed lots on the east parcel (lots 25-28 and Tract C on 2726059073). The 
development of these lots would have a significant negative impact on our home and the value of our property. 
We selected our lot specifically because it backed up to undeveloped land. We spoke with surveyors and 
developers prior to purchase and every one was of the opinion that behind us was undevelopable because it was 
too steep and too wet. Had we known that a home could have been built directly behind us, we would not have 
purchased this lot. This plat not only places the front of these new homes directly in our view from the rear of 
our house but also the road leading to their homes. It essentially sandwiches our home between two roads 
completely and dramatically changing the feel of our property. Removing the vegetation and placing homes 
there will completely change the view from our house and destroys our privacy, which was the main reason we 
selected this lot. As I'm sure you are aware, buyers place significant value on views and privacy so diminishing 
those aspects of our home will diminish its value considerably. In addition, this green space provides valuable 
habitat to the area wildlife. We have seen hawks and eagles using it as feeding and nesting areas. We have also 
seen woodpeckers using the dead trees that this developer proposes to take down and we were told by an 
arborist that it was important to leave those trees as places for the woodpeckers so they don't start pecking on 
our homes. The stability of the hill is another concern. We have noticed several problems with erosion and 
water runoff in the short time we've been living there and are very concerned that building additional structures 
below us will contribute to destabilizing this hillside. 

The extension of 137th Pl NE will also result in a negative and unnecessary impact to our neighborhood, 
especially to our home. Given the lack of a signal light at the intersection of NE 132nd St and 136th Ave NE, 
many drivers may find it more convenient to go through one development to get to the other and this would 
obviously result in a dramatic increase in traffic in front of our home. Again, drastically changing the feeling of 
our property and negatively affecting the value of our home. 

We are also concerned that this proposed development is too dense. Although I don't oppose the development of
these properties in general, the proposed plat has too many houses in too small of an area and they are too close 
to each other. Personally, I feel that our neighborhood is too dense and this new development is even more 
dense. People need a little space between them and their neighbors. It also places an undue burden on the 
infrastructure (roads, utilities, etc.). I am not opposed to growth and development but taking a 9 acre area that 
had no homes and putting 48 homes on it without improvements to the infrastructure supporting the area is only 
asking for problems. Especially considering the development that we live in that was only recently built and 
nearing completion as well as the two other developments underway approximately 1 block to the south. 

Thank you for considering our concerns when making your decision regarding this proposed development. 

Sincerely,

SUB14-01891 Staff Report 
Attachment 5 

89



Chris Kringel and Trina Bruchal 

Sent from my iPad 
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Tony Leavitt

From: Larry Miller <larry.m.miller@gmail.com>
Sent: Friday, February 27, 2015 8:48 AM
To: Tony Leavitt
Cc: Larry Miller
Subject: SUB14-01891

Tony Leavitt, Associate Planner
City of Kirkland Planning and Community Development
Tleavitt@kirklandwa.gov

RE: permit number SUB14 01891

Dear Sir,

I’m writing to give my comments on the proposed Marinwood development.
I’m opposed to opening 137th PL NE to connect the Marinwood development with the Vintners Ridge
development.

I feel it will open our community to be a bypass for Marinwood homeowners (specifically lots 18 36) to use
our streets to get to either 136th Ave NE instead of using their own Road A to reach 136th Ave NE.

We have our own community park on 137th PL NE and Marinwood traffic will increase traffic next to our
private community park. We have many small children in Vintners Ridge who will be put at additional risk with
the new traffic where practically none exists today.

There is also no positive benefit to Vintners Ridge residents with this opening. Vintners Ridge residents would
never have a need to use Road A to get to 136th Ave NE. All Vintners Ridge residents already have good egress
using NE 132nd Pl.

The need of emergency vehicle egress is not diminished using Road A to reach Marinwood or using NE 132nd Pl
to reach Vintners Ridge.

Our HOA bylaws restrict parking on our streets and opening up 137th PL NE would make it impossible to
enforce our community bylaws and standards.

Opening up 137th PL NE would also create additional liability to the Vintners Ridge HOA. Our private
community park would now be more accessible to non residents. If non residents use our private park and
become injured this will add additional monetary risk to Vintners Ridge Homeowners.

There is also a planned pedestrian path NE 131st Way that will border our eastern boundary. I feel this will
become a magnet for people to park in our development and use it as a way to reach the Eastside Corridor
trail. Also, a planned marijuana dispensary near the Eastside Corridor trail and Willows road is sure to bring
unwanted traffic .

Lastly, I would like know what landslide remediation is planned for the homes in Tract C. The land there is
always wet since it is at the bottom of a hill. I’m also concerned these homes will block the views of
homeowners directly west of Tract C.
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Sincerely,

Larry Miller

13612 NE 132nd Pl

Kirkland WA 98034
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Tony Leavitt

From: Matthew Tillman <matthewdtillman@yahoo.com>
Sent: Thursday, February 26, 2015 5:45 PM
To: Tony Leavitt
Cc: Vintners Ridge Home Owners Association
Subject: Comment for MARINWOOD PLAT AND PUD SUB14-01891

Dear Mr. Leavitt,

I write today to express my opinion on the proposed Marinwood project ( permit number SUB14- 
01891) that's currently under review with your department.

I'm both a homeowner within the nearby Vintner's Ridge development, and a member of the HOA 
board.

While I support the idea of new developments in the general area, I do want to point out a few factors 
that will impact the immediate area:

1. The main road in the area: 136th Ave NE, is simple 2 lane road that already is heavily 
trafficked during rush hour. Mainly as a route for people heading to Willows Road while trying 
to avoid the traffic on 124th. This road is often heavily backed up by this non resident traffic.

2. Because of this, the intersection of NE 132nd St and 136th Ave NE is already dangerous. With 
several blind spots and only a single stop sign, cars whip around this corner and cause traffic 
accidents due to unsafe speeds.

3. There are already 2 developments on this road (listed below), which will effectively Double the
number of homes on the immediate area and add a hundred plus cars to the above traffic. This 
is before taking into account the 48 new lots from Marinwood.

1. The 26 home in construction at Willows Bluff
2. The 36 homes in preliminary construction at Meritage Ridge

4. The new inroads created by the 3 communities in development (the above 2 and Marinwood) 
would further encourage traffic in the area to converge onto 136th Ave NE and 139th Ave NE - 
2 road which can't handle the existing level of traffic.  After the curve into Willows Rd NE, the 
backup is usually 4-6 blocks (1/3 of a mile) long anytime between 7-10AM. This section doesn't 
need more traffic, when it can't handle the current volume of cars.

5. This further stressed traffic would lead to longer traffic waits, higher number of traffic accidents 
and hundreds of very unhappy community owners (both current and new)

6. If 136th Ave NE is backed up, people will look for alternate ways to skip the wait, through back 
streets - namely through Vintner's Ridge. Which would make our community become more of 
arterial than a community. Obviously, this wouldn't be appreciated by residents.

We have faith that your department will take these factors into heavy consideration as you consider 
the Marinwood development.
Further development is great for Kirkland and it's residents, but only if the infrastructure is also 
upgraded to support it.

Thank you,
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Matthew Tillman
Vintners Ridge HOA Board Member

Owner of 13628 NE 132nd Pl, Vintner's Ridge
Email: matthewdtillman@yahoo.com
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Tony Leavitt

From: Karlie Valdez <karlie@vdzlaw.com>
Sent: Thursday, February 26, 2015 3:30 PM
To: Tony Leavitt
Subject: Permit number SUB14-01891

Dear Mr. Leavitt,

I write today to express some concerns I have with opening roads around our housing development, Vintner’s
Ridge, in Kirkland.

My husband and I have been homeowner’s at Vintner’s Ridge since April of last year. I have been a practicing
traffic lawyer in Kirkland for eleven years.

A primary reason for purchasing our home at Vintner’s Ridge is we enjoy the quiet, protected and safe
environment it provides for children and pets.

The following is a list of my concerns regarding opening the road at 137th Place NE:

1. A private park with children’s play equipment is owned by Vintner’s Ridge and is the main attraction on
137th Pl NE. If the road is opened the volume of cars driving by our private park will inevitably increase.

2. If the volume of cars increases next to that park the incidents of speeding & other traffic infractions
will also increase.

3. If the incidents of speeding & infractions increase next to our private park the children and pets that
reside in this neighborhood will be at a greater risk for injury or fatality.

4. Opening the road will inevitably lead to the public parking their vehicles in front of the homes in
Vintner’s Ridge and taking up valuable parking space that should belong to the homeowners within
Vintner’s Ridge.

5. Environmentally, opening this road would expose the residents of Vintner’s Ridge to increased air
pollution & debris from vehicles travelling through the neighborhood.

6. Emergency vehicles will not need this proposed road to properly service the residents in this
neighborhood or any surrounding neighborhoods.

Thank you for making my concerns a part of the public record. Do not hesitate to contact me at the address
below for further input regarding this proposal.

Regards,

Karlie M. Valdez, J.D.
Valdez Law PLLC
5400 Carillon Point
Building 5000 Floor 4
Kirkland, WA 98033

Ph: 206.718.4498
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Fx: 425.823.1199
Email: karlie@vdzlaw.com
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CITY OF KIRKLAND 
Planning and Community Development Department 
123 Fifth Avenue, Kirkland, WA  98033 
425.587.3225  -  www.kirklandwa.gov

MEMORANDUM

To: Eric R. Shields, AICP, SEPA Responsible Official 

From: Tony Leavitt, Associate Planner 

Date: March 30, 2015 

File: SEP14-01890, SUB14-01891 

Subject: ENVIRONMENTAL DETERMINATION FOR MARINWOOD PRELIMINARY 
SUBDIVISION AND PLANNED UNIT DEVELOPMENT 

PROPOSAL 

Steve Anderson of LDC Inc. representing the Pulte Group, the applicant, is requesting 
approval of a Process IIB Planned Unit Development (PUD) and Preliminary Subdivision 
zoning permit to subdivide five existing parcels (totaling 8.5 acres) into 48 separate lots in a 
RSA 6 Zone (see Enclosure 1 and 2). Access to the lots will be provided via a new access 
road off of 136th Avenue NE. A connection to the existing 137th Place NE right-of-way, to 
the north of the plat, is also proposed. 

ENVIRONMENTAL ISSUES 

I have had an opportunity to visit the site, review the environmental checklist (Enclosure 3), 
the Traffic Impact Analysis (Enclosure 4) prepared by the applicant’s consultant, and the 
Traffic Impact Analysis Review Memo prepared by the City’s Transportation Engineer 
(Enclosure 5). Based on a review of these materials, the main environmental issue related to 
the project is potential traffic impacts.

Additionally, during the initial comment period for the zoning permit application, the City 
received a total of 9 letters from neighboring property owners. Most of the issues raised in 
the comment letters (including 137th Place road connection, trees, storm water retention, 
soils impacts, etc.) will be addressed during Staff’s review of the zoning permit application. 
Existing and future traffic on 136th Avenue NE was also raised in the letters. 
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SEP14-01890 
March 30, 2015  
Page 2 

TRAFFIC IMPACTS 

The Public Works Department has reviewed the Traffic Studies for the proposed development 
(see Enclosure 4) and concluded that the project will not have a significant adverse traffic 
impact on existing facilities. Public Works recommends approval of the project subject to the 
following conditions: 

Pay road impact fees 
Installation of a stop sign at the new intersection of Road A and 136th Avenue NE. 
Comply with site distance requirements at the project entrance from 136th Avenue NE. 

The City has the authority to require these conditions as part of the future land surface 
modification and building permit applications. 

RECOMMENDATION 

It will be necessary to further analyze certain aspects of the proposal to determine if the 
project complies with all the applicable City codes and policies.  That analysis is most 
appropriately addressed within the review of the zoning permit application. In contrast, State 
law specifies that this environmental review under the State Environmental Policy Act (SEPA) 
is to focus only on potential significant impacts to the environment that could not be 
adequately mitigated through the Kirkland regulations and Comprehensive Plan.1

Based on my review of the submitted information, I have not identified any significant 
adverse environmental impacts.  Therefore, I recommend that a Determination of Non-
Significance be issued for this proposed action. 

SEPA ENCLOSURES 

1. Vicinity Map 
2. Site Plan 
3. Environmental Checklist 
4. Traffic Impact Analysis prepared by TENW dated December 18, 2014 
5. Traffic Impact Analysis Review Memo prepared by Thang Nguyen 
__________________________________________________________________________

Review by Responsible Official: 

_____x_____ I concur __________ I do not concur 

                                                       April 2, 2015   
Eric R. Shields, Planning Director         Date 

                                                           
1ESHB 1724, adopted April 23, 1995 
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