
CITY OF KIRKLAND 
PLANNING AND COMMUNITY DEVELOPMENT DEPARTMENT
123 FIFTH AVENUE, KIRKLAND, WA 98033 425.587.3225
WWW.CI.KIRKLAND.WA.US

MEMORANDUM

DATE: March 1, 2011 

TO: Planning Commission and City Council 

FROM: Joan Lieberman-Brill, AICP, Senior Planner 
Angela Ruggeri, AICP, Senior Planner 
Teresa Swan, Senior Planner 
Paul Stewart, AICP, Deputy Director 

SUBJECT: 2011 THRESHOLD DETERMINATION OF PRIVATE AMENDMENT 
REQUESTS FOR AMENDING THE COMPREHENSIVE PLAN AND ZONING 
CODE/ZONING MAP: ALTOM, FILE ZON11-00002; HOWARD LLC, FILE 
ZON11-00005; AND MRM KIRKLAND LLC, FILE ZON11-00006  

I. RECOMMENDATION 

� Review the 3 private amendment requests and make a Threshold 
Determination recommendation to the City Council at the end of the 
meeting so that the City Council can consider the requests at the Planning 
Commission/City Council joint meeting on March 15, 2011.  Requests that 
satisfy the Threshold Determination criteria will be eligible for the Study 
Stage (see Attachment 1, Threshold Determination Criteria Sheet).   

� For those requests that the Planning Commission recommends for the 
Study Stage (Phase II), provide direction to staff on any additional
information that the Planning Commission would like staff to include at the 
future study sessions and public hearing.  Additional information could 
include existing conditions, traffic information, urban design or economic 
studies, or public participation process options. 

� Staff recommends the following: 

1. Altom – consider in 2011, as a follow-up to the Parkplace, Orni and 
Altom Private Amendment requests that were studied as part of the 
Downtown Area Planned Action project in 2007-2008. 

2. Howard – consider in 2012, given that staff resources have already 
been committed for projects in the current 2011 work program, and 
to allow staff to become familiar with the Finn Hill annexation area 
(and complexities of the Holmes Point Overly Zone). 
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3. MRM KIRKLAND – consider in 2012, after the various legal actions 
and appeals involving Park Place are settled and when staff resources 
can be made available. 

II. INTRODUCTION 

Every two years the City accepts requests from interested parties to amend the 
Comprehensive Plan.  Most of the requests also include a rezone or zoning 
regulations.  The deadline for submitting the requests was December 1, 2010 
for consideration in 2011.  The Planning Commission reviews the requests and 
makes a recommendation to the City Council on which ones to study further – 
this is the “Threshold Review” step of the requests. The Commission can 
recommend one of four options for each request: 

� Not study further. 
� Study further – either in the current year or the next year. 
� Defer to a neighborhood plan. 
� Defer to the general GMA plan update 

If the Council concurs with further study, the issue is brought back for analysis 
on the merits of the request and following a public hearing, the Commission 
makes a recommendation to the City Council – usually in the fall of the year.  
This process is discussed in more detail below. 

The City Council and Planning Commission will have a joint meeting on March 
15, 2011 at which time the Council will review the Planning Work Program. 
One of the tasks on the Planning Work program that could affect the schedule, 
Commission time and staff resources are the private amendment requests.   

Because of the tight turnaround between the Planning Commission (PC) 
meeting and the joint meeting with the City Council, rather than providing a 
report to transmit the PC recommendation, staff and the PC Chair or other 
commissioners, will present the recommendation at the March 15th meeting.  
The City Council (CC) will make the final decision at a future meeting that is 
tentatively scheduled for April 5th. 

A. Private Amendment Request versus Neighborhood Plan 

Individual property owners have two ways to request amendments to the 
Comprehensive Plan, Zoning Code and Zoning Map: 

1. As part of the applicable neighborhood plan update (see Attachment 2 
for the most current update schedule. This schedule is subject to change 
with the annual adoption of the Planning Work Program to be discussed 
on March 15th at the joint PC/CC meeting). 
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2. As part of the broader Comprehensive Plan update process initiated by 
the City using the private amendment process.  

Concerning the second option to amend the Plan, every other year the City 
accepts applications from private parties as part of the City’s annual review 
of the Plan.  Any individual, neighborhood organization or other group may 
submit requests.  The request may include related amendments to the 
Zoning Code or Zoning Map.  

In the past, only a few private requests have been selected for further study 
each year because the study process is time-intensive and, in some cases, 
warrants more public involvement than is typical of City-initiated 
amendments.  Private amendment requests usually involve changes to land 
use and zoning or regulations, making them more complex and sometimes 
controversial to adjacent neighbors.  Private requests also generally warrant 
more public notice and neighborhood involvement as is typically done with a 
neighborhood plan update.  Public notice for the private request process is 
provided with a public notice sign placed on the property, notice sent to 
property owners within 300 feet, and a notice in the newspaper.  The City 
does provide courtesy notices to the neighborhood associations, KAN, and 
the Chamber of Commerce along with information on the City’s web site and 
as handouts at City Hall.  

Neighborhood plan updates, by contrast, provide extensive public notice and 
involve the neighborhood associations, KAN, the Chamber of Commerce and 
residences.  The update process includes citizen advisory committees, open 
houses, numerous study sessions, and mailings to affected properties.  This 
heightened level of community involvement makes the neighborhood plan 
update process an effective forum for the review of more complex and 
controversial land use changes.  However, the disadvantage for those 
wishing to make changes to their properties through the neighborhood plan 
process is that the process takes 1½ to 2 years to complete and the 
neighborhood plans are only getting updated about every 15-20 years. 

B. Private Amendment Request Process  

Chapter 140 KZC establishes a two-stage process for the review of these 
requests.  Phase I consists of a “Threshold Determination” process that 
determines eligibility of each request for further consideration.  Phase I does 
not require a full weighing of the merits of the request, a decision or 
recommendation on whether the request should be ultimately approved.  The 
purpose of this stage is solely to determine whether a request is eligible to 
continue to Phase II.  Requests that do not meet the Threshold 
Determination criteria do not proceed to Phase II.  

The six criteria found in Zoning Code Chapter 140 provide guidance for 
selecting those requests that should be considered now and not deferred to 

.H:\Pcd\PLANNING\MEETING PACKETS\Planning Commission\march 10, 2011\PARs\0_PC-CC STAFF MEMO 3-10-11 PC and Joint PC CC 3-15-
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sks questions of each applicant, reviews the request by going 

II. 2011 COMPREHENSIVE PLAN AMENDMENT PROCESS & OTHER 

Under state law, the Comprehensive Plan may only be amended once a year.  

ypically by June, the City will have completed the threshold determination 

the associated neighborhood plan update process.  The criteria are listed and 
discussed with each request below in Section IV and provided in Attachment 
1.

Phase II entails a full analysis and public review of each request that was 
determined through Phase I as eligible for consideration.  Phase II consists 
of a “Study” process that includes public notice, preparation of staff analysis 
and optional draft amendments to the Plan, Zoning Code and/or Zoning Map, 
review of additional criteria, a public hearing before the PC leading to a 
recommendation to the CC, and final action by the CC.  The CC approves or 
denies each request as part of adoption of the annual City-initiated 
amendments to the Plan.  Depending on available staff resources and the 
current work program, some requests may be deferred for study to the 
following year.  

When a request is made to change the land use or increase density on one 
property and the circumstances are the same for other neighboring 
properties, it may be appropriate for the City to expand the study area 
because broader changes should be made.  In some circumstances, an 
expanded study area is more time consuming and has more complex issues, 
and thus is often better handled as part of a neighborhood plan update. 

In past years, the PC has conducted its Threshold Determination meeting by 
generally following these steps: 

1. Individuals with private requests who wish to speak sign up on the 
sign-in sheet at the beginning of the meeting. 

2. Staff makes a brief presentation. 
3. The Chair calls each person with a private request in the order found on 

the sign-up sheet. 
4. Members of the public are then allowed to comment on the request. 
5. The PC a

through the criteria sheet provided (see Attachment 1) and has a 
discussion on each request.  Following discussion, the Commission 
votes on a recommendation. 

I
WORK PROGRAM ITEMS 

The City adopts the citywide amendments, the private amendment requests 
and any neighborhood plan update at the same City Council meeting, 
generally in December of each year. 

T
stage for the private amendment requests and is into Phase II of studying 
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the selected requests.  Also by then, staff will have begun preparing the City-
initiated amendments after receiving direction from the Council.   

One of the key criteria in deciding whether to study any of the private 
amendment requests is whether the City has the resources, including staff 
and budget, necessary to review the proposal.  At this point in the 2011 long 
range planning work program, the City has committed resources to 
completing two neighborhood plan updates (Lakeview and Central 
Houghton), the South Kirkland Park and Ride Transit Oriented Development 
Project, and the related annexation work.  We anticipate that these will not 
be completed until the first quarter of 2012.  Also, staff hours have been 
reduced as a result of the reduced city budget.   

Which requests to study is a decision the City needs to make based on the 
competing interests for the current year work program and looking ahead to 
the 2012 Work Program.  As is typical with the budget, there are always 
more interests vying for City resources than those resources can 
accommodate.  Review of the requests through the Study Stage will add to 
the already existing competition for funding, staff resources, and Commission 
and Council agenda space.  If a study area is expanded, the staff time on the 
study becomes much greater.  The more complex the issues raised by the 
request are, the more impact it will have on City resources. 

Given the work program items noted above and the time that it takes to 
study the private amendment requests, staff is recommending that only one 
of the requests be considered this year.  The other two requests would be 
carried over to 2012.   

IV. 2011 PRIVATE AMENDMENT REQUESTS 

Staff has grouped the discussion below on the requests into 2 categories: 

A. Requests recommended for study in 2011 
B. Requests recommended for study in 2012 

Below is a brief description and staff’s analysis of each request, taking into 
consideration the Threshold Determination criteria.  Keep in mind that the 
Planning Commission is not being asked to recommend approval or denial of 
each request, but only whether the request merits further consideration, 
based on the criteria.  In either case, to be selected for further 
consideration, the proposal must satisfy the first criteria, and the second or
third criteria (see Attachment 1 – threshold criteria sheet). 

A. Request to be studied in 2011  

Altom PAR, File ZON11-00002, Attachment 3a – 3b:

.H:\Pcd\PLANNING\MEETING PACKETS\Planning Commission\march 10, 2011\PARs\0_PC-CC STAFF MEMO 3-10-11 PC and Joint PC CC 3-15-
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Request: Amend the Comprehensive Plan and zoning for PLA 5C to allow 
increased density and setbacks on two lots at 220 6th Street and 611 4th 
Avenue, in the Moss Bay Neighborhood.  Currently both lots are developed with 
office uses.  The applicant’s original request was for rezone to CBD 5, but this 
request has been adjusted to include only increased density and reduced 
setbacks. 

The 2 lots combined equal approximately .8 acres. The allowable density in 
PLA 5C is 24 units per acre, with required yards of: 20’ front, 5’ side and 10’ 
rear.   

The sites to the east and south contain office buildings and are located in the 
PLA 5B zone.  The site to the north contains a 4-story office building also 
located in PLA 5C.  The Park Place Center is to the west in the CBD 5A zone.   

1. Relation to Criteria: The following summarizes staff’s analysis of this 
request with the applicable criteria. Staff recommends that only increased 
density be considered as part of this study.  The applicant’s response to 
the criteria is contained in Attachment 3b. 

The proposal must meet the criteria of Section a and either Section b or 
Section c. This request meets the criteria of Section a and Section b as 
outlined in Attachment 1. 

a. The City has the resources, including staff and budget, necessary 
to review the proposal. 

This is a decision that the City Council will make based on 
competing interests for the current year’s work program and 
looking ahead to the 2012 work program.  Staff feels that this 
request would require minimal staff time since most of the 
required research was already done with the Planned Action 
Ordinance in 2007 and 2008.   

Expansion of the study area to include the office site to the north 
which is also in PLA 5C and abutting 6th Street should also be 
considered if this request is selected. 

b. The proposal would correct an inconsistency within or make a 
clarification to a provision of the Comprehensive Plan. 

The proposal would make a clarification to the previous 
Comprehensive Plan and zoning changes made during the Planned 
Action study that was done.  The applicant is requesting that 
density be determined by the height and bulk of the building 
rather than a specific number of units/acre.  This is how density is 
determined in the Central Business District where there is not a 
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specific density limit in the Zoning Code.  The study area is 
directly across 6th Street from the proposed Parkplace 
development which will be the largest development in the Central 
Business District. 

2. Four Threshold Decision Options:

� Do not proceed to Study (Phase II).   
� Proceed to Study Stage (Phase II) in 2011 
� Defer to the GMA Comprehensive  Plan update in 2013-2014 
� Defer to the Moss Bay Plan update (not scheduled) 

3. Staff Recommendation: This request should proceed to the Study Stage 
in 2011, but only increased density should be considered.  This is 
basically a cleanup item from the previous work done on the Planned 
Action Study done for the downtown area in 2007-08.   

B. Requests to study in 2012 

The following two requests have merit and should be studied in 2012, based 
upon what the Planning Department determines to be its staff resources 
available for long range projects through the end of 2012, existing litigation 
relating to Kirkland Park Place, and getting up to speed on conditions in the Finn 
Hill Neighborhood along with the Holmes Point Overlay Zone.   

The Howard request would consider the appropriate land use and zoning in a 
further developable area that is one of two neighborhood commercial zones in 
Finn Hill.  Examining the zoning boundary between the RSA, RMA and BNA zones 
and the Holmes Point Overlay zone boundary, unique to this neighborhood, 
would lay the foundation for future infill commercial or multi-family development 
in this area.  The MRM Kirkland request would be in the public interest to 
consider the land use and zoning for this site in relation to the new land use 
conditions at the Kirkland Park Place development. 

1. Howard PAR, File ZON11-00005, Attachment 4 a - d: 

Request: Consolidate 3 parcels and change the Comprehensive Plan land use 
designation and Zoning Map for 2 parcels to high density (RMA 2.4) at 18 
units per acre.  The third parcel is already zoned RMA2.4 (see Attachment 
4a).

The site consists of 3 parcels and is located at 12035 and 12203 Juanita 
Drive and 12034 76th Avenue in the Finn Hill Neighborhood.  Each lot is 
zoned differently as described below:   

� The first parcel is zoned Medium Density Residential (RMA 2.4 with 
minimum lot size for each unit of 2,400 sq ft) at 18 dwelling units per 
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acre.  It contains one home and is heavily wooded.  Both the first and 
third parcels abut Juanita Drive. 

� The second parcel is zoned Neighborhood Business (BNA). This lot is 
vacant and heavily wooded.   

� The third parcel is zoned Low Density Residential (RMA 6) at 6 
dwelling units per acre and developed with a single family home.  The 
home receives access from 76th Avenue NE.  It is also in the Holmes 
Point Overlay Zone.   

As shown on the attached aerial maps (see Attachments 4b and 4c), the site 
is located to the north of Fire Station #25 and south of multifamily 
development.  To the west of the site is more residential development, both 
single-family and multi-family.  To the east is Juanita Drive and commercial 
development across the street.   

The applicant would like to consolidate all 3 parcels and develop the site with 
an unspecified number of residential units.  He “…envisions something 
similar to the “cottage concept” of cottage style homes”.  The proposal 
anticipates using the existing access and utility easement extending from 
76th Avenue over the single family lot, to serve the entire site.  The total lot 
area of the consolidated site is 95,103 square feet (2.18 acres).  If rezoned 
to RM 2.4, the three parcels combined could be developed with 40 multi-
family dwelling units (95,103 sq ft of land area/2,400 sq ft minimum land 
area per unit = 39.62 units which by code can be rounded up to 40 units).   

Under the current RSA 6 zoning, the low density 20,216 square foot flag lot 
could be developed with 3 single family homes (20,216 sq ft=.46 of an acre 
x 6 units = 2.78 which can be rounded to 3 units less any area taken for 
road improvements and sensitive areas).  Other allowed uses are churches, 
government facilities, schools and daycares.  As noted, there is one single 
family home on this site.  The Holmes Point Overlay zone establishes 
restrictions that address tree preservation, lot coverage and other 
regulations that could impact a development proposal.   

On the undeveloped 22,229 square foot commercial lot, currently zoned BNA, 
allowed uses include: neighborhood oriented and personal service retail uses 
(i.e. grocery store, drug, book, flowers, liquor hardware, garden supplies, 
art, variety, dept. stores, laundry, dry cleaner, barber, beauty of shoe repair)  
Also, permitted are banking and related financial services, restaurants, 
taverns, retail establishment providing entertainment, recreational or cultural 
activities, private lodge or club, vehicle service station, office use, church, 
school or day care center, mini-school or mini-day-care, assisted living 
facility, and stacked dwelling units. 

.H:\Pcd\PLANNING\MEETING PACKETS\Planning Commission\march 10, 2011\PARs\0_PC-CC STAFF MEMO 3-10-11 PC and Joint PC CC 3-15-
11.docx   6/4/2009 

8



Memo to the Planning Commission 
March 1, 2011 
Page 9 of 15 
 

In the BNA zone, the number of dwelling units would be determined by the 
building envelope.  Ten percent (10%) of the dwelling units must be 
affordable housing as described in KZC Chapter 112.  Two units may be 
constructed for each affordable housing unit provided.  Regulations require 
that at least 75% of the total gross floor area located on the ground floor of 
all structures must contain retail, restaurants, taverns, or offices.  These 
uses must be oriented to the adjacent arterial.  Residential uses, with the 
exception of a lobby, are not allowed on the ground floor.  

In discussions with the applicant, the concern was raised that it would be 
impractical to locate non-residential uses on the ground floor of the 
commercial lot, given the shape and depth of the site and access to the 
property.  These site specific constraints limit visibility from Juanita Drive and 
therefore reduce the viability of locating businesses there.  Additionally, the 
applicant is concerned that the design of the Juanita Drive, 76th Place NE, 
and NE 122nd Street intersection, negatively impacts access to the site.  This 
is an important safety issue that may have an impact on the marketability of 
a commercial project fronting on Juanita Drive.   

On the further developable 52,658 square foot medium density lot, currently 
zoned RMA 2.4, the number of units is determined by taking the lot area, 
and dividing by 2,400 sq. ft.  Ten (10%) of the units are required to be 
affordable housing as described in KZC Chapter 112.  Two units may be 
constructed for each affordable housing unit provided.  The base number of 
attached and/or stacked multi-family units that could be constructed is 22 
units (52,658/2,400) less area taken for road improvements and sensitive 
areas.  Other uses include: detached dwelling units (only one on a lot, 
regardless of the lot size), church, school or day care, mini-school or mini-
day-care, assisted living, convalescent center or nursing home, public utility, 
government or community facility, and a limited number of retail uses (i.e. 
grocery store, drug store, laundromat, dry cleaners, barber shop, beauty 
shop or shoe repair shop).  

1. Relation to Criteria: The following summarizes staff’s analysis of this 
request with the applicable criteria.  The applicant’s response to the 
criteria is contained in Attachment 4d. 

The proposal must meet the criteria of Section a and either Section b or 
Section c.  

a. The City has the resources, including staff and budget, necessary 
to review the proposal. 

As discussed in the other two requests, this is a decision the City 
needs to make, based on the competing interests for the current 
year work program and looking ahead to the 2012 work program.   
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11.docx   6/4/2009 

9



Memo to the Planning Commission 
March 1, 2011 
Page 10 of 15 
 

If this request is selected, the study area should be considered for 
expansion to include the Fire Station and the other commercial 
parcel to the south of the Fire Station that is developed with an 
office.  Fire Station #25 may be consolidated with Fire Station 
#24, and if it is, the property would be sold.  Among other issues, 
the practical question of access to these properties should be 
explored, and the consideration of economic opportunities that 
might be missed if the properties were rezoned to multi-family.  It 
is appropriate to study the existing commercial land use 
designation on all three commercial parcels west of Juanita Drive. 
The office property owner has not been notified of the possible 
inclusion of his/her property in this request.   

b. The proposal would correct an inconsistency within or make a 
clarification to a provision of the Comprehensive Plan; or: 

It does not appear to correct any inconsistency with the General 
Elements of the Comprehensive Plan or Zoning Map.  The Finn Hill 
Neighborhood Plan has not been scheduled on the Neighborhood 
Plan Work Program (see Attachment 2).   

c. All of the following: 

(1) The proposal demonstrates a strong potential to serve the 
public interest by implementing specifically identified goals and 
policies of the Comprehensive Plan; and 

Goals and policies can be found in the Comprehensive Plan 
that support both retaining commercial areas and that support 
opportunities for a variety of housing options.  For example, 
Goal LU-5 in the Land Use Element states that we should “Plan 
for a hierarchy of commercial development areas serving 
neighborhood, community, and/or regional needs.”  Policy LU-
5.2 says that we should “maintain and strengthen existing 
commercial areas by focusing economic development within 
them and establishing development guidelines.”   

Goal H-2 in the Housing Element states that we should 
“Promote the creation of affordable housing and provide for a 
range of housing types and opportunities to meet the needs of 
all segments of the population.”    

(2) The public interest would best be served by considering the 
proposal in the current year, rather than delaying consideration 
to a later neighborhood plan review or plan amendment 
process; and 
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It is not possible to fit this request into the 2011 work program 
unless other work program tasks are modified.  It is arguable 
that the public interest would best be served by providing the 
applicant an answer in 2012 rather than waiting for a later 
Finn Hill Neighborhood plan amendment process.  Due to the 
constrained access from Juanita Drive and shape of the 
commercial property, the area should be studied to determine 
the appropriate land uses for the site.  

On the other hand, delaying the request until the Finn Hill 
Neighborhood Plan is started, may be in the public interest of 
the entire neighborhood since this is just one of two 
neighborhood business zones in this neighborhood.  Too, the 
Holmes Point Community is an active community group as 
reflected in the adoption of the Holmes Point Overlay Zone 
designation, which they spearheaded in King County.  The 
overlay zone includes the low density parcel.  Doing the 
necessary outreach with this group may require increased staff 
resources; more typical in neighborhood plan reviews.   

a. The proposal is located in a neighborhood for which a 
neighborhood plan has not been recently adopted 
(generally not within two years); and 

The Finn Hill Neighborhood Plan has not been written.    

b. The proposal is located in a neighborhood for which a 
neighborhood plan will not be reviewed in the near 
future (generally not in the next two years). 

The Finn Hill Plan is not specified on the update 
schedule at this time. 

2. Threshold Decision Options:

� Do not proceed to Study (Phase II).   
� Proceed to Study Stage (Phase II) in 2011 
� Proceed to Study Stage (Phase II) in 2012 
� Defer to the Finn Hill Neighborhood Plan 

3. Staff Recommendation: This request should be considered to proceed for 
the Study Stage in 2012, depending on staffing resources next year as 
discussed above.  Otherwise, it should be deferred until the Finn Hill 
Neighborhood Plan process.   

2. MRM KIRKLAND PAR, File ZON11-00006, Attachments 5a-5b:
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Request: Change the Downtown Plan of the Comprehensive Plan and Zoning 
Code CBD 5 Section 50.35 for 434 Kirkland Way in the western portion of the 
CBD 5 zone to (see Attachments 5a and 5b) as follows: 

� Allow multi-family as the predominate use on the entire site rather 
than the current limit of 12.5% of the gross floor area and only within 
170 feet of Peter Kirk Park. 

� Allow a maximum height of 8 stories but no taller than 100’ above 
Kirkland Way rather than the current maximum 3-5 stories.   

The site contains 73, 938 sq ft (1.7 acres) located south of Park Place, east 
of the Performance Art Center, west of the Emerald Office Building and north 
of Kirkland Ave.  It is improved with a single story building and parking lot.  
Past uses included a hardware store and high tech office business. 

The owner would like to develop a mixed use building with multifamily as the 
predominate use across the entire site to provide available housing to the 
pending redevelopment of the Kirkland Park Place site with 1,200,000 sq ft of 
office and 300,000 sq ft of retail space.  The Kirkland Park Place site does 
not contain any residential square footage (see Attachment 5b). 

CDB 5A containing the Kirkland Park Place development allows a range of 
height from 4 stories (60 feet) next to Peter Kirk Park, 7 stories (100 feet) 
next to Central Way and 8 stories (115 feet) in the central portion of the 
development as described in Plate 6 of the Zoning Code. 

1. Relation to Criteria: The following summarizes staff’s analysis of this 
request with the applicable criteria.  The applicant’s response to the 
criteria is contained in Attachment 5b. 

The proposal must meet the criteria of Section a. and either b. or c.  

a. The City has the resources, including staff and budget, necessary 
to review the proposal. 

As discussed in the other two requests, this is a decision the City 
needs to make based on the competing interests for the current 
year work program and looking ahead to the 2012 Work Program.   

Should the issue of the amount and location of multifamily 
allowed and/or an increased in allowable height be considered for 
other properties within CDB 5, then a substantial amount of staff 
time and City resources would be required.  

b. The proposal would correct an inconsistency within or make a 
clarification to a provision of the Comprehensive Plan. 

.H:\Pcd\PLANNING\MEETING PACKETS\Planning Commission\march 10, 2011\PARs\0_PC-CC STAFF MEMO 3-10-11 PC and Joint PC CC 3-15-
11.docx   6/4/2009 

12



Memo to the Planning Commission 
March 1, 2011 
Page 13 of 15 
 

The zoning regulations and Comprehensive Plan policies for the 
CBD 5 zone only allow housing next to 2nd Ave South, and within 
170 feet of Peter Kirk Park but not to exceed 12.5% of the total 
gross floor area for properties next to the Park.  The request 
does not appear to correct any inconsistency or make a 
clarification to the General Elements of the Comprehensive Plan, 
policy text for Downtown Plan or CBD 5 regulations in the Zoning 
Code.

The applicant suggests in the submittal materials of Attachment 
5b that the intent of the CBD 5 housing regulation is to achieve 
up to 12.5% of gross floor area of residential use next to the Park 
and that since the redevelopment of Kirkland Park Place does not 
include housing, a greater percentage of housing should be 
allowed on the subject property.  However, Kirkland Park Place is 
in CBD 5A which does not have the same limitation on housing as 
does CBD 5.   

c. All of the following: 

(1) The proposal demonstrates a strong potential to serve the 
public interest by implementing specifically identified goals and 
policies of the Comprehensive Plan; and 

Goals and policies can be found in the Comprehensive Plan 
that support both retaining commercial areas and that support 
opportunities for a variety of housing options.  For example, 
Goal LU-5 in the Land Use Element states that we should “Plan 
for a hierarchy of commercial development areas serving 
neighborhood, community, and/or regional needs.”  Policy LU-
5.2 says that we should “maintain and strengthen existing 
commercial areas by focusing economic development within 
them and establishing development guidelines.”   

Goal H-2 in the Housing Element states that we should 
“Promote the creation of affordable housing and provide for a 
range of housing types and opportunities to meet the needs of 
all segments of the population.”  Goal H-3 in the Housing 
Element states that we should “Provide for greater housing 
capacity and home ownership opportunities.” 

Increasing residential use while decreasing opportunities for 
commercial use supports some goals while not supporting 
other goals. 

(2) The public interest would best be served by considering the 
proposal in the current year, rather than delaying consideration 

.H:\Pcd\PLANNING\MEETING PACKETS\Planning Commission\march 10, 2011\PARs\0_PC-CC STAFF MEMO 3-10-11 PC and Joint PC CC 3-15-
11.docx   6/4/2009 
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to a later neighborhood plan review or plan amendment 
process; and 

There are still several legal proceedings in progress for the 
Kirkland Park Place project.  Any study of the request should 
be deferred to 2012 or later when the legal proceedings for 
Kirkland Park Place are settled. In addition, there are no staff 
resources to do the study this year given the current 2011 
Work Program and staffing for the pending annexation. 

It is arguable that the public interest would be served to 
reconsider the potential for housing in CBD 5 with the pending 
redevelopment of Kirkland Park Place that will have a 
significant amount of new office and retail space.  But if the 
request is studied, it should be scheduled in 2012 rather than 
waiting for the next update to the Moss Bay Plan which has not 
been scheduled on the Neighborhood Update Schedule and will 
likely not occur until2015-2016. 

(a) The proposal is located in a neighborhood for which a 
neighborhood plan has not been recently adopted 
(generally not within two years); and 

The Moss Bay Neighborhood Plan was last updated in 1989. 

(b) The proposal is located in a neighborhood for which a 
neighborhood plan will not be reviewed in the near future 
(generally not in the next two years). 

The Moss Bay Neighborhood Plan update is not currently 
scheduled on the Neighborhood Work Program and is likely 
not to be started until2015-2016. 

2. Six Threshold Decision Options:

� Do not proceed to Study (Phase II)   
� Proceed to Study Stage (Phase II) in 2011 
� Proceed to Study Stage (Phase II) in 2012 
� Defer Study Stage (Phase II) with the GMA Comprehensive  Plan 

update in 2013-2014 
� Hold off on a decision until in 2012 after annexation has begun and 

the 2012 Work Program is being considered 
� Defer to the Moss Bay Plan update (not scheduled) 

.H:\Pcd\PLANNING\MEETING PACKETS\Planning Commission\march 10, 2011\PARs\0_PC-CC STAFF MEMO 3-10-11 PC and Joint PC CC 3-15-
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3. Staff Recommendation: This request should proceed to the Study Stage 
in 2012, depending on next year’s available staffing and City resources as 
discussed above.

Attachments:  

1. Threshold Determination Criteria Sheet 
2. Current Neighborhood Plan Update Schedule (January 2011)  
3. Materials relating to the Altom Request  

a. Vicinity Map 
b. Aerial Map - Addresses and Zoning  
c. Aerial Map - Square Footage and Zoning  
d. Applicant’s submittal materials 

4. Materials relating to the Howard Request 
a.  Vicinity Map 
b. Aerial
c. Applicant’s submittal materials 

5. Materials relating to the MRM Kirkland Request 
a. Vicinity Map 
b. Applicant’s submittal request 
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ATTACHMENT 1

140.20 Threshold Determination for Citizen-Initiated Proposals 

1.   General – The Planning Department can establish a deadline for submitting citizen-initiated 
proposals. Applicants will be required to submit an application, a review fee and any other pertinent 
information determined necessary to consider the request. The citizen-initiated proposals shall only 
be considered in conjunction with the City’s regular review of the Comprehensive Plan described in 
KZC 140.45.

2.    Process – Citizen-initiated proposals require a two-step review process using Process IV described in 
Chapter 160 KZC: 

a.    A threshold review to determine those proposals that are eligible for further consideration; and 

b.    A final decision. 

3.    Criteria – The City shall use the following criteria in selecting proposals for further consideration. 
Proposals must meet subsection (3)(a) of this section, and either subsection (3)(b) or (3)(c) of this 
section: 

a.    The City has the resources, including staff and budget, necessary to review the proposal; and 

b.    The proposal would correct an inconsistency within or make a clarification to a provision of the 
Comprehensive Plan; or 

c.    All of the following: 

1)    The proposal demonstrates a strong potential to serve the public interest by implementing 
specifically identified goals and policies of the Comprehensive Plan; and 

2)    The public interest would best be served by considering the proposal in the current year, 
rather than delaying consideration to a later neighborhood plan review or plan amendment 
process; and 

a)    The proposal is located in a neighborhood for which a neighborhood plan has not been 
recently adopted (generally not within two years); and 

b)    The proposal is located in a neighborhood for which a neighborhood plan will not be 
reviewed in the near future (generally not in the next two years). 
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  ATTACHMENT 2 

COMPREHENSIVE PLAN & NEIGHBORHOOD PLAN UPDATE 
SCHEDULE 
January, 2011 

Note:  Schedule Subject to Change 
___________________________________________________________________ 

NEIGHBORHOOD STATUS WORK PROGRAM 
SCHEDULE 

NOTES 

    
Lakeview Completed –1985 2009 – 2010 Plan process underway 
Central Houghton Completed –1985 2009 – 2010 Plan process underway 
    
Bridle Trails Completed –1986 2012 - 2013 Could combine as one plan 

with South Rose Hill 
South Rose Hill Completed – 1991 

Partial update in 2002 
2012 - 2013  

    
Everest Completed –1988 TBD  
Moss Bay Completed –1989 TBD  
    
Annexation Neighborhoods 

� Kingsgate 
� North Juanita*  
� Finn Hill 

Boundaries determined in 2010. Could occur prior to 
Everest/Moss Bay or 
after North/South 
Juanita 

. 

    
North & South Juanita Partial Updated Completed –1990 TBD *The annexation “North 

Juanita” was combined with 
the existing “North Juanita” 

    
GMA Comp Plan Update Major update completed - 2005 2013 - 2014 State requires GMA update by 

Dec. 1 2014 
    
Totem Lake Completed – 2002 TBD Some Amendments occurred 

in 2008 & 2009 
    
NE 85th Street Corridor Plan Completed - 2001 TBD  
    
North Rose Hill Completed - 2003 TBD  
    
Highlands Completed - 2005 TBD Could combine with Market & 

Norkirk schedule 
    
Market & Norkirk Completed - 2007 TBD  
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Forbes Lake

Totem Lake

Produced by the City of Kirkland.
© 2010, the City of Kirkland, all rights reserved.

No warranties of any sort, includ ing but not limited to accuracy, 
fitness or merchantability, accompany this product.
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