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Dorian Collins

From: Steven Paravia <stevenp@srecommercial.com>
Sent: Thursday, April 09, 2015 8:45 AM
To: Dorian Collins
Cc: Morris Family
Subject: Morris Rezone 
Attachments: Morris.pdf

Hello Ms. Collins,  
 
I am writing this letter on behalf of Brian & Susan Morris, legal owners of 13250 NE 126th Pl., Kirkland, WA 
98034 (Tax ID: 272605-9007).   
 
The intent of this message to support their application to rezone the property from light industrial (TL-7) to a 
residential use of RMA 3.6.  By rezoning the Morris parcel to RMA 3.6 it would establish some continuity 
between their parcel and the adjacent 5.96 acres and allow for a sizable residential development.  126th Street 
LLC, which is the contiguous 5.96 acres to the west, has established precedence in the recent past by achieving 
a rezone to the same residential zone of RMA 3.6.  Quadrant Homes and Toll Brothers are currently under 
construction in the immediate area with new single family communities and Harbor Homes purchased the five 
contiguous parcels to the north  and are under construction with 36 single family lots, just another reason to 
consider a residential use on the Morris piece. 
 
Over the course of the last month myself and ownership have been engaged with the local home builder Conner 
Homes, who is programming a town home development on both the 126th Street LLC and the contiguous Brian
& Susan Morris parcel to create a sizable joint development between property owners and developer.  The 
developer is currently in their due-diligence stage and understanding the future development is contingent  upon 
the city of Kirkland rezoning the Morris parcel and updating the comp plan. This rezone and future 
development would serve as a buffer between the industrial use to the south and the single family residence to 
the north.  This new community would be beneficial to Kirkland and would positively impact the widespread 
shortage of single family residence in the area. 
 
Thank you for considering this message when determining the fate of the Morris rezone. 
 
 
Steven Paravia 
stevenp@srecommercial.com 
206.550.4609 
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Dorian Collins

From: Jeremy Horst <jeremyhorst@gmail.com>
Sent: Monday, April 06, 2015 2:44 PM
To: Dorian Collins
Subject: Kirkland lot Morris Request

Hello Dorian 
 
I spoke with you last week, I am the owner of the corner lot to the west of the Morris lot on the corner. As 
requested I am emailing you to let you know that a zone change for this location for me would have a 
detrimental outcome as I am planning on build a commercial building soon. I have already had a pre-sub last 
August for the location. 
 
If this lot was to have a zoning change it would be hard to do anything with it, as it is a corner lot on a slope that 
has the Seattle water main running along the east side of the pro property with a apparent stream on the 
neighbor lot. 
 
I am asking for my lot to be removed form the Morris study scope. 
 
Jeremy Horst 
JR Property 
425-359-4358 
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58551-13

719 Second Avenue, Suite 1150
Seattle, WA  98104-1728
206-623-9372
vnf.com

April 6, 2015

Eric Shields
Planning Director
City of Kirkland
123 Fifth Avenue
Kirkland, WA  98033-6189

Re: Rairdon/RC 124th LLC Citizen Amendment Requests (CAR)
Parcels 2826069128 (South Parcel) and 2826059004 (North Parcel)

Dear Eric:

I am writing to provide the City with further information supporting the proposed 
Rairdon/RC 124th LLC CAR and to propose possible Comprehensive Plan policy language and 
implementing regulations for the subject parcels to address the unique challenges and 
opportunities for public benefits presented by a well-planned phased development of these two 
properties.

Existing Conditions

North Parcel - As you know, the North Parcel is located on a hillside immediately west of 
Slater Ave. NE and south of the Forest Grove subdivision.  An existing conditions map is 
presented in Attachment A.  Stormwater is currently discharged from the Forest Grove 
subdivision above and runs uncontrolled down this hillside.  This drainage is classified by the 
City as a Class 3 stream.1 This drainage eventually flows over an informal rockery on the South 
Parcel and disperses in its parking lot, leaving a sediment laden puddle that eventually washes 
from the parking lot into the City’s stormwater system.  Three wetlands have been delineated on 
the North Parcel:  Wetland A is a depressional Type 3 wetland located on a small terrace 
between slopes on the property.  Wetland AA and Wetland B are Type 2 slope wetlands.

The North Parcel is classified as Medium Density Residential (MDR) in the 
Comprehensive Plan and zoned TL 9B where attached dwelling units are permitted.

1 A critical areas study of the property was prepared by Wetland Recourses, Inc. in March 2013 and was reviewed 
by the City’s peer-review consultant The Watershed Company on December 3, 2013.
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South Parcel – The South Parcel is immediately north of NE 126th Place and east of 
Slater Ave. NE.  The site was developed 40 years ago with a 10,376 square foot masonry 
building, currently supporting service and storage for automobiles.  The site was graded 
relatively flat with an informal rockery built along the north property line where the grade rises 
steeply into the North Parcel. The existing stormwater system on the South Parcel provides no 
detention or water quality treatment.  

The South Parcel is classified as Industrial (IND) in the Comprehensive Plan and zoned 
TL 9A where various industrial and service uses are permitted.

Potential Development under Existing Conditions and Zoning

North Parcel – The current Highest and Best Use for the North Parcel is a multifamily 
development.  Given the size of the site (162,914 square feet) and the maximum allowed density 
of one unit per 5,000 sf., an apartment of approximately 32 units could be developed.  

Development of the North Parcel under existing General Regulations would require a 100 
foot buffer between the north property line and the apartment development.  Access to the 
apartment development would need to be provided onto Slater Ave. NE (132nd Ave. NE), as this 
is the only road abutting the site.  A single access could be established in compliance with 
Section 55.63 General Regulation 3.

Attachment B illustrates a possible multi-family development plan for the North Parcel.
The apartments would be clustered in the eastern quarter of the site, to avoid the stream and 
wetland buffers.  

South Parcel – Without the rezone to allow auto retail sales, the site would continue to be 
utilized for auto service and storage, a use that falls far short of the site’s highest economic use
for auto sales.

Possible Future Development With Amended Regulations

The Rairdon/RC 124th LLC CAR proposes amending the zoning regulations for the two 
properties to allow auto sales.  With this amendment, auto sales could occur on the southern 
parcel without significant redevelopment.  Ultimately, the north and south parcels could be 
combined and redeveloped into a new first class auto dealership.  A conceptual development 
plan for these consolidated parcels is presented in Attachment C.

With the development of the second phase (combination with the north parcel), an
engineered retaining wall would be built on the northern parcel, leaving an expanded greenbelt 
buffer to the north of at least 175 feet from the north property line.  This retaining wall, which 
would replace the informal rockery now located on the South Parcel, would be engineered and 
include drainage dispersal controls to enhance stability of the hillside.  The expanded 
developable area created by the retaining wall would allow the combined site to support a larger
auto dealership and its required areas for parking and display purposes. Access from the 
combined development would be provided onto NE 126th Place, avoiding any access onto the 
sloped and curved sections of Slater Ave. NE. 
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This conceptual plan would require city approval for modification to wetlands and 
streams. Adequate mitigation would be provided, which could include constructing or 
contributing funds to an appropriate off-site wetland mitigation project and to an appropriate 
stream enhancement project in the area, selected in consultation appropriate state and federal 
agencies and the City of Kirkland.  

Public Benefits of the Proposed Combined Development

The proposed redevelopment of the phased, combined parcels as described above would 
provide a multitude of public benefits including the following:

Stabilizing the Hillside: Constructing an engineered retaining wall and removing 
uncontrolled flows on this sensitive slope would enhance the stability of this hillside.  

Water Quality: The combined development would provide opportunities to install 
stormwater detention facilities as well as a water quality treatment systems and 
eliminate the erosion that is now occurring and depositing sediment onto the South 
Parcel parking lot and into the City’s stormwater system.  

Expanded Greenbelt:  The existing required open space setback of 100 feet would be 
nearly doubled by the proposed development to at least 175 feet.  This would result in 
a permanent protected vegetated open space of at least 2.5 acres between the 
proposed auto dealership and the residential property to the north.

Improved Access:  By combining development of the North and South Parcels, access 
onto Slater Ave. NE from the North Parcel would no longer be necessary.  Traffic 
from development of the combined parcels would be routed through the controlled 
access at the existing intersection of Slater Ave. NE and NE 126th Place.

Increased Jobs and Economic Benefits:  By consolidating these parcels as described 
above, the site can be developed into an larger auto dealership, which would allow the 
owner to continue its significant expansion of auto sales in the City of Kirkland and 
thereby further increase tax revenue generated for the City.

Proposed Policies and Regulatory Provisions

In addition to amending the zoning to allow an auto dealership use, we are asking the 
City to consider policy language and regulations that would help facilitate the proposed phased,
consolidated development and allow the owner to provide the public benefits noted above.  

This policy and regulatory language is needed because strict application of the City’s 
critical area regulations could preclude the consolidated development.  The provisions in KZC 
Chapter 125 Planned Unit Development offer one mechanism to seek modifications to the strict 
provisions of KZC Chapter 90 through a development design that offers adequate mitigation and 
provides specific public benefits.  KZC125.35.2.  Other alternative approaches within the 
existing code might also be available to accomplish the many public benefits noted above.  It is 
clear, however, that some flexibility from strict application of KZC Chapter 90 will be necessary.
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To provide a clear understanding of the required flexibility, we offer for the City’s 
consideration the language below (underlined) for amending the Comprehensive Plan.
Additionally, as an alternative to Rairdon/RC 124th LLC’s initial Citizen Amendment Request to 
rezone these properties to TL 7, amendments to the current TL 9A and 9B zoning could be made 
to allow vehicle sales on the South Parcel and on the North Parcel if the two parcels were 
consolidated. Amending the current TL 9A and TL 9B zoning would allow the North Parcel to 
be developed at its highest and best use with an apartment project and the South Parcel for auto 
sales, should the required flexibility for the consolidated development not be approved. 

New Policy TL-1-4 and related descriptive text:

Policy TL-1.4:

Incentivize consolidation and development of vacant and under-utilized parcels.  

The Totem Lake Neighborhood contains vacant and redevelopable parcels that are 
unlikely to be fully developed due to limited parcel size and site constraints.  To
achieve the full zoned potential of these parcels, the City should encourage the 
consolidation of parcels through incentives that allow for flexibility in regulatory 
requirements when such consolidation is demonstrated to provide a clear public 
benefit.

Amend descriptive text for Policy TL-3.5:

Support the continued existence of industrial uses in the eastern portion of the 
neighborhood (district TL-9).  

(Second paragraph) The parcel of land located within this area, on the north side 
of NE 126th Place, just east of the Private Open Space area, may be appropriate for 
multifamily residential use, as well as industrial or small office uses or automobile 
sales use if consolidated with the parcel directly to the south.

Amend descriptive text for Policy TL-4.3:

Assist existing and prospective vehicle dealers thorough a variety of means.

(Second sentence) Zoning and regulatory measures should be considered to 
remove obstacles to development and increase flexibility in development 
standards, including allowing modification of critical area requirements when 
associated with public benefits features and compensatory mitigation for critical 
area impacts.

Amend Land Use Matrix:

Amend current 9A and 9B zoning include adding “Retail” and “Design Review” 
to TL 9 district, similar to vehicle sales retail uses in the TL7 district.  Add new 
Note:  “Retail use allowed in northeastern portion of district, north of NE 126th
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Dorian Collins

From: Brent Carson <brc@vnf.com>
Sent: Wednesday, January 21, 2015 6:05 PM
To: Dorian Collins
Cc: 'grairdon@rairdon.com'
Subject: RE: Totem Lake Business District Plan Update

Follow Up Flag: Flag for follow up
Flag Status: Flagged

Ms. Collins,  
 
I am writing on behalf of Rairdon/RC 124th LLC, the applicant for the Citizen Amendment Request to change the zoning 
of TL 9A (Industrial) and TL 9B (Multifamily Residential) to TL 7 (Industrial/Commercial).   
 
Staff has presented for Planning Commission discussion at the January 22nd Study Session a draft Plan, including new 
proposed sub‐districts and new specific policies applicable within the Totem Lake Business District and within specific 
sub‐districts.  For example, draft Policy TL – 4.3 proposes that vehicle dealerships be in an “industry cluster.”  Draft 
Policy TL ‐ 24.2 proposes an “auto district” in the Eastern Commercial District.    
 
The current draft has been prepared in advance of any discussion concerning the six Citizen Amendment Requests.  Staff 
has noted that future discussion on these CARs may influence the land use and policy direction in this plan. 
 
We would request that any discussion on draft Policy TL – 4.3 and TL – 24.2 and any discussion on the boundaries for the 
sub‐districts that include the six CARs be deferred until after the Planning Commission has the opportunity to consider 
the CARs.  This will provide a more thoughtful assessment and assure better consistency in the final draft plan. 
 
Thank you. 
 
 
Brent Carson | Partner 
 

Van Ness  
Feldman LLP 
 

719 Second Avenue, Suite 1150 
Seattle, Washington  98104‐1728 
 

(206) 623‐9372 | brc@vnf.com | vnf.com  

This communication may contain information and/or metadata that is legally privileged, confidential or exempt from disclosure.  If you are not the intended recipient, please do not read or 
review the content and/or metadata and do not disseminate, distribute or copy this communication.  Anyone who receives this message in error should notify the sender immediately by 
telephone (206‐623‐9372) or by return e‐mail and delete it from his or her computer. 

 
 
 

From: Dorian Collins [mailto:DCollins@kirklandwa.gov]  
Sent: Wednesday, January 21, 2015 1:36 PM 
Cc: Dorian Collins; Teresa Swan 
Subject: Totem Lake Business District Plan Update 

 
You are receiving this information because you have expressed interest in the update of the Totem Lake Neighborhood 
(Business District) Plan and/or the Citizen Amendment Requests (CAR’s) for properties located within the Totem Lake 
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Neighborhood and Urban Center.  If you haven’t done so already, please sign up for the listserv for Totem Lake 
Business District updates to receive updates about the process, changes to meeting dates and other important 
information:  Totem Lake Business District Update Webpage. 
 
Totem Lake Neighborhood (Business District) Plan Update:  The Planning Commission will be considering preliminary 
updates to the  Totem Lake Neighborhood Plan at their meeting tomorrow evening, January 22, 2015.  The meeting 
begins at 7:00 p.m., and this topic is the second item scheduled for discussion (please see AGENDA).  Please also see 
the  MATERIALS FOR PLANNING COMMISSION review at their meeting tomorrow night.  At the meeting, Planning staff 
will present the draft changes to the Totem Lake Business District Plan for review by the Planning Commission.  The 
Commission may provide direction to staff for changes to be incorporated and considered at a meeting later this spring. 
 
Citizen Amendment Requests (CARs): The proposed updates to the Totem Lake Plan to be discussed on January 22nd do 
not include specific changes to the areas that are included for study under the Citizen Amendment Request (CAR) 
process. Materials provided by applicants (including applications and maps) for the Totem Lake CARs can be found HERE 
and HERE (Walen).  Those requests, and potential revisions to the Totem Lake Plan related to the requests, will be 
considered at subsequent study sessions.  The first City of Kirkland Planning Commission meetings to study these 
requests are scheduled for the following dates, but are subject to change:   

        Walen:                                               February 26 

        Evergreen Health:                           March 12 

        Totem Commercial Center:           March 12 

        Morris                                                April 16 

        Rairdon                                              April 16 

        Astronics                                           April 16 
At the meetings scheduled for study of the CARs, preliminary options regarding the CARs will be presented, along with 
all written public comment received up to that point, for consideration by the Planning Commission.  They may or may 
not provide preliminary direction to staff at the meeting.  You will have an opportunity to speak or submit written 
comments at the beginning of the study session on each of the CARs, or you may submit written information that can be 
included in the staff memo if it is received at least 10 days before the meeting.  
   
The Planning Commission is tentatively scheduled to hold a public hearing on all CAR’s and Neighborhood Plans, 
including Totem Lake, on September 10, 2015.  After the hearing, the Commission will make a final recommendation 
to the City Council who will make a decision on the CAR’s as part of the Comprehensive Plan update process.   
 
All Planning Commission and City Council meetings are open to the public and you are encouraged to attend.  Please let 
me know if you have any questions.  I look forward to seeing you at upcoming meetings. 
 
Sincerely, 
 
Dorian 
 

Dorian Collins, AICP 
Senior Planner 
(425) 587-3249 
dcollins@kirklandwa.gov 
 
Participate in the Comprehensive Plan update process to plan for Kirkland’s future…. 
Learn how at www.kirklandwa.gov/Kirkland2035 and www.ideasforum.Kirklandwa.gov 
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Dorian Collins

From: Angela Ruggeri
Sent: Monday, June 16, 2014 5:18 PM
To: Dorian Collins
Subject: FW: CAM 13-00465  Rairdon Car to rezone Pin 2826059004 - 13000 123nd place

Follow Up Flag: Flag for follow up
Flag Status: Flagged

 
 

From: PACCAR Club 13 [mailto:PACCAR.Club.13@PACCAR.com]  
Sent: Monday, June 16, 2014 2:41 PM 
To: Angela Ruggeri 
Cc: PACCAR Club 13 
Subject: CAM 13‐00465 Rairdon Car to rezone Pin 2826059004 ‐ 13000 123nd place 
 
Dear Ms. Ruggeri, 
 
My home is adjacent to the upper parcel being considered for rezoning and am very worried about the proposed change 
due to the fact that open spaces in Kirkland should be preserved for the quality of life for the people of Kirkland and also 
the animals. The parcel contains small streams, wetlands and a many number of trees that are home to a number of wild 
species. I understand there is a 100 feet buffer zone in place to preserve the natural land and ask you to please keep the 
natural space as such. 
 
 
Kelie Ashwell 
13119 ne 128th place 
 
206‐718‐4389  
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Dorian Collins

From: Angela Ruggeri
Sent: Monday, June 16, 2014 5:10 PM
To: Dorian Collins
Subject: FW: Rezone the 124th LLC application

 
 

From: Ken Bell [mailto:kenbellrealestate@gmail.com] On Behalf Of Ken Bell 
Sent: Monday, June 16, 2014 4:16 PM 
To: Angela Ruggeri 
Subject: Rezone the 124th LLC application 
 

I am writing to express our concern about a rezone request for a property owned by Greg Rairdon.  The 
Rairdon rezone application seeks to change PIN 2826059004 from TL 9B to TL 7.  Specifically, our concern is 
that rezoning will not preserve the 100 foot green belt buffer (along the north end of the subject property) 
that now exists within the TL 9B zoning and designated land use MDR 8‐9.  We live on the hill (in the 
Kingsgate/Evergreen Hill neighborhood) above and directly adjoining the northern edge of the Rairdon 
property and we are very worried that future soil removal will cut the hill so much as to create the potential 
for a disastrous landslide, e.g., one that would endanger our lives and our neighbors’ lives.  Retaining the 100 
foot green belt buffer is a necessary safety measure to avoid a future catastrophe. In the strongest terms, we 
urge retention of the 100 foot buffer should the Planning Commission recommend this property be rezoned to 
TL 7.   

 
 
Sincerely, 
 
Ken Bell 
President  
REALTY EXECUTIVES Brio 
13010 NE 20th Street, Suite 200 
Bellevue, WA 98005 
425-646-8557 
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Dorian Collins

From: Larry Kilbride <kilbride23@comcast.net>
Sent: Thursday, June 19, 2014 12:44 PM
To: Angela Ruggeri; Planning Commissioners; Dorian Collins
Cc: kilbride23@comcast.net; leskennk@comcast.net; Johanna Palmer; julie604@gmail.com; 

ellefsen4@comcast.net; rwhite@wolfnet.com; kenbell@realtyexecutives.com; 
laurensgems@comcast.net; Toby Nixon

Subject: Rairdon Citizen Request

Dear Planning Commissioners, Ms. Angela Ruggeri and Ms. Dorian Collins; 
  
This note is to share concern over a  CAR from Greg Raidon seeking to rezone PIN 2826059004 from TL9B to TL 
7. 
  
As I am sure you know:  
  
The City of Kirklands Comprehensive Plan has had a lot of input on this area in the past. 
Actually in the May 2009 Plan there are 11 items that The Citizens,The Planning Commission AND  The City 
Council  
all thought important enough to our Natural Environment to put in the plan. I will not bore you with data. The 
reasons NOT to rezone are ALREADY in the plan.. 
Each successive investor tries to rezone and get their way. They all know when they buy how the hillside is 
unstable and how it is zoned when they buy it. 
  
Also please note‐‐The Executive Summary in the June 2011 Urban Tree Canopy Assessment Report talks about 
SAVING our trees not cutting them down. 
  
Please do not turn our homes into another “Oso” disaster... 
  
Your acknowledgement of receipt would be appreciated.  
  
Respectfully, 
  
Larry Kilbride  
13125 ne 128th Pl 
Kirkland Wa. 
98034 
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Dorian Collins

From: Les and Kenn Kullberg <leskennk@comcast.net>
Sent: Monday, June 16, 2014 12:42 PM
To: Planning Commissioners; Angela Ruggeri; Dorian Collins
Cc: johanna@thepalmers.com; Julie Ritter; ellefsen4@comcast.net; Les & Kenn Kullberg; 

rwhite@wolfenet.com; kilbride23@comcast.net; kenbell@realtyexecutives.com; 
laurensgems@comcast.net; Toby Nixon

Subject: CAM13-00465 / / Rairdon CAR to rezone PIN 2826059004, 13000 132nd Place, from 
Totem Lake 9B (Multifamily) to Totem Lake 7 (Industrial)

Attachments: CAR Application - Rairdon #2.pdf

Follow Up Flag: Flag for follow up
Flag Status: Flagged

Dear Planning Commissioners, Ms Angela Ruggeri, and Ms Dorian Collins: 
  
We are writing to express our concern with a CAR submitted by legal representative, Trisna Tanus (Law firm of 
Johns Monroe Mitsunaga Kolouskova) , on behalf of property owner Greg Rairdon.  The Rairdon CAR 
(attached) seeks to rezone PIN 2826059004 from TL 9B to TL 7.  Specifically, our concern is that rezoning will 
not preserve the 100 foot green belt buffer (along the north end of the subject property) that now exists 
within the TL 9B zoning and designated land use MDR 8‐9.  We live on the hill (in the Kingsgate/Evergreen Hill 
neighborhood) above and nearly adjoining the northern edge of the Rairdon property and we are very worried 
that future soil removal will cut the hill so much as to create the potential for a disastrous landslide, e.g., one 
that would endanger our lives and our neighbors’ lives.  Retaining the 100 foot green belt buffer is a necessary 
safety measure to avoid a future catastrophe. In strongest terms, we urge retention of the 100 foot buffer 
should the Planning Commission recommend this property be rezoned to TL 7.   
  
Please acknowledge receipt of our email.  Thank you. 
  
Sincerely, 
. 
  
Kenn and Leslie Kullberg 
13037 NE 128th Place 
Kirkland WA 98034 
  
425.821.0136 
  
1 attachment: CAR Application – Rairdon #2 
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Dorian Collins

From: Les and Kenn Kullberg <leskennk@comcast.net>
Sent: Thursday, June 19, 2014 4:53 PM
To: Angela Ruggeri; Planning Commissioners; Dorian Collins
Cc: johanna@thepalmers.com; Julie Ritter; ellefsen4@comcast.net; rwhite@wolfenet.com; 

kilbride23@comcast.net; kenbell@realtyexecutives.com; laurensgems@comcast.net; 
Toby Nixon

Subject: Re: CAM13-00465 / / Rairdon CAR to rezone PIN 2826059004, 13000 132nd Place, 
from Totem Lake 9B (Multifamily) to Totem Lake 7 (Industrial)

Dear Planning Commissioners, Ms Angela Ruggeri, and Ms Dorian Collins: 
  
We’ve just become aware of a city map that shows the hill is clearly in a Landslide Hazard Area (High 
Hazard).  The map is located at : 
  
http://www.kirklandwa.gov/Assets/Planning/Planning+PDFs/CompEIS/Deis_Maps_Printer/Fig32+Map.pdf 
  

This a major negative factor against rezoning.  We are even more worried about the stability of the hill we live 
on and that any excavation could undermine its current stability.  We request no changes be made to the 
current zoning, and request the buffer be extended from 100 feet to 300 feet.  We don’t want to become “Oso 
II”. 
  

Please acknowledge receipt of our email and append this email to our previous one, same subject.  Thank you.
  

Sincerely, 
  

Kenn and Leslie Kullberg 

13037 NE 128th Place 

Kirkland WA  98034‐7902 

  
From: Angela Ruggeri  
Sent: Monday, June 16, 2014 5:24 PM 
To: Les and Kenn Kullberg ; Planning Commissioners ; Dorian Collins  
Cc: johanna@thepalmers.com ; Julie Ritter ; ellefsen4@comcast.net ; rwhite@wolfenet.com ; kilbride23@comcast.net ; 
kenbell@realtyexecutives.com ; laurensgems@comcast.net ; Toby Nixon  
Subject: RE: CAM13-00465 / / Rairdon CAR to rezone PIN 2826059004, 13000 132nd Place, from Totem Lake 9B 
(Multifamily) to Totem Lake 7 (Industrial) 

  
Thank you for your comments.  This is to acknowledge receipt of your email.  Angela Ruggeri 

  
From: Les and Kenn Kullberg [mailto:leskennk@comcast.net]  
Sent: Monday, June 16, 2014 12:42 PM 
To: Planning Commissioners; Angela Ruggeri; Dorian Collins 
Cc: johanna@thepalmers.com; Julie Ritter; ellefsen4@comcast.net; Les & Kenn Kullberg; rwhite@wolfenet.com; 
kilbride23@comcast.net; kenbell@realtyexecutives.com; laurensgems@comcast.net; Toby Nixon 
Subject: CAM13‐00465 / / Rairdon CAR to rezone PIN 2826059004, 13000 132nd Place, from Totem Lake 9B 
(Multifamily) to Totem Lake 7 (Industrial) 

  
Dear Planning Commissioners, Ms Angela Ruggeri, and Ms Dorian Collins: 
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We are writing to express our concern with a CAR submitted by legal representative, Trisna Tanus (Law firm of 
Johns Monroe Mitsunaga Kolouskova) , on behalf of property owner Greg Rairdon.  The Rairdon CAR 
(attached) seeks to rezone PIN 2826059004 from TL 9B to TL 7.  Specifically, our concern is that rezoning will 
not preserve the 100 foot green belt buffer (along the north end of the subject property) that now exists 
within the TL 9B zoning and designated land use MDR 8‐9.  We live on the hill (in the Kingsgate/Evergreen Hill 
neighborhood) above and nearly adjoining the northern edge of the Rairdon property and we are very worried 
that future soil removal will cut the hill so much as to create the potential for a disastrous landslide, e.g., one 
that would endanger our lives and our neighbors’ lives.  Retaining the 100 foot green belt buffer is a necessary 
safety measure to avoid a future catastrophe. In strongest terms, we urge retention of the 100 foot buffer 
should the Planning Commission recommend this property be rezoned to TL 7.   
  
Please acknowledge receipt of our email.  Thank you. 
  
Sincerely, 
. 
  
Kenn and Leslie Kullberg 
13037 NE 128th Place 
Kirkland WA 98034 
  
425.821.0136 
  
1 attachment: CAR Application – Rairdon #2 
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Dorian Collins

From: Les and Kenn Kullberg <leskennk@comcast.net>
Sent: Thursday, June 19, 2014 7:43 PM
To: Angela Ruggeri; Planning Commissioners; Dorian Collins
Cc: johanna@thepalmers.com; Julie Ritter; ellefsen4@comcast.net; rwhite@wolfenet.com; 

kilbride23@comcast.net; kenbell@realtyexecutives.com; laurensgems@comcast.net; 
Toby Nixon

Subject: Re: CAM13-00465 / / Rairdon CAR to rezone PIN 2826059004, 13000 132nd Place, 
from Totem Lake 9B (Multifamily) to Totem Lake 7 (Industrial)

Dear Planning Commissioners, Ms Angela Ruggeri, and Ms Dorian Collins: 
  
We have acquired a copy of the Fiat Site North Lot (Preliminary Grading Plan) prepared for Greg Rairdon by 
GFK Consulting, Inc.  In this Plan (drawing), there are substantial west‐east retaining walls proposed for the 
north end of the Fiat parking lots.  Heights generally vary from about 8 feet to about 15 feet.  We are 
concerned that these retaining walls will act as dams, holding back subterranean drainage water that should 
flow downward inside the hill and then exit naturally from the hill. If this damming effect happens, then the 
top layers of the hill will be resting on fluid soil and we believe this could eventually cause a catastrophic hill 
collapse.  We request Planning take a very careful look at the consequences of these major retaining walls and 
their effects on the stability of the hill during Planning’s evaluation of the Rairdon CAR. 
  
Please add this email to our previous correspondence and please acknowledge receipt.  Thank you. 
  
Kenn and Leslie Kullberg 
13037 NE 128th Place 
Kirkland WA 98034‐7902 
  
425 821 0136 
  
From: Angela Ruggeri  
Sent: Monday, June 16, 2014 5:24 PM 
To: Les and Kenn Kullberg ; Planning Commissioners ; Dorian Collins  
Cc: johanna@thepalmers.com ; Julie Ritter ; ellefsen4@comcast.net ; rwhite@wolfenet.com ; kilbride23@comcast.net ; 
kenbell@realtyexecutives.com ; laurensgems@comcast.net ; Toby Nixon  
Subject: RE: CAM13-00465 / / Rairdon CAR to rezone PIN 2826059004, 13000 132nd Place, from Totem Lake 9B 
(Multifamily) to Totem Lake 7 (Industrial) 

  
Thank you for your comments.  This is to acknowledge receipt of your email.  Angela Ruggeri 

  
From: Les and Kenn Kullberg [mailto:leskennk@comcast.net]  
Sent: Monday, June 16, 2014 12:42 PM 
To: Planning Commissioners; Angela Ruggeri; Dorian Collins 
Cc: johanna@thepalmers.com; Julie Ritter; ellefsen4@comcast.net; Les & Kenn Kullberg; rwhite@wolfenet.com; 
kilbride23@comcast.net; kenbell@realtyexecutives.com; laurensgems@comcast.net; Toby Nixon 
Subject: CAM13‐00465 / / Rairdon CAR to rezone PIN 2826059004, 13000 132nd Place, from Totem Lake 9B 
(Multifamily) to Totem Lake 7 (Industrial) 

  
Dear Planning Commissioners, Ms Angela Ruggeri, and Ms Dorian Collins: 
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We are writing to express our concern with a CAR submitted by legal representative, Trisna Tanus (Law firm of 
Johns Monroe Mitsunaga Kolouskova) , on behalf of property owner Greg Rairdon.  The Rairdon CAR 
(attached) seeks to rezone PIN 2826059004 from TL 9B to TL 7.  Specifically, our concern is that rezoning will 
not preserve the 100 foot green belt buffer (along the north end of the subject property) that now exists 
within the TL 9B zoning and designated land use MDR 8‐9.  We live on the hill (in the Kingsgate/Evergreen Hill 
neighborhood) above and nearly adjoining the northern edge of the Rairdon property and we are very worried 
that future soil removal will cut the hill so much as to create the potential for a disastrous landslide, e.g., one 
that would endanger our lives and our neighbors’ lives.  Retaining the 100 foot green belt buffer is a necessary 
safety measure to avoid a future catastrophe. In strongest terms, we urge retention of the 100 foot buffer 
should the Planning Commission recommend this property be rezoned to TL 7.   
  
Please acknowledge receipt of our email.  Thank you. 
  
Sincerely, 
. 
  
Kenn and Leslie Kullberg 
13037 NE 128th Place 
Kirkland WA 98034 
  
425.821.0136 
  
1 attachment: CAR Application – Rairdon #2 
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Dorian Collins

From: johanna@thepalmers.com
Sent: Wednesday, June 25, 2014 1:53 PM
To: Roland White
Cc: Angela Ruggeri; Dorian Collins; Larry Kilbride; Toby Nixon; LesKennK@comcast.net; bill-

lauren@comcast.net; julie604@gmail.com; kenbell@realtyexecutives.com; ellefsen4
@comcast.net; laurenjanderson@comcast.net

Subject: Re: Comments On Citizen Amendment Requests

Follow Up Flag: Follow up
Flag Status: Flagged

Roland, and everyone else, 

That is a great letter Roland and I agree.  However, on two of you point towards the end, you refer to 
needed road and parking infrastructure on NE 128th when it should be NE 126th, the entrance to in the 
Totem Valley Business park. 

Johanna 

  

On 2014-06-25 12:09, Roland White wrote: 

Angela, Dorian 
 
Attached are comments from myself and my wife in the form of a Word document 
regarding two Citizen Amendment Requests that are currently under consideration.  
The parcels are 12601 132nd Place NE and 130XX 132nd Place NE, both owned by Greg 
Rairdon.  I hope these reach you in a timely manner, and are helpful in the 
consideration of the requests. 
 
Also, I have Cc's this email to other members of the neighborhood.  For any of you 
in that Cc, please feel free to forward this to other neighborhood members that may 
be interested, and that I have missed. 
 
Roland White 
Cell 206 755-1144 
 
Jan White 
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From: Chris Park <cparkfire@gmail.com> 

Sent: Friday, June 20, 2014 4:25 PM 

To: Angela Ruggeri 

Subject: 13000 - 132nd Place NE 

 

Hello Angela-- I am writing to you regarding the proposed construction by Rairdon to 

build a Light Industrial zone.  I am quite concerned as we live adjacent to the proposed 

zone. 

 

I want to ensure that a 100 foot buffer remains intact if the City approves the zoning 

change. 

Please feel free to contact me if you have any questions. 

 

Thanks, 

Christopher Park 

 

425-968-5820 
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Dorian Collins

From: Dorian Collins
Sent: Thursday, June 19, 2014 3:13 PM
To: Dorian Collins
Subject: FW: We are writing to express our concern with a CAR submitted by legal 

representative, Trisna Tanus (Law firm of Johns Monroe Mitsunaga Kolouskova) , on 
behalf of property owner Greg Rairdon. The Rairdon CAR (attached) seeks to rezone 
PIN 2826059004 from

From: Julie Ritter [mailto:julie604@gmail.com]  
Sent: Thursday, June 19, 2014 11:30 AM 
To: Angela Ruggeri 
Cc: johanna@thepalmers.com; ellefsen4@comcast.net; rwhite@wolfenet.com; kilbride23@comcast.net; 
kenbell@realtyexecutives.com; Lauren Reynolds; Toby Nixon; leskennk@cimcast.net 
Subject: We are writing to express our concern with a CAR submitted by legal representative, Trisna Tanus (Law firm of 
Johns Monroe Mitsunaga Kolouskova) , on behalf of property owner Greg Rairdon. The Rairdon CAR (attached) seeks to 
rezone PIN 2826059004 from ... 

 
We are writing to express our concern with a CAR submitted by legal representative, Trisna Tanus (Law firm of 
Johns Monroe Mitsunaga Kolouskova) , on behalf of property owner Greg Rairdon.  The Rairdon CAR wants to 
rezone PIN 2826059004 from TL 9B to TL 7.  Specifically, our concern is that rezoning will not preserve the 
100 foot green belt buffer (along the north end of the subject property) that now exists within the TL 9B zoning 
and designated land use MDR 8-9.  
 
Our home is sitting on the hillside above the property in question. A few years after we purchased the property 
there was substantial eroding at the back side of our property.Our back yard was disappearing. We would also 
like to state that the instability of the hillside and that some these homes were built on fill was not disclosed to 
us when we purchased the property. We spent hundreds of dollars to try to stabilize the property. We brought in 
many loads of fill dirt, laid jute across and down the slop and planted foliage to hopefully stop the erosion. We 
then built a rock retaining wall. Because of the instability of the hillside, the entire wall collapsed the very first 
winter. The next spring we panted laurel bushes because the nursery said the have deep roots and would help 
with the erosion. We have been able to maintain the area behind our home with these measures and very 
concerned that all this will be compromised and very dangerous if at the very least the 100 foot buffer is not 
kept in place. A dangerous slide would be very likely and loss of life possible. 

In the early 80's the then owner wanted to build back on the hillside and before any permits were granted he 
began boring and removing trees. As a neighborhood we meet with him and his attorneys. there wad a soil 
sample done at the time and the hillside was found to have a high water count and unstable. The work was 
halted but not before their was substantial structural damage to many homes. Our fireplace shifted by 1/2 inch 
and unknown to us the firewall slipped, this cause a chimney fire the next time we started a fire. There was lots 
of damage and loss to us because of this. When we noticed the damage and tried to get some result, we were 
ignored. In fact when one neighbor asked what would happen if we ended up down the hill we were told we 
would be sued for trespassing. This information is to let you know about some of the history behind this 
hillside.  

We would not only want to keep the buffer zone but be assured that any structural damage be fixed by the 
contractor or owner. 

Thank you,  
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Julia and Bill Ritter 
13029 NE 128th PL 
Kirkland, WA 98034 
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Date:    June 25th, 2014 

To:    Kirkland Planning Department 

    Angela Ruggeri 

Dorian Collins 
 

From:      Roland and Jan White 

13117 NE 129th St 

Kirkland, WA 98034 

Subject:  Comments Regarding Two 2014 Citizen Amendment Requests: 

1. 12601 132nd Place NE – Parcel 2826059128 – Owner Greg Rairdon 

2. 130XX 132nd Place NE – Parcel 2826059004 – Owner Greg Rairdon 

 

Introduction 

The comments I wish to make for each of the two proposed Citizen Amendment Requests will be combined into 

one response, because the issues for each parcel are related, and because for the first time ever both parcels 

are now owned by the same owner, which allows for the potential to develop both as one project.  The first 

parcel listed above has existing development on it, and is at the bottom of the hillside at this location.  These 

comments will refer to the first parcel as the lower parcel.   

The second parcel listed above is situated North of the first parcel, and extends up the hillside at this location.  It 

currently has no development on it.  These comments will refer to the second parcel as the upper parcel.  

Because of the apparent desire for the new owner to develop these two parcels as one project, and his desire to 

have them both zoned the same, these two requests to study further possible zoning changes really should be 

considered and discussed together, and because of that relationship, the comments we make may get more 

complicated than usual.   

As additional introduction, the upper undeveloped parcel currently serves as open space and green belt, and has 

protections stated in the Kirkland Comprehensive Plan in the Totem Lake Neighborhood Plan section that spell 

out a series of limitations on development.  These protections were then reflected in the special zoning for the 

upper parcel, that currently limits the type of development to residential, and limits the intensity of 

development, and includes a 100 foot wide strip along the North edge of the property that is to be permanent 

natural open space, which serves as natural green space and habitat for the benefit of all the citizens of Kirkland.  

That 100 foot greenbelt also contains some of the steepest portions of this parcel, and so the 100 foot 

restriction also prevents disturbance of those very steep portions during any development of the rest of the 

parcel.  And additionally the 100 greenbelt does provide some buffer between the residential uses to the North 

and the more industrial uses that extend across the whole Totem Lake Valley to the South. 

I also find it very unusual that the applicant makes no mention in his request for change of the current 

restrictions that exist on the upper parcel, and just generally requests the TL 7 zoning, which by its self would 

eliminate the protections that currently exist on that parcel, and allow significant development at high density. 
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Summary Of Comments Of Our Personal Recommendations for these two parcels. 

For the lower parcel, we believe that further consideration of a change in zoning is merited, to provide for a 

slight increase in the allowed activities on the parcel.  We believe that the zoning not be changed to TL 7, but 

rather that it become a special zoning designation that has some additional restrictions not contained in TL 7.  

The special zoning designation, if defined to also include protections desirable for the upper parcel, would allow 

the two parcels to share the same zoning, and thus allow for combined development.  Any consideration of a 

zoning change, either independent of the upper parcel or common with it, should carefully consider the issues 

on the site, which include the desirability to access the site from the South off of NE 126th Place, and at the same 

time the limitations of traffic access to the site because of the small width that 126th Place currently has.  We 

also think that a lower height limit or some restriction that limits the scale of structure at this location should be 

considered. 

For the upper parcel, it is our view that it is critical that some form of protections, similar or ideally with more 

restrictions, continue for this undeveloped parcel.  Because there is no way to know if a consideration of zoning 

change to TL 7 might result in the Comprehensive Plan protective wording being removed, and the zoning 

change approved as requested, we are opposed to further considering the request for zoning change of the 

upper parcel as originally submitted.  If the applicant for both parcels were to amend the requests, and indicate 

that a special zoning for both parcels was acceptable, and indicate that the modified requests should include 

significant protections and restrictions over a major portion of the upper parcel, then we would be comfortable 

with the modified requests be further considered as part of the Citizen Amendment process.  The key specific 

restrictions that we would like to see in a modified request would include increasing the greenbelt restriction 

along the North edge of the parcel from 100 feet to 200 feet, limiting access to the property to be from the 

South for both parcels and not at all from the busy arterial hill to the East, and providing a setback of 15 feet 

along the East side of the upper half of the lower parcel, and along all of the East side of the upper parcel, to 

prevent structure or pavement within the setback, and thus to act as a partial screening for the site, where some 

significant trees could be preserved, and others trees could be planted.   

Now that these two parcels are under common ownership, the potential exists to provide the owner with 

reasonable development potential and at the same time preserve a significant portion of the hillside.  In our 

view, the ideal outcome would be that the revised special zoning for both parcels would retain significant 

restrictions and increase the greenbelt size for this location in the Comprehensive Plan.  Then, when 

development of the property under the revised special zoning including restrictions occurs, the enlarged 200 

greenbelt could be dedicated as permanent open space as a requirement for granting of the development on 

the rest of the site.  That would add this parcel to the others to the West to preserve the hillside for the benefits 

of all the Citizens of Kirkland.  
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General Issues And Concerns For The Areas Along This Hillside 

The following list is highlights of issues and concerns that exist for these two parcels, as well as other parcels 

along the North hillside of the Totem Lake Valley.  These are briefly mentioned here as factors that should be 

considered in the planning and zoning regulations for the area.  The reasons for considering these issues are well 

explained and expressed in the Comprehensive Plan for most of them, and we all need to remember the balance 

between development and preservation that the Plan works hard to maintain. 

 Preservation of habitat in the form of open space that is in a primarily natural state. 

 Preservation of green space and significant trees along the length of the valley to provide vistas and 

provide a gateway for this entrance to Kirkland. 

 Maximizing of trees and vegetation on the hillside to slow water runoff and to minimize erosion on the 

steep areas.   

 Minimizing development in areas where steep and potentially unstable hillsides exist. 

 Maintain existing preservations of open space, or increase them when practical, to benefit all the 

Citizens of Kirkland. 

 Provide some visual and sound buffering between the general industrial uses of the valley and the 

nearby residential uses. 

 Keep development density low in areas were sensitive areas such as streams and wetlands and steep 

hillsides exist on parcels. 

 Continue the protections for sensitive areas such as streams and wetlands by upholding the buffer 

requirements and other sensitive area development requirements. 

 Consider issues related to water runoff from property uphill from the hillside, especially in older 

developments that did not include storm water retention facilities.  

 Where possible, limit the scale and height of development at the base of the hillside and on the hillside 

it’s self to avoid structures that are out of place. 

 Avoid allowing or adding any access points on the busy hill of Slater Ave NE ( 132nd Ave NE ) 

 Provide an adequate road infrastructure at NE 128th Place, including potential widening, for any increase 

in road traffic due to development, or for changes to the use of existing development. 

 Find ways to prevent car dealers from unloading cars off of car carrier trucks while parked on the nearby 

major arterials, and especially to prevent that during high traffic volume hours. 

 Consider ways to maintain or provide some green buffering on Slater Ave NE as it goes up the hill, to 

provide for a better gateway to the Kingsgate/Evergreen Hill Neighborhood. 

 Find ways to mitigate the demand for on street parking that exists on NE 128th place from some 

businesses in the area that do not have enough on site parking. 

 

Thank you very much for your consideration of these comments as input to the first step in the process of 

evaluating these two Citizen Amendment requests.  Because of my suggestion that the applicant might amend 

his request, I would appreciate that you forward these comments to him promptly.  

 

Roland White 

Jan White 
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