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Ci ty  o f  K i rk land  Comprehens ive  P lan XV.A-1
(February 2007 Revision)

XV.A.  LAKEVIEW NEIGHBORHOOD

Note: The Lakeview Neighborhood Plan had its last
major update in 1985. Therefore, references in this
chapter to goals, policies, or specific pages in other
chapters may be inaccurate if the other chapters have
since been updated.

This neighborhood is bounded on the west by Lake
Washington and on the east by the railroad tracks.
Lakeview Drive and Lake Washington Boulevard are
both a focus or seam for activities in this neighbor-
hood.

Land uses between the railroad and Lake Washington
Boulevard are mixed and pose complex problems.
The primary policy direction for the area, including
the Houghton Slope and east of Lakeview Drive,
would be to continue the primarily low-density resi-
dential uses. However, between Lakeview Drive and
Lake Washington Boulevard, medium-density resi-
dential uses would be permitted, as well as limited of-
fices. Offices and limited freeway commercial would
also be allowed at the southern end of the neighbor-
hood near Yarrow Bay.

The neighborhood west of Lake Washington Boule-
vard includes parks, single and multifamily dwell-
ings, commercial uses, and marinas. Policy direction
for the waterfront has already been developed in the
Shoreline Master Program. The thrust of these shore-
line policies is to maintain residential uses, permit
water-dependent commercial uses where commercial
uses presently exist, and to place high priority on pub-
lic access to the water either through park acquisition
or easements negotiated during development.

Specific land use designations for the Lakeview
Neighborhood are illustrated in FigureL-1. These des-
ignations are based on several adjacent uses, traffic
patterns, land use inventories, and other relevant con-
cerns. For convenience, the following analysis of this
neighborhood has been divided according to func-
tional headings. The use of a particular piece of prop-
erty is influenced by all applicable functional
considerations (namely, natural environment, living
environment, economic activities, open space/parks,
public services, and urban design).

The Houghton Slope is an environmentally sensitive
slope. The most sensitive portions of the Houghton
Slope are generally south of NE 58th Street. This area
is prone to sliding and erosion. Slopes are steep at an
average of 15 percent with some slopes up to 25 per-
cent. There are several steep ravines which have a
particularly high hazard of sliding. There are large
amounts of groundwater in the slope causing artesian
pressure and many small streams. The types of soils
in the slope also contribute to its instability, particu-
larly when wet. Sliding is also likely in a time of a
low-intensity earthquake. In addition, the slope area is
heavily wooded and of significant aesthetic value par-
ticularly for those who enter the City from the south
on Lake Washington Boulevard. Besides the aesthetic
value of the wooded cover, it is also important in con-
tributing to the slope’s stability and provides habitat
for small wildlife.

1. INTRODUCTION

Overview of the Lakeview Neighborhood.

Discussion of format for the analysis of the
Lakeview area.

2. NATURAL ENVIRONMENT

Development of the Houghton Slope should be
limited due to environmentally sensitive slope
conditions.
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Figure L-1: Lakeview Land Use
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A slope stability analysis should be required prior 
to development to identify the magnitude of the 
hazard and possible mitigating measures.  These 
measures may include severe restrictions on the 
type, design, and/or density of land use.  Existing 
vegetation should remain to the greatest extent 
possible to help stabilize the slope.  Further 
standards for development on a sensitive slope are 
discussed in the Living Environment section. 

The northern portion of the Houghton Slope lies 
north of NE 58th Street.  Although less sensitive 
than the slopes further south, this area also bears 
careful scrutiny.  This area is mostly undeveloped 
although both low- and medium-density residential 
uses do exist there.  The slope is expected to remain 
stable if left in a natural condition.  However, 
construction on or adjacent to these slopes may 
cause or be subject to landsliding, excessive 
erosion, and drainage or other problems associated 
with development on a slope.  Therefore, a slope 
analysis should be required prior to development to 
minimize the problems.  If landslide or drainage 
problems are likely to occur as a result of the 
proposed development, then the type, design, or 
density of land use should be restricted as 
necessary to avoid the problems.  Existing 
vegetation should be retained to the greatest extent 
possible to help stabilize the slope. 

Yarrow Slope is identified as an 
environmentally sensitive slope.  Slope 
stability analysis will be required and 
development will be regulated accordingly. 

The Yarrow Slope, west of the Yarrow Slough, is 
currently undeveloped and heavily wooded.  The 
slope has been identified as a potentially hazardous 
slope.  Some landsliding occurred in the early 
1960s southward along the present location of 
SR-520.  However, nearby landsliding, steep 
slopes, high water content, and peat deposits 
warrant additional investigation as to slope analysis 
indicating minimal hazards; considerations of the 
cumulative effects of similar development along the 
entire slope; aesthetic, biological or other factors; 
low-density residential developments (up to three 
dwelling units per acre) may be permitted subject to 
certain standards.  Housing configurations that 

minimize disruptions to natural systems are 
preferred.  Existing vegetation in these areas should 
be preserved to the greatest extent feasible to help 
stabilize the slope and maintain drainage patterns.  
Special care should be taken during and after 
construction in order to minimize adverse impacts 
on the wetlands.  A major obstacle to any 
development on this slope will be the extension of 
water and sewer service from Lake Washington 
Boulevard. 

The natural drainage system should be 
maintained. 

The open watercourses on these slopes should be 
preserved and maintained in their natural condition 
and should allow for natural drainage.  Structures 
should not be located near these streams. 

Flood insurance is required in identified flood 
hazard zones.

The Yarrow Bay Wetlands has been designated as a 
flood hazard zone.  This designation has been made 
by the Federal Insurance Administration.  Federal 
law requires that flood insurance be obtained 
before any federally insured lending institution may 
approve a loan for development within an identified 
flood hazard zone. 

 
3.  LIVING ENVIRONMENT 

Medium residential densities are most 
appropriate between Lakeview Drive and Lake 
Washington Boulevard.  Standards for new 
multifamily development are discussed. 

Lying between Lake Washington Boulevard and 
Lakeview Drive, north of NE 59th Street, is an area 
of mixed residential densities.  Although there is 
some multifamily housing, almost half of the area is 
developed as single-family residential.  Most 
structures are older but many are well maintained.  
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XV.A-4 City  o f  K i rk land  Comprehens i ve  P lan

Apartment encroachment in single-family areas
usually leads to a decay of the existing structures,
demolition, and reconversion to more intense use.  In
order to minimize this encroachment and forestall a
premature decay of the single-family areas, standards
should be adopted to allow a transition from low
density to higher densities.  New multifamily
development should be restricted to existing defined
boundaries via a process of infilling.

(1) Medium-density residential developments
should be permitted only if sufficient land area
is available to separate such development from
adjacent single-family uses.  The resulting
land use configuration should not create small
single-family areas “sandwiched” between
multifamily developments.

(2) Medium-density residential development
should not significantly increase traffic
volumes on streets or portions of streets where
predominantly single-family homes exist.

(3) The height of medium-density residential
structures should not exceed 25 feet.  Taller
structures may be permitted toward the
interior of the property if such added height is
compatible with the character of nearby uses.
In no case should structures taller than 30 feet
be permitted.

(4) Setbacks should be sufficiently large to allow
landscaping which would visually separate
medium-density residential developments
from adjacent single-family homes.  Vehicular
ingress and egress for medium-density
residential developments should not be
permitted within required setbacks adjacent to
single-family uses.

(5) Parking for medium-density residential
developments should be visually screened
from adjacent properties and should not be
allowed within the required front yard
setback.  The preferred methods for visual
buffering of parking facilities include

landscaping and/or locating such facilities
beneath the medium-density residential
structure.

The single-family residential area of Lakeview
Terrace, encircled by Lakeview Drive, NE 64th
Street, and the railroad tracks, contains housing with
some older structures.  This area should be
maintained as single-family by encouraging
rehabilitation and by minimizing any possible
encroachment of the adverse impacts of neighboring
commercial and multifamily uses.  This can best be
accomplished by ensuring that new high-density
developments to the west and south provide adequate
vegetative buffering to minimize visual impacts yet
reasonably maintain views for existing residences.
Additionally, the Lakeview Terrace area should be
maintained in single-family residential uses (up to
nine dwelling units per acre) to reflect the existing
small lot sizes.  This change will remove most of
these uses from nonconforming status and could
provide a base to encourage repair and rehabilitation
of the existing homes when necessary.

The area bounded by Lakeview Drive, NE 64th
Street, the railroad, and approximately NE 58th
Street falls within a potentially hazardous slope area
(see the Natural Environment section).  All permitted
developments should be preceded by adequate slope
stability investigations.  The presence of an open
stream, limited access, and existing small lot sizes
impose limits on the feasible residential densities.
Densities of four to five dwelling units per acre are
appropriate in this area.

The Lakeview Terrace area should remain in
single-family residential uses up to nine
dwelling units per acre.

Residential development densities on the
environmentally sensitive slope should be
limited.
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XV.A.  LAKEVIEW NEIGHBORHOOD

The entire residential area south of NE 58th Street
lies on the part of the Houghton Slope identified as
unstable.  

Most traffic from developments on the Houghton
Slope will have to enter the heavy traffic flows on the
Boulevard from steeply sloped driveways.
Additionally, in many instances, the line of sight
distances for automobiles entering and leaving the
flow are generally too short to be safe.  These
conditions make vehicular access problematic,
especially for emergency vehicles.

The development constraints discussed above
combine to reduce the feasible residential densities.
It is the cumulative effects resulting from full
development at medium to high densities that are of
greatest concern.  Such development could increase
the hazards to life and property and disrupt the
aesthetic character of the slope.

Consequently, the base density for residential
development on the unstable slope should be one to
three dwelling units per acre, subject to the following
standards:

(1) Preparation of a slope stability analysis;

(2) Maintenance of maximum vegetative cover;

(3) Retention of watercourses in a natural state;

(4) Control of surface runoff at predevelopment
levels;

(5) Limitation of the number of points of access;

(6) Special review of all development plans.

Residential densities on the slope should be allowed
to be increased by an extra one to two dwelling units
per acre (up to five dwelling units per acre)
depending on the degree to which the development
proposal conforms to the following standards, in
addition to the standards listed above:

(1) Preparation of a slope stability analysis which
addresses the site to be developed, as well as
adjacent sites and the immediate drainage
area;

(2) Recording of a covenant which indemnifies
and holds harmless the City for any damages
resulting from slope instability;

(3) Limitation of lot coverage;

(4) Clustering of structures;

(5) Ability of the City to provide necessary
emergency services;

(6) Aggregation of at least one acre of land.

There are geologic, aesthetic, and utilitarian
constraints on development on the Houghton
Slope.

Vehicular access to and from the Houghton
Slope is problematic.

Residential development on the sensitive slope
should be severely limited.

On the slope, residential densities of one to
three dwelling units per acre should be
permitted according to standards.

Four to five dwelling units per acre should be
permitted according to additional standards.
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Constraints may be relaxed when 
opportunities for an areawide solution on the 
slope exist. 

While recognizing there are geologic, traffic, 
aesthetic, and other considerations related to 
potential slope development, opportunities should 
exist for solving these problems on an areawide 
basis.  The areawide basis offers a way to consider 
the slope as a unit, to minimize development which 
could further aggravate problems, and to mitigate 
adverse impacts. 

Efforts should be made to preserve the French 
and Sutthoff houses. 

Three structures which have been prominent in the 
history of Kirkland    the Marsh House, the French 
House, and the Sutthoff House    are located along 
Lake Washington Boulevard.  Notwithstanding the 
language regarding historic structures in the Goals 
and Policies Section of this Comprehensive Plan, it 
is the intent of the Houghton Community Council 
and the Kirkland City Council that only residential 
use should be permitted in either the Sutthoff or 
French houses at their present site.  Furthermore, 
nonresidential use should not be allowed in any 
historic house moved into a residential zone in 
Houghton. 

The Marsh House in its present location is the only 
historic structure which should be considered as 
possibly appropriate for nonresidential use. 

Medium-density residential uses are 
appropriate south of NE 59th Street between 
Lakeview Drive and Lake Washington 
Boulevard. 

The area south of NE 59th Street between 
Lakeview Drive and Lake Washington Boulevard 
has been designated as suitable for medium-density 
residential (12 dwelling units per acre) and small 
professional offices (see the Economic Activities 
section for the discussion of this designation).  The 

standards listed for medium-density developments 
north of NE 59th Street should apply in this area 
also.

 
4.  PLANNED AREAS 

Lands west of Lake Washington Boulevard 
include planned areas. 

Within the Lakeview Neighborhood, three tracts of 
land have been designated as "Planned Areas."  
These designations are based on unique conditions 
including interface conflicts, large parcel 
ownerships, traffic patterns, topographic 
conditions, and other factors which may influence 
future development of the land.  The complex 
problems unique to these Planned Areas can be 
overcome best through coordinated development of 
each area as a total unit.  The location of each 
Planned Area is shown in Figure L-1. 

Policy direction for the Yarrow Bay Wetlands. 

Planned Areas 2 and 3 include the Yarrow Bay 
Wetlands.  Any development in this entire area 
should maintain the functional integrity of the 
wetlands and maintain the biologic functions of 
storage and cleansing of runoff waters (see 
Shoreline Master Program Conservancy 
Environment). 

PLANNED AREA 2:  YARROW BAY
WETLANDS AND UPLANDS

Justification of uses in Planned Area 2.  
Yarrow Bay Wetlands should be reserved for 
open space or park use or severely limited 
development. 

Planned Area 2 contains the bulk of the Yarrow 
Bay Wetlands which are identified as a 
Conservancy Environment in the Shoreline Master 
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Program, as well as the upland area which is outside
the shoreline boundary.

Under the umbrella of these shoreline policies, the
preferred use of the land defined as a Conservancy
Environment would be as open space or a passive
park area.  Additional policies indicate that the
wetlands, as an area of aesthetic, biological,
educational, and anthropological value, should be
preserved as such.  In 1987, the majority of the
wetlands area was dedicated to the City of Kirkland
to ensure protection.

The wetlands have also been identified as an area
subject to uneven settlement problems.  If
development does occur in the wetlands or the
remaining area not discussed below, densities should
be extremely limited (one dwelling unit per acre).
Any development should undertake methods to
prevent methane entrapment and settling of both
structure and utilities systems.

The preferred use of the uplands portion of PLA 2,
outside the shoreline boundary and adjacent to or
with direct access to Points Drive, would be high-
density multifamily development (up to 12 dwelling
units per acre), and up to 6 additional units per acre
where such additional units per acre are dedicated to
low-income senior housing.  The uplands portion of
PLA 2, adjacent to Points Drive, provides an
excellent opportunity for high-density residential
because of its close proximity to an employment
center, access to transit facilities, and its separation
from adjacent low-density residential development.
Such development should be designed to maintain
adequate setbacks from the wetlands and to prevent
settling of both structures and utility systems.

PLANNED AREA 3: SR-520/
LAKE WASHINGTON BOULEVARD

The northwest quadrant of the SR-520/ Lake
Washington Boulevard interchange is defined as
Planned Area 3.  This planning area is divided into
two subareas, based on the unique conditions for
development within each subarea.  There are many
planning constraints on development in this area.
This area is the entrance to the City and, hence, the
character of development is important.  The stream
requires protection as well as concern for the
relationship of development to the adjacent wetlands.
Ingress and egress onto Lake Washington Boulevard
and Points Drive should be carefully controlled in
order not to negatively impact the traffic on the
Boulevard and approach to SR-520.  It is, therefore,
considered appropriate that any development will
need to plan for the entire landholding within each
subarea and how it relates to surrounding parcels.

Development in Subarea A may be permitted for
medium residential density at 12 dwelling units per
acre or for offices, taking full precautions as
recommended by the required soils and geologic
investigation.  The clustering of development is
encouraged in Subarea A.  Under Planned Unit
Development procedures, certain increases in the
height of structures may be considered as long as
views are not significantly obstructed.

Subarea B is fully developed with multifamily
residential.  Because of its adjacency to existing
single-family and multifamily uses on the east and
north, development of Subarea B to office or other
similar nonresidential uses would not be desirable.

The uplands area adjacent to Points Drive
should be developed as multifamily.

Constraints on development in Planned
Area 3.

Subarea A is suitable for medium-density
residential uses or offices.

Subarea B is suitable for multifamily, hotel/
motel, and limited marina use.
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Use of existing multifamily units for overnight
lodging, however, would be acceptable provided that
the site development maintains its residential
character and that accessory restaurants, retail, or
similar uses are not allowed.

Because of its adjacency to Lake Washington and
Yarrow Bay wetlands, development in Subarea B
should also include a public trail along its entire
perimeter as well as other areas suitable for passive
public use.

PLANNED AREA 15: OLD SHIPYARDS

Planned Area 15 comprises approximately 31 acres
lying on both sides of Lake Washington Boulevard.
Most of the Planned Area is under common
ownership.  The area west of the Boulevard is located
adjacent to Lake Washington and has been designated
as Subarea A.  The topography of Subarea A is unique
to the shoreline.  The depth of the area between Lake
Washington Boulevard and the lake is substantially
greater than the areas to the north and south.  Much of
Subarea A is more than 200 feet from the high
waterline and, therefore, is not subject to the Shoreline
Master Program.  In addition, Lake Washington
Boulevard rises to its highest elevation above the lake
adjacent to the southern portion of Subarea A.

For many years, much of Subarea A was the site of the
Lake Washington Shipyards, which ceased production
in the late 1940s.  Then the site was used as the Seattle
Seahawks professional football team’s training
facility until the late 1980s. Now it is the site of the
Carillon Point mixed use center, containing office,
retail, hotel, restaurant, marina and residential uses.

South of Carillon Point is the Yarrow Bay Marina
containing over-water covered moorage facilities, dry
dock boat storage, boat launch, boat sales and service,
a pump-out facility and an accessory office building.
The marina has been in existence since the 1950s.

The area east of Lake Washington Boulevard and
Lakeview Drive has been designated as Subarea B.
Slopes in this area may be environmentally sensitive.

Although most of Subarea B is undeveloped, there
are three single-family homes and a large apartment
complex which terraces up the slope and bisects the
area.

The primary objectives for development in Planned
Area 15 are to maximize public access to and use of
the waterfront, to maximize visual access to the lake
for the public from Lake Washington Boulevard, and
to minimize encroachment of development on the
natural characteristics and amenities of the Houghton
Slope.  In addition, development should occur in such
a manner that impacts to existing development in the
vicinity are minimized.  Impacts of particular
concern include view obstruction, traffic volume and
movement, noise and glare from uses of higher
intensity, and compatibility of building scale.  While
the potential public benefits from development in
Planned Area 15 are considerable and should not be
diminished in importance, these benefits should be
achieved in a manner that offers property owners in
Planned Area 15 reasonable development
opportunities and effective incentives to provide the
desired public benefits.  Policies to achieve these
objectives are described below.

Subarea A, west of Lake Washington Boulevard,
should be developed with a mixture of uses.  Like the
shoreline areas lying immediately to the north and

Subarea B should include public use areas.

Subarea A is described.

Subarea B is described.

The primary objectives for development in
PLA 15 are to maximize public access, use,
and visual access to the lake and to maintain
the natural characteristics and amenities of
the Houghton Slope.

Subarea A should be developed with a mixture
of uses.  Residential development should be
allowed at a density of 12 dwellings per acre.
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south, residential development in Subarea A should
be allowed at a density of 12 dwelling units per acre.
However, a density bonus at up to two units per acre
would be appropriate if public benefits are
incorporated into development.  As a means of
minimizing waterfront development and providing
greater public use and visual access opportunities,
some of the permitted unit count should be
encouraged to be transferred to Subarea B lying east
of Lake Washington Boulevard.

In addition to residential uses, Subarea A also should
include nonresidential uses which provide
opportunities for greater public use and enjoyment of
the waterfront.  Highest priority should be given to
uses such as marinas which are “water dependent.”
These uses should be encouraged to incorporate
public use amenities such as short-term moorage,
access to piers for fishing, strolling or other activities,
and boat launching facilities.

Also desirable in Subarea A are commercial uses
which enhance the public orientation of the
waterfront.  Restaurants, small retail shops,
museums, theaters, and other similar uses should be
permitted if they are oriented to and integrated with
water-dependent uses and waterfront public use
areas.  Offices also should be permitted if they do not
detract from the public orientation of the waterfront.

All development in Subarea A should include areas
which are open for public use.  A public trail should
be required along the entire length of the waterfront
with connections to Lake Washington Boulevard at
or near each end.  Areas which are available for other
public waterfront activities also should be strongly
encouraged.  

Public use areas also should be encouraged adjacent
to the westerly margin of Lake Washington
Boulevard.  The Boulevard is now a popular path for
pedestrians, joggers, and bicyclists.  Expansion of the
area now available for or associated with these
activities would be a significant public asset.

Visual access to Lake Washington from Lake
Washington Boulevard should be an integral element
in the design of development in Subarea A.  Building
height, setback, and view corridor requirements
should be allowed to be varied from elsewhere along
the waterfront if it is demonstrated that greater visual
access to Lake Washington is achieved and that
views from existing development in and adjacent to
Planned Area 15 are not significantly impaired.  In
accordance with the Shoreline Master Program,
buildings within 200 feet of the lake may not exceed
a height of 35-41 feet.

Subarea B, east of Lake Washington Boulevard,
should be developed exclusively with residential uses
at a base density of three to seven dwelling units per
acre.  Within this specified density range, actual
permitted density should be determined by the degree
of compliance with the policies for development on
the Houghton Slope as discussed on pages A-5 and
A-6.  Unit count which is proposed to be transferred

‘Water dependent’ and ‘water oriented’
commercial uses should be included.

Public access to and along the water’s edge
and waterfront public use areas should be
developed.

Public improvements adjacent to Lake
Washington Boulevard are also desirable.

Visual access to Lake Washington from Lake
Washington Boulevard should be maintained.
To achieve greater visual access, building
height, setback, and view corridor
requirements may be varied.  Views from
existing developments should be protected.

Subarea B should be developed with
residential uses at a density of three to seven
dwellings per acre.  Dwelling units may be
transferred from Subarea A subject to
conditions.
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from Subarea A may be permitted over and above
seven dwelling units per acre if it is demonstrated that
the resulting increased unit count will maintain
compliance with these policies.  However, in no case
should dwelling units be developed within the steep
ravine located near the middle of Subarea B.

In order to minimize the developed area on the slope,
increased building height in Subarea B should be
considered.  Where increased building height is
proposed, it should be demonstrated that taller
buildings will not significantly impair views from
existing development to the east of Planned Area 15.

A major consideration in the design of Planned
Area 15 should be the impact of traffic on Lake
Washington Boulevard.  On- or off-site improve-
ments, including signalization, channelization, and
lane reconfiguration, should be required as necessary
to mitigate identified traffic impacts.  In order to min-
imize disruption of traffic flow, the number of access
points to Planned Area 15 should be strictly limited
and controlled.  West of the Boulevard, the primary
point of access should be located at the intersection of
Lake Washington Boulevard and Lakeview Drive.
East of the Boulevard, more than one primary point of
access may be necessary due to the divided ownership
pattern.  Nevertheless, the number of access points
should be kept to the smallest possible number.

The properties within Subarea A and south of
Carillon Point should be limited to one access point
onto Lake Washington Boulevard. A transportation
demand management plan and a vehicle circulation
and pedestrian safety plan with provisions for safe
pedestrian and vehicular access to and from Lake
Washington Boulevard should be provided for any
new development.

Carillon Point has been designed and constructed as a
coordinated and planned development. As a
prerequisite to any construction, the development
went through an extensive public review and City
approval process. Any future major change to the
development should be reviewed to ensure Master
Plan compliance.

The existing marina development in Subarea A and
south of Carillon Point provides water-dependent
uses and an opportunity for waterfront public use
areas. Any future redevelopment of this site should
include retaining the marina. Office and multifamily
are appropriate uses for the upland portion of the site;
provided, that any new use is integrated and planned
around the marina. A view corridor from Lake
Washington Boulevard to the water should be
provided across the southern portion of the site.
Vegetation height and placement of parking and
loading areas should be limited to protect the view
corridor.

Existing development elsewhere on the shoreline is
primarily residential.  As discussed in the Shoreline
Master Program, residential uses should continue to
be permitted along the shoreline.  Outside of
Planned Areas 2, 3, and 15 and the Yarrow Slough
Slope, which are discussed above, multifamily uses
should be permitted at medium densities (12
dwelling units per acre).  This is a lowering of
densities at which multifamily developments have
taken place in the past, but is consistent with the
density of apartment development on the east side of
Lake Washington Boulevard, west of Lakeview
Drive.  Past densities have created severe ingress

In order to minimize the developed area on the
slope, increased building height should be
considered.

Traffic impacts to Lake Washington Boulevard
should be considered.  Access points should be
limited.

Carillon Point is developed as a mixed use
Master Plan, subject to an approved Master
Plan.

The existing marina in Subarea A and south of
Carillon Point should be retained.

Development elsewhere along the shoreline is
discussed.
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and egress problems onto Lake Washington 
Boulevard. 

As specified in the Shoreline Master Program, new 
residential structures constructed waterward of the 
high water line are not permitted.  Additional 
standards governing new multifamily development 
can be found in the Shoreline Master Program. 

Constraints in the area south of SR-520 limit 
development densities up to three dwelling 
units per acre. 

The area south of SR-520, within the City limits, 
has physical orientation to the Clyde Hill area.  
Access to this location is very difficult and 
constrained through the single-family residential 
area of Clyde Hill.  Hence, the properties in that 
location will be strongly affected by the eventual 
development of the area.  Public servicing to the 
area south of the freeway will also be difficult.  
There is an environmentally sensitive slope in that 
location, although the slope has been modified by 
the construction of SR-520.  For these reasons, and 
to provide compatibility with the nature of 
development in Clyde Hill, a density of up to three 
dwelling units per acre is appropriate.  Clustered or 
attached dwelling units are encouraged in order to 
assist mitigating potential development problems. 

 
5.  ECONOMIC ACTIVITIES 

Offices and limited commercial activities 
should be permitted in the northeast quadrant 
of the Lake Washington Boulevard/SR-520 
interchange. 

Much of the northeast quadrant of the SR-520/Lake 
Washington Boulevard interchange has already 
been committed to certain economic activities 
including large and small office structures, 
restaurants, and a motel.  Due to the availability of 
adequate public services, easy access to major 
arterials and to the freeway, and the overall 
compatibility with adjacent land uses, the northeast 

quadrant of this interchange should continue to be 
devoted to commercial activities.  The most 
appropriate use of this land would include such 
activities as office structures, and some freeway-
oriented uses, such as motel facilities.  Limited 
convenience commercial facilities may be included 
as part of the office structures or with freeway-
oriented uses, but not as a primary use.  Retail 
commercial facilities beyond the scope of 
convenience facilities are not considered 
appropriate because these kinds of activities should 
be concentrated in existing major commercial 
centers (the Central Business District or Totem 
Lake Shopping Center) as well as neighborhood 
shopping centers.  All developments, especially 
along Lake Washington Boulevard, should include 
landscaping and other elements to enhance this 
interchange as an entry to the City. 

Offices should be allowed at the southern end 
of the Houghton Slope. 

Office development also should be allowed to 
extend northward onto the southern end of the 
Houghton Slope.  Offices in this area would have 
the same locational advantages of the area 
immediately to the south.  At the same time, with 
proper site planning and building design, offices 
would provide a desirable transition to the 
residential area to the north.  In order to ensure 
suitable office development, the following 
standards should be met: 

(1) Compliance with the standards for residential 
development at a density of up to five 
dwelling units per acre elsewhere on the 
unstable Houghton Slope. 

(2) Compatibility of building scale and density 
with residential uses. 

(3) Use of natural features, such as ravines, 
watercourses, or areas of significant natural 
vegetation to provide a separation from 
residential uses. 
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(4) Use of wide vegetated setbacks adjacent to 
residential uses. 

(5) Vehicular access will not be placed across 
residentially zoned property. 

(6) Preclusion of any commercial uses other than 
offices.

Land uses south of NE 59th Street and 
between Lakeview Drive and Lake 
Washington Boulevard are discussed. 

The area lying south of NE 59th Street between 
Lakeview Drive and Lake Washington Boulevard 
contains a mix of uses.  Within the area existing 
uses include a small clothing manufacturing plant.  
The one-story clothing manufacturing plant creates 
minimal visual impacts on the neighborhood and 
provides, informally, some parking to handle the 
overflow from Houghton Beach Park.  South from 
the industrial area on lands zoned for neighborhood 
business and professional office/residential exists a 
mixture of land uses including single-family, 
duplex, multifamily, and office use. 

The area south of NE 59th Street, between 
Lakeview Drive and Lake Washington 
Boulevard is suitable for medium-density 
residential uses and small professional offices. 

In order to blend future activities with existing 
uses, medium-density residential uses with small 
professional offices are most appropriate south of 
NE 59th Street.  The character of this neighborhood 
has changed significantly since the days when the 
nearby waterfront included shipbuilding activities 
and oil storage facilities.  Many activities permitted 
in light industrial areas are no longer compatible 
with the residential activities and the new 
Houghton Beach Park.  The existing manufacturing 
plant could continue.  Medium-density residential 
uses, at a density of 12 dwelling units per acre, and 
small professional offices should be considered the 
base uses.  (Standards for the medium-density 
residential uses are described above in the Living 

Environment section for the residential area 
between Lake Washington Boulevard and 
Lakeview Drive north of NE 59th Street.  These 
standards also apply to professional office 
development.)  No convenience or retail 
commercial uses should be considered. 

Commercial activities east of Lake 
Washington Boulevard should be limited. 

A convenience commercial grocery store located on 
Lake Washington Boulevard and NE 64th Street 
serves a localized need by providing limited 
grocery service to the surrounding neighborhood.  
The use should be allowed to remain at this site and 
improvements should be encouraged to enhance its 
compatibility with surrounding residential uses and 
the scenic character of Lake Washington 
Boulevard.  No further development of retail 
commercial facilities in this area should be 
permitted.   

A small antique store, a furniture store/office, and a 
fast food restaurant exist along the east side of Lake 
Washington Boulevard between NE 59th and 60th 
Streets.  The restaurant is relatively new and meets 
most or all of the current zoning standards for such 
uses.  The antique and furniture stores, on the other 
hand, clearly do not meet zoning standards for 
building setbacks and parking, and other zoning 
nonconformances are likely.  Even so, both 
buildings are of a scale and design which are 
compatible with neighboring residential uses.  The 
furniture store building was constructed in the early 
1900s and has historic significance as an early site 
of the Houghton Post Office.  This area is 
appropriate for single or multifamily residential, 
office, and limited commercial uses.  
Redevelopment for residential uses should comply 
with all applicable zoning standards.  The 
continuation of existing office and commercial uses 
within the existing nonconforming structures 
should be allowed.   New commercial uses and 
redevelopment of the existing structures also would 
be appropriate if they maintain or enhance 
compatibility with nearby residential development, 
are respectful of the historic character of the site, 
and maintain a strong pedestrian orientation.  Some 
flexibility in applying normal zoning standards 
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should be allowed if these objectives are met. Rede-
velopment of the site for office or commercial use
should meet the following standards:

� Commercial uses should be compatible with
and respectful of the historic context of the
site. Historical interpretation should be incor-
porated into the development. In addition,
building design should incorporate design ele-
ments of the facade of the historic post office
building.

� Commercial uses should serve the neighbor-
hood and attract customers and clientele that
would largely access the site via pedestrian,
transit, or nonmotorized transportation.

� Vehicle sales and service uses and drive-
through facilities should not be allowed.

� Commercial uses should not generate noise
incompatible with adjacent residential use after
10:00 p.m.

� The height of structures and vegetation should
be limited. Building height should be a maxi-
mum of 1.5 stories (20 feet maximum with
sloped roof) above grade. Covenants control-
ling vegetation heights should be recorded to
preserve views from the east.

� Nonconforming parking should be allowed at
one parking space per 400 square feet of build-
ing, provided site and building design main-
tains a strong pedestrian orientation and
accommodates nonmotorized transportation.
See Design Guidelines for Pedestrian-Oriented
Business Districts, adopted by reference in the
Kirkland Municipal Code.

� Parking areas should be placed, screened, and
buffered to mitigate impacts to nearby residen-
tial uses.

� On-street angled parking on NE 60th may be
counted toward required parking with neces-
sary improvements to NE 60th Street provided
at developer expense.

� To ensure conformances with the above stan-
dards, development should be reviewed
through Process IIB.

Commercial uses should not be permitted along the
shoreline south of Planned Area 15 due to the residen-
tial character of the area as well as access and visibil-
ity limitations. North of Planned Area 15, commercial
activities should be permitted if public access to and
use of the shoreline is enhanced. Other standards for
shoreline economic activities are specified in the
Shoreline Master Program.

Current park needs for this area are being met by fa-
cilities at Lakeview School to the north and the water-
front parks to the west. In addition, the former
Houghton City Hall site has been developed as Ter-
race Park, a neighborhood facility.

The shoreline represents a unique feature of the natu-
ral environment. It provides areas for active and pas-
sive recreation as well as being a significant visual
open space. Existing waterfront park facilities include
two waterfront parks – Houghton Beach Park and
Marsh Park (see Figure L-1). In addition, Morning-
side Park in the town of Yarrow Point is located west
of the Yarrow Bay Wetlands.

The City should continue to pursue the policy of ac-
quiring waterfront property for recreation purposes
wherever possible. In particular, the Yarrow Bay
Wetlands have been identified as a potential passive

Commercial uses along the shoreline are
discussed.

6. OPEN SPACE/PARKS

Open space/parks should be maintained in the
Lakeview area.

Open space and recreation facilities and
opportunities are identified.
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recreation/nature trail park. Intergovernmental fund-
ing for the purchase and improvement of this regional
facility should be sought.

The Houghton Slope should be maintained as an
important visual open space in the community. Any
permitted development should maintain most of the
existing vegetation not only to help stabilize the slope
but for other utilitarian and amenity purposes.

Pedestrian and bicycle pathways are also part of the
park and open space system, in addition to providing
a transportation function. Major pathways in the
Lakeview area should be established according to the
designations in Figure L-2.

Two of these pathways which traverse the Lakeview
Neighborhood should receive top priority for imple-
mentation:

(1) The NE 60th Street trail from Houghton Beach
Park to Marymoor Park;

(2) The Yarrow Wetlands to Watershed Park Trail.

These trails will cross a combination of City park-
lands, City rights-of-way, and public access ease-
ments. Their funding should be a part of the City’s
Capital Improvement Program and their design
should improve neighborhood access as they enhance
the unique areas they traverse.

Bicycle/pedestrian ways shown in Figure L-2 for this
area represent only the major routes and do not in-
clude sidewalks and other lesser elements of the path
system. The spine of the path system is formed by a

proposed path/trail within the railroad right-of-way
that winds its way through town near most major and
many secondary activity centers.

In parts of the Lakeview area, water and sewer service
is not adequate to support full development according
to land use designations in Figure L-1. Isolated prob-
lems may also arise with regard to storm drainage as
natural areas become developed. Prior to occupancy
of new development, the water, sewer, and drainage
facilities should be extended and/or upgraded to meet
the requirements of the designated land use for the
area.

Furthermore, methods should be implemented to
maintain surface runoff at predevelopment levels.

Water, sewer, and drainage facilities are adequate for
possible developments along Lake Washington Bou-
levard. No service is presently available to either the
Yarrow Bay Wetlands area or Yarrow Slope. Prior to
the occupancy of new developments, the water,
sewer, and drainage facilities should be extended to
meet the requirements of the designated land use for
the area. Septic tanks should be prohibited.

Houghton Slope should be maintained as an
important visual amenity.

Major pedestrian and bicycle system discussed.

Major pedestrian/bicycle ways are identified.

7. PUBLIC SERVICES/FACILITIES

Water, sewer, and drainage facilities are
discussed. System deficiencies should be
corrected or upgraded prior to occupancy of
new development. Runoff should be
minimized.

Adequate water and sewer facilities should be
required prior to the time of occupancy.
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Circulation patterns described and the 
following recommendations made. 

The circulation patterns in the Lakeview 
Drive/Lake Washington Boulevard area are well 
established and permit large volumes of through 
traffic to flow north and south on both Lakeview 
Drive and Lake Washington Boulevard. 

Lake Washington Boulevard provides a major 
through route and serves as a major 
pedestrian and bicycle corridor. 

Lake Washington Boulevard is designated as a 
major arterial and provides the major north-south 
route through Kirkland south of the Central 
Business District and west of I-405.  The Boulevard 
also provides local access for a substantial number 
of residential developments and businesses.  A 
significant proportion of existing traffic, however, 
is probably attracted to the Boulevard as much 
because of the scenic vistas of Lake Washington as 
because of convenience or necessity.  The scenic 
qualities of the Boulevard also contribute to making 
it a major pedestrian and bicycle corridor, serving 
waterfront park users, joggers, strollers, and 
downtown shoppers. 

Traffic problems on Lake Washington 
Boulevard are described. 

In the last several years, traffic on Lake 
Washington Boulevard has greatly increased, 
particularly during morning and evening commute 
periods.  This has restricted local access to and 
from the Boulevard and has created noise, safety 
problems, and conflicts for pedestrians, bicyclists, 
and adjacent residents.  Furthermore, these 
problems are compounded by traffic speeds 
generally in excess of the posted limit.  Solutions to 
these problems should be sought which recognize 
that the Boulevard has a scenic, recreational, and 
open space function which is as important as its 
function as a commute route.  Although police 
enforcement of speed limits is necessary, the most 

effective solutions to these problems are primarily 
of a design and improvement nature.  
Improvements to the Boulevard should help 
accommodate its broader amenity function in such 
a manner that the safety of all the Boulevard’s 
diverse users is enhanced, while significant 
amounts of through traffic are not diverted to other 
arterials.  Accordingly, the following improvements 
would be desirable: 

(1) Completion of sidewalks along the entire 
length of both sides of Lake Washington 
Boulevard. 

(2) Widening of sidewalks where sufficient 
right-of-way exists or by providing incentives 
for widening sidewalks onto private property 
at the time of development. 

(3) Installation of pedestrian crossings at 
intersections and adjacent to waterfront parks 
where safety considerations allow such 
installation.

(4) Additional use of a center left-turn lane at 
intersections or where on-street parking is not 
needed.

(5) Development of landscaped median islands to 
separate traffic and provide pedestrian safety 
where center left-turn lanes or on-street 
parking are not needed. 

(6) Continuation and widening of bicycle lanes. 

(7) Installation of traffic signals at the 
intersection of Lake Washington Boulevard 
with Lakeview Drive and NE 38th Place. 

(8) Installation of on-street parking in areas of 
high parking demand, provided that traffic 
safety will not be impaired. 

(9) Installation of bus turnouts. 
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The means for implementing these improvements
should be both on a comprehensive areawide basis,
and to the extent possible, on an incremental basis by
encouraging or requiring them to be incorporated into
private developments.  

Also important to the successful achievement of a
greater amenity function for the Boulevard will be
traffic improvements that are regional in scope.
Accordingly, the City should support and encourage
the following regional solutions:

(1) Improvements to the ingress and egress to
I-405 at NE 4th Street and NE 8th Street in
Bellevue and NE 116th Street and NE 124th
Street in Kirkland.

(2) Improved access to I-405 from Juanita and
north Kirkland by upgrading and widening NE
116th Street and NE 124th Street.

(3) Alternatives to the single-occupancy vehicle
for commuting purposes, such as increased use
of Metro Transit, Commuter Pool, High-
Occupancy Vehicles (HOV), and the
investigation of future modes, such as light
rail.

(4) Improvements to the I-405/SR 520
interchange.

The impact of automobiles generated by shoreline
developments also is a major concern with regard to
parking.  Required parking should be contained on

site or partially located off site within a few hundred
feet.

Lakeview Drive is designated as a secondary
arterial.  It has recently been redeveloped with two
through lanes, bicycle lanes, sidewalks, and street
trees.  From its intersection with Lake Washington
Boulevard, Lakeview Drive provides the primary
route to the Houghton business district and to State
Street, which in turn provides access to the Central
Business District.  Traffic on Lakeview Drive has
increased significantly in recent years, partly because
of its use as an alternative to Lake Washington
Boulevard.  Future traffic levels should be monitored
and necessary measures undertaken to mitigate
impacts.  

East-west through access up the slope is provided
only by NE 52nd Street.  This street has been
redeveloped in conjunction with adjacent
development.  NE 52nd Street is designated as a
collector arterial and as such should continue to serve
a limited function for through traffic.

The Metro Park and Ride lot at the southern end of
the Lakeview Neighborhood provides a valuable
local and regional transportation function.  Any
future expansion of this facility should be carefully
reviewed to minimize visual and traffic impacts on
the surrounding area.

In order to contribute to a more amenable and safe
living environment as well as to enhance views and a
sense of community identity, the undergrounding of
utilities should be actively encouraged.

Implementation should be both areawide and
site specific.

Regional solutions should be sought.

Shoreline parking should be limited and
coordinated off-site parking should be
considered.

Lakeview Drive is described.

NE 52nd Street is described.

Undergrounding of utilities should be actively
encouraged.
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Bicycle/pedestrian pathways are discussed. 

The path/trail system shown in Figure L-2 indicates 
only the major elements of the system.  A 
bicycle/pedestrian trail along the Lake Washington 
Boulevard is a priority element which would serve 
both transportation and recreation functions.  In 
addition, a public waterfront trail with connections 
to the Boulevard should be a required element of all 
shoreline developments other than single-family 
homes. 

 
8.  URBAN DESIGN 

Urban design assets are identified on 
Figure L-3. 

The Lakeview Neighborhood has a very clear and 
vivid visual image that is created by a number of 
urban design assets; in many cases, these 
neighborhood assets also have importance to the 
larger City, such as the ’Pathway’ of Lake 
Washington Boulevard and the ’Gateway’ at NE 
38th Place. 

’Visual Landmarks’ are discussed. 

The two major visual landmarks in this 
neighborhood are Lake Washington and the Yarrow 
Bay Wetlands.  These large natural features provide 
a sense of orientation as well as a sense of openness 
and nature.  They are visible from both SR-520 and 
Lake Washington Boulevard which are the two 
primary approaches to the City and the 
neighborhood.  Preserving open views from these 
two key pathways to these two major landmarks 
should be a high order public policy objective. 

Minor visual landmarks in this neighborhood 
include the Lake Washington Shipyards, the 
Shoreline parks, and the historic Marsh, Sutthoff, 
and French homes.  These man-made landmarks, 
although smaller in scale than lakes and wetlands, 

are also vivid visual images and reference points.  
They aid in orientation as well as an awareness of 
the recreational and historical character of the 
community. 

Even minor landmarks can be enhanced.  For 
example, the parks signs used by the cities of 
Seattle and Redmond effectively convey the name 
of a park as well as continuity with the larger park 
system.  Signs can also be used effectively with the 
historic buildings and, in the case of the Marsh 
House, vegetation can be removed to make the 
home itself far more visible from the road. 

’Pathways’ are discussed. 

SR-520 and Lake Washington Boulevard are the 
two pathways from which a majority of residents 
and passersby form their visual impression of the 
Lakeview Neighborhood and the City itself.  
Motorists on SR-520 see the Yarrow wetlands as an 
open green area which abuts the activity node at the 
interchange with Lake Washington Boulevard.  
This view from the road will be the basis for the 
City’s image in the minds of these passersby.  The 
importance of Lake Washington Boulevard as both 
an automobile and pedestrian pathway is critical.  It 
is the route by which the neighborhood’s landmarks 
are seen and its most prominent gateway entered.  
Slower traffic speeds will enhance the motorist’s 
ability to appreciate the visual landmarks as well as 
improve the safety and viability of the Boulevard as 
a public promenade. 

’Gateways’ are discussed. 

Gateways to a neighborhood or city provide an 
important first impression of the area’s character 
and quality.  Clear and vivid gateways enhance 
identity by conveying a sense of entry into 
something unique. 

A very important gateway is the City’s southern 
entrance at the Interchange of SR-520 and Lake 
Washington Boulevard. 
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The City entryway sign located by Cochrane Springs
Creek is the focal and symbolic gateway, but the
entire commercial activity node can also be seen as
the gateway (see below).  The prominence of the City
sign can be greatly strengthened by removing the
clutter of nearby street signs and utility poles, and by
adding a wall or fence to screen the adjacent utility
box and provide a backdrop for the City sign.  This
improved entry signing could also highlight the creek
crossing and should be coordinated with similar
gateway treatment on the west side of the street.

The commercial uses located in the interchange of
SR-520/Lake Washington Boulevard collectively
form a prominent activity node.  There are a variety
of uses including offices, restaurants, a service
station, and a motel, but the City has guided
development in this area to achieve functional auto
and pedestrian linkage and a coherent visual
character.  For example, grouped street access and
coordinated internal walkways have reduced local
traffic congestion and strengthened linkages between
projects.  Similarly, coordinated perimeter
landscaping and ground-mounted signs have helped
achieve a coherent, uncluttered streetscape.  Lastly,
the various projects in this ‘node’ exhibit similarly
pitched or angular rooflines.  This architectural
pattern is due partly to coincidence (Yarrow Office
Quads and Denny’s/Ramada) and partly to a
conscious attempt to repeat the existing pattern
(Linbrook and Yarrow Village).  When viewed
collectively, this combination of rooflines, building
shapes, landscaping, and signs adds up to a coherent
whole with a sense of identity, even though these
various projects differ in a number of ways.

The outer boundaries of the Lakeview Neighborhood
are determined by two ‘Hard Edges’ (SR-520 and the
railroad tracks) and two ‘Soft Edges’ (The Yarrow
Bay Wetlands/Slope and Lake Washington).  SR-520
and the wetlands also serve to separate Kirkland from
Clyde Hill and Yarrow Point, respectively.  Edges
such as the lake and wetland are important because
they prevent communities from ‘oozing’
imperceptibly into one another, a phenomenon that
contributes to anonymity, for example, in cities in the
Los Angeles Basin.  This urban design value is
coincident with the sense of openness and nature but
is equally important to a community’s sense of place
and quality of environment.

‘Activity Node’ is discussed.

‘Edges’ are discussed.
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FIGURE L-4: LAKEVIEW GATEWAY

The northeast quadrant of the SR 520/SR 908 Interchange has developed since 1977 into an ACTIVITY NODE
with offices, restaurants, a motel, and service station.  Lake Washington Boulevard is the southern GATEWAY into
the City, a fact enhanced in 1983 by the erection of a wooden city entryway sign as shown.  This GATEWAY
feature can be clarified and made more vivid by removing or relocating extraneous pole and sign clutter which
detracts from its prominence and by adding a screening wall or fence between the sign and utility box.  A brick or
wood fence would also enframe the sign, as would flower beds.  These improvements could, by their design,
highlight the presence of Cochrane Springs Creek, which is in the vegetative buffer immediately behind the box.
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