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

 
MEMORANDUM 

 
DATE: August 11, 2010 
 
TO: Houghton Community Council 

Planning Commission 

FROM: Janice Soloff, AICP, Senior Planner 
 Paul Stewart, AICP, Deputy Director 
 
SUBJECT: LAKEVIEW ADVISORY GROUP- PRELIMINARY RECOMMENDATION 

FOR LAKEVIEW NEIGHBORHOOD PLAN UPDATE, FILE ZON07-00032 

RECOMMENDATION 

Staff recommends that the Houghton Community Council and Planning Commission 
receive a report from the Lakeview Advisory Group regarding their comments and 
preliminary recommendations on the update of the Lakeview Neighborhood Plan. Please 
review the attached transmittal memorandum from the Lakeview Advisory Group Chair 
John Kappler (Attachment 1), discuss the Advisory Group comments and provide direction 
for the Neighborhood Plan update process regarding: 

 Additional issues that should be identified for discussion 
 Additional information needed for further study  
 Comments or key issues the Planning Commission would suggest the Houghton 

Community Council consider  
 Neighborhood plan update schedule and plan for public involvement  

 
INTRODUCTION 
 
The Lakeview Neighborhood Plan had its last major update in 1985 (see Attachment 1, 
Enclosure 3). Since then, major development occurred in the late 1980’s to early 1990’s 
such as, Carillon Point, Crown Point, Plaza at Yarrow Bay, Point at Yarrow Bay, and single 
family in-fill development along the Yarrow Bay slope.   
 
The Kirkland Comprehensive Plan underwent a major change in response to the passage 
of the Growth Management Act (GMA) in 1990/1991 and subsequent updates in 1995 and 
2004. Following the passage of the GMA, the Comprehensive Plan includes citywide 
general elements with goals and policies that address the entire city while the 
neighborhood plans focus on those issues particular to the individual neighborhood. Both 
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the General Elements and the neighborhood plans should be consistent if there are 
conflicts then the general plan elements will apply.  

As noted at the joint meeting on the update of the Central Houghton Plan, staff 
anticipates a major change in the Lakeview Neighborhood Plan format to contain only 
goals and policies unique to the neighborhood and not to repeat goals and policies in the 
general elements. Attachment 1 is outlined in the new format for the new Lakeview Plan 
consistent with other neighborhood plans in the city.  

BACKGROUND 

The Lakeview Advisory Group met 13 times since January of this year to discuss various 
subjects and land use study areas. A list of Advisory Group members is included in 
Attachment 1, Enclosure 1). Some of the meetings were joint meetings with the Central 
Houghton Advisory Group. The meeting schedule, meeting packets and meeting notes can 
be found on the Lakeview Neighborhood Plan webpage at 
http://www.ci.kirkland.wa.us/depart/Planning/Code_Updates/Lakeview.htm 

In order to clearly describe the direction on a particular issue, the Group determined that 
it should vote.  Where no consensus was reached the enclosed memo describes the 
various opinions. At times facilitators were used to assist the Group discussion and to help 
formulate the differing opinions. Public comment was taken at the meetings and letters 
and emails received (see Attachment 3 comment letters and emails). 

Key issues or “hot topics” that have emerged from the Group and need further discussion 
include: 

 Existing PLA 4 policies and future code amendments related to a future transit 
oriented development (TOD) at the South Kirkland Park and Ride lot. 

 
 The south Houghton Slope area currently zoned RS 12.5 and the appropriate 

residential density, land use pattern, and development standards for the area. 
 

 Future vision for the Yarrow Bay Business district to evolve into a mix of commercial 
uses and increased pedestrian amenities. 
 

 Other land use changes related to neighborhood oriented commercial areas in the 
vicinity of NE 60th ST, legal non-conforming multi-family density. 

 
 Implications of the SR 520 expansion and interchange improvements on the Yarrow 

Bay Business District as a southern gateway to the City and Lake Washington Blvd 
and 108th Avenue NE traffic flow. 
 

 Developing a strategy to address traffic congestion and improve pedestrian 
amenities along Lake Washington Blvd.  
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 Future use for Burlington Northern Santa Fe Railroad right of way for bicycle and 

pedestrian paths and the potential for transit use. 
 

NEXT STEPS 
 
Attachment 2 is a revised schedule for the Lakeview Neighborhood Plan update process. 
Following the joint study session of the Houghton Community Council and Planning 
Commission, the Houghton Community Council will begin a series of study sessions in 
September on the neighborhood plan update as well as amendments to the Zoning Code 
and possibly Municipal Code. The Community Council’s study will continue through the fall 
with draft recommendations for the neighbor plan and code amendments passed along to 
the Planning commission for consideration in November. In December, the Lakeview 
Advisory group will have an opportunity to review the draft Plan goals and policies, 
followed by public open house, public hearing, more study sessions and final action in 
spring of 2011. 
 
ATTACHMENTS: 
 

1. Memo from Lakeview Advisory Group to Houghton Community Council and Planning 
Commission  

2. Lakeview Neighborhood Plan Update schedule 
3. Comment letters/emails received to date 

 
 
CC: FILE: ZON09-00032 
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MEMORANDUM 
 
To: Houghton Community Council  
 Kirkland Planning Commission 
 
From: John Kappler, Chair 
 Lakeview Neighborhood Advisory Group 
 
Date: August 10, 2010  
 
Subject: LAKEVIEW NEIGHBORHOOD ADVISORY GROUP PRELIMINARY 

RECOMMENDATIONS FOR UPDATES TO THE LAKEVIEW 
NEIGHBORHOOD PLAN  

 
Background 
 
The Lakeview Advisory Group was formed to provide input on the update of the Lakeview 
Neighborhood Plan. Members of the Lakeview Advisory Group included neighborhood 
residents, business owners and representatives from the Houghton Community Council, 
Planning Commission, Park Board and Lakeview Neighborhood Association (see Enclosure 1 for 
members list). The Group conducted 13 meetings from January to June 2010 to discuss 
various topics.  
 
This memo transmits the Group’s discussion comments and recommendations on various 
subject areas that the Houghton Community Council and Planning Commission should consider 
with the update of the Lakeview Neighborhood Plan. The recommendations are organized in 
the new neighborhood plan outline format suggested by staff. Each section below includes the 
existing text from the Lakeview Neighborhood Plan (see Enclosure 3 for Plan), the Group’s 
discussion comments and recommendations for updates. For the land use discussions, the 
Neighborhood was divided up into 9 study areas (see Enclosure 2 for map). We look forward 
to the opportunity to review and comment on the draft neighborhood plan later on in the 
process.  
 
Preliminary Advisory Group Recommendation for Changes to the Lakeview 
Neighborhood Plan 
 

I. OVERVIEW 
 
This section will describe where the neighborhood is located in relation to the rest of the City 
and the general development pattern of residential and commercial areas.  
 
II. VISION STATEMENT  
 
The existing Lakeview Neighborhood Plan does not include a vision statement for the 
neighborhood. At the first Advisory Group meeting in January 2010, a visioning exercise was 
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conducted for the Group to describe the kind of community they want the neighborhood to 
evolve into 10-20 years from now, what they value, and the things they would like to see 
retained or changed in the neighborhood. Below are the key concepts expressed by the 
Advisory Group that they would like to see incorporated into a new neighborhood vision 
statement: 
 

o The Lakeview Neighborhood is part of what was once the town of Houghton until 1968 
when it annexed to Kirkland. As a result of the merger the Houghton Community 
Council retains jurisdiction over land use decisions within the Lakeview and Central 
Houghton neighborhoods. 

 
o Located along the shores of Lake Washington the neighborhood serves as a southern 

gateway to the City from SR-520. The neighborhood is a mix of single family and 
multifamily residential areas, offices, neighborhood oriented businesses and two 
commercial centers - Carillon Point and the Yarrow Bay Business District. Even with 
changes to SR 520 and future new development in the Yarrow Bay Business District, 
the neighborhood will maintain its special waterfront neighborhood character. 
 

o The Yarrow Bay Business District will transform from primarily single story office parks 
surrounded by surface parking lots to a mix of commercial uses, hotels and services for 
businesses, neighbors, transit users, and freeway travelers. (Note: housing is not 
recommended in the business district in order to focus the area as an economic center 
for office and limited retail uses, to avoid the gateway as “entering the density zone”. 
Ideally as you enter the city from the south, the District should be a transition to the 
residential area and have a softer look of less building and be less obtrusive). 
 

o Changes to SR 520 should provide smoother access to and from the freeway and not 
increase congestion to Lake Washington Blvd and Lakeview Dr. Even with the new SR 
520 improvements at the Yarrow Bay interchange, the Business District should maintain 
its neighborhood character and pedestrian circulation. 

 
o The Kirkland gateway sign located at the south end of Lake Washington Blvd should be 

moved to a more appropriate and prominent location.  
 

o The street network of the Lakeview neighborhood is established. Lake Washington Blvd 
and Lakeview Drive will be upgraded to include pedestrian amenities such as wider 
sidewalks, landscaping, pedestrian lighting, benches, and art. Traffic calming measures 
and pedestrian improvements will be implemented along Lake Washington Blvd and 
Lakeview Dr.   
 

o The neighborhood is pedestrian friendly with its popular north-south shoreline 
pedestrian walkway and walk route along Lake Washington Blvd and easy vehicular 
access to freeways and transit. The neighborhood has a “special waterfront town 
charm” and is safe. Our neighborhood oriented retail and service businesses are 
accessible by pedestrians and have adequate parking along neighborhood streets. 
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o The south Houghton slope will see an increase in low density residential development 

and overall, the neighborhood has resisted development pressure to allow a large 
amount of density increases. 

 
o Lakeview residents value the visual and physical connection to Lake Washington. Wide, 

expansive views of the Lake, mountains and beyond have been sustained because of 
careful selection and placement of trees and vegetation, to avoid view obstruction of 
the Lake from public streets and properties to the east.  

 
o Overtime, overhead utility lines should be undergrounded to enhance views of Lake 

Washington and beyond and territorial views.  
 

o Our waterfront parks will be a model for how shoreline areas can be restored to provide 
a softer, natural shoreline, and improve shoreline habitat by replacing invasive species 
with native vegetation.  

 
o Lakeview parks are clean, well maintained, and renovated as needed.  

 
o New pedestrian and bicycle trails are desired to increase east-west connections 

between Yarrow Bay Wetlands and Lake Washington Blvd., to Watershed Park, Carillon 
Woods Park and the future transit and/or non-motorized corridor along the Burlington 
Santa Fe Railroad right of way Cross Kirkland Trail/Eastside Rail Corridor. 

 
o Our streams and wetlands will be protected and properly managed through limitations 

on development, maintaining existing vegetation and with restoration projects. At the 
Yarrow Bay wetlands, people may observe and enjoy the wildlife habitat from new 
viewpoints.  

 
o The South Kirkland Park and Ride lot may add parking stalls to serve transit riders, and 

improve vehicular and pedestrian access to the site. Future use of the Park and Ride for 
a mixed use transit oriented development should be contingent on a joint agreement 
with King County Metro, the City of Bellevue and City of Kirkland detailing the uses and 
design of the development, to ensure the appropriate scale and compatibility with the 
surrounding neighborhood. The potential impacts will be evaluated and mitigated to 
ensure the project will be designed to be an asset and attractive gateway to the 
neighborhood and the City. 

 
III. HISTORIC CONTEXT 
 
The Kirkland Heritage Society gave a presentation to both the Central Houghton and Lakeview 
Advisory Groups about the history of Houghton. The Lakeview Plan currently does not include 
a section on the history of the Lakeview Neighborhood within the context of Houghton. With 
input from the Heritage Society staff will update the Lakeview Neighborhood Plan to describe 
the historic structures and places in the area including the Sutthoff House, French House, 
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Marsh Mansion, Lake Washington Shipyards (Carillon Point), old Houghton Post Office, and the 
site of the Houghton City Hall (Terrace Park). The group discussed including information about 
the unique history of Houghton as a separate city prior to consolidation with the City of 
Kirkland.  
 
Recommendation: The group recommended historic markers or signs be placed throughout 
the neighborhood pointing to historic structures and places. 
 
IV. NATURAL ENVIRONMENT  
 
The current natural environment section describes the environmentally sensitive areas in the 
neighborhood such as Yarrow Bay wetlands, Cochran springs Creek, Yarrow Bay and Houghton 
Slopes as containing moderate to high landslide hazard soils.  
 
Existing text from the neighborhood plan on pages XV.A-1-3: 
 
Development of the Houghton Slope should be limited due to environmentally sensitive 
slope conditions. 

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 percent. 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, particularly 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 particularly 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 contributing to the slope’s stability and provides habitat for small 
wildlife. 

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 land sliding, 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. 
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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 land sliding occurred in the early 1960s 
southward along the present location of SR520. However, nearby land sliding, 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. 
 
Advisory Group Discussion:   
The south Houghton slope area is designated as containing high landslide hazard soils and 
currently zoned RS 12.5. One of the study issues is should this area be considered for higher 
density residential? The City hired Associated Earth Sciences (AES) to conduct a limited 
geologic hazards assessment reviewing existing AES geotechnical reports for the study area 
and the City’s existing regulations for landslide and seismic hazard areas to explore if the 
slopes could support increasing the density to RS 8.5 or RS 7.2 (report available in Planning 
Department). The report concluded the slopes could support an increase in single family 
density provided site specific geologic hazard assessments are conducted, development 
performance standards are met, and landslide mitigation systems are incorporated into a given 
proposed project (see below).  
 
Recommendation:  
The Group supports keeping the existing natural environment policies that encourage 
protection of sensitive areas including landslide hazard areas of Houghton and Yarrow Slopes, 
Yarrow Bay Wetlands (seismic hazard soils), other wetland areas and stream areas.  
 
The group generally supports increasing the density along the south Houghton Slope to single 
family residential RS 8.5 or RS 7.2 provided development standards will be developed to retain 
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natural drainage courses, wetlands, and steep slopes and to safeguard adjacent property (see 
land use section below). The land use section below describes in more detail the Groups 
recommendation and list of development standards that should be considered.  
 
V. LAND USE  

 
For the land use discussion the neighborhood was divided into 9 study areas. The Enclosure 1 
map shows the study areas, the current Comprehensive Plan land use, zoning districts and 
page numbers of the areas discussed in the Lakeview Plan (Enclosure 3). Each section below 
contains the existing text from the neighborhood plan, the Advisory Group discussion, 
recommendations and likely steps to implement the recommendation. 
 
Study Area 1 Planned Area 15 - Carillon Point and Historic Shipyards 
 
The Group did not spend much time discussing this area. Staff will update this section to 
describe existing development and zoning regulations for PLA 15. 
 
Existing text from the neighborhood plan for PLA 15 on pages XV.A.8.1-10: 

PLANNED AREA 15: OLD SHIPYARDS, CARILLON POINT 

Subarea 15A is described 

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. 

Subarea B is described 

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

The primary objectives for development in Planned Area15 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 should be developed with a mixture of uses. Residential development should be 
allowed at density of 12 dwellings per acre.  

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 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.  

Water dependent and water oriented commercial uses should be included. 

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. 

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

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 
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at or near each end. Areas which are available for other public waterfront activities also should be 
strongly encouraged.  

Public improvements adjacent to Lake Washington Boulevard are also described. 

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

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 Area15 are not significantly impaired. In accordance with the Shoreline Master 
Program, buildings within 200 feet of the lake may not exceed a height of 3541 feet. 

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. 

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 A5 and A6. Unit count which is proposed to be 
transferred 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 should be 
considered. 

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 Area15. 

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

A major consideration in the design of Planned Area15 should be the impact of traffic on Lake 
Washington Boulevard. On- or off-site improvements, including signalization, channelization, and lane 
reconfiguration, should be required as necessary to mitigate identified traffic impacts. In order to 
minimize disruption of traffic flow, the number of access points to Planned Area15 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 
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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 is developed as a mixed use Master Plan, subject to an approved Master Plan 

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

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. 
 
Recommendation: Overall the Group supports the existing policy text for PLA 15A and B. The 
Group supports increasing the variety of retail options and marine products at Carillon Point as 
well as allowing accessory retail at the Yarrow Bay Marina to serve the boaters (groceries; 
marine products). The latter is not proposed by the property owner at this time. 
 
Study Area 2 Professional Office/Medium Density properties PR 3.6(4) in 

triangular block south of NE 59th Street between Lakeview Drive 
and Lake Washington Blvd 

 
The current Lakeview Plan allows office and multifamily uses in this area (PR 3.6 zone) but 
prohibits convenience or retail commercial uses which the Group spent some time discussing.  
 
Existing text from the neighborhood plan for this area on pages XV.A-12: 

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. 
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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. 
 
Recommendation: The Group supports changing the last sentence of the current text to allow 
for limited neighborhood oriented retail, convenience stores, small groceries and services 
provided spillover parking on neighborhood streets does not occur.  
 
Implementation: A Zoning Map change would be necessary to eliminate prefix () referring to 
the neighborhood Plan text and potential Zoning Code amendment to use listings. Further 
study is needed to determine the best approach to “limit” the type of neighborhood business. 
Other areas of the City use gross floor area (ranging from 4,000-10,000 sq. ft.) or specific 
types of businesses to limit the type of use to ensure they are neighborhood oriented in scale.   
 
Study Area 3 Professional Office/Medium Density properties between NE 59th 

ST and 60th ST designated as PR 3.6 (4) zoning 
 
Currently this area contains buildings of historic interest with a real estate office and Kidd 
Valley restaurant (including property owned by two of the Advisory Group members). The 
current Plan includes specific performance and design standards should the properties 
redevelop: 
 
Existing text from the neighborhood plan from pages XV.A.12-13:  

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 
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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 should be allowed if these objectives are met. Redevelopment of the site for office or 
commercial use should meet the following standards: 

o Commercial uses should be compatible with and respectful of the historic context of the site. 
Historical interpretation should be incorporated into the development. In addition, building 
design should incorporate design elements of the facade of the historic post office building. 

o Commercial uses should serve the neighborhood and attract customers and clientele that 
would largely access the site via pedestrian, transit, or nonmotorized transportation. 

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

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

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

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

o Parking areas should be placed, screened, and buffered to mitigate impacts to nearby 
residential uses. 

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

o To ensure conformances with the above standards, development should be reviewed through 
Process IIB. 

Discussion: The Group discussed the lack of parking along neighborhood streets in the vicinity 
of NE 60th Street caused from inadequate parking available at the large office building and 
Houghton Park users. The Group believes there should be a policy in the plan to recognize and 
reduce the impacts of lack of parking on the streets in the neighborhood plan. One suggestion 
is to initiate a parking district requiring parking permits for residents and businesses. Another 
suggestion is to culvert the open ditch on NE 60th St to add more on-street parking. The City’s 
Neighborhood Traffic Control Program and Parks and Community Services are working with 
the businesses and park users to monitor this issue.  
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Recommendation: The Group unanimously supports allowing neighborhood oriented services 
and specialty retail for the block fronting Lake Washington Blvd between NE 59th ST and NE 
60th ST as well as expanding the current professional office/residential (PR) land use 
designation for the entire block up to Lakeview Drive. This area is currently RM 3.6 (expanding 
the zone would allow for lot consolidation for redevelopment opportunities).  
 
Such uses could be complementary to the waterfront park users such as selling ice cream, a 
deli, coffee etc. No changes to the existing development standards were recommended. The 
Group supports these uses on the condition that there is adequate parking on site and on 
nearby neighborhood streets.  
 
Implementation: Legislative rezones would be necessary to change the Zoning Map from RM 
3.6 to PR 3.6 and a Zoning Code amendment to move existing development standards in 
neighborhood plan to Zoning Code PR 3.6 Use Zone Charts. Create a new policy to reduce 
parking congestion in and around the waterfront parks in this area.  
 
Study Area 4 Yarrow Bay Business District/520 Interchange including zones 

PLA 3A, PO, FC III, PR 8.5 
 
This study area includes the office complexes on both sides of Lake Washington Blvd at the 
south entrance to the City. For the northeast quadrant of the intersection (Linbrook, Paccar) 
the existing Lakeview Plan text allows office, motel, and limited commercial uses to support 
the freeway traveler but not as a primary use. Maximum building height on both sides of the 
street ranges from 30’-60’ above average building elevation depending on the zone.  
 
Discussion: On the west side of Lake Washington Blvd is Planned Area 3A which includes the 
Plaza at Yarrow Bay development. PLA 3A limits the area to office and medium density 
residential. The Group discussed the private amendment request from Keith Maehlum and the 
HAL Real Estate Investments to expand the types of uses currently allowed in the PLA 3A zone 
to allow a mix of commercial uses such as specialty retail; restaurants, banks, residential, 
hotel/motel within the Plaza at Yarrow Bay office complex (see correspondence).  
 
The Group expanded the discussion on use and height to include the PO and FCIII zones 
located on the east side of Lake Washington Blvd. 
 
Existing neighborhood plan text regarding the PO, FCIII and PLA 3A zones from pages XV.A-7-
8, A-11 

PLA 3A (Yarrow Bay Office Park) page XV.A-7  

The northwest quadrant of the SR520/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 
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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 SR520. 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. 

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

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. 

Economic Activities Section page XV.A-11: 

Offices and limited commercial activities should be permitted in the northeast quadrant of 
the Lake Washington Boulevard/SR520 interchange. 

Much of the northeast quadrant of the SR520/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 page XV.A-11. 

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. 
 
Commercial uses along the shoreline are discussed south of PLA 15 page XV.A-13 

Commercial uses should not be permitted along the shoreline south of Planned Area 15 due to the 
residential character of the area as well as access and visibility 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. 
 
Recommendation:  
 
Uses: From an economic development standpoint for the Yarrow Bay Business District the 
Group supports allowing a broader range of retail, restaurant, hotel/motels uses in addition to 
the office development on both the east and west sides of Lake Washington Blvd. provided 
adequate parking is provided on site and the scale of retail is smaller, accessory or specialty 
retail (to avoid large stand alone retail).  
 
The reasons for the recommendation are listed below: 
 

o A mix of commercial uses in the district sets the stage for the future generation to 
encourage a vibrant commercial area where social interaction takes place day and 
night. 

o A mix of commercial uses provides services to office workers and may reduce driving to 
outside the area. 

o Will result in increased pedestrian activity.   
o Will increase the variety of commercial services for residents located in the south 

portion of the neighborhood within walking distance of the freeway interchange.  
o Allows flexibility for vacant, usable office space on the ground floor (or top floor for 

view restaurant use). 
o Some members wanted to be sure the types of retail uses are flexible and not too 

narrow in scope to encourage innovative types of businesses. 
o If a transit oriented development is developed at the South Kirkland Park and Ride a 

mix of uses would support new residents and transit users. 
 

Housing: The majority members do not support housing as an allowed use on the east side of 
Lake Washington Blvd in the current PO and FCIII zones. Housing is not recommended 
because we would like to avoid the visual impacts of entering the business district and seeing 
medium-high density housing. Instead there should be a buffer, a softer look of fewer 
buildings and less obtrusion. PLA 3A zone where Plaza at Yarrow Bay office complex is located 
allows detached, attached and stacked dwelling units. 
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Maximum Building Height: The Group discussed whether or not building height should be 
increased on the east side of Lake Washington Blvd to encourage redevelopment of existing 
one story office parks surrounded by surface parking into mixed use centers. The Group 
supports keeping the building height the same at a range of 2-3 stories (30’) on the east side 
of Lake Washington Blvd (PO, FCIII zone).  
 
Design Review: The Group supports the idea of developing Design Guidelines for the business 
district and requiring design review for new development.  
 
Implementation: Legislative rezones would be necessary to change the Zoning Map PO, FCIII 
and PLA 3 zones to new zoning designation (to be determined) and amend use zone charts to 
allow retail uses, hotel/motel, and housing. New Design Guidelines would require a code 
amendment to the Municipal and Zoning Codes. 
 
Study Area 5 South Kirkland Park and Ride Transit Oriented Development 

(TOD) Planned Area 4 policies 
 
In May 2009, both the Houghton Community Council and City Council approved the Lakeview 
Plan policy changes for PLA 4 of the Plan to encourage future development of a mixed use 
Transit Oriented Development (TOD) including affordable housing at the King County METRO 
South Kirkland Park and Ride property. Half of the park and ride property is located in the City 
of Bellevue.  
 
Existing PLA 4 text in the neighborhood plan on pages XV.A.8-8.1: 

PLANNED AREA 4: SOUTH KIRKLAND PARK & RIDE 

The property containing the South Kirkland Park and Ride is about seven acres in size, with 
approximately equal portions of the site lying within the cities of Kirkland and Bellevue. The site is 
owned by King County, and currently developed as a Park and Ride with approximately 600 parking 
stalls and a transit facility. The site is generally level, but has a steep slope along the eastern and 
southeastern boundaries within the city of Bellevue section of the site. Tall trees and heavy vegetation 
are present within the hillside areas. 

King County has identified the South Kirkland Park and Ride as a potential site for transit-oriented 
development (TOD) for several years. Affordable housing is generally included in King County TOD 
projects, and is anticipated to be a significant component of future residential development at the 
South Kirkland site. The City of Kirkland has identified transit-oriented development at the South 
Kirkland Park and Ride as a key affordable housing strategy. The City supports multifamily residential 
as the predominant use of the site in a transit-oriented-development project, with a variety of other 
uses to be allowed as well. 

The South Kirkland Park and Ride property may continue as a transit facility with the potential for office 
use. Alternatively, if the site is redeveloped with TOD, the principles discussed below should be used to 
guide development at the Park and Ride. 
 

19



  ATTACHMENT 1 
  Advisory Group Recommendation 

Page 16 of 35 
 

Provide for affordable housing 

o Ensure that transit-oriented development provides for mixed-income housing, including a 
minimum of 20 percent of total units to be affordable to low and/or moderate income 
households. 

• Development should strive to achieve greater affordability for at least 20 percent of its units, 
with an additional 25 percent to be affordable to median income households, through the use 
of as many funding sources as are necessary. 

Ensure high quality site and building design. 

o Develop implementing regulations for coordinated development of the entire site.  

• Establish standards for building height and mass that acknowledge site topography and 
existing vegetation as factors for consideration. 

o Implement design standards for Planned Area 4. 

• Ensure that regulations support appropriate building scale and massing throughout the site, 
produce buildings that exhibit high quality design and incorporate pedestrian features and 
amenities that contribute to a livable urban village character for the TOD. 

• Provide guidance for the streetscapes along NE 38th Place and 108th Avenue NE to ensure 
buildings do not turn their backs on the streets and development provides a welcoming and 
attractive presence at this gateway to Kirkland. 

• Protect the vegetative buffers and significant trees along the site’s eastern and southeastern 
borders through development standards. 

• Minimize the visual impacts of parking facilities from adjacent rights-of-way. 

o Foster the creation of a vibrant and desirable living environment through the use of high quality 
design, public amenities and open space. 

o Promote sustainable development through support of green building practices at the Park and 
Ride. 

Maximize effectiveness of transit oriented development (TOD) 

o Create the opportunity for Transit-Oriented Development at the site through the development of 
standards and regulations that support necessary densities.  

o Expand opportunities for retail development, incidental office development, and childcare facilities 
at the site to serve users of the Park and Ride, site residents and others. 

o Provide opportunities for all types of users of the site to access the BNSF corridor, however it is 
developed, along the eastern boundary of the Park and Ride site. 
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o Reduce the need for parking at the site through regulations that promote shared parking 
between uses and incentives to support alternatives such as shared car services and electric 
cars. 

o Mitigate traffic, visual, noise and other impacts from more intensive development of the Park and 
Ride to the surrounding street network and residential areas. 

Coordination with the City of Bellevue. 

o Coordinate an approach for the review and approval of development proposals for the site with 
the City of Bellevue.  

o Manage emergency services to the site through agreements with the City of Bellevue. 

Discussion: After several presentations to the group by King County METRO and A Regional 
Coalition for Housing (ARCH) staff, the Advisory Group discussed the potential transit oriented 
development concept and existing PLA 4 policies at several meetings. The following 
summarizes various opinions on the topic and the eventual recommendation from the group.  
 
Lakeview Advisory Group discussion comments for not supporting the TOD project: 
 

o Should not include housing at the location because of lack of nearby services for future 
residents.  

o Land is too expensive to build low-moderate income housing and should consider 
building someplace else in City. 

o Building height is too high. 
o The density is too high.  
o Fear of increased crime as a result of low income residents. 
o Some doubt parking studies evidence that residents will have less than 2 cars per unit. 
o Kirkland has no control over future plans for property located in Bellevue; we should not 

support a TOD before knowing what the development will be on Bellevue’s portion of 
the property. 

o If you expand more parking stalls at the Park & Ride lot more people will use it resulting 
in increased traffic in the neighborhood. 

o The low income housing will do more to change the future of the neighborhood than 
what has occurred in the last 20 years. 

 
Lakeview Advisory Group discussion comments in support of a TOD project: 
 

o The proposal for 4 story buildings is consistent with surrounding 4 story office buildings. 
o Increasing the types of commercial uses would increase services for park and ride 

residents. 
o Some believe a mix of uses, mixed incomes and a TOD project is a good use for the 

surface parking lot. 
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Recommendation: The consensus of the Group is not to support housing especially affordable 
housing at the Park and Ride lot for reasons described below. Of great concern is the unknown 
for future development of the east side of the Park and Ride within the city limits of Bellevue. 
 

1. If the TOD moves forward the Group prefers no housing at the Park and Ride site. 
Redevelopment of the lot with additional parking stalls with mix of retail and office 
would be supported. 
 

2. A TOD (including housing) should not be supported until there are conceptual plans for 
development of the Bellevue portion of the site. 
 

3. If a TOD proposal moves forward with housing, then a joint agreement between 
Bellevue, King County and Kirkland should include the following (the following should be 
included whether or not housing is included): 

 
o A limit of 200 housing units total for both Bellevue and Kirkland sites. 
o A mix of low, moderate and-market rate housing with a range of minimum of 80% 

market rate and maximum 20% affordable housing (preference for the affordable 
housing piece would be senior housing).  

o There should be a net gain in the number of parking stalls. Conduct a parking study 
to determine adequate parking stalls for the housing units.  

o Permit Review Process: Process IIB and Design Review. 
o Ensure high quality architecture and site design by creating design guidelines 

addressing: 
o Provide an architectural gateway to the City along 108th Avenue/freeway 

interchange  
o Appropriate building mass and scale for the location and context of 

surrounding development 
o Buildings/site should have a “village building scale”; include building 

modulation/upper story step back on all four sides 
o Building height is in context of surrounding development (4 stories) 

 
o Study traffic impacts to minimize through traffic through neighborhood. 

 
Implementation: A Comprehensive Plan amendment to the Lakeview Plan and new Zoning 
Code regulations for PLA 4 are required to implement the recommendation. 
 
Study Area 6 Medium Density Residential in PLA 2 and PLA 3B 

 
Study Area 6 includes the Point at Yarrow Bay multifamily project and a property located west 
of the Yarrow Bay wetlands in PLA 2. No changes are recommended for PLA 2. PLA 3B 
includes the Villagio apartment complex.  
 
Existing neighborhood plan text for PLA 3B on pa.XV.A-7-8: 
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Subarea 3B 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. 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. 

Subarea B should include public use areas. 
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. 
 
Discussion: One Group member brought up an issue related to the Villagio property located in 
PLA 3B section of the Lakeview Plan on page XV. A-7 opposing the existing hotel/motel use 
listing in the PLA 3B zoning. The existing Plan for PLA 3B allows overnight lodging at the multi 
family project with the limitation that the use must maintain the residential character and 
accessory restaurants, retail, or similar uses are not allowed.  
 
For background on the topic, years ago the property owner requested and received approval 
of a Comprehensive Plan and Zoning Code amendment to allow the property to be used for an 
extended stay hotel. As a condition of approval, a shoreline public pedestrian easement was 
granted to the City and limitations were placed on the property prohibiting office, restaurant or 
retail uses. To staff’s knowledge the property is not currently being used for that purpose.  
 
Recommendation: The Group majority recommends the Lakeview Plan for PLA 3B be revised 
on page XV.A-8 to further limit the hotel/motel use listing to require additional conditions 1) a 
minimum one week or longer stay, 2) keep existing prohibition on no restaurants, office and 
retail uses, 3) limit the number of units for hotel use to no more than 10%. One member 
opposed the recommendation and believed no change to the use listing is necessary because 
the property was given approval of a permit and installed the required improvements. The 
Group supports retaining existing policies for PLA 2 area including the Point at Yarrow Bay 
residential project.  
 
Implementation: A revision to the Lakeview Plan and Zoning Code amendment to PLA 3B 
would be necessary to the hotel/motel special regulations.   
 
Study Area 7 Shoreline Medium Density areas 

 
Study Area 7 includes all the residential property along the shoreline. The Group does not 
recommend any changes to these policies. These properties were included in the update of 
the Shoreline Master Program. 
 
Existing text in the Lakeview Plan is on page XV.A-10: 
 
Development elsewhere along the shoreline is discussed 
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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 Areas2, 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 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. 
 
Implementation: The only possible changes would be references to the new Shoreline Master 
Program. 
 
Study Area 8 Medium Density Residential Areas north of NE 60th ST 

 
Many parcels in this RM 3.6 zoned area were developed under previous zoning RM 1.8 which 
allowed higher density residential and therefore, contain legal non-conforming density. Under 
current non-conforming regulations in KZC chapter 162 only if the non conforming 
development is damaged by fire, could the properties be redeveloped with the existing number 
of units. Under current codes if demolished and rebuilt the structure would need to be built to 
current zoning setbacks and unit count. 
 
The Zoning Map also shows two parcels subject to special zoning as a result of the old Land 
Use Policies Plan “LUPP” lawsuits. These parcels have since redeveloped and therefore there is 
no need to designate those parcels as unique on the Zoning Map.  
 
Existing neighborhood plan pages XV.A 3-4: 

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.  

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. 
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(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. 

 
Recommendation: For the parcels that have legal nonconforming density, the Group supports 
the right for properties to be redeveloped at anytime and for any reason with the same 
number of dwelling units and existing building footprint even if non-conforming to the current 
codes.   
 
Implementation: A Zoning Code amendment would be necessary to allow the nonconforming 
density or units to remain if redeveloped. A Zoning Map change would be necessary to 
eliminate reference to the LUPP cases on the parcels.    
 
Study Area 9 Low Density Residential Areas 
 
Study area 9 includes all low density residential located west of the BNSF rail line to Lake 
Washington Blvd. The current zoning ranges from 3-9 dwelling units per acre (RS 5.0 to RS 
12.5 zoning). The focus of this study area was the single family area located west of the 
Yarrow Hill condominium project currently zoned RS 12.5 (referred to as the South Houghton 
slope). The group discussed whether the focus area should be considered for rezoning to a 
higher density residential. If yes, at what density?  

 
Existing neighborhood plan text pages XV.A 4-5: 
 
The Lakeview Terrace area should remain in single family residential uses up to nine 
dwelling units per acre.  
 
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, 
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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. 

Residential development densities on the environmentally sensitive slope should be 
limited. 

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. 

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

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

Vehicular access to and from the Houghton Slope is problematic. 

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. 

Residential development on the sensitive slope should be severely limited. 

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. 

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

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; 

26



 ATTACHMENT 1 
 Advisory Group Recommendation 

Page 23 of 35 

(6) Special review of all development plans. 

Four to five dwelling units per acre should be permitted according to additional standards. 

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. 

Constraints may be relaxed when opportunities for an area wide 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 area wide basis. The 
area wide basis offers a way to consider the slope as a unit, to minimize development which could 
further aggravate problems, and to mitigate adverse impacts. 

 
Discussion: In April, the Group discussed and was in general agreement to support increasing 
the density from RS 12.5 (3 dwelling units per acre) to RS 7.2 (6 dwelling units per acre) or RS 
8.5 (5 dwelling units per acre).  
 
In June, a formal written proposal was submitted from an Advisory Group member 
representing some of the property owners to rezone the area to multi- family RM 3.6 to match 
the other side of Lake Washington Blvd and be consistent with zoning along the entire length 
of the Blvd. from the City limits to downtown Kirkland.  
 
Reasons from the property owners for requesting RM 3.6 are summarized below (see enclosed 
correspondence): 

  
 The area has changed significantly since it was originally platted. The area has not been 

studied for about 70 years while larger properties to the north and east have been 
redeveloped to multi family. 
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Many of the lots lack sufficient lot area to subdivide at existing zoning density. 
 Larger lots are difficult to maintain and property owners are paying taxes on almost ½ of 

their property that they can do nothing with. 
 The area is no longer a desirable as single family because of the noise, speed and volume 

of cars on Lake Washington BLVD and the large lots and topography do not allow for a 
sense of community. 

 RM would match the zoning density on the west side of Lake Washington BLVD; property 
owners want to be treated equally.  

 Allows greater flexibility in site design (clustering)  
 Allow for consolidation of access points  
 The Growth Management Act supports infill  
 Encourages older homes to be redeveloped  
 Improves the gateway to the City (see correspondence from property owners on both sides 

of the issue).  

On June 29, the Advisory Group voted in support of the RM 3.6 proposal subject to conditions.  
 
On July 21, when the Group reviewed its preliminary recommendation to the Houghton 
Community Council and Planning Commission, the Group reversed its previous vote to support 
the multi family designation (fear of potential large buildings and density) to support rezoning 
to a density of RS 8.5 or RS 7.2.  
 
To help the Advisory Group discuss the various density options staff prepared a “menu” of 
various housing types, development standards and densities the Group could choose from to 
determine the future development pattern they could support. The Group’s conclusions are 
summarized below: 
 
Recommendation:  

Density: The majority of the Group supports rezoning the South Houghton Slope from RS 12.5 
to no less than a density of RS 7.2 (six dwelling units per acre), provided new development is 
designed to meet certain development standards listed below. Retaining the low density is 
desired to retain the single family character. One member suggested RS 6.0. Other 
suggestions were RS 6.0 or RM 5.0.   

Preferred Housing Types: Single family, cottage, clustering. There was support for allowing 
some flexibility in lot size to allow redevelopment such as small lot single family (no smaller 
than 5,000 sq. ft. if RS 7.2) and wanted to know what Central Houghton group was discussing, 
but the group didn’t have a chance to discuss further.  

Development Standards: The following is a list of development standards to consider including 
in the policies (many are included in the existing policies): 

 Allow clustering 
 Minimum aggregation 
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Shared access 
 No additional access to Lake WA Boulevard 
 Open space/lot coverage (no more than 50%) 
 Locate on less steep slopes 
 Maintain streams and watercourses 
 Increased tree retention (Could require “no net loss” of vegetation) 
 Geo-Tech Analysis (if RM zoning is proposed an addendum to the Associated Earth 

Sciences report should be analyzed) 
 If the focus area is rezoned to multi-family then require affordable housing (It is the 

City’s policy to consider requiring or providing incentives to create affordable housing 
when increases in density are proposed. See Housing Element Policy 2.4).  

 With redevelopment of property located along both sides of Lake Washington Blvd a 10’ 
wide sidewalks shall be required unless topography makes it infeasible. 
 

Process: The Group discussed which level of permit review process is desired: Administrative, 
Process I- Planning Director, Process IIA-Hearing Examiner, or Process IIB-Hearing Examiner 
recommendation to Houghton Community Council then City Council. There was no consensus 
on which permit review process should be required and more information is needed.  

Alternatively, if the Houghton Community Council and Planning Commission support medium 
density multifamily in the area, the Group recommends having further geotechnical evaluation 
to determine the potential impacts of that density on the slope. If medium density multi- 
family is considered the Group would want to see small buildings with attached units such as 
duplex or triplex (no more than 4 units per building); no stacked units. 

No changes to other low density areas are recommended such as north Houghton Slope or 
Yarrow Slope. 
 
Public comment on the study area: Of the 49 residential lots in this area, approximately 28 of 
the property owners who own 38 of the homes have signed a petition in favor of the rezone to 
a density of RM 3.6 or RM 5.0. Two single family homeowners in the area have spoken out 
against the rezone to multi family. A petition signed by 42 (out of 66) residents of the Yarrow 
Hill multifamily complex oppose a rezone to any multifamily designation including RM 3.6 
density. 

Implementation: A legislative rezone would be necessary to change the density on the Zoning 
Map. Zoning Code amendments may be necessary to move development standards for the 
Houghton Slope from the Neighborhood Plan to the Use Zone Charts.  
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VI. TRANSPORTATION 
 
The existing Plan combines Public Services and Facilities with the Transportation section. The 
new plan will have a separate transportation section. David Godfrey, the City’s Traffic Engineer 
gave a presentation on transportation.  
 
On page A-15 the Plan discusses a list of nine recommended improvements to Lake 
Washington Blvd which many of the items have been installed or addressed over the years. 
These include the need to complete sidewalks along both sides, widening of sidewalks, adding 
pedestrian crossings, adding center turn lane or landscaped medians, widening bicycle lanes, a 
traffic signal at NE 38th Pl, adding on street parking in high parking demand areas, and adding 
bus turnouts. It is likely the policies regarding Lake Washington Blvd will be updated in the 
Transportation section of the Plan. 
 
Existing text from the neighborhood plan on pages XV.A-15: 
 
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 I405. 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 commuter 
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. 
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(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. 
 
Implementation should be both area wide and site specific. 
 
The means for implementing these improvements should be both on a comprehensive area wide basis 
and to the extent possible, on an incremental basis by encouraging or requiring them to be 
incorporated into private developments.  
 
Regional solutions should be sought. 
 
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 I405 at NE 4th Street and NE 8th Street in Bellevue 
and NE 116th Street and NE 124th Street in Kirkland. 

(2) Improved access to I405 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 I405/SR 520 interchange. 

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

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 described. 
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 
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Boulevard. Future traffic levels should be monitored and necessary measures undertaken to mitigate 
impacts.  
 
NE 52nd Street is described 
 
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. 
Bicycle/pedestrian pathways are discussed. 
 
The path/trail system shown in Figure L2 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. 
 
Recommendation: The Group had the following comments on regional and local transportation 
issues affecting the Lakeview Neighborhood such as proposed changes to the SR 520 
interchange and Cross Kirkland Trail on the BNSFR. The Group also spent a fair amount of 
time discussing the lack of on street parking to provide access to neighborhood businesses 
around waterfront parks especially east of Houghton Beach Park.  

 
Eastside Rail Corridor along the BNSFF 
The majority of the Group supports the BNSFF corridor for bikes and pedestrian with further 
study needed for train use. If dual use for pedestrians/bikes/train the corridor should: 

o Be a benefit to Kirkland 
o Designed to be: 

� a gateway to the City  
� neighborhood in scale  
� clean  
� quiet  
� provide neighborhood connections 
� environmentally friendly  

 
Lake Washington Blvd 
The Group stressed concern regarding the amount of traffic congestion along Lake 
Washington Blvd. The Advisory Group would like the City to conduct a study or seek 
implementation strategies to improve the design and function of Lake Washington Blvd 
including the following issues: 

o relieve congestion during rush hour at north and south ends 
o increase capacity while maintaining the pedestrian feel 
o utilize traffic calming techniques to discourage through traffic such as reduce 

speeds 
o improve pedestrian amenities such as widen sidewalks south of Carillon Point 

(only if not an unreasonable hardship for property owners with steep 
topography), additional pedestrian crossings 
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o improve signals at NE 38th Street and NE 52nd ST to allow residents to get out of 
their driveways 

o widen bike lanes  
o provide on street parking south of Carillon Point  
o provide wider sidewalks south of Carillon Point 
o provide streetscape design and amenities 
 

Implementation:  Policies in the Neighborhood Plan should address these concerns. 
Forward comments to the Transportation Commission for study and action. The results should 
come back to the neighborhood group for review.  

 
Parking congestion on neighborhood streets around NE 60th ST and Houghton Park 
 
The Group discussed the lack of parking along neighborhood streets in the vicinity of NE 60th 
Street caused from parking at the large office building and Houghton Park users. The Group 
believes there should be a policy in the plan to recognize and reduce the impacts of parking on 
the streets in the neighborhood plan. Another suggestion is to culvert the open ditch on NE 
60th St to add more on street parking. The City’s Neighborhood Traffic Control Program and 
Parks and Community Services are working with the businesses and park users to monitor this 
issue.  
 
Recommendation: The Group supports adding a new policy regarding restricting or limiting 
parking along neighborhood streets in certain areas. Example of suggested text: 
 
Along neighborhood streets parking from commercial development and park users will be 

monitored to avoid congested neighborhood streets.  
 
Implementation:  Consider policies in the Neighborhood plan and forward comments to 
Public Works. 
 

VII. OPEN SPACE AND PARKS 
 
Michael Cogle with the Parks Department gave a presentation to both Advisory Groups on the 
status of parks in the neighborhoods. He mentioned that the current Parks and Recreation 
Plan for the City is consistent with many of the ideas above including acquisition of additional 
land adjacent to Yarrow Bay Wetlands, improvements to Houghton Beach Park (partially 
completed) and shoreline restoration at Houghton and Marsh Park (not completed) as well as 
opportunities to connect Terrace Park with a future Cross Kirkland Trail along the BNSFR. The 
Parks Department will be updating its Parks Plan in 2010.  
 
Existing neighborhood plan text on pages XV.A-13-14: 
 
Open space/parks should be maintained in the Lakeview area. 
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Current park needs for this area are being met by facilities at Lakeview School to the north and the 
waterfront parks to the west. In addition, the former Houghton City Hall site has been developed as 
Terrace Park, a neighborhood facility. 
 
Open space and recreation facilities and opportunities are identified. 
 
The shoreline represents a unique feature of the natural environment. It provides areas for active and 
passive 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 L1). In addition, 
Morningside Park in the town of Yarrow Point is located west of the Yarrow Bay Wetlands. 
The City should continue to pursue the policy of acquiring waterfront property for recreation purposes 
wherever possible. In particular, the Yarrow Bay Wetlands have been identified as a potential passive 
recreation/nature trail park. Intergovernmental funding for the purchase and improvement of this 
regional facility should be sought. 
 
Houghton slope should be maintained as an important visual amenity. 
 
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. 
 
Major pedestrian and bicycle system discussed. 
 
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 L2. 
Two of these pathways which traverse the Lakeview Neighborhood should receive top priority for 
implementation: 
(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 parklands, City right-of-way, and public access easements. 
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. 
 
Major pedestrian/bicycle ways are identified. 
 
Bicycle/pedestrian ways shown in Figure L2 for this area represent only the major routes and do not 
include 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. 
 
Discussion: The Group spent a significant amount of time discussing the importance of 
maintaining vegetation and trees in public parks in order to maintain wide, expansive views of 
Lake Washington and beyond, including involvement by the neighborhood when planting new 
trees in parks. 
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Recommendation: The Group supports the existing policy text regarding maintaining parks, 
acquiring additional waterfront property for parks, improving the pedestrian trail from 
Houghton Beach Park, Yarrow Bay wetlands, to Watershed Park, and encouraging a bicycle 
and pedestrian path along the BNSF railway right of way. 
 
The Group would like the Neighborhood Plan parks and open space policies also include these 
comments: 
 

o Maintain public views of Lake Washington. Waterfront parks shall keep wide, expansive 
views of the Lake and not be obstructed by trees.  

o Surrounding neighbors shall be involved with the Parks Dept. decisions regarding the 
tree variety, height and location by notification to the Lakeview Neighborhood 
Association and the City’s normal communication channels. 

o Seek opportunities for more pocket parks at street ends along the shoreline. (current 
Parks policies support this) 

o Waterfront parks should be a model for how private shoreline property owners can 
restore their shoreline. Hard armoring should be removed while ensuring erosion 
protection. 

o Choose appropriate recreational activities for each park (i.e. recreational or passive 
nature) 

o Support development of the Burlington Northern Santa Fe Railroad right of way as a 
multipurpose trail with pedestrian access points along the corridor at street ends and 
other areas. 

o At Yarrow Bay Wetlands, support removal of invasive species in water (milfoil) and on 
land and installation of nature boardwalk trails and boat access opportunities assuming 
that ecological functions can be maintained.  

 
Implementation: Consider policies in the Neighborhood Plan and forward comments to the 
Parks Board for consideration.  
 

VIII. PUBLIC SERVICES/FACILITIES/UTILITIES 
 
The Group did not spend much time discussing this section of the Plan since there are very 
few issues. The Group would like to see the existing policy regarding undergrounding 
overhead utility lines be retained.  
 
Existing neighborhood plan text on pages XV.A-14-17: 
 
Water, sewer, and drainage facilities are discussed. System deficiencies should be 
corrected or upgraded prior to occupancy of new development. Runoff should be 
minimized. 
 
In parts of the Lakeview area, water and sewer service is not adequate to support full development 
according to land use designations in Figure L1. Isolated problems may also arise with regard to storm 
drainage as natural areas become developed. Prior to occupancy of new development, the water, 
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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. 
 
Adequate water and sewer facilities should be required prior to the time of occupancy. 
 
Water, sewer, and drainage facilities are adequate for possible developments along Lake Washington 
Boulevard. 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. 
 
Undergrounding of utilities should be actively encouraged. 
 
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. 
 
IX. URBAN DESIGN  
 
Page A-18 of the Plan discusses the urban design assets of the neighborhood and illustrates 
these on Figure L-3 including: territorial views of Lake Washington from NE 68th Street, 
Houghton Beach Park, Marsh Park, significant vegetation of Yarrow Bay Wetlands, gateways at 
the 520 Interchange, at Lakeview Drive, pedestrian pathways along Lake Washington BLVD 
and Lakeview Drive.  
 
High priorities stated in the existing plan are preserving open views from Lake Washington 
Blvd and SR-520 and recognizing the value of the following as visual landmarks: old shipyards, 
historic Marsh, Sutthoff and French homes, shoreline parks, pedestrian pathway along Lake 
Washington Blvd.   
 
Existing neighborhood plan text on pages XV.A-18-20-21: 
 
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 SR520 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 manmade 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. 

36



  ATTACHMENT 1 
  Advisory Group Recommendation 

Page 33 of 35 
 

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. 
SR520 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 
SR520 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 SR520 and Lake 
Washington Boulevard. 
 
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. 
 
Activity Node is discussed. 
The commercial uses located in the interchange of SR520/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. 
 
Edges are discussed. 
The outer boundaries of the Lakeview Neighborhood are determined by two ‘Hard Edges’ (SR520 and 
the railroad tracks) and two ‘Soft Edges’ (The Yarrow Bay Wetlands/Slope and Lake Washington). 
SR520 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’ 
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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. 
 
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. 
 
Recommendation: The Group would like the following comments considered for updating the 
Urban Design policies section of the Plan:  
 
Visual and Historic landmarks/Views 

o Retain existing text regarding preserving open views from Lake Washington Blvd 
and SR -520. Text should include discussion of “preserving and enhancing” views of 
Seattle skyline and Olympic Mtns. The City may want to look at how other cities 
have used the terms “panoramic views” or see Oak Harbor‘s policies for “view 
sheds”.   

o Text should be consistent with the Community Character Element including CC 
Policy 4.5 Protect public scenic views and view corridors.  

 
Historic landmarks Existing text should be retained regarding historical landmarks. Providing 
directional signs along Lake Washington Blvd pointing up to historic homes is desired.  
 
Gateways 

o Should a TOD at the Park and Ride move forward, text should state that this location at 
108th Avenue NE is an important gateway to the City and therefore architectural design 
and orientation of buildings and landscaping should be high quality.   

o Lakeview Dr. and Lake Washington BLD is a gateway. 
o 520 Interchange changes: Revise text to include how it will change the gateway. The 

group would like clarification on what changes are planned and how they will impact 
the neighborhood. Are sound walls planned? 

o Art should be included in gateway designs. 
o The Kirkland entrance sign at 38th and Lake Washington Blvd should be updated; 

raised; flowers planted; lit for evening viewing. Update photo of neighborhood sign in 
Figure L-4.  

o Architectural design, building orientation to the street and landscaping on either side of 
Lake Washington Blvd at the 520 interchange should be attractive as a gateway to the 
City. 

 
Establishing Design Guidelines and Design Review for the Yarrow Bay Business District is 
supported by the Group.  
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Pathways Keep text describing L-2 and L-3 pathways. Add text to improve, maintain pathways, 
and add directional signs.  
 
Activity Node Update to include 520 interchange improvements and delete Denny’s. 
 
Implementation: New Design Guidelines would require a Municipal Code amendment. The type 
of Guidelines would need to be determined whether pedestrian oriented or other. A Zoning 
Code amendment to Chapter 92 and other chapters would be necessary. 
 
 
ENCLOSURES: 

1. Advisory Group Members 
2. Study Areas Map 
3. Existing Lakeview Neighborhood Plan 
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Residents/Businesses:
� Georgine Foster
� Sally Mackle
� Robert Style
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� Melinda Skogerson
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� Doug Waddell
� Susan Thornes (LNA)
� Stephen Jackson (LNA)

Boards and Commissions:
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� Jay Arnold (PC)
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City staff:
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Study Area 1
Carillon Point
PLA 15A/B zone
LV Plan p.XV.A.8.1-10

Study Area 2
PR 3.6(2) zone
LV Plan p.XV.A.-12

Study Area 3
PR3.6/RM3.6 zones
LV Plan p.XV.A.12-13

Study Area 4
Yarrow Bay Bus. District
PLA3A/PO/FCIII/PR 8.5 zones
LV Plan p.XV.A.7-8,11-12

Study Area 5
TOD at S. Kirkland P&R
PO zone
LV Plan p.XV.A-14

Study Area 6
PLA 2/PLA 3B zones
LV Plan p. XV.A.6-8

Study Area 7
WDIII/WDI zones
LV Plan p. XV.A.10

Study Area 8
RM 3.6 zone
p.XV.A.3-4

Study Area 9
RS 5.0/7.2/8.5/12.5 zones
LV Plan p.XV.A.4-5
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Ci ty  o f  K i rk land  Comprehens ive  P lan XV.A-1
(May 2009 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 Figure L-1. These
designations are based on several adjacent uses, traf-
fic patterns, land use inventories, and other relevant
concerns. For convenience, the following analysis of
this neighborhood has been divided according to
functional headings. The use of a particular piece of
property 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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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 wet-
lands, 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 sub-
ject to uneven settlement problems. If development
does occur in the wetlands or the remaining area not
discussed below, densities should be extremely lim-
ited (one dwelling unit per acre). Any development
should undertake methods to prevent methane entrap-
ment and settling of both structure and utilities sys-
tems.

The preferred use of the uplands portion of PLA2,
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 PLA2, adja-
cent to Points Drive, provides an excellent opportu-
nity for high-density residential because of its close
proximity to an employment center, access to transit
facilities, and its separation from adjacent low-den-
sity 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 Wash-
ington Boulevard interchange is defined as Planned
Area3. This planning area is divided into two subar-
eas, based on the unique conditions for development
within each subarea. There are many planning con-
straints on development in this area. This area is the
entrance to the City and, hence, the character of devel-
opment 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 devel-
opment 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 me-
dium 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, cer-
tain increases in the height of structures may be con-
sidered as long as views are not significantly
obstructed.

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

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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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 pe-
rimeter as well as other areas suitable for passive pub-
lic use.

PLANNED AREA 4: SOUTH
KIRKLAND PARK & RIDE

The property containing the South Kirkland Park and
Ride is about seven acres in size, with approximately
equal portions of the site lying within the cities of
Kirkland and Bellevue. The site is owned by King
County, and currently developed as a Park and Ride
with approximately 600 parking stalls and a transit fa-
cility. The site is generally level, but has a steep slope
along the eastern and southeastern boundaries within
the city of Bellevue section of the site. Tall trees and
heavy vegetation are present within the hillside areas.

King County has identified the South Kirkland Park
and Ride as a potential site for transit-oriented devel-
opment (TOD) for several years. Affordable housing
is generally included in King County TOD projects,
and is anticipated to be a significant component of fu-
ture residential development at the South Kirkland
site. The City of Kirkland has identified transit-ori-
ented development at the South Kirkland Park and
Ride as a key affordable housing strategy. The City
supports multifamily residential as the predominant
use of the site in a transit-oriented-development
project, with a variety of other uses to be allowed as
well.

The South Kirkland Park and Ride property may con-
tinue as a transit facility with the potential for office
use. Alternatively, if the site is redeveloped with

TOD, the principles discussed below should be used
to guide development at the Park and Ride.

� Ensure that transit-oriented development pro-
vides for mixed-income housing, including a
minimum of 20 percent of total units to be
affordable to low and/or moderate income
households.

• Development should strive to achieve
greater affordability for at least 20 percent
of its units, with an additional 25 percent
to be affordable to median income house-
holds, through the use of as many funding
sources as are necessary.

� Develop implementing regulations for coordi-
nated development of the entire site. 

• Establish standards for building height
and mass that acknowledge site topogra-
phy and existing vegetation as factors for
consideration.

� Implement design standards for Planned Area
4.

• Ensure that regulations support appropri-
ate building scale and massing throughout
the site, produce buildings that exhibit
high quality design and incorporate pedes-
trian features and amenities that contrib-
ute to a livable urban village character for
the TOD.

• Provide guidance for the streetscapes
along NE 38th Place and 108th Avenue
NE to ensure buildings do not turn their
backs on the streets and development pro-
vides a welcoming and attractive presence
at this gateway to Kirkland.

• Protect the vegetative buffers and signifi-
cant trees along the site’s eastern and

Subarea B should include public use areas.

Provide for affordable housing.

Ensure high quality site and building design.

ATTACHMENT 1-ENCLOSURE 3

54



Ci ty  o f  K i rk land  Comprehens ive  P lan XV.A-8.1
(May 2009 Revision)

XV.A.  LAKEVIEW NEIGHBORHOOD

southeastern borders through develop-
ment standards.

• Minimize the visual impacts of parking
facilities from adjacent rights-of-way.

� Foster the creation of a vibrant and desirable
living environment through the use of high
quality design, public amenities and open
space.

� Promote sustainable development through sup-
port of green building practices at the Park and
Ride.

� Create the opportunity for Transit-Oriented
Development at the site through the develop-
ment of standards and regulations that support
necessary densities. 

� Expand opportunities for retail development,
incidental office development, and childcare
facilities at the site to serve users of the Park
and Ride, site residents and others.

� Provide opportunities for all types of users of
the site to access the BNSF corridor, however
it is developed, along the eastern boundary of
the Park and Ride site.

� Reduce the need for parking at the site through
regulations that promote shared parking
between uses, and incentives to support alter-
natives such as shared car services and electric
cars.

� Mitigate traffic, visual, noise and other impacts
from more intensive development of the Park
and Ride to the surrounding street network and
residential areas.

� Coordinate an approach for the review and
approval of development proposals for the site
with the City of Bellevue. 

� Manage emergency services to the site through
agreements with the City of Bellevue.

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 owner-
ship. The area west of the Boulevard is located adja-
cent 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 water-
line and, therefore, is not subject to the Shoreline Mas-
ter 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 facil-
ity 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 com-
plex which terraces up the slope and bisects the area.

Maximize effectiveness of transit-oriented
development (TOD).

Coordination with the City of Bellevue.

Subarea A is described.

Subarea B is described.
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The primary objectives for development in Planned
Area15 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 nat-
ural 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 move-
ment, noise and glare from uses of higher intensity,
and compatibility of building scale. While the poten-
tial public benefits from development in Planned
Area 15 are considerable and should not be dimin-
ished in importance, these benefits should be
achieved in a manner that offers property owners in
Planned Area 15 reasonable development opportuni-
ties 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

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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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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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. Ac-
cordingly, 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 de-
velopments 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 Dis-
trict. Traffic on Lakeview Drive has increased signif-
icantly in recent years, partly because of its use as an
alternative to Lake Washington Boulevard. Future
traffic levels should be monitored and necessary mea-
sures undertaken to mitigate impacts. 

East-west through access up the slope is provided
only by NE 52nd Street. This street has been redevel-
oped 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.

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

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

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.

Bicycle/pedestrian pathways are discussed.
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The Lakeview Neighborhood has a very clear and
vivid visual image that is created by a number of ur-
ban 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.

The two major visual landmarks in this neighborhood
are Lake Washington and the Yarrow Bay Wetlands.
These large natural features provide a sense of orien-
tation 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 land-
marks 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 manmade 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 exam-
ple, 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.

SR-520 and Lake Washington Boulevard are the two
pathways from which a majority of residents and
passersby form their visual impression of the Lake-
view 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 Washing-
ton Boulevard as both an automobile and pedestrian
pathway is critical. It is the route by which the neigh-
borhood’s landmarks are seen and its most prominent
gateway entered. Slower traffic speeds will enhance
the motorist’s ability to appreciate the visual land-
marks as well as improve the safety and viability of
the Boulevard as a public promenade.

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

A very important gateway is the City’s southern en-
trance at the Interchange of SR-520 and Lake Wash-
ington Boulevard.

8. URBAN DESIGN

Urban design assets are identified on Figure
L-3.

‘Visual Landmarks’ are discussed.

‘Pathways’ are discussed.

‘Gateways’ are discussed.
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Lakeview Neighborhood Plan Update Schedule Revised 8/10/2010   

Dates are subject to change 
 

��  September / October 2009 
 

PC and HCC meeting to approve update process 
 

��  October 29, 2009 Public open house  
 

��  November 2009 Advisory Group formed 
 

��  December 8 & 9, 2009 Neighborhood U meetings (2) for Kirkland Alliance of 
Neighborhoods 
 

��  January - July 2010 Lakeview Advisory Group meetings  
 

 August 23, 2010 HCC/PC joint study meeting to discuss recommendation  
 

 September 27, 2010 HCC study meeting 
 

 October 25, 2010 HCC study meeting 
 

 November 18, 2010 PC study meeting 
 

 December 2010 Advisory Group review 
 

 January 2011 HCC/PC joint open house/public hearing 
 

 February 2011 PC Recommendation 
HCC Recommendation 
 

 March 2011 City Council Review 
 

 April 2011 City Council Action 
 

 May 2011 HCC Action 
 
 

HCC=Houghton Community Council PC=Planning Commission 
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Lake Washington Blvd Community Group  
for Improvements and Fair Zoning 

August, 2010 

Dear Kirkland Planning Commission and Houghton Community Council Members;  

We are a group of property owners between 38th NE and 52 NE along the East side of Lake 
Washington Blvd.  This is a ½ mile area of land whose zoning has not been changed for at least 
75 years.   We are grateful that you are taking notice of the need to update the zoning in our 
area.  We are asking for a rezone of our area to allow for new homes to be built on smaller lots.  
A density of 3.6 or 5. would allow all the current home owners to add between one and four 
houses to their lots.  The 3.6 density is the same as across the street from our area, along the 
waterfront, and would allow for single family homes, for clustering of homes, or for duplexes, 
triplexes, and townhomes. 

All new housing would be subject to the same zoning restrictions in place for Kirkland, 
including a height restriction of 30 ft., protection of slopes, significant trees, care with  
hazardous areas, and other restrictions currently in the code.   

The question the majority of property owners are asking is “ Why is every other part of the 
Blvd, from the Bellevue city limits into downtown Kirkland, zoned multi-family, but our 
area is not?”  The only reason for this is that 25 years ago, when the city did a rezone 
along the water side of the street, it did nothing for our side.  And there seems to be no 
one who can tell us why not.  The City has not done a look at the zoning here sine the mid 
80’s, even though many of the residents have asked them to do so.  This has been our first 
opportunity to have this issue taken up by the Councils since the mid 80’s, even though it 
is suppose to be done every 10 years, every seven years according to the Growth 
Management Act.  To have one side of our neighborhood zoned 3.6 and our side zoned 12.5 
makes no sense and serves to discriminate against our ability to make changes to our property.  
In addition, we are paying large property taxes for many of our lots that are almost twice the 
size of the current zoning.  So for the past 25 years have been paying additional property taxes 
on land that we can do nothing with.    

Forty to sixty years ago, large single family lots were the norm in the city.  Since then, lots 
have grown much smaller and most families now want these smaller lots.  Also, in the past 60 
years, the Blvd has changed from a neighborhood to a busy street with so much traffic that 
there is no sense of neighborhood, people cannot visit neighbors because of the large lots and 
the narrow sidewalk, and the older houses are falling into disrepair and even decay.  Because 
of the lot sizes, the busy street, and the older homes, people are finding it difficult to sell their 
homes and many of them are therefore becoming rentals.  Three are actually vacant and at risk 
of squatters or even more serious physical decay.   

The recent Growth Management Act has become important as we consider changing the 
zoning in this area.  The GMA policy is to maintain low density and farmland outside our cities 
by increasing the density within the cities.  This will mean less traffic from outside the cities, 
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less use of cars and gasoline, and will contribute to keeping green space available for future 
generations.  

Kirkland has echoed other nearby cities with a large amount of infill of newer homes in what 
was larger lots.  The Blvd area will continue this policy by allowing greater density than the 
12.5 current zoning., with the actual size of the lots being closer to ½ acre (23,000 sq. ft.)   
(The only other areas of Kirkland that have this zoning are Bridle Trails and Forbes Creek.)   

We also realize there is a need in Kirkland for low and moderately priced housing.  Because of 
the cost of land, large lots (12.5 is the actual zoning, but many of the lots are almost a ½ acre)
are unable to allow the moderate priced housing the city wishes to attract.  However, smaller 
lots as are currently being built on at the Nettleton and behind the Metropolitan market, 
because they are priced less, will allow more moderate priced homes to be built. By re-zoning 
this area of the Blvd. the same as the opposite side of the street, we will be able to build  
affordable houses and attract younger families to our area, something the waterfront side of the 
street is unable to do.    

As a gateway into Kirkland, the Blvd. will be greatly enhanced by newer homes.  Existing 
newer homeowners will also benefit because new construction always is more desirable to 
buyers. The clustering of the new homes will also result in a true neighborhood, something 
always lacking in the current area because of the almost ½ acre size of the lots.  Smaller lots, 
with homes closer together, (clustered for open space for play areas for teens and children) will
allow our area to be a real neighborhood.   

The property owners with the almost ½ acre (21,500-23,000 sq ft.) lots are also paying taxes on 
property they cannot utilize and cannot subdivide.  These extra taxes are an unfair burden on 
the property owners that would be ended with smaller lots.    

Our group has visited almost every home between 38th and 52nd NE and discussed with the 
owners what we are doing.  There are three homeowners we know of who are opposed to the 
zoning change.  Those in newer homes will probably stay in their homes (all the newer homes 
are on smaller lots of 12.5, not the almost 1/2 acre lots), but when they go to sell in 20-30 years 
time, the rezone will be even more important and will certainly benefit them.  We will bring 
the names and addresses of the homeowners of the Blvd. who agree with our request t your 
first meeting.  Except for the seven homes where no one was at home for three different visits 
to them and that did not respond to a letter sent to them, and the three owners who have 
expressed opposition, all the other property owners (28 in number but who own 38 lots out of 
48 lots total) have signed the petition or agree with the rezone.  (I have excluded Verizon from 
this count.)      

Newer homes along this part of the Blvd will be a great benefit to the business community in 
Kirkland.  They will have access to more residents, many of whom will have families and will 
take part in shopping and dining in Kirkland.    

Your decision to grant our request is well supported by the laws governing rezoning, which 
provide for such changes where there is: 
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1. A change of conditions (eight decades have passed since the original zoning and 
conditions along the Blvd have changed substantially since then).   

      2.  Change in neighborhood (the entire area from 38th St. into Kirkland has changed in the 
intervening 60-80 years, with rezones allowing for greater density, the only exception being 
our area.  The new changes just south of 38th St., as proposed in the updated comprehensive 
plan, allowing for 4-5 storey buildings and commercial usage further  
erodes any semblance of a single family neighborhood). 

3. Change in public opinion (as seen from the fact that the great majority of the residents in 
our current zoning area agree with this change). 

Furthermore, rezoning us the same as the rest of our area would be in line with the law which 
aims to prevent unfair discriminatory zoning treatment (different than similarly situated 
surrounding land). 

Thank you for your understanding of our situation. 

Sincerely,  

The majority of property owners on the East side of Lake Washington Blvd between 38th and 
52 NE in Kirkland who have signed their names on the petition to be presented to you at your 
first meeting.  

We are inviting all the members of the Houghton Community Council and 
the Planning Commission to tour the area for rezone so that you can get a 
better understanding of our issues and concerns and see for yourself what 
passing cars cannot see.  Please call Sally Mackle (206-465-0029) to schedule 
a time that is convenient for you.  We are available for tours any day 
between 8 a.m. and 8 p.m.    
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July 13, 2012 

My Name is Steven Blew and this is my wife Mary-Lou Misrahy.  We have lived at 4506 Lake 
WASHINGTON Blvd NE for all most 6 years.   

We recently learned that there is a movement by some property owners in the Lakeview Single family 
area of Kirkland to rezone the household density from 12.5 to 3.8.  I recently attended a Houghton 
Community Council meeting to voice my concern and left with the feeling that this issue was subject to 
the need analysis that would lead to a decision that would be in the best long term interest of the 
community.  Less than one week later, I was informed that the Lakeview Advisory Group had voted on 
this and recommended such a change which at this point seems to only be advantageous to those who 
do not plan to remain in our community.  

We would like to once again express some of our objections to this proposed change. 

We share all of the objections expressed in Walt and Judy Skowronski’s comprehensive memo on this 
subject of July 2, 2010 to the Kirkland Planning Department. 

If you listen to the argument of the citizens who are proposing this change, it is for the purpose of 
improving our neighborhood.  Yet these so called improvements would lead to many of these people 
leaving the neighborhood.  One has to question their real motivation for championing this proposal.  
Here is my observation of who they are and what their motivation is.  One family tried to sell their house 
with a double lot as the real estate market started to fall. They apparently could not get what they 
perceived the property was worth.  Now they are leaders of this movement.   Another very nice couple 
who knocked on our door one afternoon explained to me how they have lived here for over thirty years 
and were looking forward to retirement someplace else if they could sell there property at a decent 
price.  Then of course there are those property owners that are renting and have all ready moved out or 
bought property as speculators.  How could anyone believe they have anyone’s interest at heart other 
than there own pocketbook?  These individuals are not committed to the long term health of the 
community and will not have to deal with the adverse consequences of this change. 

Do we want “The Gateway to Kirkland” to be all big boxes?  Is this the image of our city we want to 
present or do we want to continue to exhibit diversity in this corridor?  These are desirable lots where 
attractive single family homes could be constructed or renovated enhancing the image of our city 
without significant disruption to our neighborhood.   

Part of the Kirkland life style is walking, running and biking along the Blvd.  On weekends and nice 
evenings this type of activity is significant in our area.  Adding density will make the street congestion 
worse than it is.  Adding another street light in the area will not make the additional vehicles go away 
nor will it make the outdoor environment any better.  More cars in the same area is not an 
enhancement to safety or living quality.  This is not just about the people in this small area but truly will 
impact our neighbors in higher density areas as well.  What about them? 
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In the final analysis this is not a good idea, it benefits a few people who are leaving our neighborhood or 
do not currently live here.  It will not enhance the quality of life for those who remain in city.  We urge 
that you not recommend this change to the Houghton Community Council or the Kirkland Planning 
Commission. 

Steven Blew and Mary-Lou Misrahy 
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To:  Janice Soloff                                                                                                July2, 2010 

Project Planner 

Kirkland Planning Department 

 

RE:  Proposed Zoning Change for Lakeview Single Family Area 

 

We are Walt and Judy Skowronski, and reside at 4510 Lake Washington Blvd., in one of the single family 
homes on the east side of the street, between 38th and 52nd. It has come to our attention just four days 
ago that a number of fellow residents are aggressively requesting that the City change the zoning for 
this segment of the street from a density of 12.5 to one of 3.8. We’ve seen much correspondence over 
the last few days urging this change, and actually attended the most recent Houghton Community 
Council to see what was going on. We voiced concern  over this proposal and left figuring there would 
be future opportunities to comment further after the Lakeview Advisory Group indicated it needed  
more time to review before taking a vote. Unfortunately, we were unable to attend their meeting the 
following evening, but subsequently heard that they had voted to recommend the zoning change. 

 As a result, we would like to take this opportunity to formally express our opposition to this zoning 
change and go on the record for such. 

 

We’re going to apologize in advance for the length of this letter, but we believe each of the issues 
mentioned in support of this zoning change need to be addressed, because personal observations 
appear to be presented as facts, and assertions made that simply are not true. We cannot in good 
conscience let these constitute the only ‘fact-base’ for such an important issue. 

 

We assume the Planning Commission and the various neighborhood Councils are  tasked with doing 
what is in the best interests of the City and all its residents, and not necessarily an agenda proposed by a 
select few residents that represents their personal interests at the expense of other residents. We fear 
this zoning proposal is a case of the latter. 

Any discussion as important and far reaching as a change in zoning density needs begin with the 
fundamental question ‘WHY’.  Why do a group of residents want it ?  Why should the City change the 
current status quo ?   We do not know the answer to the second question, and would look forward to 
reviewing City studies that present the pros and cons of such a change, and that address the issues of 
traffic, environment, vegetation, safety, slope engineering, property valuations and the like. But, we 
think, after reading the correspondence in support of this change,  that we have a pretty good 
understanding to the answer to the first question. The residents pushing this change desire to sell their 
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homes and are unable to get the prices for them they believe they should. They believe a zoning change 
will increase the value of their property and enable them to sell to developers who would earn their 
return from building multiple unit dwellings. Hence, the higher the density, the better !!  

 

Now let’s look at this in a bit more detail. This country is not yet recovered from the worst real estate 
meltdown in years, after home prices clearly reached ‘inflated bubble levels’. Home values are way 
down , yes, and aren’t likely to recover to those inflated values for a long time, if ever. Also, one’s home 
is only worth what the market is willing to pay for it….not what a resident believes the worth should be. 
Age, condition, location, desirability all impact prices. Values today are what they are….unfortunately, 
that is the reality we all have to live with. Because some don’t like those values is not sufficient rationale 
to petition the City to change the zoning, which, by the way, may significantly impact those residents 
NOT trying to sell their homes, and which is tantamount to a City government bailout of their real estate 
difficulties.  

 

The proponents keep citing that they have signatures to the petition that represent the majority of the 
impacted single family homeowners. No one has spoken with us. Maybe we weren’t home when they 
supposedly came…don’t know. But our phone works and we didn’t receive any messages. Also, if 
someone were to come to our house and offer, “If you support and sign this petition, your home value is 
going to go up substantially”,  on the surface that sounds pretty darn enticing, and we just might be 
inclined to sign it…..that is, until one considers the consequences. As they say, ‘there is no free lunch’. 
What will be lost is a very important part of Kirkland—a single family oasis on Lake Washington Blvd. It 
will ultimately be completely replaced with’ big boxes’, of apartments, condos, and townhouses. Soon 
lost for remaining residents, who bought into the single family lifestyle and do not sell their homes, will  
be privacy, serenity, lush vegetation, views, easy access to the major highway system, and much 
more….all things most important to us, when we moved into Kirkland six years ago, after a short stint in 
Bellevue’s Bridle Trails. Kirkland loses a valuable element of resident diversity. 

In addition, I would think the number of ‘impacted residents’ is  significantly greater than just the  single 
family homeowners in this area. What about the residents on the west side of the street, or the 
residents east of the single family homes and up the slopes ? 

 

Let us address some of the specific issues mentioned in the correspondence sent to the Planning 
Commission. 
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Property values for remaining residents will not decrease ?? 

Homes not sold to developers are likely to see pressures on their valuations, as the character of the 
neighborhood changes from all single family to ‘big boxes’. Those that remain the longest will get 
impacted the worst. We just don’t see how the loss of today’s character can be beneficial to the City and 
remaining residents, who will be sandwiched in the midst of big boxes. 

Reasons to rezone ?? 

Cited are: no sense of neighborhood, no visiting between households, older houses falling in disrepair, 
and people not being able to sell their homes. Are these sufficient reasons to even think about a major 
zoning change ??!!  Regarding older homes, developers are always looking for opportunities  for 
replacement of such properties…for the right price. We’ve seen it again and again, in the many cities we 
have lived in. There may need to be some help from the City on selected variances (don’t know), but 
there’s nothing to prevent older single family homes from being replaced with newer ones, which could 
be quite attractive for the area. 

Growth Management Act ?? 

Proponents cite the GMA as a call for higher density, with the result of less traffic, and less use of cars 
and gasoline from outside the City. But, won’t an increase in density bring more cars and gasoline into 
the City on a permanent basis ? And won’t traffic increase substantially in the affected area ? 

Growth can be wonderful, but it is a double edged sword. Carefully planned growth that still benefits all 
residents is great for Kirkland. Growth for growth’s sake can be quite dangerous and ultimately 
potentially detrimental to all residents. Densities have been materially increased in downtown Kirkland 
and in directly adjacent areas, and we’re sure, providing significant growth opportunities for the City. 
We see no  growth driver need to change densities on the southern edge of the City on Lake Washington 
Blvd. 

Gateway to Kirkland ?? 

Rezoning will enhance the appearance of this entrance to Kirkland ?? If this is a City priority, 
redevelopment/ replacement of single family homes, per se, can accomplish this. It need not require a 
zoning change for ‘big boxes’ to effect it. 

Laws Governing Zoning ?? 

1. Change of conditions ? How much change has really occurred ? Proponents didn’t seem to mind 
the conditions and zoning while they were living in Kirkland. Now that they want to sell their 
homes, conditions have suddenly changed. 

2. Change in neighborhood ? This is a single- family neighborhood, and has always been. What’s 
changed ?? But, higher density zoning, will indeed change this. 
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3. Change in public opinion ?.....majority of residents support zoning change ? Key issues are a) 
how long will they be residents if they want to sell their homes and desire the zoning change to 
facilitate that process; b) why do they support it ( sign petition for higher home prices- ?) 

An Area of Blight ?? 

We would hardly call this entire section an area of blight. Granted there are some homes that appear in 
tough shape, but, as mentioned before, replacing these with single family homes is totally appropriate 
and happens all the time, in Kirkland and elsewhere. Again, if this is indeed a City concern, there are 
ways to deal with it, short of a draconian zoning change. 

Views Not Impacted ?? 

Proponents assert that no views will be negatively impacted because the areas to be built on are low 
enough. Big boxes take big spaces and have a dramatically different profile than a single family house 
with vegetation around it. Views will significantly deteriorate…to think otherwise is wishful thinking and 
naïve. 

Traffic Will Not be Impacted….Small Impact on the Blvd. ?? 

When you increase the density by a factor of four, the number of resident cars will be increased by the 
same factor. Traffic is already extremely difficult for residents on the east side of the Blvd.  Increased 
density can only exacerbate a tough traffic situation. 

Hazardous Building Area Not a Problem ?? 

Currently, we, as do others,  live on a very steep slope. We actually have the ‘driveway from hell’. Any 
major development is a material concern. Big boxes require deep, big foundations, and big excavations, 
which could be quite perilous to residents up the slopes. We would think considerable engineering study 
would at least be required before one could even consider a zoning change to a higher density !! 

Two Residents in Apparent Opposition Are Not on the Blvd, but Live in Homes Behind Homes on the 
Blvd ?? 

Not sure if this refers to us, but if it does, last time we checked, our address was Lake Washington Blvd. 
…believe this gives us as much a vested interest as any other resident on this section of Lake 
Washington Blvd.  

Million Dollar Homes ?? 

There appears to be a recurring theme in correspondence to the Commission and Councils that homes 
valued more than a million dollars are different and should be treated differently.  A bit discriminatory 
???  Also a statement that “ two more million dollar plus homes …might be against this 
rezone…however, one of the owners might soon be selling and so might be interested in the rezone as 
selling  this house has been difficult”.  Nice example of seller bailout via zoning ??  Kinda sums up 
proponents’ arguments ?? 
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Current Resistance from Two Homes with Fabulous Views….Feel They Have the Most to Lose with 
Rezone….but Newer Homes Will Enhance Values ?? 

We’d definitely agree that newly built homes could enhance values, if they were single family homes. 
We definitely disagree that new ‘big box’ development will enhance values for the remaining single 
family residents, and believe that values will be adversely impacted. 

Invitation to Commission/ Councils for Guide Tour of Area ?? 

We would like to host such a tour as well, highlighting likely very different perspectives. 

 

We’ve tried to address the most significant issues raised, but we’re sure there are more. It is critically 
important to all homeowners and residents of Kirkland that major, major decisions such as rezoning 
areas are made for the right reasons and after a thorough review of all the benefits and costs, for the 
benefit of the City, and for the benefit of the residents it serves. 

We believe this has not occurred for this proposal and we respectfully request the Planning Commission 
and the Houghton Community Council to deny it.  

The proposal in favor of the zoning change appears to be a blatant attempt by a selected number of 
residents desiring to sell their homes to get bailed out of real estate situations that reflect current 
market conditions not to their liking. 

We are proud of our community, Kirkland , absolutely love the overall environment, and look forward to 
being a long –term resident . 

Thank you so much for your patience in reading through this tome, and for your understanding. We 
would be pleased to engage in future discussions as well. 

Could you please advise us how to forward this letter to other members of the Planning Commission, 
the City Council , the Neighborhood Councils(HCC) and appropriate Advisory Groups. Would you prefer 
we send it, or would you prefer to forward it from your office ? 

 

Thank you. 

 

Sincerely, 

Walt and Judy Skowronski 
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August 12.2010

"'-- Houghton Community Council and Kirkland Planning Commission:

This is a request for your support in getting part of the Lakeview
Neighborhood's zoning changed to a higher density than its current RS 12.5.
A density of3.6 or 5. wouJd allow for more effective use of the limited land
available for developmem in this important and highly visible area of
Kirldand.

We have Jived on Lake Washington Blvd. since 1977; in a house thai was
build in 1933. As far as I can determine this area was platted by the
Cochrane's around 1929. The non-lake side of the Blvd was platted at
12,500 sq ft 101 size. At th~t lime this area was mostly rural and large lots
were a desired selling point for development. Today, this has all changed.
We are at the heart of a dynamic growing urban area, with Seattle, Bellevue
and Redmond at our doorstep.

By acting now \0 adjust the guidelines for growth in this neighborhood we
will have more control of the direction of development, thus meeting the
future demands of this vibrant neighborhood.

A change to increased density would allow for:
• Improve the aesthetics ofa major Kirkland gateway
• Allow for greater flexibility in site design
• Allow for consolidation of access points
• Encourages older homes to be redeveloped
• TIle clustering of homes, for duplexes. triplexes. town homes. and of

course single family residences.
• Support infill within the Growth Management Act

As a long time resident and supporter of Kirkland. we ask your support for
this requested density change. It will allow us to improve our neighborhood
and enhance the image of Kirkland.

Thank you.
Donald & Michelle McCaJe
4604 Lake Washington blvd NE
Kirkland, Washington 98033


