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MEMORANDUM
To: Planning Commission
From: Angela Ruggeri, Senior Planner
Jeremy McMahan, Deputy Director, Planning and Building Department
Date: June 3, 2019

Subject: Citizen Amendment Requests, File Numbers CAM18-00764, CAM18-00444
and CAM18-00741 and Work Program Update

Staff Recommendation
Provide feedback to staff on proposed work program update for Kirkland Urban.

Review the three Citizen Amendment Requests received in 2018 and the
recommendation from the Houghton Community Council for the two requests in the
Houghton Jurisdiction. Provide a recommendation to the City Council on whether the
requests should be studied in 2019; deferred to a future work program; or not
considered further.

Background

Kirkland Urban Proposal

There have been revisions requested for the second phase of the Kirkland Urban
project, including additional office square footage and a corresponding reduction in
residential square footage. There is also a request to amend the Zoning Code text that
regulates how the retail component of the development is calculated (although there is
no reduction in proposed retail square footage for the project). These revisions would
not result in an increase in the overall square footage of the development or a change in
allowed height or bulk of the proposed buildings. However, they will require
amendments to the Master Plan and Design Guidelines, the Zoning Code, and the
Planned Action Ordinance. A change to the existing work program will be required to
allow staff and the Planning Commission to complete the analysis for the proposal in
2019. Staff will be taking the proposed change in the work program to the City Council
on June 18 for its review. Any feedback provided by the Planning Commission will also
be given to the Council at that time.

Citizen Amendment Requests

The City uses a systematic process to amend the Comprehensive Plan, and to make
changes to the Zoning Map or Zoning Code that are necessary to implement the Plan
amendments. There are two ways changes can be made. The City can initiate the
change, or a Citizen Amendment Request (CAR) may be initiated by the public.
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CARs may be made by an individual, property owner, neighborhood organization, or
other group. CARs are considered once every other year, during odd years. Each CAR
that is submitted must go through a two-phase process as described below. There were
three CAR applications received for the 2019 review. Two of the applications were for
properties in the jurisdiction of the Houghton Community Council (HCC). The HCC
reviewed one of the applications at its April 22, 2019 meeting and the other application
at its May 30, 2019 meeting. The HCC recommendations on the two applications and
staff’'s recommendation on all three applications are included below.

Phase |

The Planning Commission and Houghton Community Council (if the site is in its
jurisdiction), make a threshold review of the CARs and recommend to the City Council
which ones should be considered further based on criteria specified in the Kirkland
Zoning Code (see below). The City Council reviews the recommendation at a public
meeting and determines which requests should be studied further. The Council also
determines which requests will go to Phase Il in the current year and which will be
reviewed in a subsequent year, depending on the number of requests, available
resources, and the Planning and Building Department's work program.

Phase 11

Any CARs that are approved by City Council for additional study move to Phase II.
During the second phase, the merits of the proposal are evaluated, and potential options
are considered. The City may expand the geographical study area beyond that which is
proposed by the applicant. The Planning Commission holds a public hearing and makes
a recommendation to the City Council. The City Council considers the recommendation
and makes the final decision on the request. If the CAR is in Houghton, the Houghton
Community Council may exercise its disapproval jurisdiction for any request that is
approved by the City Council.

Criteria for approving changes to the Land Use Map and Zoning Map
As the Planning Commission considers whether to recommend further study of the
CARs, the following Zoning Code criteria need to be considered:

130.20 Legislative Rezones — Criteria
The City may decide to approve a legislative rezone only if it finds that:

1. Conditions have substantially changed since the property was given its present
zoning or the proposal implements the policies of the Comprehensive Plan; and

2. The proposal bears a substantial relationship to the public health, safety, or welfare;
and

3. The proposal is in the best interest of the community of Kirkland.

140.25 Factors to Consider in Approving an Amendment to the Comprehensive Plan
For both City and citizen-initiated amendments, the City shall take into consideration,
but is not limited to, the following factors when considering approval of a proposed
amendment to the Comprehensive Plan:
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The effect upon the physical, natural, economic, and/or social environments.

2. The compatibility with and impact on adjacent land uses and surrounding
neighborhoods.

3. The adequacy of and impact on public facilities and services, including utilities,
roads, public transportation, parks, recreation, and schools.

4. The quantity and location of land planned for the proposed land use type and
density.

5. The effect, if any, upon other aspects of the Comprehensive Plan.

140.30 Criteria for Amending the Comprehensive Plan
The City may amend the Comprehensive Plan only if it finds that:

1. The amendment must be consistent with the Growth Management Act.

2. The amendment must be consistent with the countywide planning policies.

3. The amendment must not conflict with other goals, policies, and provisions of the
Kirkland Comprehensive Plan.

4. The amendment will result in long-term benefits to the community and is in the best
interest of the community.

CAR Proposal #1 — CAM18-00764
6616 110" Avenue NE — HCC jurisdiction

The property owners, Mike Chaffee and Brock Krizan, have submitted a CAR for the
property located at 6616 110" Avenue NE (see Attachments 1 & 2). The request is to
change the Zoning Map and Comprehensive Plan designation from RS 8.5 (Low Density
Residential) to RM 3.6 (Medium Density Residential). The applicant is requesting the
amendment to allow 3 residences to be built on the property and to allow for more
housing near Downtown Kirkland and Google. A full explanation of the proposal is
included in the application (Attachment 1).

Staff Analysis — Proposal #1

In a case like this where the CAR is for a specific site, the City generally looks at a larger
area to determine how to proceed. The area map in Attachment 2 is provided to show
existing development and lots sizes around the proposal site. The yellow area on the
map is zoned single family residential and the brown area is zoned multifamily
residential.

The property at 6616 110" Avenue NE is in the northwest corner of an existing single-
family neighborhood. The neighborhood is surrounded by 110" Avenue NE to the west,
NE 65" Street to the south, 112" Avenue NE to the east and multifamily developments
to the north. The map shows the lot size, house size and year built for each house in
the neighborhood. Most of this neighborhood is made up of large lots containing large
houses that have been built in the last 20 years. It is unlikely that these existing homes
will be redeveloped soon. There are two exceptions due to the age of the existing
residences: the house on the applicant’s site at 6616 110" Avenue NE and one other
house at 6527 111" Avenue NE.
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The applicant is requesting a change in zoning so that 3 units will be allowed on this
property. The existing zoning allows for one single family home and an accessory
dwelling unit.

Staff Recommendation — Proposal #1

Staff does not recommend that this proposal be studied further. The existing
boundaries of medium density and low-density zoning are logical boundaries and
creating a small intrusion of multifamily zoning into an established single-family
neighborhood for one parcel disrupts that logic. Expanding the medium density
designation further to the south to create a more logical boundary would not likely
change land uses in the foreseeable future, besides the two parcels with older homes as
noted above. The site is part of an established neighborhood that is unlikely to be
developed as multifamily and so the outcome of such a rezone would be minimal. The
proposal does not meet the Zoning Code criteria for this change. The conditions have
not substantially changed since the property was given its land use designation in the
Comprehensive Plan and its present zoning.

Houghton Community Council Recommendation — Proposal #1

The Houghton Community Council discussed this CAR at its 4/22/19 meeting and agreed

with the staff recommendation that this proposal should not be studied further. A

summary of the discussion follows:

e Generally, the multifamily zoning in this area is reserved for properties fronting 68™,
which is an arterial.

e The area zoned single-family is an established, newer neighborhood.

e The change in zoning would impact neighbors who moved into a single-family area.

e |t was determined that it did not make sense to consider this isolated change and
that it is not a good use of staff and City resources. Changes to zoning or intensity
would be better to consider as part of a citywide or neighborhood initiative and a
comprehensive approach such as missing middle, ADUs, etc.

e There was also concern with the impacts of increased height and lot coverage
allowed in the RM zone.

Points for continued study included:

e The multifamily feel of the area when driving up 110" Avenue NE toward the subject
property.

e The proposal seems in line with the City Council’s initiatives and policy direction to
create housing and missing middle opportunities close in to urban villages like
Houghton Everest Neighborhood Center

Proposal #2 — CAM 18-00444
Corner of Lakeview Drive & NE 64" Street — HCC jurisdiction

The property owner, Deborah McFarlane, has submitted a CAR for the property
located at the corner of Lakeview Drive & NE 64" Street (see Attachments 3 &
4). The request is to change the Comprehensive Plan and zoning from low
density single family, RS 5.0 (5,000 square feet per unit or 9 units per acre) to
medium density multifamily RM 3.6 zoning (3,600 square feet of lot area per
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unit or 12 units per acre). The application states that the reason for the
proposal is to provide the same zoning designation for the subject property as
for the properties on the other three corners of the intersection at NE 64th
Street and Lakeview Drive. It also states that the rezoning of the property
would continue the multifamily designation to the south and act as a buffer
between Lakeview Drive and the single-family zone to the east. The lot
currently contains a metal garage and the owner explains that her goal, if the
rezone is approved, would be to provide more housing capacity. Based on
parcel size, the current zoning allows one unit with an accessary dwelling unit
(ADU). The proposed zoning would allow two regular dwelling units (attached,
detached, or stacked). A full explanation of the proposal is included in the
application (Attachment 3).

The applicant proposed this rezone along with the rezone of the adjoining
property to the east during the last CAR process in 2017. The property to the
east is also owned by the applicant and it contains a home built in 1988. It
was determined at the time that the proposal should not be studied further
(should not proceed to phase 2), because of the following issues.

e The Lakeview Neighborhood Plan was updated in 2011 and staff
recommended that the land use policies and boundaries be respected.
It was also suggested that the applicant could explore adding an ADU
on the property.

e |t was determined that a rezone would carve out a corner notch of
medium density zoning in an otherwise cohesive single-family district,
because single-family zoning and development would abut the study
area on its north and east boundaries.

Staff Analysis — Proposal #2

The area map in Attachment 4 is provided to show existing development and lot sizes
around the proposal site. The yellow area on the map is zoned single family residential
and the brown area is zoned multifamily residential. The applicant also owns the
adjacent lot to the east. Potential study areas include the full block outlined in a black
dashed line; and a smaller area which lines up with the multifamily zoning to the south,
outlined in a double blue line.

The property is in the southwest corner of an existing single-family neighborhood. The
properties to the west and south are zoned for multifamily. The properties to the north
and east are zoned for single family. The other three corners of the intersection of
Lakeview Drive and NE 64™ Street are zoned for multifamily.

The map in Attachment 4 shows the lot size, and year built for houses surrounding the
subject property. This area of the neighborhood is made up of a mix of relatively new
homes and several older homes (many built in 1942 as housing for the shipyards). A
number of these older houses may be redeveloped soon. The proposed zoning of RM
3.6 would require a minimum lot size of 5,400 square feet to allow two residential units
on a site. Some of the lots in the larger study area are less than 5,400 square feet and
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so would need to be combined with an adjacent lot in order to benefit from the change
in zoning.

The applicant is requesting a change in zoning so that two units will be allowed on this
property. The existing zoning allows for one single family home and an ADU on the
proposal site.

Staff is currently proposing changes to the existing Zoning Code incentives that
encourage duplex and triplex development in single family zones. These amendments
are part of the “Missing Middle” project for housing in Kirkland and will provide
increased duplex and triplex incentives. The Houghton jurisdiction does not presently
have incentives for duplexes and triplexes. If the HCC decides in the future to include
these new incentives in the Zoning Code for the Houghton jurisdiction, they would
provide additional options for this property and for those properties in the single-family
neighborhood adjacent to it.

Staff Recommendation — Proposal #2

Staff recommends that this proposal be studied further as part of the Planning 2020
Work Program. There are potential logical boundaries for an expanded study area that
would include more than the proposed CAR parcel. The expanded boundary could result
in actual changes in land use in the foreseeable future due to the age and extent of
current development in the area. In addition, the City Council has expressed strong
interest in providing more housing in Kirkland, especially in areas that are well served by
shops, services, and transportation choices.

If the proposal is to be studied further, staff recommends that it not be done until 2020,
since the City does not have the staff resources to include this in the work program for
this year.

Houghton Community Council Recommendation — Proposal #2

The Houghton Community Council discussed this CAR at its 5/30/19 meeting and agreed
with the staff recommendation that this proposal should be studied further in 2020. The
HCC also suggested that by 2020 we would know more about the outcome of the
Missing Middle code amendments and what their impact on this study area would be.

Proposal #3 — CAM 18-00741
10203 & 10213 NE 124" Street

The property owner, Sarabjit S. Mann, has submitted a CAR for the properties
located at 10203 and 10213 NE 124" Street (see Attachments 5 & 6). The
request is to change the Comprehensive Plan and zoning from low density
single family, RSX 7.2 (7,200 square feet per unit or 6 units per acre) to
medium density multifamily RM 3.6 zoning (3,600 square feet of lot area per
unit or 12 units per acre). The application states that the reason for the
proposal is the proximity of the property to the RM 3.6 zone. It is also
located between Juanita Village and the Village at Totem Lake and gets its
access from NE 124" Street. The applicant believes that building medium
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density residential (5 dwellings) would best serve the interest of the
community and that the units would be more affordable than the homes in
the RSX 7.2 zone. A full explanation of the proposal is included in the
application (Attachment 5).

Staff Analysis — Proposal #3

The area map in Attachment 6 is provided to show existing development and lot sizes
around the proposal site. The yellow area on the map is zoned single family residential
and the brown area is zoned multifamily residential.

The two properties are along the western boundary of an existing single-family
neighborhood. The property to the north (adjacent to NE 124%™ Street) is vacant and the
southern property contains a 1000 square foot house built in 1927. The properties to
the east and south of the site are zoned for single-family. The North Kirkland
Community Center and Park is to the north across NE 124" Street. There is multifamily
zoning (RM 3.6) and development to the west of the property. There is also multifamily
zoning and development zoned RM 2.4 diagonally to the southwest.

The map in Attachment 6 shows the lot size and year built for houses to the east of the
subject properties. The lots directly east of the two subject properties contain homes
built in 2008 and 2009. Further to the east are also relatively new homes (most built in
1993).

The applicant is requesting a change in zoning so that five units will be allowed if these
two properties are combined. The existing zoning allows for two single family homes
with ADUs.

Staff Recommendation — Proposal #3

Staff recommends that this proposal be studied further as part of the Planning 2020
Work Program. These two lots can potentially be included in the multifamily zone to the
west without significant impact to the single-family neighborhoods to the east and
south. The additional units that would be allowed are responsive to the City Council’s
strong interest in providing more housing in Kirkland. This area is also well served by
shops, services, and transportation choices.

If the proposal is to be studied further, staff recommends that it not be done until 2020,
due to lack of staff resources this year.

Next Steps
6/18/19 City Council meeting
e Discuss proposed work program changes for Kirkland Urban
amendments and decide on adjustments to the work program
e Receive PC and HCC recommendations on further study of CARs and
decide when and if they should move forward to Phase 2
8/22/19 Review Kirkland Urban amendments with Planning Commission at Study

Session
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15t half of 2020 Begin Phase 2 review of CARs that move forward

Attachments:

Application for CAR — File #CAM18-00764

Map of surrounding area — File #CAM18-00764
Application for CAR — File #CAM18-00444

Map of surrounding area — File #CAM18-00444
Application for CAR — File #CAM18-00741

Map of surrounding area — File #CAM18-00741

ogsrwNDE

cc: File Number CAM18-00764
Mike Chaffee, 6535 111" Avenue NE, Kirkland, WA 98033
File Number CAM18-00444
Deborah McFarlane, 8512 122" Ave. NE, PMB 225, Kirkland, WA 98033
File Number CAM18-00741
Sarabijit S. Mann, 10522 13" Avenue NE, Kirkland, WA 98033
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