
 

 

CITY OF KIRKLAND 
Planning and Building Department 
123 5th Avenue, Kirkland, WA 98033  
425.587.3600- www.kirklandwa.gov  

 
MEMORANDUM 
 
Date: February 21, 2019 
 
To:  Planning Commission 
  
From: Janice Coogan, Senior Planner 
 Angela Ruggeri, AICP, Senior Planner 
 Adam Weinstein, AICP, Planning and Building Director 
  
Subject: Amendments to Zoning Code, Comprehensive Plan Land Use Map and 

Zoning Map related to Rose Hill Neighborhood Plan Implementation,  
File Number CAM19-00043 

 
Recommendation  
Review and provide direction to staff on proposed draft amendments to the 
Comprehensive Plan Land Use Map, Zoning Map and Zoning Code to implement the 
Rose Hill Neighborhood Plan policies in preparation for a public hearing tentatively 
scheduled for March 28, 2019.   
 
Background 
The Rose Hill Neighborhood Plan was adopted on December 11, 2018 (O-4670). The 
proposed land use map amendments, code amendments and legislative rezones are 
needed to bring the Comprehensive Plan Land Use Map, Zoning Map and zoning 
regulations into compliance with the new policies in the Rose Hill Neighborhood Plan. 
Several of these amendments originated as citizen amendment requests to change land 
use classifications or code provisions during the Neighborhood Plan update process and 
are reflected in adopted plan policies. The key changes are to zones in the Rose Hill 
Business District and Planned Area 14 related to the Lake Washington Institute of 
Technology. More background on the land use study areas discussed in this memo and 
during the neighborhood plan update can be found in the Planning Commission October 
25, 2018 public hearing materials or in the City Council in the December 11, 2018 City 
Council meeting packet. At the request of City Council, staff has also proposed 
amendments to clarify the ground floor/street level floor commercial requirements for 
zones in the Rose Hill Business District to be more consistent with other commercial 
zones in the city, to promote neighborhood plan objectives related to walkable 
neighborhoods and economic development role the District plays in the city.   
 
Description of Proposed Amendments  
Below is a summary of the proposed draft code amendments. Attachment 1 is a chart 
summarizing each code amendment request and staff recommendation. Other 
attachments include vicinity maps showing the locations of the affected zones, draft text 
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amendments, and letters from applicants requesting code amendments during the 
neighborhood plan update process (Attachments 8).  
 

• Comprehensive Plan Amendment to Land Use Map to reclassify properties 
located at 8519, 8523, 8525, 8527 126th Ave NE from Low Density Residential six 
dwelling units per acre (LDR 6) to Rose Hill Business District RH5B zone (see 
RH5B Zoning Code amendments below) (Attachment 2-5). 
 

• Zoning Map amendment to reflect reclassification of parcels described above 
from RS 7.2 to RH 5B zone. (Attachment 2).  
 

• PLA 14 zone amendments related to Lake Washington Institute of Technology 
(LWIT) to implement policy guidance for a future campus expansion to allow 
market rate, affordable, residential suites or dormitory residential uses 
(Attachment 6). A future expansion of the campus would require a public review 
and hearing process.  
 

• Miscellaneous Zoning Code Sections: Amendments to replace references to NE 
85th St Subarea Plan with Rose Hill Business District (RHBD) or North/South 
Rose Hill Neighborhood Plan with Rose Hill Neighborhood Plan (Attachment 7).   
 

• Zoning Code Amendments in Rose Hill Business District (RHBD) Zones 
(Attachments 3 and 5): 

o RH5B zone: Amendment to KZC 53.52 and 53.54.090 related to four 
properties at 8519, 8523, 8525, 8527 126th Ave NE to allow detached, 
attached or stacked medium density residential development at twelve 
dwelling units per acre or limited commercial development depending on 
the location of properties.  

o RH3 zone: Amendment to increase lot coverage from 80% to 100%, 
increase building height by 8 ft. to a maximum building height of 75 ft. 
for development comprising more than 6 acres and changing Special 
Regulation #7 to increase height for the portion of the gross floor area 
that must be dedicated for residential use.  

o RH3, RH5A, RH5B, RH7, RH8 zones: Amendments to ground floor 
use/street level floor use requirements for consistency with other 
commercial zones and to promote neighborhood plan policies. See 
analysis below.  

 
• Analysis of Street Level Commercial Use in Mixed-Use Developments (RH3, 

RH5A, RH5B, RH7 and RH8) 
 
The Planning Commission and City Council recently refined the requirements for 
street level commercial use in mixed-use commercial zones in the Totem Lake 
Business District and the Finn Hill Neighborhood Center.  At the request of City 
Council, staff is proposing that similar refinements be made for the Rose Hill 
Business District zones that are adjacent to NE 85th Street and will not be part of 
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the Station Area Plan.  The ground floor commercial requirements in the Station 
Area, including zones adjacent to Interstate 405, will be evaluated 
independently.  The zones to be updated at this time are RH3, RH5A, RH5B, RH7 
and RH8.  The proposed amendments include: 

 
1. Changing the term Ground Floor to Street Level Floor in the zones listed 

above. 
 

Ground Floor is defined in Section 5.10.345 of the Zoning Code as: 
 
“The floor of a structure that is closest in elevation to the finished grade 
along the façade of the structure that is principally oriented to the street 
which provides primary access to the subject property.” 
 
Street Level Floor is defined in Section 5.10.902 of the Zoning Code as: 
 
“The floor of a building which is closest in elevation to the elevation of the 
centerline of each abutting right-of-way measured at the midpoint of the 
frontage of the subject property on each abutting right-of-way.” 

 
On properties with topography that is lower than the adjacent right-of-way 
(in this case NE 85th Street), the “ground floor” is considered to be below the 
right-of-way.  The purpose of requiring certain uses on the ground floor is to 
provide an active pedestrian environment along the street. The term “ground 
floor” was changed to “street level floor” in the Totem Lake and Finn Hill 
Zones to better define where that pedestrian environment should occur.   
 
Staff Recommendation:  Change the term “ground floor” to “street level 
floor” for the analyzed Rose Hill Business District zones: RH3, RH5A, RH5B, 
RH7 and RH8.  

 
2. Refining street level commercial regulations in mixed-use developments to 

better support the purpose of the requirements in each zone, and to promote 
viable, local-serving retail establishments and walkable neighborhoods. 
 
Staff suggests that the Planning Commission consider the objectives for 
commercial use in each zone and determine the approach most likely to 
achieve them. 
 
As part of the Totem Lake amendments, a similar analysis was undertaken to 
determine the amount of commercial use to be required on the street level 
floor of mixed-use developments. The following categories were used for that 
analysis. 
 
a. Retention of commercial use/tax base.  Where an area has traditionally 

been important to providing a strong commercial base for the City, for 

3



Memo to Planning 
Commission Rose Hill 

Neighborhood Code 
Amendments  

February 28, 2019  
  

4 

 

example Totem Lake’s role as the City’s “economic engine,” a 
requirement that commercial use occupy a percentage of the street level 
floor may be appropriate. 

 
b. Contribution to an active pedestrian environment.  Both street level floor 

uses and building design at the street level contribute to the pedestrian 
environment.  In the City’s very active commercial areas such as 
downtown Kirkland and the Village at Totem Lake, street level uses are 
generally restricted to those that draw pedestrians:  retail, 
restaurants/taverns and entertainment, cultural or recreational activities.  
In the City’s pedestrian-oriented districts, such as the downtown and 
neighborhood business areas, regulations call for a minimum linear 
frontage of commercial uses. 

 
c. Creation of a lively streetscape.  In other less active commercial or 

mixed-use areas outside of the core of the business district, the 
objective may be to simply create or enhance the streetscape to 
contribute to an interesting experience for pedestrians or other visitors.  
In these areas, a broader range of uses may be appropriate at the 
ground floor, including office uses.  

 
The following matrix provides the objective for commercial use for each of 
the commercial areas included in this analysis, as described in the Rose Hill 
Neighborhood Plan for the Rose Hill Business District and the Rose Hill 
Business District Design Guidelines. The map in Attachment 3 shows where 
the zones are located.  
 

 
Relevant Commercial Capacity and Design Objectives in Rose Hill Business District Zones 

Policy/ 

Regulatory 
Document  

 

Zoning District 

RH3 RH5A RH5B RH7 RH8 

Rose Hill 
Neighborh

ood Plan  

Consolidated 
mixed use 

transit-oriented 

development.  
Emphasis on 

ground level 
retail & 

pedestrian 

amenities 
 

 
 

 
 

Commercial 
emphasis with 

ground level 

retail 

Commercial 
emphasis with 

ground level 

retail 

Commercial 
emphasis with 

ground level 

retail 

• Less intensive 

office, 
neighborhood 

retail & service 

uses.   
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Policy/ 
Regulatory 

Document  
 

Zoning District 

RH3 RH5A RH5B RH7 RH8 

Design 

Guidelines 

• Identified for 

Master Plan 

development 

• Commercial 
use 

emphasized 

• Combination 
regional & 

neighborhood-

oriented 
businesses 

• West of 124th 

Ave NE: 

Combination 
regional & 

neighborhood-
oriented 

businesses 

• East of 124th 

Ave NE: 
Neighborhood 

oriented 
businesses 

• Pedestrian-

friendly 
storefronts on 

NE 85th Street 

• Neighborhood 

oriented 

businesses 

• Pedestrian-
friendly 

storefronts on 
NE 85th Street 

• Neighbor-

hood 

oriented 
businesses 

• Pedestrian-

friendly 
storefronts 

on NE 85th 

Street 

• Lower intensity 

• More residential 

in design 

• Small family 

businesses 

• Service 
businesses 

• Small scale 

mixed use 

• Oriented to NE 
85th Street. 

Existing 
Zoning 

50% of ground 
floor of all 

structures must 

be retail, 
restaurants or 

hotel/motel and 
oriented to NE 

85th Street or 
another sidewalk 

or pathway. 

50% of ground 
floor of all 

structures must 

be retail, 
restaurants or 

hotel/motel and 
oriented to NE 

85th Street or 
another sidewalk 

or pathway. 

50% of ground 
floor of all 

structures must 

be retail, 
restaurants or 

hotel/motel and 
oriented to NE 

85th Street or 
another sidewalk 

or pathway. 

50% of 
ground floor 

of all 

structures 
must be retail, 

restaurants or 
hotel/motel 

and  
oriented to NE 

85th Street or 

another 
sidewalk or 

pathway. 

Ground floor shall 
include 

commercial use 

oriented to NE 
85th Street.  

 
Residential use  

not allowed on 
the ground floor. 

 

No restaurant or 
retail above 

ground floor* 

Proposed 
Zoning 

50% of street 
level floor of all 

structures must 
be retail, 

restaurants or 
hotel/motel. 

Oriented to NE 

85th Street or 
another sidewalk 

or pathway. 

50% of street 
level floor of all 

structures must 
be retail, 

restaurants or 
hotel/motel. 

Oriented to NE 

85th Street or 
another sidewalk 

or pathway. 

50% of street 
level floor of all 

structures must 
be retail, 

restaurants or 
hotel/motel. 

Oriented to NE 

85th Street or 
another sidewalk 

or pathway. 

50% of street 
level floor of 

all structures 
must be retail, 

restaurants or 
hotel/motel. 

Oriented to NE 

85th Street or 
another 

sidewalk or 
pathway 

Street level floor 
shall include 

commercial use 
oriented to NE 

85th Street with a 
minimum depth 

of 20’ and 

average depth of 
30’. 

 
No restaurant or 

retail above 

street level floor* 

*Except that personal service establishment that provide services involving the care of a person, or a person’s apparel, 
such as laundry and dry-cleaning services, beauty shops, barber shops, shoe repair shops and tailors may be located 
above the street level floor; provided, that the use of exterior areas adjoining residential uses is prohibited. 
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Staff Recommendation for Street-level Commercial Uses    
• Zones RH3, RH5A, RH5B and RH7 all include areas where the Rose Hill 

Neighborhood Plan and Design Guidelines emphasize the importance of 
maintaining and encouraging commercial use and the pedestrian environment. 
The existing zoning already addresses these objectives. These zones fall into a 
combination of categories a and b as previously described.  The existing 
requirement for 50% of the ground floor to be retail, restaurants, taverns, hotels 
or motels oriented toward NE 85th Street is appropriate. Other commercial zones 
in Houghton Everest and Totem Lake have similar requirements that a 
percentage of the gross floor area on the ground floor (street level floor) be 
occupied by commercial use. 

 
The main recommended change for these zones is the substitution of the term 
“street level floor” for “ground floor” (see Attachment 5) to better reflect the 
desired orientation of commercial uses.   

 
• Zone RH8 is designated as the “East End” in both the Comprehensive Plan and 

the Design Guidelines for the Rose Hill Business District.  Less intensive mixed 
use commercial, more residentially-oriented uses are envisioned for this area and 
may include office, neighborhood retail and neighborhood service uses. The 
existing zoning for RH8 does not allow residential uses on the ground floor.  In 
the City’s pedestrian-oriented districts, such as the downtown and neighborhood 
business areas, regulations call for a minimum linear frontage of commercial 
uses.  A minimum commercial linear frontage is appropriate for RH8, which is a 
combination of categories b and c as previously described previously.  
 
Staff recommends that:  
o The term “street level floor” be substituted for “ground floor”.   
o The RH8 district zoning be amended to require linear commercial use, which 

may include office uses, oriented toward NE 85th Street.  The minimum depth 
of the commercial use must be 20 feet with an average depth of at least 30 
feet (see Attachment 5).   

 
Public Outreach  
Zoning Code Chapters 135 and 160 describe the Process IV process for legislative 
amendments to the Comprehensive Plan, Zoning Code and Zoning Map. Per the code 
requirements, public notice will be distributed 14 calendar days before the public 
hearing, notice of the amendments will be published in the official newspaper, and 
posted on official notification boards of the City, and on the City’s website. A public 
notice board will be installed in front of the four properties for the rezones on 126th 
Avenue NE. In addition, although not required, a courtesy postcard will be mailed to 
property owners and residents located within each zone and 300 ft from the zones 
where amendments are proposed. Previously, as part of the neighborhood plan update 
process, the public was notified of all the land use study area proposals prior to the 
public hearing for the neighborhood plan. Code amendments are described on the 
project webpage at www.kirklandwa.gov/RHBT85 and email announcements were sent 
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to participants of the Rose Hill Neighborhood listserv. In addition, staff is producing a 
video to inform the public about the function of street-level commercial spaces in the 
context of neighborhood planning.  
 
Questions for Planning Commission  
• Does the Commission agree with the staff recommendations? 
• Does the Commission have direction for changes to the recommendations that would 

be considered at the public hearing? 
 

Attachments: 
1. Code amendment summary chart 
2. Comprehensive Plan land use and rezone map for RH5B 
3. RHBD zones map 
4. PLA 14 zone map 
5. RH3, RH5A, RH5B, RH-7, RH-8 draft amendments 
6. PLA 14, (LWIT) draft amendments 
7. Miscellaneous KZC amendments 
8. CAR applicant’s original letters 

a. Jin rezone request 
b. LWIT request 
c. Madison Development request 
 
 
 

cc: File Number CAM19-00043 
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2019 PROPOSED AMENDMENTS IN ROSE HILL NEIGHBORHOOD 
This chart summarizes proposed code amendments to implement the Rose Hill Neighborhood Plan policies adopted on December 11, 2018. 
The amendments include changes to the Comprehensive Plan Land Use Map and Zoning Map, the Zoning Code for several zones in the Rose 
Hill Business District, Planned Area 14 in North Rose Hill, and miscellaneous code sections. For specific draft code amendment changes and 
attachments referred to here, view the February 28, 2019 meeting materials on the Planning Commission webpage on the City’s website at 
www.kirklandwa.gov.  

A.  COMPREHENSIVE PLAN LAND USE MAP AMENDMENT  
4 properties located at:  8519, 8523, 8525, 8527 126th Avenue NE  

Proposal to amend Comprehensive Plan Land Use Map to reclassify four parcels at 8519, 8523, 8525, 8527 126th Ave NE (see Attachment 2) 

parcels outlined in map below in blue) from Low Density Residential 6 dwelling units per acre (LDR 6) to Rose Hill Business District (RHBD) 

RH 5B zone to allow mixed limited use commercial/medium density multi-family depending on location (see Attachment 2). During the Rose 

Hill Neighborhood Plan update, a request for a land use change was submitted by one of the property owners (known as the Jin rezone 

request). The request was supported by City Council for reclassification from Low Density Residential (LDR 6) to Medium Density Residential 

(MDR 12) (with a density limit of 12 units per acre) or mixed use residential commercial zoning depending on parcel location and if adjoining 

a single family zone or consolidated with properties fronting on NE 85th Street.  

Adopted Rose Hill Neighborhood Plan Policy RH 30 establishes the policy guidance for the Neighborhood Center portion of the Rose Hill 

Business District, including what the intent is for the four parcels changing from LDR 6 dwelling units per acre to the RH 5B zone. Below is an 

excerpt from Policy RH 30:  

The low density residential parcels west of 126th Avenue NE, north and east of RH 5A and south of the parcels adjoining NE 87th Court, are 

appropriate for RH 5B commercial mixed use and multifamily uses subject to the following: In addition to the land use restrictions listed above for 

RH 5B, limit development to medium density residential, 12 dwelling units per acre (attached, stacked or detached), on properties adjoining low 

density development, and on lots that do not abut NE 85th Street or are not consolidated with lots abutting NE 85th Street. 

Staff recommendation: Amend the Comprehensive Plan Map to change the four properties from LDR 6 to RH 5B in order to implement Policy 

RH 30. Expand the Rose Hill Business District boundary on the Land Use Map (and Zoning Map) to include the four properties within the Rose 

Hill Business District in order to require design review.  

B.  ZONING MAP AMENDMENT  
4 properties located at:  8519, 8523, 8525, 8527 126th Avenue NE  

Proposed legislative rezone to reclassify the four properties (discussed above and shown in Attachment 2) on the Zoning Map from Single 
Family Residential RS 7.2 zone to Rose Hill Business District RH5B zone to allow mixed use limited commercial/medium density multi-family 
residential depending on location. Policy RH 30 provides the support for this change.  
 

ATTACHMENT 1
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Staff recommendation: Rezone the four parcels from RS 7.2 to RH 5B by amending the Zoning Map as shown in Attachment 2. Expand the 
Rose Hill Business District boundary on the Zoning Map to include the four properties within the Rose Hill Business District in order to require 
design review. KZC 142 describes when design review is conducted administratively (for example multi-family or Design Review Board for 
mixed use commercial/residential uses). As discussed during the Rose Hill Neighborhood Plan update, the RH 5B zone classification was 
chosen for these four parcels because the parcels border low density single family RS or RSX 7.2 zones to the north and east (similar to the 
RH 5B zone across 126th Ave NE). The RH 5B restricts high impact commercial uses such as vehicle service stations, automotive service 
stations, restaurants, and taverns, while allowing for stacked dwelling units. The proposed amendments to the RH 5B zone indicate that 
detached, attached or stacked dwelling units at medium density would also be allowed (see below).   
 

C.  AMENDMENTS TO KIRKLAND ZONING CODE (KZC)  

1.  ROSE HILL BUSINESS DISTRICT 

ZONE 
KZC  

SECTION(S) 
DESCRIPTION OF  

PROPOSAL 
STAFF RECOMMENDED  

CHANGES 
SOURCE OF 

AMENDMENT 

RH 3, 
RH 5A, 
5B, RH 
7, RH 8 
 
(See 
Attachm
ent 3 
and 5) 

KZC RH 3 
53.32, RH 5B 
53.52, 
53.54.090, 
RH 7, RH 8 
53.82 

Amend ground floor requirements by 
changing term to street level floor 
 

• Change the term “ground floor” to “street level floor” 
to be consistent with definitions in KZC 5.10.345 and 
5.10.902, and other commercial zones in the city. 
This change would ensure that commercial uses are 
developed where they are most visible and accessible 
to pedestrians.   

• Require linear commercial use uses, which may 
include office uses, to be oriented toward NE 85th 
Street.  The minimum depth of the commercial use 
must be 20 feet with an average depth of at least 30 
feet.  

City staff 
initiated  

RH 5B  
 
Parcels 
located 
at 8519, 
8523, 
8525, 
8527 
126th 
Ave NE  

KZC RH 5B 
zone Sections 
53.52 
General 
Regulations 
and 
53.54.090 for 
Stacked 
Dwelling 
Units. 

Amend zoning code for these 4 
parcels at 8519, 8523, 8525, 8527 
126th to allow redevelopment of 
detached, attached or stacked 
dwelling units or limited commercial 
uses listed in the RH 5B zone if 
consolidated with uses on NE 85th 
Street 
 
 

Amend the RH 5B zone regulations as follows:  
 
• Delete General Regulation #13 reference to Sign 

Chapters 100 and Chapter 162 regarding non-
conforming signs (non-conforming billboards are 
located in RH 5B zones) because the references are 
not needed in this use zone chart. The regulations in 
KZC 100 and 162 would still apply to non-conforming 
signs. 

Citizen 
Amendment 
Request from 
Jin during Rose 
Hill 
Neighborhood 
Plan update 
process 
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(See 
Attachm
ent 2) 
 
 
 
 
 
 
 
 

Amend 
ground 
floor/street 
level floor 
requirements 
 

• Add a new General Regulation #13 related to the four 

parcels regarding the type of development that would 

be allowed: 

If located in RH 5B adjoining (within 100’) of a low 

density zone (RS 7.2) not abutting NE 85th Street or 

consolidated with parcel on NE 85th Street, 

development is limited to detached, attached or 

stacked dwelling units at 12 dwelling units per acre 

(RM 3.6). If the parcels are consolidated with parcels 

with frontage along NE 85th Street, limited commercial 

uses would be allowed.  

• Add to KZC 53.54.090 use listing for Stacked Dwelling 

Units to allow Detached, Attached Dwelling Units. 

Required setback yards, lot coverage, landscape 

buffers consistent with RM 3.6 zones.  

• Add to KZC 53.54.090 Special Regulations #2, 3, 4, 5 

consistent with other RS or RM zones. Adds 

requirement for developments creating four or more 

new dwelling units to provide at least 10% affordable 

housing units consistent with other RM zones.  

• Revise General Regulation #5.a. that minimum 

ground floor/street level floor height does not apply 

to detached, attached or stacked dwelling units. 

Proposed amendments implement adopted Rose Hill 

Neighborhood Plan Policy RH 30 and support 

opportunities for transit-oriented development, jobs and 

housing near the new NE 85th Street/I-405 Sound Transit 

Station.  
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ZONE KZC  
SECTION(S) 

DESCRIPTION OF  
PROPOSAL 

STAFF RECOMMENDED  
CHANGES 

SOURCE OF 
AMENDMENT 

RH 3 KZC 53.32, 
53.34.010 

Proposal to amend the RH-3 
requirements to allow an increase in 
building height by 8 feet and 
increase lot coverage from 80% to 
100%.  
 
The additional 8 feet height is 
requested because of the substantial 
change in topography from the north 
to the south portion of the subject 
property, how the maximum building 
height is calculated in the Zoning 
Code, and to allow for rooftop 
parapets and amenities. An increase 
in lot coverage is needed to allow a 
more urban, transit-oriented 
development with a parking garage 
podium underneath. Lot coverage of 
100% is similar to what is allowed 
for mixed use development in 
Downtown and other commercial 
districts with intensive commercial or 
mixed uses. The Planning 
Commission and City Council studied 
this request and supported making 
this change.  
 
Madison Development is currently 
undergoing design review for a 
mixed-use residential/commercial 
project. To view the latest 
preliminary plans for the project see 
the Design Review Board webpage. 

Attachment 5 includes the following draft revisions to the 
RH 3 zone: 
• Change lot coverage from 80% to 100% 
• Increase maximum building height by 8 ft. from 67 ft. 

to 75 ft. above average building elevation for mixed 
use development comprising more than 6 acres 

• Because the maximum building height is being 
increased to 75 ft., increase height in Special 
Regulation #7 by 5 ft. to 50 ft. for the area that must 
be dedicated to residential use. 

• Revise ground floor/street level requirements (see 
discussion above)  

 
Rose Hill Neighborhood Plan Policy RH 29 is specific to 
the RH 3 zone and supports a consolidated mixed use 
transit oriented development at this location with 
underground parking, ground level retail and pedestrian 
amenities along street frontages to promote walkability in 
the neighborhood, a range of building height from four to 
a maximum of six stories with increased height on the 
northern portion of site where the ground elevation is 
lower and additional height to encourage a variety of roof 
forms and rooftop amenities. The policy also emphasizes 
transit access to the future Sound Transit Station at the 
freeway interchange, and pedestrian connections 
between 120th and 122nd Avenues NE.  Proposed 
amendments are consistent with Policy RH 29. 
 

Citizen 
amendment 
request from 
Madison 
Development 
 
And staff 
recommendati
on for street 
level floor 

ATTACHMENT 1

12

https://www.codepublishing.com/WA/Kirkland/ords/O-4670.pdf


February 21, 2019    

5 
 

2.  PLANNED AREA 14 LAKE WASHINGTON INSTITUTE OF TECHNOLOGY (LWIT)  

ZONE 
KZC  

SECTION(S) 
DESCRIPTION OF  

PROPOSAL 
STAFF RECOMMENDED  

CHANGES 
SOURCE OF 

AMENDMENT 

PLA 14  
(See 
Attachm
ent 4 
and 6) 
 
 

KZC 45.10 
Special 
Regulation 
PU-18 

During the neighborhood plan 
update process, LWIT requested 
several policy changes to allow 
flexibility with future expansion of a 
master plan including:  
 
• market rate housing on campus 

(for employees, faculty or 
students)  

• allow limited campus expansion 
into the existing Natural 
Greenbelt Protection Easement 
(NGPE) located on the west 
hillside.  

 
A limited height increase was 
suggested by City Council to reduce 
the need for encroachment into the 
Native Growth Protection Easement 
(NGPE).  
 

Attachment 6 shows proposed Zoning Code draft text 
amendments to PLA 14 Chapter 45, Public Colleges or 
Universities use listing to allow for future campus 
expansion through a public master plan review process 
and to implement Policies RH 44 thru 51 that incorporate 
old and new policies specific to the LWIT campus master 
plan:  
 
• allows flexibility to allow future development of 

market rate housing for students, faculty, and public 
employees, and encourages public partnerships 

• allows limited campus expansion into the existing 
Natural Greenbelt Protection Easement (NGPE) 
located on the west hillside only after first utilizing the 
existing surface parking lot or other developed areas 
of campus, subject to environmental review 

• adds text to design the campus to be a more active, 
walkable, transit-supportive environment  

• requires pedestrian and bicycle connections through 
the campus to surrounding streets and the City’s 
network of Neighborhood Greenways 

LWIT citizen 
amendment 
request 

3.  MISCELLANEOUS CODE SECTIONS 

Miscell
aneous 
Code 
Section
s  
(See 
Attachm
ent 7) 
 

Various 
Zoning Code 
Sections 
 

Miscellaneous Zoning Code text 
amendments are needed to replace 
references to the NE 85th Street 
Subarea Plan (now eliminated) with 
the Rose Hill Business District, and 
replace the South or North Rose Hill 
Neighborhood Plans with the new 
Rose Hill Neighborhood Plan 

Attachment 7 shows miscellaneous code sections where 
text changes are needed  

City initiated 
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PROPOSED ZONING AND LAND USE CHANGE

1
2
6

th
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v
e
 N

EReclassify four properties located at
8519, 8523, 8525, 8527 126th Ave NE
from Low Density Residential (LDR 6)/
RS 7.2 zone to Commercial Mixed Use
(C)/ RH5B Zone

RH 5A
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Ground Floor Retail Study

Produced by the City of Kirkland. © 2017 City of Kirkland, all rights reserved.
No warranties of any sort, including but not limited to accuracy, fitness, or

merchantability, accompany this product.

0.2

NAD_1983_StatePlane_Washington_North_FIPS_4601_Feet

Miles0.20 0.11

Notes
Include in ground floor retail study:
RH3, RH5A, RH5B, RH7 and RH8
Not included: RH1A, RH1B, RH2A, 
RH2B, RH2C, RH4 and and RH5C

Legend

7,2491:
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Cross Kirkland Corridor
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Streets
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Lakes
Parks
Schools
Overlay Zones
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53.30 User Guide. The charts in KZC 53.34 contain the basic zoning regulations that apply in the RH 3 zone of the City. Use these charts by reading down the left hand 

column entitled Use. Once you locate the use in which you are interested, read across to find the regulations that apply to that use. 

 
Section 53.32 Section 53.32 – GENERAL REGULATIONS 

The following regulations apply to all uses in this zone unless otherwise noted: 

1. Refer to Chapter 1 KZC to determine what other provisions of this code may apply to the subject property. 

2. Within required front yards, canopies and similar entry features may encroach; provided, that the total horizontal dimension of such elements 

may not exceed 25 percent of the length of the structure. 

3. Individual retail uses in this zone are limited to a maximum gross floor area of 65,000 square feet. 
 

4. At least 50 percent of the total gross floor area located on the ground street level floor of all structures on the subject property must contain 

retail establishments, restaurants, taverns, hotels or motels. These uses shall be oriented to NE 85th Street, a major pedestrian sidewalk, a 

through- block pedestrian pathway or an internal pathway (see also Chapters 105 and 110 KZC, and Plate 34K).  

5. The ground street level floor of all structures on the subject property shall be a minimum of 15 feet in height. This requirement does not apply to: 

a. The following uses: vehicle service stations, automotive service centers, private lodges or clubs, attached or stacked dwelling units, 

churches, schools, day-care centers, mini-schools or mini-day-care centers, assisted living facilities, convalescent centers or nursing 

homes, public utilities, government facilities or community facilities. 

b. Parking garages. 

c. Additions to existing nonconforming development where the Planning Official determines it is not feasible. 

6. The Public Works Official shall approve the number, location and characteristics of driveways on NE 85th Street in accordance with the drive- 

way and sight distance policies contained in the Public Works Pre-approved Plans manual. Taking into consideration the characteristics of 

this corridor, the Public Works Official may: 

a. Require access from side streets; and/or 

b. Encourage properties to share driveways, circulation and parking areas; and/or 

c. Restrict access to right turn in and out; or 

d. Prohibit access altogether along NE 85th Street. 

7. Some development standards or design regulations may be modified as part of the design review process. See Chapters 92 and 142 KZC for 

requirements. 

8. Access for drive-through facilities must be approved by the Public Works Official. See KZC 105.96 for requirements. 
 

9. A through-block pedestrian pathway shall be installed pursuant to the through-block pathway standards in KZC 105.19; see Plate 34K: 

a. Along the north portion of the zone to make an east-to-west pedestrian connection between 124th Avenue NE and 120th Avenue NE as 

designated in the Comprehensive Plan; and 

b. Connecting the north end of the zone to NE 85th Street. 

10. For lighting requirements associated with development, see KZC 115.85(2). 

Zone 
RH 3 
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 DIRECTIONS: FIRST, read down to find use...THEN, across for REGULATIONS 
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Lot Size 

REQUIRED YARDS 

(See Ch. 115) 
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Height of 
Structure 

Required 

Parking 

Spaces 
(See Ch. 

 
 
 

Special Regulations    

  Front Side Rear  105) (See also General Regulations) 

.010 Development 
containing: 
retail 
establishments 
selling goods, 
or providing 
services 
including 
banking and 
other financial 
services, 
restaurants, 
taverns 

D.R., 
Chapter 142 
KZC. 
See Spec. 
Regs. 1 and 
2. 

More 
than 6 
acres 
See 
Spec. 
Reg. 7 

As established with 
design review process. 

80% 
100% 

45' – 67'75’ 
above aver- 
age building 
elevation 
along the 
north end of 
the zone 
with a maxi- 
mum of 45' 
measured 
above NE 
85th Street. 

See Spec. 
Regs. 5 and 
7. 

See 
Spec. 
Reg. 2. 

See 
Spec. 
Reg. 4. 

As established 
in the CMP. 

1. May also include one or more of the other uses allowed in this zone. 
Development regulations of this section apply to all uses developed 
within a Conceptual Master Plan (CMP). 

2. Development must be part of a Conceptual Master Plan (CMP) for the 
entire subject property. The proposed CMP shall be reviewed using the 
Design Review process provisions of KZC 142.35. Subsequent develop- 
ment proposals shall follow DR or ADR as set forth in the Notice of 
Approval for the Conceptual Master Plan. The Conceptual Master Plan 
shall incorporate the design guidelines contained in the Design Guidelines 
for the Rose Hill Business District pertaining to the RH 3 zone. 

3. Location of drive-through facilities will not compromise the pedestrian ori- 
entation of the development. See KZC 105.96 for other requirements. 

4. Signs for a development approved under this provision must be proposed 
within a Master Sign Plan application pursuant to KZC 100.80 for all signs 
within the project. 

5. Building height shall be 45 feet measured above the midpoint of the front- 
age of the subject property along NE 85th Street, or if the subject property 
does not front on NE 85th Street, at the midpoint of the property frontage 
along any other public right-of-way. If the property abuts more than one 
public right-of-way, the applicant may select the right-of-way from which 
to measure. 

6. At least 10 percent of the units provided in new residential developments 
of four units or greater shall be affordable housing units, as defined in 
Chapter 5 KZC. See Chapter 112 KZC for additional affordable housing 
requirements and incentives. 

7. Maximum building height for a development including residential use is 
-6775 feet above average building elevation. However, the equivalent of 
the additional gross floor area constructed above 4550 feet over ABE 
must be dedicated to residential use. Residential use may be located 
anywhere in the building above the ground floor. 

8. Parcels smaller than six acres may be added to a previously approved 
Conceptual Master Plan (CMP) if the applicable criteria set forth in the 
Notice of Approval from the approved CMP are met. 
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Special Regulations    

  Front Side Rear  105) (See also General Regulations) 

.020 Vehicle Service 
Station 

D.R., 
Chapter 142 
KZC. 

Less 
than 6 
acres. 

20' 0' 0' 80% 35' above 
average 
building 
elevation. 

A E See KZC 
105.25. 

1. Gas pump islands must be set back at least 20 feet from all property 
lines. Canopies or covers over gas pump islands may not be closer than 
10 feet to any property line. Outdoor parking and service areas may not 
be closer than 10 feet to any property line. 

2. See KZC 95.40 through 95.45, required landscaping, for further regula- 
tions. 

.030 Automotive 
Service Center 
See Spec. Reg. 
1. 

  10'       1 per each 250 
sq. ft. of gross 
floor area. 
See Spec. Reg. 
1. 

1. Ten percent of the required parking spaces on site must have a minimum 
dimension of 10 feet wide by 30 feet long for motor home/travel trailer use. 

2. Parts and tires must be stored entirely within an enclosed structure. 
3. Outdoor vehicle parking or storage must be buffered as required for a 

parking area in KZC 95.45. See KZC 115.105, Outdoor Use, Activity and 
Storage, for additional regulations. 

.040 Restaurant or 
Tavern 

         1 per each 100 
sq. ft. of gross 
floor area. 

1. For restaurants with drive-in or drive-through facilities: 
a. One outdoor waste receptacle shall be provided for every eight park- 

ing stalls. 
b. Access for drive-through facilities shall be approved by the Public 

Works Department. Drive-through facilities shall be designed so that 
vehicles will not block traffic in the right-of-way while waiting in line to 
be served. 

.050 Any Retail 
Establishment 
other than those 
specifically 
listed, limited or 
prohibited in 
this zone, 
selling goods or 
providing 
services, 
including 
banking and 
related financial 
services. 

       C  1 per each 300 
sq. ft. of gross 
floor area. 

1. Ancillary assembly and manufacture of goods on the premises of this 
use are permitted only if: 
a. The assembled or manufactured goods are directly related to and are 

dependent upon this use, and are available for purchase and removal 
from the premises. 

b. The outward appearance and impacts of this use with ancillary 
assembly or manufacturing activities must be no different from other 
retail uses. 

2. A delicatessen, bakery, or other similar use may include, as part of the 
use, accessory seating if: 
a. The seating and associated circulation area does not exceed more 

than 10 percent of the gross floor area of the use; and 
b. It can be demonstrated to the City that the floor plan is designed to 

preclude the seating area from being expanded. 
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Special Regulations    

  Front Side Rear  105) (See also General Regulations) 

.050 Any Retail 
Establishment 
other than those 
specifically 
listed, limited or 
prohibited in 
this zone, 
selling goods or 
providing 
services, 
including 
banking and 
related financial 
services. 
(continued) 

 REGULATIONS CONTINUED FROM PREVIOUS PAGE 
 

3. For a retail establishment involving the sale, lease, repair or service of 
automobiles, trucks, boats, motorcycles, recreational vehicles, heavy 
equipment, and similar vehicles, the following shall apply: 
a. For the number of required parking stalls see KZC 105.25. 
b. Parts must be stored entirely within an enclosed structure. 
c. See KZC 95.40 through 95.45, required landscaping, for further regu- 

lations. 

.060 Hotel or Motel D.R., 
Chapter 142 
KZC. 

Less 
than 6 
acres. 

10' 0' 0' 80% 35' above 
average 
building 
elevation. 

C E 1 per each 
room. See also 
Spec. Reg. 2. 

1. May include ancillary meeting and convention facilities. 
2. Excludes parking requirements for ancillary meeting and convention 

facilities. Additional parking requirement for these ancillary uses shall be 
determined on a case-by-case basis. 

.070 Entertainment, 
Cultural and/or 
Recreational 
Facility 

See KZC 
105.25. 

 

.080 Office Use D If a medical, 
dental or veteri- 
nary office, 
then 1 per each 
200 sq. ft. of 
gross floor 
area. 
Otherwise, 1 
per each 300 
sq. ft. of gross 
floor area. 

1. The following regulations apply to veterinary offices only: 
a. May only treat small animals on the subject property. 
b. Outside runs and other outside facilities for the animals are not per- 

mitted. 
2. Ancillary assembly and manufacture of goods on the premises of this 

use are permitted only if: 
a. The ancillary assembled or manufactured goods are subordinate to 

and dependent on this use. 
b. The outward appearance and impacts of this use with ancillary 

assembly or manufacturing activities must be no different from other 
office uses. 
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(See Ch. 105) 

 
 
 
 

Special Regulations 

(See also General Regulations) 
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(See Ch. 115) 
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Height of 
Structure 

Front Side Rear 

.090 Private Lodge 
or Club 

D.R., 
Chapter 142 
KZC. 

Less 
than 6 
acres. 

10' 0' 0' 80% 35' above 
average 
building 
elevation. 

C B 1 per each 300 
sq. ft. of gross 
floor area. 

 

.100 Church 1 per every 4 
people based on 
maximum occu- 
pancy load of 
any area of wor- 
ship. See Spec. 
Reg. 2. 

1. May include accessory living facilities for staff persons. 
2. No parking is required for day-care or school ancillary to the use. 

.110 School, Day- 
Care Center, 
Mini-School or 
Mini-Day-Care 
Center 

D See KZC 105.25. 1. A six-foot-high fence is required only along the property lines adjacent 
to the outside play areas. 

2. An on-site passenger loading area must be provided. The City shall 
determine the appropriate size of the loading areas on a case-by-case 
basis, depending on the number of attendees and the extent of the 
abutting right-of-way improvements. Carpooling, staggered loading/ 
unloading time, right-of-way improvements or other means may be 
required to reduce traffic impacts on nearby residential uses. 

3. May include accessory living facilities for staff persons. 
4. Hours of operation of the use may be limited and parking and passen- 

ger loading areas shall be located to reduce impacts on nearby resi- 
dential uses. 

.120 Stacked 
Dwelling Units, 
Assisted Living 
Facility 

1.2 per studio 
unit. 
1.3 per 1 
bedroom unit. 
1.6 per 2 
bedroom unit. 
1.8 per 3 or more 
bedroom unit. 
See KZC 105.20 
for visitor parking 
requirements. 
1 per assisted 
living unit. 

1. Chapter 115 KZC contains regulations regarding home occupations 
and other accessory uses, facilities and activities associated with this 
use. 
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.130 Convalescent 
Center or 
Nursing Home 

D.R., 
Chapter 142 
KZC. 

Less 
than 6 
acres. 

10' 0' 0' 80% 35' above 
average 
building 
elevation. 

C B 1 per each bed. 1. Chapter 115 KZC contains regulations regarding home occupations 
and other accessory uses, facilities and activities associated with this 
use. 

.140 Public Utility A See KZC 105.25. 1. Landscape Category A or B may be required depending on the type of 
use on the subject property and the impacts associated with the use on 
the nearby uses. 

.150 Government 
Facility 
Community 
Facility 

C 
See 
Spec. 
Reg. 1. 

.160 Public Park Development standards will be determined on a case-by-case basis. See Chapter 49 KZC for required review 
process. 
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53.50 User Guide. The charts in KZC 53.54 contain the basic zoning regulations that apply in the RH 5A and 5B zones of the City. Use these charts by reading down the 

left hand column entitled Use. Once you locate the use in which you are interested, read across to find the regulations that apply to that use. 

 
Section 53.52 Section 53.52 – GENERAL REGULATIONS 

The following regulations apply to all uses in this zone unless otherwise noted: 

1. Refer to Chapter 1 KZC to determine what other provisions of this code may apply to the subject property. 

2. For structures located within 30 feet of a parcel in a low density zone (or a low density use in PLA 17), KZC 115.136 establishes additional 

limitations on structure size. 

3. To the extent possible, viable significant trees and vegetation shall be retained within required landscape buffers separating nonresidential 

uses from residential uses. The applicant shall record a greenbelt easement over the required landscape buffer. 

4. Individual retail uses in this zone are limited to a maximum of 65,000 square feet of gross floor area. 
 

5. The ground street level floor of all structures on the subject property shall be a minimum of 15 feet in height. This requirement does not apply to: 

a. The following uses: vehicle service stations, automotive service centers, private lodges or clubs, detached, attached or stacked 

dwelling units, churches, schools, day-care centers, mini-schools or mini-day-care centers, assisted living facilities, convalescent centers 

or nursing homes, public utilities, government facilities or community facilities. 

b. Parking garages. 

c. Additions to existing nonconforming development where the Planning Official determines it is not feasible. 

6. At least 50 percent of the total gross floor area located on the ground street level floor of all structures on the subject property must contain 

retail establishments, restaurants, taverns, hotels or motels (unless use is not permitted in RH 5B). These uses shall be oriented to NE 

85th Street, a major pedestrian sidewalk, a through-block pedestrian pathway or an internal pathway (see also Chapter 92 KZC). 

7. Within required front yards, canopies and similar entry features may encroach; provided, that the total horizontal dimension of such elements 

may not exceed 25 percent of the length of the structure. 

8. Some development standards or design regulations may be modified as part of the design review process. See Chapters 92 and 142 KZC for 

requirements. 

9. For lighting requirements associated with development, see KZC 115.85(2). 

 
(GENERAL REGULATIONS CONTINUED ON NEXT PAGE) 

Zone 
RH 5A, 
5B 

ATTACHMENT 5

27



Zone 
RH 5A, 
5B 

 

Section 53.52 U S E Z  O N E C H A R T  
 

 

(GENERAL REGULATIONS CONTINUED FROM PREVIOUS PAGE) 
 

10. Prior to any of the following uses (unless use is not permitted in RH 5B) occupying a structure on a property adjoining a residential zone, the 

applicant shall submit a noise study prepared by a qualified acoustical consultant for approval by the planning official: 

• Establishments expected to operate past 9:00 p.m. 

• Vehicle service station. 

• Automotive service center. 

• Retail establishment providing entertainment, recreational or cultural activities. 

• Retail establishment involving the sale, lease, repair or service of automobiles, trucks, boats, motorcycles, recreational vehicles, heavy 

equipment, or similar vehicles. 

• Car washes. 

• Veterinary offices. 

• Any establishment where animals are kept on site. 

• Drive-through facilities with loudspeaker systems. 

• Establishments involving a large truck loading dock for deliveries. 

The study shall verify that the noise that will emanate from the site adjoining any residential-zoned property complies with the standards spec- 

ified in KZC 115.95(1) and (2) and WAC 173-60-040(1) for a Class B source property and a Class A receiving property. 

11. The Public Works Official shall approve the number, location and characteristics of driveways on NE 85th Street in accordance with the drive- 

way and sight distance policies contained in the Public Works Pre-approved Plans manual. Taking into consideration the characteristics of 

this corridor, the Public Works Official may: 

a. Require access from side streets; and/or 

b. Encourage properties to share driveways, circulation and parking areas; and/or 

c. Restrict access to right turn in and out; or 

d. Prohibit access altogether along NE 85th Street. 

12. Access for drive-through facilities must be approved by the Public Works Official. See Chapter 105.96 KZC for requirements. Drive-through 

facilities are not permitted in the RH 5B zone. 

13. See Chapters 100 and 162 KZC for information about nonconforming signs. Chapter 162.35 KZC describes when nonconforming signs must 

be brought into conformance or removed. 

 

New #13: If the subject property is located in RH 5B zone west of 126th Ave NE adjoining a low density zone and does not abut NE 85th Street, or is not 

consolidated with lots abutting NE 85th Street, development is limited to detached, attached, or stacked dwelling units and the minimum lot size per dwelling unit is 

3,600 square feet. Development of detached, attached or stacked dwelling units is subject to Administrative Design Review per 142 KZC.  
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Required 

Parking 

Spaces 

(See Ch. 105) 

 
 
 
 

Special Regulations 

(See also General Regulations) 

 

 
Lot Size 

REQUIRED YARDS 

(See Ch. 115) 

 
L

o
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v
e
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g

e
  

 

Height of 
Structure 

Front Side Rear 

.010 Vehicle Service 
Station 
See Spec. Regs. 
1 and 2. 

D.R., 
Chapter 
142 KZC. 

22,500 
sq. ft. 

20' 
See 
Spec. 
Reg. 4. 

15' 
See 
Spec. 
Reg. 
4. 

15' 
See 
Spec. 
Reg. 
4. 

80% If adjoining 
an RS or 
RSX zone, 
then 30' 
above 
average 
building 
elevation. 
Otherwise, 
35' above 
average 
building 
elevation. 

A E See KZC 
105.25. 

1. This use is permitted only if the subject property abuts NE 85th Street. 
2. This use is not permitted in the RH 5B zone. 
3. May not be more than two vehicle service stations at any intersection. 
4. Gas pump islands must be set back at least 20 feet from all property lines. 

Canopies or covers over gas pump islands may not be closer than 10 feet 
to any property line. Outdoor parking and service areas may not be closer 
than 10 feet to any property line. 

5. See KZC 95.40 through 95.45, required landscaping, for further regula- 
tions. 

.020 Automotive 
Service Center 
See Spec. Reg. 
1. 

None 10' 
adjacent 

to NE 
85th St., 
otherwise 

20'. 

0' 15' 1 per each 250 
sq. ft. of gross 
floor area. 
See Spec. Reg. 
4. 

1. This use is not permitted in the RH 5B zone. 
2. This use specifically excludes a retail establishment involving the sale, 

lease, repair or service of automobiles, trucks, boats, motorcycles, rec- 
reational vehicles, heavy equipment, and similar vehicles. 

3. No openings (i.e., doors, windows which open, etc.) shall be permitted in 
any facade of a building adjoining any residential zone. Windows are per- 
mitted if they are triple-paned and unable to be opened. 

4. Ten percent of the required parking spaces on site must have a minimum 
dimension of 10 feet wide by 30 feet long for motor home/travel trailer use. 

5. Parts and tires must be stored entirely within an enclosed structure. 
6. Outdoor vehicle parking or storage must be buffered as required for a 

parking area in KZC 95.45. See KZC 115.105, Outdoor Use, Activity and 
Storage, for additional regulations. 

.030 Entertainment, 
Cultural and/or 
Recreational 
Facility 

See KZC 
105.25. 

 

.040 Restaurant or 
Tavern 
See Spec. Regs. 
1 and 2. 

1 per each 100 
sq. ft. of gross 
floor area. 

1. Taverns and restaurants with drive-in or drive-through facilities are not 
permitted uses in an RH 5B zone. 

2. For restaurants with drive-in or drive-through facilities: 
a. One outdoor waste receptacle shall be provided for every eight park- 

ing stalls. 
b. Access for drive-through facilities shall be approved by the Public 

Works Department. Drive-through facilities shall be designed so that 
vehicles will not block traffic in the right-of-way while waiting in line to 
be served. 
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Required 

Parking 

Spaces 

(See Ch. 105) 

 
 
 
 

Special Regulations 

(See also General Regulations) 

 

 
Lot Size 

REQUIRED YARDS 

(See Ch. 115) 
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Height of 
Structure 

Front Side Rear 

.050 Any Retail 
Establishment 
other than those 
specifically listed 
in this zone, 
selling goods or 
providing 
services, 
including 
banking and 
related financial 
services 

D.R., 
Chapter 
142 KZC. 

None 10' 
adjacent 

to NE 
85th St., 
otherwise 

20'. 

0' 15' 80% If adjoining 
an RS or 
RSX zone, 
then 30' 
above 
average 
building 
elevation. 
Otherwise, 
35' above 
average 
building 
elevation. 

A E 1 per each 300 
sq. ft. of gross 
floor area. 

1. Ancillary assembly and manufacture of goods on the premises of this 
use are permitted only if: 
a. The assembled or manufactured goods are directly related to and are 

dependent upon this use, and are available for purchase and removal 
from the premises. 

b. The outward appearance and impacts of this use with ancillary 
assembly or manufacturing activities must be no different from other 
retail uses. 

2. A delicatessen, bakery, or other similar use may include, as part of the 
use, accessory seating if: 
a. The seating and associated circulation area does not exceed more 

than 10 percent of the gross floor area of the use; and 
b. It can be demonstrated to the City that the floor plan is designed to 

preclude the seating area from being expanded. 
3. For a retail establishment involving the sale, service or rental of motor 

vehicles, sailboats, motor boats, or recreation trailers, the following shall 
apply: 
a. This use is not permitted in the RH 5B zone; provided, that motorcy- 

cle sales, service, or rental is permitted if conducted indoors. 
b. For the number of required parking stalls see KZC 105.25. 
c. Parts must be stored entirely within an enclosed structure. 
d. See KZC 95.40 through 95.45, required landscaping, for further reg- 

ulations. 
4. Retail establishments selling marijuana or products containing mari- 

juana are not permitted on properties abutting the school walk routes 
shown on Plate 46. 

.060 Office Use B D If a medical, 
dental or veteri- 
nary office, then 
1 per each 200 
sq. ft. of gross 
floor area. 
Otherwise, 1 
per each 300 
sq. ft. of gross 
floor area. 

1. The following regulations apply to veterinary offices only: 
a. May only treat small animals on the subject property. 
b. Outside runs and other outside facilities for the animals are not per- 

mitted. 
2. Ancillary assembly and manufacture of goods on the premises of this 

use are permitted only if: 
a. The ancillary assembled or manufactured goods are subordinate to 

and dependent on this use. 
b. The outward appearance and impacts of this use with ancillary 

assembly or manufacturing activities must be no different from other 
office uses. 
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Required 

Parking 

Spaces 

(See Ch. 105) 

 
 
 
 

Special Regulations 

(See also General Regulations) 

 

 
Lot Size 

REQUIRED YARDS 

(See Ch. 115) 
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Height of 
Structure 

Front Side Rear 

.070 Hotel or Motel 
See Spec. Reg. 
3. 

D.R., 
Chapter 
142 KZC. 
 
 
 
 
 
 
 
One 
dwelling 
unit none, 
otherwise 
D.R. 
Chapter 
142 
 
 
 

None 
 
 
 
 
 
 
 
 
 
For RH 
5B zone, 
See 
General 
Regulatio
n #13 and 
Special 
Regulatio
n #2 
Otherwis
e none 

10' 
adjacent 

to NE 
85th St., 
otherwise 

20'. 

0' 
 
 
 
 
 
 
 
 
 

0’  
See 
Special 
Regulat
ion #3 
  

 
 

15' 
 
 
 
 
 
 
 
 
 
In RH 
5B 
zone: 
10’  
See 
Special 
Regulat
ion #4 

 
 
 
 
 
 
 
 
 
 
 

80% 
 
 
 
 
 
 
 
 
 
 
60% 
 

If adjoining 
an RS or 
RSX zone, 
then 30' 
above 
average 
building 
elevation. 
Otherwise, 
35' above 
average 
building 
elevation. 

A 
 
 
 
 
 
 
 
 
 
 

One 
detache

d 
dwelling 
unit E, 

Otherwi
se D 

E 1 per each 
room. See also 
Spec. Reg. 2. 

1. May include ancillary meeting and convention facilities. 
2. Excludes parking requirements for ancillary meeting and convention 

facilities. Additional parking requirement for these ancillary uses shall be 
determined on a case-by-case basis. 

3. The maximum height of a hotel or motel is 54 feet above ABE on prop- 
erty abutting the LIT zone. 

.080 Private Lodge or 
Club 

B 1 per each 300 
sq. ft. of gross 
floor area. 

 

.090 Detached, 
Attached or 
Stacked Dwelling 
Units 
See Spec. Reg. 
1., 2., 5. 

A 1.2 per studio 
unit. 
1.3 per 1 
bedroom unit. 
1.6 per 2 
bedroom unit. 
1.8 per 3 or 
more bedroom 
unit. 
See KZC 105.20 
for visitor 
parking 
requirements. 
One detached 
dwelling unit: 
2.0 per unit 
 
 

1. Chapter 115 KZC contains regulations regarding home occupations 
and other accessory uses, facilities and activities associated with this 
use. 

2. This use is allowed subject to the requirements of General 
Regulations #6 and #13.  

3. Minimum required side yard is 5 feet abutting RS 7.2 zone. The side 
yard may be reduced to zero feet if the side of the dwelling unit is 
attached to a dwelling unit on an adjoining lot. If one side of a 
dwelling unit is so attached and the opposite side is not, the side that 
is not attached must provide a minimum side yard of five feet.  

4. The rear yard may be reduced to zero feet if the rear of the dwelling 
unit is attached to a dwelling unit on an adjoining lot.  

1.5. Developments creating four or more new dwelling units shall provide 
at least 10 percent of the units as affordable housing units as defined 
in Chapter 5 KZC. Two additional units may be constructed for each 
affordable housing unit provided. In such cases, the minimum lot size 
listed in the Use Regulations shall be used to establish the base 
number of units allowed on the site but shall not limit the size of 
individual lots. See Chapter 112 KZC for additional affordable 
housing incentives and requirements. 
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.100 Church B 1 per every 4 
people based 
on maximum 
occupancy load 
of any area of 
worship. See 
Spec. Reg. 2. 

1. May include accessory living facilities for staff persons. 
2. No parking is required for day-care or school ancillary to the use. 
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Required 

Parking 

Spaces 

(See Ch. 105) 

 
 
 
 

Special Regulations 

(See also General Regulations) 

 

 
Lot Size 

REQUIRED YARDS 

(See Ch. 115) 
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e
  

 

Height of 
Structure 

Front Side Rear 

.110 School, Day- 
Care Center, 
Mini-School or 
Mini-Day-Care 
Center 

D.R., 
Chapter 
142 KZC. 

None 10' 
adjacent 

to NE 
85th St., 
otherwise 

20'. 

0' 15' 80% If adjoining 
an RS or 
RSX zone, 
then 30' 
above 
average 
building 
elevation. 
Otherwise, 
35' above 
average 
building 
elevation. 

A B See KZC 
105.25. See 
Spec. Regs. 2 
and 4. 

1. A six-foot-high fence is required only along the property lines adjacent to 
the outside play areas. 

2. An on-site passenger loading area must be provided. The City shall 
determine the appropriate size of the loading areas on a case-by-case 
basis, depending on the number of attendees and the extent of the abut- 
ting right-of-way improvements. Carpooling, staggered loading/unload- 
ing time, right-of-way improvements or other means may be required to 
reduce traffic impacts on nearby residential uses. 

3. May include accessory living facilities for staff persons.4 
4. To reduce impacts on nearby residential uses, hours of operation of the 

use may be limited and parking and passenger loading areas relocated. 

.120 Assisted Living 
Facility, 
Convalescent 
Center or 
Nursing Home 

A 
Conva- 
lescent 
Center 
or Nurs- 
ing 
Home: 
B 

Independent 
unit: 1.7 per 
unit. 
Assisted living 
unit: 1 per unit. 
Convalescent 
Center or Nurs- 
ing Home: 1 per 
each bed. 

1. The development must be designed to limit potential impacts from sur- 
rounding commercial uses on residents of the subject property. 

2. Chapter 115 KZC contains regulations regarding home occupations and 
other accessory uses, facilities and activities associated with this use. 

.130 Public Utility B See KZC 
105.25. 

1. Landscape Category A or B may be required depending on the type of 
use on the subject property and the impacts associated with the use on 
the nearby uses. 

.140 Government 
Facility 
Community 
Facility 

C 
See 
Spec. 
Reg. 1. 

.150 Public Park Development standards will be determined on a case-by-case basis. See KZC 45.50 for required review 
process. 
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53.70 User Guide. The charts in KZC 53.74 contain the basic zoning regulations that apply in the RH 7 zone of the City. Use these charts by reading down the left hand 
column entitled Use. Once you locate the use in which you are interested, read across to find the regulations that apply to that use. 

 
Section 53.72 Section 53.72 – GENERAL REGULATIONS 

The following regulations apply to all uses in this zone unless otherwise noted: 

1. Refer to Chapter 1 KZC to determine what other provisions of this code may apply to the subject property. 

2. Individual retail uses in this zone are limited to a maximum of 65,000 square feet of gross floor area. 
 

3. The ground street level floor of all structures on the subject property shall be a minimum of 15 feet in height. This requirement does not apply to: 
a. The following uses: vehicle service stations, automotive service centers, private lodges or clubs, attached or stacked dwelling units, 

churches, schools, day-care centers, mini-schools or mini-day-care centers, assisted living facilities, convalescent centers or nursing 
homes, public utilities, government facilities or community facilities. 

b. Parking garages. 
c. Additions to existing nonconforming development where the Planning Official determines it is not feasible. 

4. At least 50 percent of the total gross floor area located on the ground street level floor of all structures on the subject property must contain 
retail establishments, restaurants, taverns, hotels or motels. These uses shall be oriented to NE 85th Street, a major pedestrian sidewalk, a 
through- block pedestrian pathway or an internal pathway (see also Chapter 92 KZC). 

5. Within required front yards, canopies and similar entry features may encroach; provided, that the total horizontal dimension of such elements 
may not exceed 25 percent of the length of the structure. 

6. Some development standards or design regulations may be modified as part of the design review process. See Chapters 92 and 142 KZC for 
requirements. 

7. Drive-through and drive-in facilities are not permitted in this zone. 
 

8. The Public Works Official shall approve the number, location and characteristics of driveways on NE 85th Street in accordance with the drive- 
way and sight distance policies contained in the Public Works Pre-approved Plans Manual. Taking into consideration the characteristics of 
this corridor, the Public Works Official may: 
a. Require access from side streets; and/or 
b. Encourage properties to share driveways, circulation and parking areas; and/or 
c. Restrict access to right turn in and out; or 
d. Prohibit access altogether along NE 85th Street. 

9. For lighting requirements associated with development, see KZC 115.85(2). 
 

(GENERAL REGULATIONS CONTINUED ON NEXT PAGE) 

Zone 
RH 7 
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Zone 
RH 7 

 

Section 53.72 U S E Z O N E C H A R T  
 

 

(GENERAL REGULATIONS CONTINUED FROM PREVIOUS PAGE) 
 

10. Prior to any of the following uses occupying a structure on a property adjoining a residential zone, the applicant shall submit a noise study 
prepared by a qualified acoustical consultant for approval by the Planning Official: 
• Establishments expected to operate past 9:00 p.m. 
• Vehicle service station. 
• Automotive service center. 
• Car washes. 
• Retail establishment providing entertainment, recreational or cultural activities. 
• Retail establishment involving the sale, lease, repair or service of automobiles, trucks, boats, motorcycles, recreational vehicles, heavy 

equipment, or similar vehicles. 
• Veterinary offices. 
• Drive-through facilities with loudspeaker systems. 
• Establishments involving a large truck loading dock for deliveries. 
The study shall verify that the noise that will emanate from the site adjoining any residential-zoned property complies with the standards spec- 
ified in KZC 115.95(1) and (2) and WAC 173-60-040(1) for a Class B source property and a Class A receiving property. 

11. See Chapters 100 and 162 KZC for information about nonconforming signs. KZC 162.35 describes when nonconforming signs must be 
brought into conformance or removed. 
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Parking 

Spaces 

(See Ch. 105) 

 
 
 
 

Special Regulations 

(See also General Regulations) 

 

 
Lot Size 

REQUIRED YARDS 

(See Ch. 115) 
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Height of 
Structure 

Front Side Rear 

.010 Restaurants or 
Taverns 

D.R., 
Chapter 142 
KZC. 

None 10' 
adjacent to 

NE 85th 
St., 

otherwise 
20'. 

0' 0' 80% 30' above 
average 
building 
elevation. 

A E 1 per each 100 
sq. ft. of gross 
floor area. 

1. Fast food restaurants must provide one outdoor waste receptacle for 
every eight parking stalls. 

.020 Any Retail 
Establishment 
other than those 
specifically listed, 
limited or 
prohibited in this 
zone, selling 
goods or 
providing 
services, 
including banking 
and related 
financial 
services. 
See Spec. Regs. 
1 and 2. 

1 per each 300 
sq. ft. of gross 
floor area. 

1. The following uses are not permitted in this zone: 
a. Vehicle service stations; 
b. Automotive service centers; 
c. Uses with drive-in facilities or drive-through facilities; 
d. Retail establishments providing storage services unless acces- 

sory to another permitted use. 
e. A retail establishment involving the sale, service or rental of motor 

vehicles, sailboats, motor boats, recreation trailers, heavy equip- 
ment, and similar vehicles; provided, that motorcycle sales, ser- 
vice, or rental is permitted if conducted indoors. 

2. Ancillary assembly and manufacture of goods on the premises of 
this use are permitted only if: 
a. The assembled or manufactured goods are directly related to and 

are dependent upon this use, and are available for purchase and 
removal from the premises. 

b. The outward appearance and impacts of this use with ancillary 
assembly or manufacturing activities must be no different from 
other retail uses. 

3. A delicatessen, bakery, or other similar use may include, as part of 
the use, accessory seating if: 
a. The seating and associated circulation area does not exceed 

more than 10 percent of the gross floor area of the use; and 
b. It can be demonstrated to the City that the floor plan is designed 

to preclude the seating area from being expanded. 
4. Retail establishments selling marijuana or products containing mar- 

ijuana are not permitted on properties abutting the school walk 
routes shown on Plate 46. 
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(See Ch. 105) 
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(See also General Regulations) 
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.030 Office Use D.R., 
Chapter 142 
KZC. 

None 10' 
adjacent to 

NE 85th 
St., 

otherwise 
20'. 

0' 0' 80% 30' above 
average 
building 
elevation. 

A D If a medical, 
dental or veteri- 
nary office, then 
1 per each 200 
sq. ft. of gross 
floor area. 
Otherwise, 1 per 
each 300 sq. ft. 
of gross floor 
area. 

1. The following regulations apply to veterinary offices only: 
a. May only treat small animals on the subject property. 
b. Outside runs and other outside facilities for the animals are not 

permitted. 
2. Ancillary assembly and manufacture of goods on the premises of 

this use are permitted only if: 
a. The ancillary assembled or manufactured goods are subordinate 

to and dependent on this use. 
b. The outward appearance and impacts of this use with ancillary 

assembly or manufacturing activities must be no different from 
other office uses. 

.040 Hotel or Motel E 1 per each 
room. See also 
Spec. Reg. 2. 

1. May include ancillary meeting and convention facilities. 
2. Excludes parking requirements for ancillary meeting and convention 

facilities. Additional parking requirement for these ancillary uses 
shall be determined on a case-by-case basis. 

.050 Entertainment, 
Cultural and/or 
Recreational 
Facility 

See KZC 
105.25. 

 

.060 Private Lodge or 
Club 

B 1 per each 300 
sq. ft. of gross 
floor area. 

 

.070 Attached or 
Stacked Dwell- 
ing Units 

A 1.2 per studio 
unit. 
1.3 per 1 
bedroom unit. 
1.6 per 2 
bedroom unit. 
1.8 per 3 or more 
bedroom unit. 
See KZC 105.20 
for visitor 
parking 
requirements. 

1. Chapter 115 KZC contains regulations regarding home occupations 
and other accessory uses, facilities and activities associated with 
this use. 
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(See Ch. 105) 
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(See also General Regulations) 
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.080 Development 
Containing 
Stacked Dwell- 
ing Units and one 
or more of the fol- 
lowing uses: 
 

Retail uses 
including Banking 
and Other 
Financial 
Services, 
Restaurants or 
Taverns 

D.R., 
Chapter 142 
KZC. 

More 
than 3 
acres. 

10' 
adjacent to 

NE 85th 
St., 

otherwise 
20'. 

0' 0' 80% 45' above 
average 
building ele- 
vation. 

A E For residential: 
1.2 per studio 
unit. 
1.3 per 1 
bedroom unit. 
1.6 per 2 
bedroom unit. 
1.8 per 3 or more 
bedroom unit. 
See KZC 105.20 
for visitor 
parking 
requirements. 
For other uses 
see KZC 105.25. 

1. Development may also include other uses allowed in this zone. 
2. The following uses are not permitted in this zone: 

a. Vehicle service stations. 
b. Automotive service centers. 
c. Uses with drive-in facilities or drive-through facilities. 
d. Retail establishments providing storage services unless acces- 

sory to another permitted use. 
e. Retail establishment involving the sale, service or repair of auto- 

mobiles, trucks, boats, motorcycles, recreational vehicles, heavy 
equipment and similar vehicles. 

3. The entire zone must be physically integrated both in site, building 
design, pedestrian access internally and to the street and provide 
other pedestrian amenities. 

4. At least 10 percent of the units in new residential developments of 
four units or greater shall be affordable housing units as defined in 
Chapter 5 KZC. See Chapter 112 KZC for additional affordable 
housing requirements and incentives. 

 See Spec. Regs. 
1 and 2. 

          

.090 Church  None     30' above 
average 
building ele- 
vation. 

 B 1 per every 4 
people based on 
maximum occu- 
pancy load of 
any area of wor- 
ship. See Spe- 
cial Regulation 
2. 

1. May include accessory living facilities for staff persons. 
2. No parking is required for day-care or school ancillary to the use. 
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DIRECTIONS: FIRST, read down to find use...THEN, across for REGULATIONS 
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Required 

Parking 

Spaces 

(See Ch. 105) 

 
 
 
 

Special Regulations 

(See also General Regulations) 

 

 
Lot Size 

REQUIRED YARDS 

(See Ch. 115) 
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Height of 
Structure 

Front Side Rear 

.100 School, Day- 
Care Center, 
Mini-School or 
Mini-Day-Care 
Center 

D.R., 
Chapter 142 
KZC. 

None 10' 
adjacent to 

NE 85th 
St., 

otherwise 
20'. 

0' 0' 80% 30' above 
average 
building 
elevation. 

D B See KZC 
105.25. 

1. A six-foot-high fence is required only along the property lines adja- 
cent to the outside play areas. 

2. An on-site passenger loading area must be provided. The City shall 
determine the appropriate size of the loading areas on a case-by- 
case basis, depending on the number of attendees and the extent of 
the abutting right-of-way improvements. Carpooling, staggered 
loading/unloading time, right-of-way improvements or other means 
may be required to reduce traffic impacts on nearby residential uses. 

3. May include accessory living facilities for staff persons. 
4. To reduce impacts on nearby residential uses, hours of operation of 

the use may be limited and parking and passenger loading areas 
relocated. 

.110 Assisted Living 
Facility, 
Convalescent 
Center or Nursing 
Home 
See Spec. Reg. 
1. 

A 
Conva- 
lescent 
or Nurs- 
ing 
Home: 
B 

Independent 
unit: 1.7 per unit. 
Assisted living 
unit: 1 per unit. 
Convalescent 
Center or Nurs- 
ing Home: 1 per 
each bed. 

1. Chapter 115 KZC contains regulations regarding home occupations 
and other accessory uses, facilities and activities associated with 
this use. 

.120 Public Utility A B See KZC 
105.25. 

1. Landscape Category A or B may be required depending on the type 
of use on the subject property and the impacts associated with the 
use on the nearby uses. 

.130 Government 
Facility 
Community Facil- 
ity 

C 
See 
Spec. 
Reg. 1. 

.140 Public Park Development standards will be determined on a case-by-case basis. See Chapter 49 KZC for required review 
process. 
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53.80 User Guide. The charts in KZC 53.84 contain the basic zoning regulations that apply in the RH 8 zone of the City. Use these charts by reading down the left hand 

column entitled Use. Once you locate the use in which you are interested, read across to find the regulations that apply to that use. 

 
Section 53.82 Section 53.82 – GENERAL REGULATIONS 

The following regulations apply to all uses in this zone unless otherwise noted: 

1. Refer to Chapter 1 KZC to determine what other provisions of this code may apply to the subject property. 

2. Development creating four or more new dwelling units that includes lots or portions of lots adjoining 131st Avenue NE or 132nd Avenue NE 

that are located more than 120 feet north of NE 85th Street shall provide at least 10 percent of the units as affordable housing units as defined 

in Chapter 5 KZC. See Chapter 112 KZC for additional affordable housing incentives and requirements. 

3. For structures located within 30 feet of a parcel in a low density zone (or a low density use in PLA 17), KZC 115.136 establishes additional 

limitations on structure size. 

4. On lots that are not abutting NE 85th Street or are not consolidated with at least one lot abutting NE 85th Street, development shall be subject 

to the permitted uses and regulations in the RSX zone, except that isolated parcels may be developed independently with office use. 

5. If the lot area of the subject property is equal to or greater than 18,000 square feet, maximum building height is 35 feet above average build- 

ing elevation, except maximum building height is 30 feet within 30 feet of an RSX zone, on lots located more than 120 feet north of NE 85th 

Street, between 132nd Avenue NE and parcels abutting 131st Avenue NE. 

6. The ground street level floor of all structures on the subject property shall be a minimum of 15 feet in height. This requirement does not apply to: 

a. The following uses: vehicle service stations, automotive service centers, private lodges or clubs, stacked dwelling units, churches, 

schools, day-care centers, mini-schools or mini-day-care centers, assisted living facilities, convalescent centers or nursing homes, public 

utilities, government facilities or community facilities. 

b. Parking garages. 

c. Additions to existing nonconforming development where the Planning Official determines it is not feasible. 

7. Within required front yards, canopies and similar entry features may encroach; provided, that the total horizontal dimension of such elements 

may not exceed 25 percent of the length of the structure. 

8. Some development standards or design regulations may be modified as part of the design review process. See Chapters 92 and 142 KZC for 

requirements. 

9. The Public Works Official shall approve the number, location and characteristics of driveways on NE 85th Street in accordance with the drive- 

way and sight distance policies contained in the Public Works Pre-Approved Plans manual. Taking into consideration the characteristics of 

this corridor, the Public Works Official may: 

a. Require access from side streets; and/or 

b. Encourage properties to share driveways, circulation and parking areas; and/or 

c. Restrict access to right turn in and out; or 

d. Prohibit access altogether along NE 85th Street. 

 
(GENERAL REGULATIONS CONTINUED ON NEXT PAGE) 

Zone 
RH 8 

ATTACHMENT 5

39



Zone 
RH 8 

 

Section 53.82 U S E Z  O N E C H A R T  
 

 

(GENERAL REGULATIONS CONTINUED FROM PREVIOUS PAGE) 
 

10. Drive-through and drive-in facilities are not permitted in this zone. 

11. See Chapters 100 and 162 KZC for information about nonconforming signs. KZC 162.35 describes when nonconforming signs must be 

brought into conformance or removed. 

12. For lighting requirements associated with development see KZC 115.85(2). 
 

13. Prior to any of the following uses occupying a structure on a property adjoining a residential zone, the applicant shall submit a noise study 

prepared by a qualified acoustical consultant for approval by the Planning Official: 

• Establishments expected to operate past 9:00 p.m. 

• Retail establishment providing entertainment, recreational or cultural activities. 

• Veterinary offices. 

• Any establishment where animals are kept on site. 

• Establishments involving a large truck loading dock for deliveries. 

The study shall verify that the noise expected to emanate from the site adjoining any residential-zoned property complies with the standards 

specified in KZC 115.95(1) and (2) and WAC 173-60-040(1) for a Class B source property and a Class A receiving property. 

14. A City entryway feature shall be provided on the parcel located at the northwest corner of the intersection of NE 85th Street and 132nd Ave- 

nue, or adjacent parcel under common ownership with such parcel. Entryway features shall include such elements as: a sign, art, landscap- 

ing and lighting. See Chapter 92 KZC, Design Regulations. 
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Section 53.84 U S E Z  O N E C H A R T  
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USE 

 

DIRECTIONS: FIRST, read down to find use...THEN, across for REGULATIONS 
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Required 

Parking 

Spaces 

(See Ch. 105) 

 
 
 
 

Special Regulations 

(See also General Regulations) 

 

 
Lot Size 

REQUIRED YARDS 

(See Ch. 115) 
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Height of 
Structure 

Front Side Rear 

.010 Office Use D.R., 
Chapter 142 
KZC. 

None 10' 
adjacent 
to NE 
85th St., 
otherwise 
20'. 

0' 15' 70% 30' above 
average 
building 
elevation. 

 

See Gen. 
Regs. 3 and 
5. 

A D If a medical, den- 
tal or veterinary 
office, then 1 per 
each 200 sq. ft. 
of gross floor 
area. 
Otherwise, 1 per 
each 300 sq. ft. 
of gross floor 
area. 

1. The following regulations apply to veterinary offices only: 
a. May only treat small animals on the subject property. 
b. Outside runs and other outside facilities for the animals are not permit- 

ted. 
2. Ancillary assembly and manufacture of goods on the premises of this use 

are permitted only if: 
a. The ancillary assembled or manufactured goods are subordinate to and 

dependent on this use. 
b. The outward appearance and impacts of this use with ancillary assem- 

bly or manufacturing activities must be no different from other office 
uses. 

.020 Restaurant         E 1 per each 100 
sq. ft. of gross 
floor area. 

1. May not be located above the ground floor street level floor of a 
structure. 

1.2. Must be oriented toward NE 85th Street. 
2.3. Gross floor area for each individual use may not exceed 4,000 sq. ft. 

.030 Entertainment, 
Cultural and/or 
Recreational 
Facility 

         See KZC 105.25. 1. Gross floor area for each individual use may not exceed 4,000 sq. ft. 
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.040 Any Retail Estab- 
lishment other 
than those specif- 
ically listed, lim- 
ited or prohibited 
in this zone, sell- 
ing goods or pro- 
viding services, 
including bank- 
ing and related 
financial ser- 
vices. 

        D 1 per each 300 
sq. ft. of gross 
floor area. 

1. The following uses are not permitted in this zone: 
a. Vehicle service stations. 
b. Automotive service centers. 
c. Uses with drive-in facilities or drive-through facilities. 
d. Retail establishments providing storage services unless accessory to 

another permitted use. 
e. A retail establishment involving the sale, service or rental of motor vehi- 

cles, sailboats, motor boats, recreation trailers, heavy equipment and 
similar vehicles; provided, that motorcycle sales, service or rental is 
permitted if conducted indoors. 

f. Storage and operation of heavy equipment, except delivery vehicles 
associated with retail uses. 

g. Storage of parts unless conducted entirely within an enclosed structure. 
2. This use must be oriented toward NE 85th Street and may not be located 

above the ground street level floor of a structure except for personal 
service establishments that provide services involving the care of a 
person, or of a person’s apparel, such as laundry and dry cleaning 
services, beauty shops, barber shops, shoe repair shops and tailors 
may be located above the ground street level floor; provided, that the use 
of exterior areas adjoining residential uses is prohibited. 
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USE 

 

DIRECTIONS: FIRST, read down to find use...THEN, across for REGULATIONS 
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Required 

Parking 

Spaces 

(See Ch. 105) 

 
 
 
 

Special Regulations 

(See also General Regulations) 

 

 
Lot Size 

REQUIRED YARDS 

(See Ch. 115) 
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Height of 
Structure 

Front Side Rear 

.040 Any Retail Estab- 
lishment other 
than those specif- 
ically listed, lim- 
ited or prohibited 
in this zone, sell- 
ing goods or pro- 
viding services, 
including bank- 
ing and related 
financial ser- 
vices. (continued) 

 REGULATIONS CONTINUED FROM PREVIOUS PAGE 

3. Gross floor area for each individual use may not exceed 4,000 sq. ft. 
4. A delicatessen, bakery, or other similar use may include, as part of the 

use, accessory seating if: 
a. The seating and associated circulation area does not exceed more 

than 10 percent of the gross floor area of the use; and 
b. It can be demonstrated to the City that the floor plan is designed to pre- 

clude the seating area from being expanded. 
5. Retail establishments selling marijuana or products containing marijuana 

are not permitted on properties abutting the school walk routes shown on 
Plate 46. 
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.050 Stacked Dwelling 
Units 
See Spec. Reg. 
1. 

D.R., 
Chapter 142 
KZC. 

None 10' 
adjacent 

to NE 
85th St., 
otherwise 

20'. 

0' 15' 70% 30' above 
average 
building 
elevation. 

 

See Gen. 
Regs. 3 and 
5. 

A A 1.2 per studio 
unit. 
1.3 per 1 
bedroom unit. 
1.6 per 2 
bedroom unit. 
1.8 per 3 or more 
bedroom unit. 
See KZC 105.20 
for visitor parking 
requirements. 

This use may not be located on the ground floor of a structure. 

1. The street level floor of the building shall include commercial use. The 
commercial use shall be oriented toward NE 85th Street and have a 
minimum depth of 20 feet and an average depth of at least 30 feet (as 
measured from the face of the building along the street). 

        Lobbies for this use are allowed within the commercial frontage 
provided they do not exceed 20 percent of the building’s linear 
commercial frontage along the street.  

        The Planning Director or Design Review Board may approve a minor 
reduction in the depth requirements if the applicant demonstrates that 
the requirement is not feasible given the configuration of existing or 
proposed improvements and the design of the retail frontage will 
maximize visual interest.   

1.2. Chapter 115 KZC contains regulations regarding home occupations and 
other accessory uses, facilities and activities associated with this use. 

.060 Assisted Living 
Facility, 
Convalescent 
Center or Nursing 
Home 
See Spec. Reg. 
1. 

         Independent unit: 
1.7 per unit. 
Assisted living 
facility: 1 per unit. 
Convalescent 
Center or Nurs- 
ing Home: 1 per 
each bed. 

1. This use may not be located on the ground floor of a structure. 

1. The street level floor of the building shall include commercial use. The 
commercial use shall be oriented toward NE 85th Street and have a 
minimum depth of 20 feet and an average depth of at least 30 feet (as 
measured from the face of the building along the street). 

        Lobbies for this use are allowed within the commercial frontage 
provided they do not exceed 20 percent of the building’s linear 
commercial frontage along the street.  

        The Planning Director or Design Review Board may approve a minor 
reduction in the depth requirements if the applicant demonstrates that 
the requirement is not feasible given the configuration of existing or 
proposed improvements and the design of the commercial frontage will 
maximize visual interest.  

2. Chapter 115 KZC contains regulations regarding home occupations and 
other accessory uses, facilities and activities associated with this use. 

.070 Church          1 per every 4 
people based on 
maximum occu- 
pancy load of 
any area of wor- 
ship. See Spec. 
Reg. 1. 

1. No parking is required for day-care or school ancillary to the use. 
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DIRECTIONS: FIRST, read down to find use...THEN, across for REGULATIONS 
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Required 

Parking 

Spaces 

(See Ch. 105) 

 
 
 
 

Special Regulations 

(See also General Regulations) 

 

 
Lot Size 

REQUIRED YARDS 

(See Ch. 115) 
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Height of 
Structure 

Front Side Rear 

.080 School, Day- 
Care Center, 
Mini-School or 
Mini-Day-Care 
Center 

D.R., 
Chapter 142 
KZC. 

None 10' 
adjacent 
to NE 
85th St., 
otherwise 
20'. 

0' 15' 70% 30' above 
average 
building 
elevation. 

 

See Gen. 
Regs. 3 and 
5. 

A B See KZC 105.25. 1. A six-foot-high fence is required only along the property lines adjacent to 
the outside play areas. 

2. An on-site passenger loading area must be provided. The City shall 
determine the appropriate size of the loading areas on a case-by-case 
basis, depending on the number of attendees and the extent of the abut- 
ting right-of-way improvements. Carpooling, staggered loading/unload- 
ing time, right-of-way improvements or other means may be required to 
reduce traffic impacts on nearby residential uses. 

3. May include accessory living facilities for staff persons. 
4. To reduce impacts on nearby residential uses, hours of operation of the 

use may be limited and parking and passenger loading areas relocated. 
5. For school use, structure height may be increased, up to 35 feet, if: 

a. The school can accommodate 200 or more students; and 
b. The required side and rear yards for the portions of the structure 

exceeding the basic maximum structure height are increased by one 
foot for each additional one foot of structure height; and 

c. The increased height is not specifically inconsistent with the applicable 
neighborhood plan provisions of the Comprehensive Plan. 

d. The increased height will not result in a structure that is incompatible 
with surrounding uses or improvements. 

.090 Public Utility           1. Landscape Category A or B may be required depending on the type of 
use on the subject property and the impacts associated with the use on 
the nearby uses. 

.100 Government 
Facility 
Community Facil- 
ity 

       C 
See 
Spec. 
Reg. 1. 

.110 Public Park Development standards will be determined on a case-by-case basis. See KZC 45.50 for required review 
process. 
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Kirkland Zoning Code  
Chapter 45 – INSTITUTIONAL ZONES (P, PLA 1, PLA 
14) 

ATTACHMENT 6 

The Kirkland Zoning Code is current through Ordinance 4664, passed October 16, 2018.  

Chapter 45 – INSTITUTIONAL ZONES (P, PLA 1, PLA 14)  

Draft Code Amendments to PLA 14. Section 45.20.Special Regulation PU-18 2/15/2019 

Sections: 
45.05  User Guide 

45.05.010  Applicable Zones 
45.05.020  Common Code References 

45.10  General Regulations 
45.20  Permitted Uses 
45.30  Density/Dimensions 
45.40  Development Standards 
45.50  Public Park 
45.60  Private College and Related Facilities 

45.05 User Guide 
Step 1.    Check that the zone of interest is included in KZC 45.05.010, Applicable Zones. If not, select the chapter 
where it is located. 

Step 2.    Refer to KZC 45.05.020, Common Code References, for relevant information found elsewhere in the 
code. 

Step 3.    Refer to the General Regulations in KZC 45.10 that apply to the zones as noted. 

Step 4.    Find the Use of interest in the Permitted Uses Table in KZC 45.20 and read across to the column 
pertaining to the zone of interest. If a Use is not listed in the table, it is not allowed. A listed use is permitted unless 
“NP” (Not Permitted) is noted for the table. Note the Required Review Process and Special Regulations that are 
applicable. There are links to the Special Regulations listed immediately following the table (PU-1, PU-2, PU-3, 
etc.). 

Step 5.    Find the Use of interest in the Density/Dimensions Table in KZC 45.30 and read across the columns. 
Note the standards (Minimum Lot Size, Required Yards, Maximum Lot Coverage, and Maximum Height of 
Structure) and Special Regulations that are applicable. There are links to the Special Regulations listed immediately 
following the table (DD-1, DD-2, DD-3, etc.). 

Step 6.    Find the Use of interest in the Development Standards Table in KZC 45.40 and read across the columns. 
Note the standards (Landscape Category, Sign Category, and Required Parking Spaces) and Special Regulations that 
are applicable. There are links to the Special Regulations listed immediately following the table (DS-1, DS-2, DS-3, 
etc.). 

Note: Not all uses listed in the Density/Dimensions and Development Standards Tables are permitted in each zone 
addressed in this chapter. Permitted uses are determined only by the Permitted Uses Table. 

45.05.010 Applicable Zones 
This chapter contains the regulations for uses in the institutional zones (P, PLA 1, PLA 14) of the City. 

45.05.020 Common Code References 
1.    Refer to Chapter 1 KZC to determine what other provisions of this code may apply to the subject 
property. 

2.    Public park development standards will be determined on a case-by-case basis. See KZC 45.50. 

3.    Review processes, density/dimensions and development standards for shoreline uses can be 
found in Chapter 83 KZC, Shoreline Management. 
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Kirkland Zoning Code  
Chapter 45 – INSTITUTIONAL ZONES (P, PLA 1, PLA 
14) 

ATTACHMENT 6 

The Kirkland Zoning Code is current through Ordinance 4664, passed October 16, 2018.  

4.    Chapter 115 KZC contains regulations regarding home occupations and other accessory uses, 
facilities, and activities associated with Detached Dwelling Unit uses. 

5.    Structures located within 30 feet of a parcel in a low density zone or a low density use in PLA 17 
shall comply with additional limitations on structure size established by KZC 115.136. 

(Ord. 4476 § 2, 2015) 

45.10 General Regulations 
Reserved. (Ord. 4476 § 2, 2015) 
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Kirkland Zoning Code 
Chapter 45 – INSTITUTIONAL ZONES (P, PLA 1, PLA 
14)

ATTACHMENT 6

The Kirkland Zoning Code is current through Ordinance 4664, passed October 16, 2018. 

45.20 Permitted Uses
Permitted Uses Table – Institutional Zones (P, PLA 1, PLA 14) 

(See also KZC 45.30, Density/Dimensions Table, and KZC 45.40, Development Standards Table)

Use

Required Review Process: 

IIA = Process IIA, Chapter 150 KZC
IIB = Process IIB, Chapter 152 KZC

None = No Required Review Process

NP = Use Not Permitted
# = Applicable Special Regulations (listed after the table)

P PLA 1 PLA 14

45.20.010 Church NP NP 1, 2

45.20.020 Community Facility 3 IIB
4

1, 4

45.20.030 Detached Dwelling Unit NP None
5

None
6

45.20.040 Government Facility 3 IIA
4

1, 4

45.20.050 Mini-School or Mini-Day-Care Center NP NP I
7, 8, 9, 10

45.20.060 Private College and Related Facilities NP 11, 12 NP

45.20.070 Professional Football, Baseball, or Soccer 
Practice or Play Facility

NP 13, 14, 15, 16, 17 NP

45.20.080 Public College or University NP NP IIB
18

45.20.090 Public Park See KZC 45.50 for required review process.

45.20.100 Public Utility None IIA
4

1, 4

45.20.110 School or Day-Care Center NP NP 1, 2, 7, 8, 9, 10
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Kirkland Zoning Code  
Chapter 45 – INSTITUTIONAL ZONES (P, PLA 1, PLA 
14) 

ATTACHMENT 6 

The Kirkland Zoning Code is current through Ordinance 4664, passed October 16, 2018.  

Permitted Uses (PU) Special Regulations: 

PU-1.  The required review process is as follows: 

a. If the subject property, including all contiguous property owned by the applicant and held by 
others for future use by the applicant, is less than five acres, the required review process is Process 
IIA, Chapter 150 KZC. 

b. If the subject property, including all contiguous property owned by the applicant and held by 
others for future use by the applicant, is five or more acres, a Master Plan, approved through 
Process IIB, Chapter 152 KZC, is required. The Master Plan must show building placement, 
building dimensions, roadways, utility locations, land uses within the Master Plan area, parking 
location, buffering, and landscaping.  

PU-2.  The property must be served by a collector or arterial street.  

PU-3.  If the proposal is for a governmental facility located at the Houghton Landfill site as designated on the 
Official Zoning Map, Process IIB. Otherwise, Process IIA.  

PU-4.  Site design must minimize adverse impacts on surrounding residential neighborhoods.  

PU-5.  Not more than one dwelling unit may be on each lot regardless of lot size.  

PU-6.  Not more than one dwelling unit may be on each lot, regardless of the size of the lot.  

PU-7.  May locate on the subject property only if: 

a. It will not be materially detrimental to the character of the neighborhood in which it is located; or 

b. Site and building design minimizes adverse impacts on surrounding residential neighborhoods.  

PU-8.  A six-foot-high fence is required along the property line adjacent to the outside play areas.  

PU-9.  Hours of operation and the maximum number of attendees may be limited by the City to reduce impacts 
on nearby residential uses.  

PU-10. May include accessory living facilities for staff persons.  

PU-11. If development is consistent with the Master Plan adopted in R-4203, then none. Otherwise, must amend 
the Master Plan using Process IIB, Chapter 152 KZC.  

PU-12. See KZC 45.60.  

PU-13. None, if part of approved Master Plan adopted in R-4203. Otherwise, Process IIB, Chapter 152 KZC.  

PU-14. One point of vehicular access only is permitted directly onto NE 53rd Street. Secondary access through the 
college campus is permitted.  

PU-15. No public exhibitions or games shall be permitted.  

PU-16. No helicopter operations shall be permitted, except for emergency situations.  
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Kirkland Zoning Code  
Chapter 45 – INSTITUTIONAL ZONES (P, PLA 1, PLA 
14) 

ATTACHMENT 6 

The Kirkland Zoning Code is current through Ordinance 4664, passed October 16, 2018.  

PU-17. Only one professional sport organization may occupy and use the facility in any consecutive 12-month 
period.  

PU-18. If the development is consistent with the Master Plan adopted in R-3571, and with the Planned Unit 
Development adopted in O-3197, or with a subsequently approved Master Plan, then no zoning process is 
required. The Master Plan must show building placement, building dimensions, roadways, utility 
locations, land uses within the Master Plan area, parking locations, buffering and landscaping. (Ord. 4476)  

Add new text to PU-18: A subsequent expansion of the master plan shall include the following 

additional requirements: 

a. Site plan that is designed to be an active, walkable, transit supportive campus environment. 

b. May include detached, attached, stacked, residential suites and/or dormitory housing for 

students, staff or employees or other public agencies as part of this use. Development 

creating four or more new dwelling units shall provide at least 10 percent of the units as 

affordable housing units as defined in Chapter 5 KZC. See Chapter 112 KZC for additional 

affordable housing incentives and requirements.  

c. Provide bike and pedestrian routes through the campus that connect with the surrounding 

neighborhoods, integrate with, and help expand the City’s network of Neighborhood 

Greenways described in the Rose Hill Neighborhood Plan including: connection on campus 
between 132nd Avenue NE on the east to Slater Avenue NE to the west, and connect the 

campus to NE 113th Place at the southwest corner.  

d. Protect the natural greenbelt easement on the west slope of campus. Prioritize the 

redevelopment potential of existing surface parking areas before considering expansion into 

natural greenbelt easement. Allow additional building height in lieu of expansion into the 

greenbelt easement. Allow limited encroachment into the greenbelt easement only if 

sufficient development potential cannot be achieved in the already-developed area outside 

the greenbelt easement and subject to environmental assessment.  

e. Ensure new development is compatible with the surrounding residential neighborhood. 

f. Allow no additional driveway access to 132nd Avenue NE to maintain traffic flow and safety 

on the arterial.  

g. Mitigation may be required for impacts of the proposed expansion and existing non-

conformances regarding code compliance including, where feasible, correcting parking lot 

design and landscaping deficiencies consistent with code requirements.   

 2, 2015) 

 

45.30 Density/Dimensions 
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Density/Dimensions Table – Institutional Zones (P, PLA 1, PLA 14) 

(Refer to KZC 45.20, Permitted Uses Table, to determine if a use is allowed in the zone; see also KZC 45.40, Development Standards Table)

Use Minimum Lot Size

REQUIRED YARDs
(See Ch. 115 KZC)

Maximum Lot 
Coverage

Maximum Height of Structure
ABE = Average Building ElevationFront Side Rear

45.30.010 Church 7,200 sq. ft. 20' 20' 20' 70% 30' above ABE.

45.30.020 Community Facility None 20'
P: 1

10'
P: 1

10'
P: 1

70%
P: 1

25' above ABE.
P:1

45.30.030 Detached Dwelling Unit PLA 1: 8,500 sq. 
ft.
PLA 14: 7,200 sq. 
ft.

PLA 1: 20'
PLA 14: 20'3

PLA 1: 5'2
PLA 14: 5'3

10' 50% PLA 1: 25' above ABE.
PLA 14: 30' above ABE.

45.30.040 Government Facility None 20'
P: 1

10' 
P: 1

10'
P: 1

70%
P: 1

25' above ABE.
P:1

45.30.050 Mini-School or Mini-Day-
Care Center

7,200 sq. ft. 20'4 5'2, 4 10'4 50% 30' above ABE.

45.30.060 Private College and Related 
Facilities

5

45.30.070 Professional Football, 
Baseball, or Soccer Practice 
or Play Facility

10 acres 6, 7 80% 30' above ABE.8, 9

45.30.080 Public College or University As established in the Master Plan.

45.30.090 Public Park Development standards will be determined on a case-by-case basis. See KZC 45.50.

45.30.100 Public Utility None 20'
P: 1

P: 1
PLA 1: 10'

PLA 14: 20'

P: 1
PLA 1: 10'

PLA 14: 20'

70'%
P: 1

25' above ABE.
P: 1

45.30.110 School or Day-Care Center 7,200 sq. ft. If this use can accommodate 50 or more students or 
children, then:

70% 30' above ABE.11

50'10 50'10 50'10

If this use can accommodate 13 to 49 students or 
children, then:

20'10 20'10 20'10
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Density/Dimensions (DD) Special Regulations: 

DD-1.  Will be determined on case-by-case basis.  

DD-2.  Five feet but two side yards must equal at least 15 feet.  

DD-3.  On corner lots, only one front yard must be a minimum of 20 feet. All other front yards shall be regulated 
as a side yard (minimum five-foot yard). The applicant may select which front yard shall meet the 20-foot 
requirement.  

DD-4.  Structured play areas must be set back from all property lines by five feet.  

DD-5.  As established in the Master Plan or as allowed in KZC 45.60.  

DD-6.  As established in the Master Plan or as allowed under Special Regulation DD-7.  

DD-7.  All structures and practice and play facilities must be set back from exterior property lines at least 50 feet. 
Parking lots must be set back at least 50 feet from single-family uses and screened and interspersed with 
landscaping pursuant to Chapters 95 and 105 KZC.  

DD-8.  Maximum structure height is determined by the approved Master Plan.  

DD-9.  Maximum height of temporary structures shall be 60 feet above finished grade.  

DD-10. Structured play areas must be set back from all property lines as follows: 

a. 20 feet if this use can accommodate 50 or more students or children. 

b. 10 feet if this use can accommodate 13 to 49 students or children.  

DD-11. For school use, structure height may be increased, up to 35 feet, if 

a. The school can accommodate 200 or more students; and 

b. The required side and rear yards for the portions of the structure exceeding the basic maximum 
structure are increased by one foot for each additional one foot structure height; and  

c. The increased height is not specifically inconsistent with the applicable neighborhood plan 
provisions of the Comprehensive Plan; and  

d. The increased height will not result in a structure that is incompatible with surrounding uses or 
improvements.   

(Ord. 4476 § 2, 2015) 
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45.40 Development Standards
Development Standards Table – Institutional Zones (P, PLA 1, PLA 14) 

(Refer to KZC 45.20, Permitted Uses Table, to determine if a use is allowed in the zone; see also KZC 45.30, Density/Dimensions Table)

Use
Landscape Category
(Chapter 95 KZC)

Sign Category
(Chapter 100 KZC)

Required Parking Spaces
(Chapter 105 KZC)

45.40.010 Church C B 1 for every 4 people based on maximum occupancy 
load of worship.1

45.40.020 Community Facility C3

P: Will be determined on a case-by-case 
basis.

B
P: Will be determined on a case-by-case 

basis.

See KZC 105.25.

45.40.030 Detached Dwelling Unit E A 2.0 per dwelling unit.

45.40.040 Government Facility C3

P: Will be determined on a case-by-case 
basis.

B
P: Will be determined on a case-by-case 

basis.2

See KZC 105.25.

45.40.050 Mini-School or Mini-Day-Care 
Center

E B4 See KZC 105.25.5, 6

45.40.060 Private College and Related 
Facilities

7

45.40.070 Professional Football, Baseball, or 
Soccer Practice or Play Facility

C8 B9, 10 See KZC 105.25.11, 12, 13

45.40.080 Public College or University As established in the Master Plan.

45.40.090 Public Park Development standards will be determined on a case-by-case basis. See KZC 45.50 and 105.25.

45.40.100 Public Utility A3

P: Will be determined on a case-by-case 
basis.

B
P: Will be determined on a case-by-case 

basis.

See KZC 105.25.

45.40.110 School or Day-Care Center D B15 See KZC 105.25.6, 14
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Development Standards (DS) Special Regulations: 

DS-1.  No parking is required for day-care or school ancillary to the use.  

DS-2.  One pedestal sign with a readerboard having electronic programming is allowed at a fire station or at the 
North Kirkland Community Center only if: 

a. It is a pedestal sign (see Plate 12) having a maximum of 40 square feet of sign area per sign face; 

b. The electronic readerboard is no more than 50 percent of the sign area; 

c. Moving graphics and text or video are not part of the sign; 

d. The electronic readerboard does not change text and/or images at a rate less than one every seven 
seconds and shall be readily legible given the text size and the speed limit of the adjacent right-of-
way; 

e. The electronic readerboard displays messages regarding public service announcements or City 
events only; 

f. The intensity of the display shall not produce glare that extends to adjacent properties and the 
signs shall be equipped with a device which automatically dims the intensity of the lights during 
hours of darkness; 

g. The electronic readerboard is turned off between 10:00 p.m. and 6:00 a.m. except during 
emergencies; 

h. It is located to have the least impact on surrounding residential properties.  

If it is determined that the electronic readerboard constitutes a traffic hazard for any reason, the Planning 
Director may impose additional conditions. 

DS-3.  Landscape Category A or B may be required depending on the type of use on the subject property and the 
impacts associated with the use on the nearby uses.  

DS-4.  Electrical signs shall not be permitted. Size of signs may be limited to be compatible with nearby 
residential uses.  

DS-5.  An on-site passenger loading area may be required depending on the number of attendees and the extent of 
the abutting right-of-way improvements.  

DS-6.  The location of parking and passenger loading areas shall be designed to reduce impacts on nearby 
residential uses.  

DS-7.  As established in the Master Plan or as allowed in KZC 45.60.  

DS-8.  Perimeter buffering is determined by the approved Master Plan.  

DS-9.  A single pedestal or monument sign, non-interior illuminated, shall be permitted on NE 53rd Street.  

DS-10. No graphics or markings shall be permitted on the exterior of the temporary structure, except as required 
by state, federal or local regulations.  
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DS-11. During summer training camp, the public will be directed, by means of pedestal signs at entrances to the 
college, to the parking areas in the interior of the campus.  

DS-12. All structures and practice and play facilities must be set back from exterior property lines at least 50 feet. 
Parking lots must be set back at least 50 feet from single-family uses and screened and interspersed with 
landscaping pursuant to Chapters 95 and 105 KZC.  

DS-13. On-site parking shall be adequate to meet peak season use.  

DS-14. An on-site passenger loading area must be provided. The City shall determine the appropriate size of the 
loading area on a case-by-case basis, depending on the number of attendees and the extent of the abutting 
right-of-way improvements. Carpooling, staggered loading/unloading time, right-of-way improvements or 
other means may be required to reduce traffic impacts on nearby residential uses.  

DS-15. Electrical signs shall not be permitted.  

(Ord. 4476 § 2, 2015) 

45.50 Public Park 
1.    Except as provided for in subsection (3) of this section, any development or use of a park must occur 
consistent with a Master Plan. A Master Plan shall be reviewed through a community review process, established by 
the Parks and Community Services Director, which shall include at a minimum: 

a.    One formal public hearing, conducted by the Parks Board, preceded by appropriate public notice. The 
required public hearing on a Master Plan proposed within the Houghton Community Municipal Corporation 
shall be conducted by the Houghton Community Council, which may be a joint hearing with the Parks Board; 

b.    The submittal of a written report on the proposed Master Plan from the Parks Board to the City Council, 
containing at least the following: 

1)    A description of the proposal; 

2)    An analysis of the consistency of the proposal with adopted Comprehensive Plan policies, including 
the pertinent Park and Recreation Comprehensive Plan policies; 

3)    An analysis of the consistency of the proposal with applicable developmental regulations, if any; 

4)    A copy of the environmental record, if the proposal is subject to the State Environmental Policy Act; 

5)    A summary and evaluation of issues raised and comments received on the proposed Master Plan; 
and 

6)    A recommended action by the City Council. 

c.    City Council review and approval. The City Council shall approve the Master Plan by resolution only if it 
finds: 

1)    It is consistent with all applicable development regulations and, to the extent there is no applicable 
development regulation, the Comprehensive Plan; 

2)    It is consistent with the public health, safety, and welfare; 

3)    If the Master Plan is proposed within the Houghton Community Municipal Corporation, it shall 
become effective according to the procedure in KMC 2.12.040. 

2.    In addition to the features identified in KZC 5.10.505, the Master Plan shall identify the following: 
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a.    Location, dimensions, and uses of all active and passive recreation areas; 

b.    Potential users and hours of use; 

c.    Lighting, including location, hours of illumination, lighting intensity, and height of light standards; 

d.    Landscaping; 

e.    Other features as appropriate due to the character of the neighborhood or characteristics of the subject 
property. 

3.    Development and use of a park does not require a Master Plan under this code if it will not involve any of the 
following: 

a.    Lighting for outdoor nighttime activities; 

b.    The construction of any building of more than 4,000 square feet; 

c.    The construction of more than 20 parking stalls;  

d.    The development of any structured sports or activity areas, other than minor recreational equipment including 
swing sets, climber toys, slides, single basketball hoops, and similar equipment. (Ord. 4476 § 2, 2015) 

45.60 Private College and Related Facilities 
1.    The Master Plan, approved by Resolution R-4203, includes a site plan, which is on file with the City. That site 
plan is, by reference, incorporated as a part of this code as it pertains to the location, configuration and nature of 
improvements in the PLA 1 zone. 

2.    In addition to the site plan referenced above, the adopted Master Plan includes the following special 
regulations: 

a.    Future development permits shall be reviewed by the Planning Director to ensure consistency with the Master 
Plan. 

b.    The applicant shall indicate all site improvements and landscaping for the areas to be affected by construction 
which are proposed to accompany the construction of each facility. The Planning Director shall have the authority to 
require implementation of these related elements of the Master Plan at such time new facilities, structures or 
additions are being constructed.  

c.    At the time of application for development of the married student housing information relating to the degree of 
cutting and filling necessitated shall be provided. Plans for stabilization of nearby slopes shall be included in this 
information. This information shall indicate to what extent the drainage conditions on the eastern portion of the 
campus will be disturbed, and what measures will be taken to insure that surrounding properties will not be 
adversely affected by alternate drainage patterns. 

d.    A 30-foot-wide landscape buffer planted as follows: 

1)    Two rows of trees planted eight feet on center along the entire length of the buffer. No more than 50 
percent of the required trees may be deciduous. At the time of planting, deciduous trees must be at least 
two inches in diameter as measured using the standards of the American Association of Nurserymen; and 
coniferous trees must be at least five feet in height. 

2)    Shrubs, 18 inches high, planted to attain coverage of at least 60 percent of the buffer area within two 
years. 

3)    The buffer shall be provided around the campus perimeter, except along 108th Ave. NE, 114th Ave. 
NE, I-405, and between on-campus duplex housing and adjacent single-family sites or I-405. The buffer 
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shall incorporate all existing significant trees and vegetation. Where fencing is proposed, it shall be wood, 
unless alternative fencing is requested in writing by the adjacent neighbor and agreed to by the applicant. 

e.    A 15-foot-wide landscape buffer planted pursuant to the requirements of subsections (d)(1) and (2) of this 
section shall be provided between on-campus duplex housing and adjacent single-family sites. The buffer shall 
incorporate all existing significant trees and vegetation. 

f.    New construction of buildings and parking areas shall preserve existing significant trees to the maximum 
extent possible. 

g.    Storm drainage plans shall accompany any applications for development permits. Said plans shall comply with 
the requirements of KMC Title 15. 

h.    Development permits for additional parking areas shall include a lighting plan for review and approval by the 
Planning Director. The lighting shall be directed such that it does not negatively impact adjacent residential areas. 

i.    All main interior streets shall maintain a driving width of 24 feet plus curb and gutter improvements on both 
sides of the streets, for a total of 28 feet. Widths of, and improvements to secondary streets and service roads, shall 
be subject to the review and approval of the Planning Director. It will be necessary for secondary streets and service 
roads to provide adequate clearance for emergency vehicle access. 

j.    The location, material and design of any walkway within the campus shall be at the discretion of the College 
and its representatives, but will be reviewed by the Planning Director; provided, that the pedestrian/bicycle path in 
114th Ave. NE shall be asphalt or concrete, eight feet wide. 

k.    The “NO PARKING” signs along 110th Avenue NE, east of the men’s dormitory, shall remain indefinitely, to 

discourage future parking along this street. 

l.    Within 30 feet of all outer edges of the campus (except along 108th Ave. NE, 114th Ave. NE, and I-405), no 
institutional uses or new parking areas are permitted, including any future redevelopment of the maintenance 
buildings. 

m.    The housing unit, south of Gairloch, and west of 114th Ave. NE, shall be separated from abutting properties 
to the north and east by a dense vegetative buffer of not less than 30 feet. 

n.    Parking lots shall include landscaping islands as required by Chapter 105 KZC.  

o.    Where adjacent to existing single-family residences, existing campus roadways and parking areas shall be 
landscaped as much as possible in the space available to provide a visual screen of the roadways and parking areas 
from the nearby residences. The amount and type of landscaping shall be subject to the review and approval of the 
Planning Director. An effort shall be made to reduce the amount of asphalt surfacing wherever possible. 

p.    Construction of the proposed clock tower shall be subject to the issuance of a Process IIB Permit, to be 
reviewed by the Houghton Community Council, the Kirkland Hearing Examiner and the Kirkland City Council. 

q.    The two westernmost campus access drives (adjacent to the Seventh Day Adventist Church and opposite 111th 
Ave. NE) shall be closed to general vehicle use. The driveway serving The Firs married student housing shall be 
relocated to lie within the 114th Ave. NE right-of-way. 

r.    The District Office shall have only one access point from 108th Avenue NE. 

s.    New buildings or building expansions must conform with design guidelines as adopted as part of the Master 
Plan. 

t.    The City is authorized to implement measures, identified in the approved Master Plan, to protect the 
surrounding neighborhood from parking impacts. 

u.    For other regulations applicable to this use, see the Master Plan approved under Resolution R-4203. 
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v.    Structure height shall not exceed 30 feet above average building elevation if located within 100 feet of the 
campus perimeter, or 40 feet above average building elevation if located greater than 100 feet from the campus 
perimeter. 

3.    Deviations from the approved Master Plan may be administratively approved by the Planning Director: 

a.    Unless: 

1)    There is a change in the use and the Zoning Code establishes different or more rigorous standards 
for the new use than for the existing use. 

2)    The Planning Director determines that there will be substantial changes in the impacts on the 
neighborhood or the City as a result of the change; and 

b.    The proposed modification or deviation satisfies all of the following: 

1)    No vehicular ingress or egress from surrounding streets may be changed. 

2)    No roadways, parking lots or structures within 100 feet of the site perimeter may be shifted toward 
the perimeters. Any other shifting or improvements shall be consistent with the design concept of the 
College. 

3)    No buffers shown in the approved site plan may be reduced, unless specifically authorized by some 
other special regulation. 

4)    Reconfigurations of the footprint of the structures shown in the approved plan may be permitted; 
provided, that such changes are not apparent off-site and do not increase building height. 

5)    Minor new structures not shown on the approved site plan may be permitted; provided, that they are 
at least 200 feet from the site perimeter, are not apparent from off-site and do not require the significant 
shifting of roadways, parking areas or other improvements. 

c.    The Planning Director shall notify the Houghton Community Council in writing, at least 40 days before 
issuance of a decision on a request for a modification of the Master Plan. 

d.    A Process IIB zoning permit review process is required:  

1)    For any change to the Master Plan that does not meet the above criteria; 

2)    For leasing of any campus facilities to long-term tenants; 

3)    For any increase in student population above 1,200; or 

4)    For a change in all or any part of the Seahawks facility to a use other than a professional football 
team office and practice facility. (Ord. 4476 § 2, 2015) 
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20.10 General Regulations 

20.10.010 All Medium Density Residential Zones 

1. Developments creating four or more new dwelling units shall provide at least 10 percent of the units as affordable housing units as defined
in Chapter 5 KZC. Two additional units may be constructed for each affordable housing unit provided. In such cases, the minimum lot
size listed in the Use Regulations shall be used to establish the base number of units allowed on the site, but shall not limit the size of
individual lots. See Chapter 112 KZC for additional affordable housing incentives and requirements.

2. May not use lands waterward of the ordinary high water mark to determine lot size or to calculate allowable density (does not apply to
PLA 6F, PLA 6H, PLA 6K, PLA 7C, PLA 9 and PLA 158 zones).

3. Structures located within 30 feet of a parcel in a low density zone or a low density use in PLA 17 shall comply with additional limitations
on structure size established by KZC 115.136, except for the following uses: KZC 20.20.060, Detached Dwelling Unit, and 20.20.180,
Piers, Docks, Boat Lifts and Canopies Serving Detached Dwelling Unit (does not apply to WD I, WD Ill, PLA 2, and PLA 38 zones).

20.10.020 RM,RMA Zones 

1. If the subject property is located east of JBD 2 and west of 100th Avenue NE, the following regulation applies:

Must provide a public pedestrian access easement if the Planning Official determines that it will furnish a pedestrian connection or part
of a connection between 98th Avenue NE and 100th Avenue NE. Pathway improvements will also be required if the easement will be
used immediately. No more than two complete connections shall be required.

2. If the subject property is located within the North Rose Hill neighborhood, east of Slater Avenue NE and north of NE 116th Street, the
minimum required front yard is 10 feet. Ground floor canopies and similar entry features may encroach into the front yard; provided, the
total horizontal dimension of such elements may not exceed 25 percent of the length of the structure. No parking may encroach into the
required 10-foot front yard.

3. Any required yard abutting Lake Washington Boulevard or Lake Street South must be increased two feet for each one foot the structure
exceeds 25 feet above average building elevation. (Does not apply to Piers, Docks, Boat Lifts and Canopies Serving Detached, Attached
or Stacked Dwelling Units and Public Park uses). � r\i\\ "Bv&Wtf.;, ��iv\- (J<:H�) 

4. If the property is located in the:NE 85th ��following shall apply:

a. If the subject property is located south of NE 85th Street between 124th Avenue NE and 120th Avenue NE, the applicant shall to the
extent possible save existing viable significant trees within the required landscape buffer separating nonresidential development from
adjacent single-family homes.
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PU-2. Within the NE 85th Str t Subarea, D.R., Chapter 142 KZC. 

PU-3. A facility that provides both independent dwelling units and assisted living units shall be processed as an assisted living facility. 

PU-4. A nursing home use may be permitted as part of an assisted living facility use in order to provide a continuum of care for residents. If a nursing home 
use is combined with an assisted living facility use, the required review process shall be the least intensive process between the two uses. 

PU-5. The assisted living facility shall provide usable recreation space of at least 100 square feet per unit, in the aggregate, for both assisted living units and 
independent dwelling units, with a minimum of 50 square feet of usable recreation space per unit located outside. 

PU-6. See Chapter 141 KZC for additional procedural requirements in addition to those in Chapter 145 KZC. 

PU-7. Stacked Dwelling Units are not allowed. 

PU-8. a. If development will result in the isolation of a low density use, site design, building design, and landscaping must mitigate the impact of that iso-
lation. 

b. West of Forbes Lake, site design should provide for the continuation of a bicycle or pedestrian path which generally follows the alignment of Slater 
Avenue NE and extending south to NE 90th Street. 

c. Adjacent to Forbes Lake, new development should provide for public access to the lake in appropriate locations. Public access should be limited 
to passive uses, such as walking trails or viewpoints. 

d. No vehicular connection through this subarea to NE 90th Street is permitted. 
e. Viewpoints and interpretive information around streams and wetlands should be provided where possible. These features shall be permitted only 

where protection of natural features can be reasonably assured. 

PU-9. Detached Dwelling Units are not allowed as part of a development containing Attached or Stacked Dwelling Units. 

PU-1 0. a. The hotel or motel use may include ancillary meeting and conference facilities for the resident clientele and guests of residents, but not the general 
public. 

b. The hotel or motel use may not include restaurant, retail, or office uses. 

PU-11 . Development must be consistent with an approved Master Plan. The Master Plan must address all properties within PLA 15A and PLA 158, which 
are owned by the applicant. The Master Plan will be approved in two stages: 
a. The first stage will result in approval of a Preliminary Master Plan using Process liB, Chapter 152 KZC. The Preliminary Master Plan shall consist 

of at least the following: 
1) A site plan which diagrammatically shows the general location, shape and use of the major features of development. 
2) A written description of the planned development which discusses the elements of the site plan and indicates the maximum number of dwell-

ing units and their probable size; the maximum area to be developed with nonresidential uses; the maximum size of moorage facilities and 
the maximum number of moorage slips; the maximum and minimum number of parking stalls; and the schedule of phasing for the Final Master 
Plan. The majority of the public use and access areas and off-site right-of-way improvements shall be included in the initial phases of the Final 
Master Plan. 
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PU-18. A community facility use is not permitted on properties within the jurisdiction of the Shoreline Management Act. 

PU-19. May not include miniature golf. 

PU-20. The following accessory uses are specifically permitted as part of this use: 
a. Equipment storage facilities. 
b. Retail sales and rental of golf equipment and accessories. 
c. A restaurant. 

PU-21 . Stacked dwelling units are not permitted in RM and RMA 5.0. 

PU-22. Development located in the RM 3.6 zone in North Rose Hill, lying between Slater Avenue NE and 124th Avenue NE, and NE 108th Place (extended) 
and approximately N E 113th Place (extended) shall comply with the following: 
a. Each development shall incorporate at least two acres; and 
b. Significant vegetation that provides protection from 1-405 shall be retained to the maximum extent feasible. 

PU-23. Residential uses may have an associated private shoreline park that is commonly owned and used by residents and guests. 

PU-24. For this use, only one dwelling unit may be on each lot regardless of lot size. 

PU-25. Hours of operation may be limited by the City to reduce impact on residential uses. 

PU-26. The following accessory components are permitted as part of this use: 
a. Retail sales and rental of sports equipment for activity conducted on the subject property. 
b. A restaurant encompassing not more than 20 percent of the gross floor area of this use. 

PU-27. a. This use may be permitted only if it is specifically consistent with the Comprehensive Plan in the proposed location. 
b. May only be permitted if placement, orientation, and scale indicate this use is primarily intended to serve the immediate residential area. 
c. Must be located on a collector arterial or higher volume right-of-way. 
d. Placement and scale must indicate pedestrian orientation. 
e. Must mitigate traffic impacts on residential neighborhood. 
f. May not be located above the ground floor of a structure. 
g. Hours of operation may be limited by the City to reduce impacts on n ar y_ residential uses. • Q, V.J--..~,.L ~of- c~w) 
h. This use is not permitted in an RM zone located within the NE 85th Str t Subarea. "R~ H1 l \ ~rlP:T-7 Vl:::f' 

1 

i. Also see Chapter 83 KZC for properties in shoreline jurisdiction. 1 

PU-28. The following accessory components are allowed if approved through Process liB, Chapter 152 KZC: 
a. Boat and motor sales leasing. 
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25.10 General Regulations 

25.10.010 All High Density Residential Zones 

The following regulations apply to all uses in these zones unless otherwise noted: 

1. Developments creating four or more new dwelling units shall provide at least 10 percent of the units as affordable housing units as defined 
in Chapter 5 KZC. Two additional units may be constructed for each affordable housing unit provided. In such cases, the minimum lot 
size listed in the Use Regulations shall be used to establish the base number of units allowed on the site, but shall not limit the size of 
individual lots. See Chapter 112 KZC for additional affordable housing incentives and requirements. 

25.1 0. 020 RMJ RMA Zones 

1. If the subject property is located east of JBD 2 and west of 1 OOth Avenue NE, the following regulation applies: 

Must provide a public pedestrian access easement if the Planning Official determines that it will furnish a pedestrian connection or part 
of a connection between 98th Avenue NE and 100th Avenue NE. Pathway improvements will also be required if the easement will be 
used immediately. No more than two complete connections shall be required. 

2. If the subject property is lo=ithin ~e ~h Rose Hill neighborhood, east of Slater Avenue NE and north of NE 116th Street, the 
minimum required front yard is 10 feet. Grou~d floor canopies and similar entry features may encroach into the front yard; provided, the 
total horizontal dimension of such elements may not exceed 25 percent of the length of the structure. No parking may encroach into the 
required 1 0-foot front yard. 

3. Any required yard abutting Lake Washington Boulevard or Lake Street South must be increased two feet for each one foot the structure 
exceeds 25 feet above average building elevation. (Does not apply to Piers, Docks, Boat Lifts and Canopies Serving Detached, Attached 
or Stacked Dwelling Units and Public Park uses)~~H\Ll &J&~~d-(RH-BI>) 

4. If the property is located in the NE 65th ~t Subarea, the following shall apply: 

a. If the subject property is located south of NE 85th Street between 124th Avenue NE and 120th Avenue NE, the applicant shall to the 
extent possible save existing viable significant trees within the required landscape buffer separating nonresidential development from 
adjacent single-family homes. 

b. If the subject property is located directly north of the RH 4 zone, the applicant shall install a through-block pedestrian pathway pur-
suant to the standards in KZC 105.19 to connect an east-west pedestrian pathway designated in the Comprehensive Plan between 
124th Avenue NE and 120th Avenue NE. (See Plate 34K). 

5. May not use lands waterward of the ordinary high water mark to determine lot size or to calculate allowable density. 

6. Residential uses may have an associated private shoreline park that is commonly owned and used by residents and guests. 
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25.20.100 

25.20.110 

25.20.120 

25.20.130 

25.20.140 

25.20.150 

Permitted Uses Table - High Density Residential Zones (Continued) 
(RM 2.4; RMA 2.4; RM 1.8; RMA 1.8; HENC 2; PLA 5A, PLA 50, PLA 5E; PLA SA, PLA 60, PLA 61, PLA 6J; PLA 7A, PLA 78) 

(See also KZC 25.30, Density/Dimensions Table, and KZC 25.40, Development Standards Table) 

Required Review Process: 

I= Process I, Chapter 145 KZC DR= Design Review, Chapter 142 KZC 
IIA = Process IIA, Chapter 150 KZC None = No Required Review Process 
liB= Process liB, Chapter 152 KZC 

NP = Use Not Permitted 
#=Applicable Special Regulations (listed after the table) 

Use RM, RMA HENC2 PLA5A PLA5D PLA5E PLASA PLASD PLA61 PLA 6J 

Nursing Home IIA I lA I IIA I lA I lA I lA I lA I lA 
1, 3 1, 3 3 3 3 3 3 3 3 

Office Uses (Stand-Alone or Mixed with NP NP NP NP NP NP NP NP NP 
Detached, Attached, or Stacked 
Dwelling Units) 

Piers, Docks, Boat Lifts and Canopies I I NP NP NP NP NP NP NP 
Serving Detached, Attached or Stacked 11 11 
Dwelling Units 

Public Park See KZC 45.50 for required review process. 

Public Utility IIA I lA None IIA I lA I lA I lA IIA IIA 
1, 8 1, 8 

School or Day-Care Center IIA I lA IIA IIA IIA IIA I lA I lA I lA 
1,10,15, 1, 10, 15, 10, 16, 10, 16, 10, 16, 10, 16, 10, 16, 10, 16, 10, 16, 
16, 18, 19 16, 18, 19 19,20,21 19,20,21 19,20,21 19,20,21 19,21,25 19,20,21 19,20,21 

PU-2. A facility that provides both independent dwelling units and assisted living units shall be processed as an assisted living facility. 

25.20 

PLA 7A, 8 

IIA 
3 

None 
22,23,24 

NP 

IIA 

IIA 
10, 16, 19, 

21 

PU-3. If a nursing home use is combined with an assisted living facility use in order to provide a continuum of care for residents, the required review process 
shall be the least intensive process between the two uses. 
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f. May not be located above the ground floor of a structure. 
g. Hours of operation may be limited by the City to reduce impacts on ~_P"~! residential uses. 0 _, Ll ~ ll r.:2 ~ t\'fY6 p~f ct 
h. This use is not permitted in an RM zone located within the NE 85th /~ Subarea. - 7 ~ M"' U (~'r\Et>) 

PU-15. May locate on the subject property if: 
a. It will not be materially detrimental to the character of the neighborhood in which it is located. 
b. Site and building design minimizes adverse impacts on surrounding residential neighborhoods. 

PU-16. A six-foot-high fence is required along the property line adjacent to the outside play areas. 

PU-17. Structured play areas must be set back from all property lines by five feet. 

PU-18. To reduce impacts on nearby residential uses, hours of operation of the use may be limited and parking and passenger loading areas relocated . 

PU-19. May include accessory living facilities for staff persons. 

PU-20. May locate on the subject property only if: 
a. It will serve the immediate neighborhood in which it is located; or 
b. It will not be materially detrimental to the character of the neighborhood in which it is located. 

PU-21 . Hours of operation may be limited by the City to reduce impacts on nearby residential uses. 

PU-22. This use is permitted only in PLA 78, extending 50 feet west of the property line adjoining 4th Street, south of 4th Avenue. 

PU-23. The following regulations apply to veterinary offices only: 
a. May only treat small animals on the subject property. 
b. Outside runs and other outside facilities for the animals are not permitted. 
c. Site must be designed so that noise from this use will not be audible off the subject property. A certification to this effect, signed by an Acoustical 

Engineer, must be submitted with the development permit application. 
d. A veterinary office is not permitted in any development containing dwelling units. 

PU-24. Ancillary assembly and manufacture of goods on the premises of this use are permitted only if: 
a. The ancillary assembled or manufactured goods are subordinate to and dependent on this use. 
b. The outward appearance and impacts of this use with ancillary assembly or manufacturing activities must be no different from other office uses. 

PU-25. May locate on the subject property only if: 
a. It will serve the immediate neighborhood in which it is located; or 
b. It will not be materially detrimental to the character of the neighborhood in which it is located; or 
c. The property is served by a collector or arterial street. 

(Ord. 4637 § 3, 2018; Ord. 4476 § 2, 2015) 
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Permitted Uses Table- Office Zones (Continued) 
(PO; PR 8.5; PR 5.0; PR 3.6; PR 2.4; PRA 2.4; PR 1.8; PRA 1.8; PLA 58, PLA 5C; PLA 68; PLA 15A; PLA 17A) 

(See also KZC 30.30, Density/Dimensions Table, and KZC 30.40, Development Standards Table) 

Required Review Process: 

I =Process I, Chapter 145 KZC DR = Design Review, Chapter 142 KZC 
I lA = Process I lA, Chapter 150 KZC None = No Required Review Process 
II B = Process II B, Chapter 152 KZC 

NP = Use Not Permitted 
#=Applicable Special Regulations (listed after the table) 

Use PO PR, PRA PLA5B PLA5C PLA6B PLA 15A 

30.20.290 Water Taxi NP NP NP NP NP I 
16 

PermittedUses(PU)SpeciaiRegul~ ~~ll 6\A~~\/\~-htGf-- (R}t-gD) 
PU-1. Within the NE 85th~ Subarea, D.R., Chapter 142 KZC. 

PU-2. A facility that provides both independent dwelling units and assisted living units shall be processed as an assisted living facility. 

30.20 

PLA 17A 

NP 

PU-3. If a nursing home use is combined with an assisted living facility use in order to provide a continuum of care for residents, the required review process 
shall be the less intensive process between the two uses. 

PU-4. The assisted living facility shall provide usable recreation space of at least 100 square feet per unit, in the aggregate, for both assisted living units and 
independent dwelling units, with a minimum of 50 square feet of usable recreation space per unit located outside. 

PU-5. The City may limit access points onto 6th Street and require traffic control devices and right-of-way realignment. 

PU-6. No structures, other than moorage structures or public access piers, may be waterward of the high waterline. 

PU-7. Must provide public pedestrian access as required under Chapter 83 KZC. 

PU-8. A transportation demand management plan shall be provided and implemented for the subject property, including provisions for safe pedestrian cross-
ing and vehicle turning movements to and from the subject property to Lake Washington Boulevard, and bus stop improvements if determined to be 
needed by METRO. The City shall review and approve the plan. 

PU-9. The design of the site must be compatible with the scenic nature of the waterfront. 
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PU-1 0. An applicant may propose a development containing residential uses and moorage facilities using this use listing only if the use of the moorage facil-
ities is limited to the residents of the subject property. 

PU-11. The common recreational open space requirements may be waived if the City determines that preservation of critical areas provides a superior open 
spacefunction. ~ ~ tJ-it\ ~\A~~ ~o+ (IQ.H-BD) 

PU-12. Within the NE 85th ~Subarea and Yarrow Bay Business District, D.R., Chapter 142 KZC. 

PU-13. Site design must minimize adverse impacts on surrounding residential neighborhoods. 

PU-14. Outdoor uses are not permitted. 

PU-15. For this use, only one dwelling unit may be on each lot regardless of lot size. 

PU-16. See Chapter 141 KZC for additional procedural requirements in addition to those on Chapter 145 KZC. 

PU-17. Development must be consistent with an approved Master Plan. The Master Plan must address all properties within PLA 15A and PLA 15B, which 
are owned by the applicant. The Master Plan will be approved in two stages: 
a. The first stage will result in approval of a Preliminary Master Plan using Process liB, Chapter 152 KZC. The Preliminary Master Plan shall consist 

of at least the following: 
1) A site plan which diagrammatically shows the general location, shape and use of the major features of development. 
2) A written description of the planned development which discusses the elements of the site plan and indicates the maximum number of dwell-

ing units and their probable size; the maximum area to be developed with nonresidential uses; the maximum size of moorage facilities and 
the maximum number of moorage slips; the maximum and minimum number of parking stalls; and the schedule of phasing for the Final Master 
Plan. 

In approving the Preliminary Master Plan, the City shall determine the appropriate review process for the Final Master Plan. The City may deter-
mine that the Final Master Plan be reviewed using Process IIA, Chapter 150 KZC, if the Preliminary Master Plan shows the placement, approxi-
mate dimensions and uses of all structures, vehicular and pedestrian facilities, open space and other features of development. Otherwise, the 
Final Master Plan shall be reviewed using Process liB, Chapter 152 KZC. 

b. The second stage will result in approval of a Final Master Plan using Process IIA, Chapter 150 KZC, or Process liB, Chapter 152 KZC, as estab-
lished by the Preliminary Master Plan. The Final Master Plan shall set forth a detailed development plan which is consistent with the Preliminary 
Master Plan. Each phase of the Master Plan shall set forth a schedule for obtaining building permits for and construction of that phase. 

PU-18. a. The following uses and components are also allowed: 
1) Retail establishment. 
2) Office use. 
3) Hotel. 
4) Boat and motor repair and service if: 

a) This activity is conducted on dry land and either totally within a building or totally sight screened from adjoining property and the right-of-
way;and 
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b) All dry land motor testing is conducted within a building. 
5) Dry land boat storage. However, stacked storage is not permitted. 
6) Gas and oil sales or boats if: 

a) Storage tanks are underground and on dry land; and 
b) The use has facilities to contain and clean up gas and oil spills. 
May have an overwater shed that is not more than 50 square feet and 10 feet high as measured from the pier deck. 

7) Meeting and/or special events rooms. 
8) Boat launching ramp if it is paved with concrete. 
9) School or day-care center. 
1 0) Mini-school or mini-day-care center, or day-care home. 

b. Development must provide opportunities for public access to, use of and views of the waterfront by including all of the following elements: 
a. A public pedestrian access trail along the entire waterfront of the subject property within connections to Lake Washington Boulevard at or 

near either end; 
b. Waterfront areas developed and open for public use; 
c. Improvements to and adjacent to Lake Washington Boulevard which are open for public use; and 
d. Corridors which allow unobstructed views of Lake Washington from Lake Washington Boulevard. In addition, obstruction of views from exist-

ing development lying east of Lake Washington Boulevard must be minimized. 
c. All nonresidential uses, except office uses, must be located and designed to have substantial waterfront orientation and accessibility from water-

front public use areas. 
d. Marina use must comply with Chapter 83 KZC. 
e. Must provide pumping facilities to remove effluent from boat holding tanks. 
f. Must provide a waste oil tank. 
g. Vehicular circulation on the subject property must be designed to mitigate traffic impacts on Lake Washington Boulevard and Lakeview Drive. 

Access points must be limited, with primary access located at the intersection of Lake Washington Boulevard and Lakeview Drive. The City may 
require traffic control devices and right-of-way realignment or limit development if necessary to further reduce traffic impacts. 

h. The regulations for this use may not be modified with a Planned Unit Development. 
i. Restaurant uses with drive-in or drive-through facilities are not permitted in this zone. 

PU-19. A veterinary office is not permitted in any development containing dwelling units. 

PU-20. Ancillary assembly and manufacture of goods on the premises of this use are permitted only if: 

PU-21 . 

PU-22. 

PU-23. 

a. The ancillary assembled or manufactured goods are subordinate to and dependent on this use. 
b. The outward appearance and impacts of this use with ancillary assembly or manufacturing activities must be no different from other office uses. 

Primary vehicular access must be directly from 6th Street or 4th Avenue. ~ ~ 

This use is not permitted in a PR 3.6 zone located in the NE 85th s~ Subarea. 'Re>Se..-- Hil { ~U?t'YlL'h Oi~tnvr (~t:>) 
I 

May not be located above the ground floor of a structure. 
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40.05.010 Applicable Zones 

This chapter contains the regulations for uses in the industrial zones (LIT, PLA 6G) of the City. 

40.05.020 Common Code References 

1. Refer to Chapter 1 KZC to determine what other provision of this code may apply to the subject property. 

2. Public park development standards will be determined on a case-by-case basis. See KZC 45.50. 

3. Development adjoining the Cross Kirkland Corridor or Eastside Rail Corridor shall comply with the standards of KZC 115.24. 

4. Refer to KZC 115.105 for provisions regarding outside use, activity and storage. 

5. Structures located within 30 feet of a parcel in a low density zone or a low density use in PLA 17 shall comply with additional limitations 
on structure size established by KZC 115.136. 

(Ord. 4494 § 2, 2015; Ord. 4476 § 2, 2015) 

40.10 General Regulations 

40.10.010 LIT Zones 

1. If the property is located in the NE 85th Stre Subarea, the applicant shall install a through-block pedestrian pathway to connect an east-
west pathway designated in the Comprehens e Plan between 124th Avenue NE and 120th Avenue NE pursuant to the through-block 
pathway standards in KZC 105.19 (See Plate 34K). 

2. Retail uses are prohibited unless otherwise allowed in the use zone tables. 

40.10.020 PLA6GZones 

1. The required yard of any portion of the structure must be increased one foot for each foot that any portion of the structure exceeds 25 
feet above average building elevation {does not apply to Public Park uses). 

2. All vehicular access shall be from the east. The site access shall be configured to structurally prevent the use of 7th Avenue South or 
other residential streets (does not apply to Detached, Attached or Stacked Dwelling Units, Assisted Living Facility and Public Park uses). 

(Ord. 4494 § 2, 2015; Ord. 4476 § 2, 2015) 
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Permitted Uses Table- Industrial Zones (LIT, PLA 6G) (Continued) 
(See also KZC 40.30, Density/Dimensions Table, and KZC 40.40, Development Standards Table) 

Required Review Process: 

I = Process I, Chapter 145 KZC DR= Design Review, Chapter 142 KZC 
IIA = Process IIA, Chapter 150 KZC None = No Required Review Process 
liB= Process liB, Chapter 152 KZC 

NP = Use Not Permitted 
#=Applicable Special Regulations (listed after the table) 

Use LIT PLA6G 

40.20.245 Retail Establishment Selling Marijuana or Products None NP 
Containing Marijuana 7, 30, 31 

40.20.250 School or Day-Care Center None Schools are NP, see KZC 40.20.060 for 
7, 16, 17, 18 Day-Care Centers 

40.20.260 Vehicle or Boat Repair, Services, Storage, or None NP 
Washing 7,25 

40.20.270 Warehouse Storage Service None None 
7, 14 11, 12, 13, 14, 15 

40.20.280 Wholesale Establishment or Contracting Services in None None 
Building Construction, Plumbing, Electrical, 7 11, 12, 13, 14, 15 
Landscaping, or Pest Control 

40.20.290 Wholesale Printing or Publishing None None 
7, 14 11, 12, 13, 14, 15 

40.20.300 Wholesale Trade None None 
7, 14 11' 12, 13, 14, 15 

Permitted Uses (PU) Special Regulations: 

PU-1 - PU-6. Reserved. ..----> ~ ~ \\ ""B\Alv\~ t/~1 vJ- (R\-\® J 
PU-7. Within the NE 85th~ Subarea, D.R., Chapter 142 KZC. 

PU-8. Livestock auctions are not permitted. 

PU-9. Reserved. 
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~ ~1Hll BV~~~~ 
2) Any development in the following zones within the NE 85th 1iieet Subarea: RH 8 ~~ :'\ 

except development that includes lots or portions of lots locafl~ore than 120 feet (~'D ) 
north of NE 85th Street, between 132nd Avenue NE and properties abutting 131 st 
Avenue NE, PR 3.6, RM, PLA 17A. 

3) Any development in the MSC 1 and MSC 4 zones located within the Market Street Cor-
ridor. 

2. Administrative Design Review (A.D.R.) - All other development activities not requiring D.B.R. 
review under subsection (1) of this section shall be reviewed through the A.D.R. process pur-
suant to KZC 142.25. 

3. Exemptions from Design Review- The following development activities shall be exempt from 
either A.D.R. or D.B.R. and compliance with the design regulations of Chapter 92 KZC: 

a. Any activity which does not require a building permit; or 

b. Interior work that does not alter the exterior of the structure; or 

c. Normal building maintenance including the repair or maintenance of structural members; 
or 

d. Any development listed as exempt in the applicable Use Zone Chart. 

(Ord. 4498 § 3, 2015; Ord. 4392 § 1, 2012; Ord. 4390 § 1, 2012; Ord. 4177 § 2, 2009; Ord. 4107 § 1, 2007; 
Ord. 4097 § 1, 2007; Ord. 4037 § 1, 2006; Ord. 4030 § 1, 2006; Ord. 3833 § 1, 2002) 

142.25 Administrative Design Review (A.D.R.) Process 

1. Authority - The Planning Official shall conduct A. D. R. in conjunction with a related develop-
ment permit pursuant to this section. 

The Planning Official shall review the A.D.R. application for compliance with the design regu-
lations contained in Chapter 92 KZC, or in zones where so specified, with the applicable design 
guidelines adopted by KMC 3.30.040. In addition, the following guidelines and policies shall be 
used to interpret how the regulations apply to the subject property: 

a. Design guidelines for pedestrian-oriented business districts, as adopted in KMC 3.30.040. 

b. Design guidelines for the Rose Hill Business District (RHBD), the Totem Lake Business 
District (TLBD) and Yarrow Bay Business District (YBD) as adopted in KM:;. 3&~ Ki I ( ~~ 

c. For review of attached or stacked dwelling units within the NE 85th ~~t Subarea, the Nv'i i,f
PLA 5C zone, the Houghton/Everest Neighborhood Center, and the ~et Street Corri- (~P) 
dor, Design Guidelines for Residential Development as adopted in KMC 3.30.040. 

2. Application- As part of any application for a development permit requiring A.D.R., the appli-
cant shall show compliance with the design regulations in Chapter 92 KZC, or where applica-
ble, the design guidelines adopted by KMC 3.30.040, by submitting an A.D.R. application on a 
form provided by the Planning and Building Department. The application shall include all doc-
uments and exhibits listed on the application form, as well as application materials required as 
a result of a pre-design conference. 

3. Pre-Design Conference - Before applying for A.D.R. approval, the applicant may schedule a 
pre-design meeting with the Planning Official. The meeting will be scheduled by the Planning 
Official upon written request by the applicant. The purpose of this meeting is to provide an 
opportunity for an applicant to discuss the project concept with the Planning Official and for the 
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Planning Official to designate which design regulations, or design guidelines, apply to the pro-
posed development based primarily on the location and nature of the proposed development. 

4. A.D.R. Approval 

a. The Planning Official may grant, deny, or conditionally approve the A.D.R. application. The 
A.D.R. approval or conditional approval will become conditions of approval for any related 
development permit, and no development permit will be issued unless it is consistent with 
the A.D.R. approval or conditional approval. 

b. Additions or Modifications to Existing Buildings 

1) Applications involving additions or modifications to existing buildings shall comply with 
the design regulations of Chapter 92 KZC, or where applicable, the design guidelines 
adopted by KMC 3.30.040 to the extent feasible depending on the scope of the project. 
The Planning Official may waive compliance with a particular design regulation if the 
applicant demonstrates that it is not feasible given the existing development and 
scope of the project. 

2) The Planning Official may waive the A.D.R. process for applications involving addi-
tions or modifications to existing buildings if the design regulations are not applicable 
to the proposed development activity. 

5. Lapse of Approval - The lapse of approval for the A.D.R. decision shall be tied to the develop-
ment permit and all conditions of the A.D.R. approval shall be included in the conditions of 
approval granted for that development permit. 

6. Design departure and minor variations may be requested pursuant to KZC 142.37. 

(Ord. 4637 § 3, 2018; Ord. 4496 § 2, 2015; Ord. 4495 § 2, 2015; Ord. 4491 § 3, 2015; Ord. 4392 § 1, 2012; 
Ord. 4357 § 1, 2012; Ord. 4333 § 1, 2011; Ord. 4177 §2, 2009; Ord. 4107 § 1, 2007; Ord. 4097 § 1, 2007; 
Ord. 4037 § 1, 2006; Ord. 4030 § 1, 2006; Ord. 3956 § 1, 2004) 

142.35 Design Board Review (D.B.R.) Process 

1. Timing of D. B. R.- For any development activity that requires D. B. R. approval, the applicant must 
comply with the provisions of this chapter before a building permit can be approved; provided, 
that an applicant may submit a building permit application at any time during the design review 
process. An applicant may request early design review, but such review shall not be considered 
a development permit or to in any way authorize a use or development activity. An application 
for D.R. approval may be considered withdrawn for all purposes if the applicant has not submitted 
information requested by the City within 60 calendar days after the request and the applicant 
does not demonstrate reasonable progress toward submitting the requested information. 

2. Public Meetings- All meetings of the Design Review Board shall be public meetings and open 
to the public. 

3. Authority- The Design Review Board shall review projects for consistency with the following : 

a. Design guidelines for pedestrian-oriented business districts, as adopted in Chapter 3.30 
KMC. 

b. Design Guidelines for the Rose Hill Business D1striot (RHBD and the Totem Lake Busi-
ness District (TLBD) as adopted in Chapter 3.30 KMC. 

c. The Design Guidelines for Residential Development, as adopted in KMC .30.040 for 
review of attached and stacked dwelling units located within the NE 85th (eet Subarea, 

~~\\~\Yv~ ' 
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Conceptual Master Plan Conference for TL 5 - The Design Review Board shall consider a 
Conceptual Master Plan (CMP) for properties over four (4) acres in size in TL 5. The CMP shall 
incorporate the design principles set forth in the special regulations for the use in the TL 5 zon- ~ 

ing chart. (;, ~.Jfll \ ~~f\tl.l)& 
~ct-(~HW 

Conceptual Master Plan Conference for RHBD - The Design Revi~ rd shall consider a 
Conceptual Master Plan (CMP) in the RH 3 zone within the NE 85th ef Subarea. The CMP 
shall incorporate the design considerations for the RH 3 zone set fo in e Design Guidelines 
for the Rose Hm ·Business District. 

10. Approval- After reviewing the D.B.R. application and other application materials, the Design 
Review Board may grant, deny or conditionally approve subject to modifications the D.B.R. 
application for the proposed development. No development permit for the subject property 
requiring D.B.R. approval will be issued until the proposed development is granted D.B.R. 
approval or conditional approval. The terms of D.B.R. approval or conditional approval will 
become a condition of approval on each subsequent development permit and no subsequent 
development permit will be issued unless it is consistent with the D.B. R. approval or conditional 
approval. The Planning Official shall send written notice of the D.B.R. decision to the applicant 
and all other parties who participated in the conference(s) within 14 calendar days of the 
approval. If the D.B.R. is denied, the decision shall specify the reasons for denial. The final 
D. B.R. decision of the City on the D. B. R. application shall be the date of distribution of the writ-
ten D.B.R. decision or, if the D.B.R. decision is appealed, the date of the City's final decision 
on the appeal. Notwithstanding any other provision of this code, if an applicant submits a com-
plete application for a building permit for the approved D. B. R. development within 180 days of 
the final D. B.R. decision, the date of vesting for the building permit application shall be the date 
of the final D.B.R. decision. 

Additional Approval Provision for TL 2 and TL 5 - The Notice of Approval for a Conceptual 
Master Plan (CMP) shall set thresholds for subsequent D.B.R. or A.D.R. review of projects fol-
lowing approval of a CMP in TL 2 or TL 5. The Notice of Approval shall also include a phasing 
plan for all improvements shown or described in the CMP. 

Additional Approval Provision for RHBD - The Design Review Board shall determine the 
thresholds for subsequent D.B.R. or A.D.R. review of projects following approval of a Concep-
tual Master Plan (CMP) in the RHBD. The Notice of Approval for the CMP will state the thresh-
olds for future review of projects and also include a phasing plan for all improvements shown 
or described in the CMP. 

(Ord. 4637 § 3, 2018; Ord. 4496 § 3, 2015; Ord. 4495 § 2, 2015; Ord. 4491 § 3, 2015; Ord. 4392 § 1, 2012; 
Ord. 4193 § 1, 2009; Ord. 4177 § 2, 2009; Ord. 4171 § 1, 2009; Ord. 4121 § 1, 2008; Ord. 4107 § 1, 2007; 
Ord. 4097 § 1, 2007; Ord. 4037 § 1, 2006; Ord. 4030 § 1, 2006; Ord. 3956 § 1, 2004; Ord. 3954 § 1, 2004; 
Ord. 3889 § 2, 2003; Ord. 3833 § 1, 2002; Ord. 3814 § 1, 2001) 

142.37 

(Revised 5/18) 

Design Departure and Minor Variations 

1. General - This section provides a mechanism for obtaining approval to depart from strict 
adherence to the design regulations or for requesting minor variations from requirements in the 
following zones: 

a. In the CBD and YBD: minimum required yards; and 

b. In the Business District Core: minimum required yards, floor plate maximums and building 
separation requirements; and 

c. In the RHBD FHNC, the PLA 5C zone, the HENC, and the TLBD: minimum required 
yards, and landscape buffer; and 
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Joan Lieberman-Brill

From: Jin <kensou@gmail.com>
Sent: Monday, June 04, 2018 1:11 PM
To: Joan Lieberman-Brill
Cc: kayleenilan@hotmail.com; Janice Coogan; Adam Weinstein; David Wolbrecht; Sean 

LeRoy
Subject: Re: Planning of NE 85th St Subarea
Attachments: image001.png

Hi Joan/Adam, 

It was great talking to you on Saturday, it was a very informative workshop! Adam asked me to send a written 
submission of my suggestions so please consider this email my formal submission. 

As I mentioned, I live at 8527 126th Ave NE. The 4 lots in this community have original houses (1960s) and are 
directly north to the commercial zone on NE 85th St. Because of the age of the houses, if the city wishes to 
reshape/rezone this "transitional" area, this particular block would be a great candidate for further development. 
Around this particular area, there are a few new constructions - all of which are SFH of around ~3200-3300 
sqft. Directly east of my property, DGR Development is almost finished with 4 new residences (SUB16-02513, 
and SUB16-02514). A couple of houses north of that, Merit Homes is starting the application for 3 new 
residences (LLA16-03092, SUB16-03093). It seems every new construction pretty much tries to maximize their 
FAR to be as close to 50% as possible. For this area, houses of this size translate to a sell price at (current) 
market prices of around ~$1.5-$1.6 million. Without any changes/rezoning, I imagine any further investment by 
developers in this block would consist of houses in the 3300-3500 range, decreasing affordability for a block 
that has great accessibility: Safeway and Walgreens across NE 85th St, Costco a few blocks away, a number of 
coffee shops, a number of different restaurants all within a 5-minute walk, a child care center across the street 
(Kiddy Academy) and less than 5 minutes from 405. With the proposed Rose Hill Mixed Use project just a few 
blocks west of this block and the Public Transit plans on 405, this area will only become more vibrant.  

Because of the reasons above, I think increasing density in this "transition" area would benefit the community in 
the long term. A mixed-use zoning change would not only provide affordable living (apartments/condos) in an 
accessible zone but also add additional space for further retail. If mixed-use is deemed as not necessary for this 
block, changing it to a medium density zone would allow developers to pack more (smaller) houses in these lots 
- most likely a set of town homes, which would be much more affordable than current new construction SFH in
the area.
For example, my lot is 14,000 sqft but of the easement that provides access to my 3 neighbors and because the
access easement does not count towards lot size (is this something that I could apply for an exception?), my lot
is effectively around 10,000 sqft (for the purposes of subdivision). This means only a single home can be built on

this lot (with a fairly large yard though!). My neighbor to the south has the same predicament: their lot is 10,400
sqft which means it also does not meet minimum size requirements for subdivision.

When I talked to Adam, I mentioned to him I'd also chat with my neighbors about this. I'll ask them to submit 
their thoughts, if they have any. 

Thanks for your time! 
Jin 
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On Thu, May 10, 2018 at 1:22 PM Joan Lieberman-Brill <JLiebermanBrill@kirklandwa.gov> wrote: 

Hi Jen,  

  

We will be considering candidate transition areas bordering the existing Rose Hill Business District, but don’t yet know 
where these will be.   

  

We will be exploring this topic at the Saturday, June 2 public workshop that will be held at the Lake Washington 
Institute of Technology from 11‐2. At that time we will receive feedback from workshop attendees on a draft vision 
statement for the combined Rose Hill neighborhoods/NE 85th St. Subarea and a separate vision statement for the Bridle 
Trails neighborhood.   

  

We will also have exercises to find out where along the commercial corridor there are desired locations for increased 
housing density.  The City Council has given strong direction to study increasing opportunities for housing in strategic 
areas to address the need for more housing and affordable housing, during neighborhood plan updates. You will have 
an opportunity to suggest locations where you think it would be appropriate at the workshop.   

  

We look forward to seeing you on June 2nd.   

  

Sincerely, 

  

  

Joan Lieberman-Brill, AICP 

Senior Planner  

Kirkland Planning & Building Department 

425‐587‐3254 

jbrill@kirklandwa.gov 

Mon – Thus 
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From: Jin [mailto:kensou@gmail.com]  
Sent: Thursday, May 10, 2018 1:09 AM 
To: kayleenilan@hotmail.com; Joan Lieberman‐Brill 
Subject: Planning of NE 85th St Subarea 

  

Hi Joan/Kaylee, 
 
I just learned about the ongoing planning for the Rose Hill area. I was reading through document 
http://www.kirklandwa.gov/Assets/Planning/Planning+PDFs/Planning+Commission/North+South+Rose+Hill
+$!26+Bridle+Trails+Neighborhood+Plan+Update+Memo+with+Attachments+WEB+-+CAM18-00082.pdf 
and I had a couple of questions regarding the NE 85th St Subarea. 
 
I live at 8527 126th Ave NE which lies just north of the RH 5A area. This block is currently zoned as RS 7.2 

  

The linked image cannot be displayed.  The file may have been moved, renamed, or deleted. Verify that the link points to the correct file and location.

 

  

Reading the planning update, it sounds like there's a desire to revisit the land-use of the areas along the 85th 
corridor. Would my property fall under this "transitional area"? If so, do you have any information to share 
regarding what kind of changes the planning department is considering? 

  

Thanks, 

Jin 

 
 
 
 
NOTICE: This e-mail account is part of the public domain. Any correspondence and attachments, including 
personal information, sent to and from the City of Kirkland are subject to the Washington State Public Records 
Act, Chapter 42.56 RCW, and may be subject to disclosure to a third party requestor, regardless of any claim 
of confidentiality or privilege asserted by an external party.  
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July 13, 2018 

Janice Coogan 
City Planner 

141 Front Street North 
l<osaquah, WA 98027 

City of Kirkland Planning and Building Department 
123 5th Ave 
Kirkland, WA 98033 

Dear Ms Coogan: 

T: 425.889.950(! 
www.mdglk.net 

We are writing to you as the developer of five parcels making up the RH 3 zone 
located at 12040 NE 85th Street. The King County parcel numbers for the 
property are as follows: 

1238500110 
1238500115 
1238500125 
1238500135 
1238500140 

This transit oriented development with be adjacent to the future 1-405 BRT 
station and will provide over 200,000 square feet of retail including grocery, drug 
store and fitness center. Above the retail and underground parking structure, 
there will be four 5-6 level residential buildings totaling approximately 740 
residential units with 10% being designated as affordable housing. 

The design team and ourselves are excited about our design for this project, and 
optimistic on how it will contribute to transforming the Rose Hill Corridor District 
into a vibrant 24-hour neighborhood. Our vision is not only to provide retail and 
restaurants, health club, and apartment homes, but to create a place where 
people will truly want to congregate, visit, and enjoy the public spaces. We 
envision a place for residents to meet friends and family, to enjoy the 
surroundings and services, and for visitors to enjoy the plazas and gardens. In 
addition to the public amenities at ground level, we plan to provide residential 
amenities on the rooftops. This will include exterior plazas with generous 
landscaping providing opportunities for casual seating and barbecues. To 
successfully provide these pedestrian public spaces as well as the rooftop 
amenities areas, the design team is proposing two zoning code amendments for 
the Rose Hill 3 zone. 

{03586460.DOCX;4 } 
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As part of the Rose Hill 3 Neighborhood Plan update process, we would like the 
City of Kirkland to consider the following code amendments to help achieve a 
vibrant urban mixed-use project: 

Increase Lot Coverage of the RH3 Zone to 100% 

With the construction of the 1-405 BRT station at NE 85th St, we believe Kirkland 
will benefit from transit oriented developments such as ours. With almost 800 
residential units including low income housing, our Rose Hill development will 
bring urban density with retail anchors that can support the daily needs of its 
residents and the surrounding communities. For providing this density, our 
project will be providing a large public plaza and vegetated hill climb to serve as a 
public gathering space. We believe these elements will be valuable public 
amenities and serve as the heart of this future urban neighborhood. 

Examples of higher density include Totem Lake, Yarrow Bay, and the Central 
Business District. In Totem Lake (TL 18) lot coverage of 85% can be increased by 
providing superior landscaping on lower portions of structures or rooftop, visual 
and pedestrian access to public gardens, or other approaches that provide for 
usable green space (KMC 55.15.050.S.b). The Central Business District (COB 8) 
allows 100% lot coverage along Central Way. Here the stacked residential is 
supported by retail and restaurant attractions that will make this business 
corridor a highlight of Kirkland's urban living. Lastly, Yarrow Bay (YBD 1) allows 
for 100% lot coverage next to the South Kirkland Park and Ride. Here Kirkland 
Crossing and Velocity Apartments create a high-density transit oriented 
development which provides the public with a landscaped plaza connection 
through the site. 

Increase the Allowable Height Limit from 67'-0" to 75'-0" 

We propose that the RH3 zoning regulations be modified to increase the overall 
building height by 8'-0" to allow for decorative parapets, roof plaza paving 
systems, open railings, and landscape planters. This increase to the allowable 
height would not increase the number of floors but instead allow for increased 
flexibility of architectural forms at the roof line. Roof modulation afforded by 
varying parapet heights enhances the building elevations by supporting the 
exterior design composition and providing visual interest from the surrounding 
community. Lastly, the quality and feasibility of roof top amenity areas will be 
dependent upon design elements such as plaza paving, opening railings and 
planters. Rooftop amenity areas will allow tenants to relax and barbeque in a 

{03586460.DOCX;4} 
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park like setting while enjoying the surrounding views which is a hallmark of 
desirable residential buildings. 

Decrease the required parking for Residential 

We propose that the RH3 zoning regulations be modified to decrease the parking 
requirements for mixed use developments containing multi-family residential use 
and retail uses. The land-use portion of the Kirkland comprehensive plan lists the 
importance of new innovative developments and changing household needs. We 
believe there will be a major reduction in car ownership as a result of car sharing 
services and expanding mass transit. The proximity of the planned new 1-405 BRT 
station will provide a direct connection with downtown Bellevue which will make 
Seattle and other employment centers accessible via light rail. The BRT station 
makes our project a transit oriented development, and most all jurisdictions 
reduce the parking requirements for Transit oriented development. Specifically, 
the Kirkland comprehensive plan policy LU- 3.7 States that a reduction in parking 
requirements should be considered for walkable areas with convenient shops 
services and good transit service. The design team and project developer foresee 
the realistic parking demand to be lower than the parking requirements currently 
applicable to the RH3 zone. We have asked our traffic consultant to prepare a 
parking study that will forecast the parking demand for the RH3 zone. We will 
share that study with you as soon as it is finished. In the meantime, we request 
that you begin the amendment process holding open the exact parking ratios that 
will apply to the RH3 zone. 

We hope that the City of Kirkland will support these modifications to the RH3 
zoning regulations. The proposed revisions are consistent with many of the 
policies in the Kirkland Comprehensive Plan related to Community Character, 
Climate Change, Land Use (especially Land Use/Transportation Linkages), and the 
NE ssth Street Subarea. Policy NE85-3.5 provides for utilizing zoning incentives or 
other techniques to encourage commercial redevelopment in the Subarea. The 
requested amendments do precisely that as they will enable us to provide the 
City with a marquee project at the doorstep to its new rapid transit station. 
Thank you for your consideration. 

Sincerely, 

::f&-
Jim Gallaugher 
Principal 

{03586460.DOCX;4 } 
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PROJECT 
SITE 

Estates 

'"" \ City Ministries 

T 

ZONING CODE 

SECTION S3.32 - GENERAL REGULA110NS 
1. Refer to Chapter 1 !CZC to determine what other provisions of 

this code may apply to the subject property. 

2. Within required front yards, canopies and similar entry featunH 
may encroach; provided, that the total hor1zonlol dlmen.slons of 
such elements may not exceed 25 percent of the length of 1he 
strucfure. 

3. Individual retoil u..., in this zone ore limited to a maximum grass 
floor area at 65,000 square feet. 

4. At least 50 percent ol the total gross ftoor area located on the 
ground tloor of all structures on 1he subject property must contain 
retail establishments, re.stourants, taverns, hotels or motels. These 
uses shall be oriented toNE 85th Street. a mafor pedestrlan sld&-
walk. a through block pedestrian pathway or an internal pathway. 

5. The ground noor of all structures on the subject property shall 
be a minimum of 15 feet in height. This requirement does not apply 
to: 

a. The following uses: Vehicle service stations, automotive ser-
vice centers, prlvate lodges or clubs, anached or stoclc.ed dwelling 
unil>. churches. schools. day-care centers. min~schools or mini-day-
care centeB. assisted riVing facnities. convalescent cenleB or nurs--
ing homes, public uliilies, government facilities or community 
Foci!ilies. 

b. Parking Garages. 
c . Addilions to 9lCisting nonconforming 

Development where the planning offtclal determines It Is not 
feasible. 

6. The Public Wooo Official shell approve the number. locaffon 
and c haracteristics ol driveways on NE 85th Street in accordance 
with the driveway and sight distance polcies contained in the Pub-
lic Wooo Pre-approved Plan.s manual. Taking into con.siderction the 
characteristics of this corrldor. 1he Public Wooo offtclal may: 

a. Require access from side streels; and/or 
b. Encourage properties to share ciiveways. circu!affon and 

parking areas; and/or 
c . Restrict access to right tum in and out; or 
d. Prohibit access altogether along NE 85th Street. 

7. Some development standards or design regu!aHons may be 
modified as part of the design review process. See ChapteB 92 
and 142 !CZC for requirements. 

8. Access for drive-through facilities must be approved by the 
Public Wooo offic ial. See !CZC 105.96 for requirements. 

9. A through-block pedestrian pathway shall be Installed puBuant 
to the through-block pathway standards In !CZC 1 05.19; see Plate 
341c 

a. Along the north porffon of the zone to melee an east-to-
west pedestrian connection between 12-'lth Avenue NE and ! 20th 
Avenue NE as designated in 1he Comprehensive Plan; and 

b. Connecting the north end of the zone toNE 8Sth Street. 

10. For lighting requrements associated with development, see 
KZC 115.8.5(2!. 

ZONING ANALYSIS II 
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LAKE WASHINGTON 
INSTITUTE OF TECHNOLOGY 

Practical Purposeful Promising 

April 23, 2018 

Joan Lieberman-Brill 
Senior Planner 
Planning & Building Department 
City of Kirkland 
123 57th Ave. 
Kirkland, WA 98033-6189 

Dear Joan: 

11605 132nd Avenue NE Kirkland, Washington 98034 
p: (425) 739-8100 f: (425)739-8298 lWTech.edu 

0 

It was a pleasure to meet with you last week to discuss the Lake Washington Institute of 
Technology's future plans regarding possible housing and how our planning efforts 
coordinate with the City's long term planning. 

Housing for students and/or employees has been a consideration of the College for 
some time. In 2011, the College conducted a feasibility study on housing. This effort 
was reviewed with the City's Planning Department (Eric Shield and Tony Leavitt) and 
we were informed that the College has the right to construct on-campus housing in any 
location the approved College Master Plan permits. 

As a result, it was our understanding that the City considers on-campus housing to be a 
natural outgrowth of LWTech's educational mission, and thus permitted outright under 
the campus' zoning classification. Development would require a formal amendment of 
the existing Master Plan, a process that would be expected to take six months to 
complete. 

However, given the limited footprint the College currently has, and per our 
conversation, we are going to pursue the possibility of some form of development of the 
existing greenbelt located immediately west of the campus. We fully understand the 
potential limits to any development and will certainly discuss with you the outcome of 
our environmental assessment. 

In summary, long-term future facility and space planning for Lake Washington Institute 
of Technology does include the possibility of student/ employee housing and would 
request this be included in any planning considerations for the City for the North Rose 
Hill area. 

We would be glad to provide any additional information regarding LWTech's future 
plans. Please let me know if there are any questions. 

Thank you for your consideration. 

Sincerely, 

([11.~ 
Dr. Amy Morrison Goings 
President 
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