
NOTE: The information related by the City staff is a preliminary, qualified assessment which is based on the information provided by the 
applicant/contact person.  More detailed technical review of a specific development permit application may disclose additional substantive or 
procedural requirements.  Furthermore, in the case of a discretionary development permit, the role and authority of the City staff is advisory 
only.  Final recommendation and decision on such permits can only be made, after public comment and/or public hearing, by the Planning 
Director (as to Short Plats and Zoning Code Process I Permits), the Hearing Examiner, or the Planning Commission and City Council, 
depending upon the type of permit. 

 

 
 

ZONING WORKSHEET 
 
 
 

 
Date: January 25, 2011  Advantage Case #: PRE11-00004 
 
Planner:  Tony Leavitt, Associate Planner, 425.587.3253 
 
Property Address: 10661 Forbes Creek Drive 
Persons requesting meeting: John Kappler for Property Owners 
Proposal: 6 Unit Cottage Development (per KZC Chapter 113) and Short Plat 
 
Tax Assessor’s Parcel Number: 388010-0035 
Lot Size (according to the Assessor’s Records): 41,771 square feet 
Zone: RS 12.5 
 
Chapter 113 Development Standards 
 
• Max Unit Size of 1,500 square feet plus attached garage of 250 square feet 
 
• Density: 6 units on subject property (Base density of 3.34 times 2, rounded down to 6) 
 
• Max Floor Area Ratio: 35% of 41,771= 14,619 square feet (includes residences, garages, etc.) 
 
• Review Process: Process I, Planning Director Decision 
 
• Location: Needs to be 500 feet from nearest development 
 
• Setbacks: 20 feet from Forbes Creek Drive and 108th Avenue. 10 feet from west and south property 

lines. 
 
• Lot Coverage: Max of 20,987 square feet (all impervious surfaces) 
 
• Height: 25 feet above ABE if providing a 6:12 pitch above 18 feet on residences. Otherwise 18 feet 

above ABE. 
 
• Tree Retention: Tree Plan I 
 
• Common Open Space: 400 feet per unit (see KZC Section 113.35 for design requirements) 
 
• Attached Covered Porches: 64 square foot minimum with minimum dimension of 7 feet on all sides. 
 
• ADU’s: Not allowed 
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Design Standards and Guidelines 
 
• Make sure to review and comply with: 

• Unit Orientation 
• Open Space Requirement 
• Parking Requirements 
• LID Requirements 
• Unit Variations 
• Private Open Spaces 
• Pedestrian Connections 

 
Misc. Requirements/ Information 
 
• A NGPE would be required over the portion of the property within the high landslide hazard area and 

not developed. 
• Short Plat can be processed with Cottage Zoning Permit. Short Plat recording would occur near 

completion of residences. 
• 3 to 4 month review process. 
 
Application Requirements (Forms Attached) 
 
• Zoning Permit Application and Checklist Requirements 
• Cottage Housing Supplemental Checklist 
• Subdivision Application and Checklist Requirements 
• Tree Retention Plan (see KZC Chapter 85) 
• SEPA Checklist 
• Geotechnical (Soils) Report 
 
Application Fees 
 
• Subdivision: $9,937 minus $504: $9,433 (Based on 6 lots) 
• Subdivision Tech Fee: $129.18 
• Cottage: $2,795 (Based on 3 units per KZC Section 113.50.1) 
• Cottage Tech Fee: $36.34 
• SEPA: $552 
• SEPA Tech Fee: $7.18 
 
Note that Traffic Impact Fees ($2,242 per new unit) and Park Impact Fees ($2,515 per new 
unit) will be assessed as part of the Building Permit Review Process. Assessed at Multi-
family rate pursuant to KZC Section 113.50.2. 
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NOTE:  Following is a copy of typical conditions that may be imposed on your short plat application. 
Items may have been included that don’t pertain or have been omitted from the list that will apply to the 
project.  Only a complete and through review can determine exactly what conditions apply to a particular 
case. 
 
SUBDIVISION STANDARDS 
22.28.030  Lot Size.  Unless otherwise approved in the preliminary subdivision or short subdivision 
approval, all lots within a subdivision must meet the minimum size requirements established for the 
property in the Kirkland zoning code or other land use regulatory document. 
22.28.130  Vehicular Access Easements.  The applicant shall comply with the requirements found in 
the Zoning Code for vehicular access easements or tracts. 
22.28.210  Significant Trees.  A Tree Retention Plan was submitted with the short plat in which the 
location of all proposed improvements were known.  There are ___ viable trees on the site, ___ of which 
are High Retention Value trees and ___ of which are Moderate Retention Value trees.  These trees have 
been identified by number in the attached Urban Forest Review Memo. No trees are to be removed with 
an approved short plat or subdivision permit.  Based on the approved Tree Retention Plan, the applicant 
shall retain and protect all viable trees throughout the development of each single family lot except for 
those trees allowed to be removed for the installation of the plat infrastructure improvements and 
construction of the residence and associated site improvements.  Modifications to the Tree Retention 
Plan must be approved per KZC 95.30(6)(b). 
22.32.010  Utility System Improvements.  All utility system improvements must be designed and 
installed in accordance with all standards of the applicable serving utility. 
22.32.030  Stormwater Control System.  The applicant shall comply with the construction phase 
and permanent stormwater control requirements of the Municipal Code. 
22.32.050  Transmission Line Undergrounding.  The applicant shall comply with the utility lines 
and appurtenances requirements of the Zoning Code. 
22.32.060  Utility Easements.  Except in unusual circumstances, easements for utilities should be at 
least ten feet in width. 
27.06.030  Park Impact Fees.  New residential units are required to pay park impact fees prior to 
issuance of a building permit. Please see KMC 27.06 for the current rate.  Exemptions and/or credits may 
apply pursuant to KMC 27.06.050 and KMC 27.06.060.  If a property contains an existing unit to be 
removed, a “credit” for that unit shall apply to the first building permit of the subdivision. 
 
Prior to Recording: 
22.20.362  Short Plat - Title Report.  The applicant shall submit a title company certification which is 
not more than 30 calendar days old verifying ownership of the subject property on the date that the 
property owner(s) (as indicated in the report) sign(s) the short plat documents; containing a legal 
description of the entire parcel to be subdivided; describing any easements or restrictions affecting the 
property with a description, purpose and reference by auditor’s file number and/or recording number; 
any encumbrances on the property; and any delinquent taxes or assessments on the property. 
22.20.366  Short Plat - Lot Corners.  The exterior short plat boundary and all interior lot corners 
shall be set by a registered land surveyor.  If the applicant submits a bond for construction of short plat 
improvements and installation of permanent interior lot corners, the City may allow installation of 
temporary interior lot corners until the short plat improvements are completed. 
22.20.390  Short Plat - Improvements.  The owner shall complete or bond all required right-of-way, 
easement, utility and other similar improvements. 
22.32.020  Water System.  The applicant shall install a system to provide potable water, adequate 
fire flow and all required fire-fighting infrastructure and appurtenances to each lot created. 
22.32.040  Sanitary Sewer System.  The developer shall install a sanitary sewer system to serve 
each lot created. 
22.32.080  Performance Bonds.  In lieu of installing all required improvements and components as 
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part of a plat or short plat, the applicant may propose to post a bond, or submit evidence that an 
adequate security device has been submitted and accepted by the service provider (City of Kirkland 
and/or Northshore Utility District), for a period of one year to ensure completion of these requirements 
within one year of plat/short plat approval. 
 
Prior to occupancy: 
22.32.020  Water System.  The applicant shall install a system to provide potable water, adequate 
fire flow and all required fire-fighting infrastructure and appurtenances to each lot created. 
22.32.040  Sanitary Sewer System.  The developer shall install a sanitary sewer system to serve 
each lot created. 
22.32.090  Maintenance Bonds.  A two-year maintenance bond may be required for any of the 
improvements or landscaping installed or maintained under this title.  A maintenance bond will be 
required for      . 
 

ZONING CODE STANDARDS 
85.25.1  Geotechnical Report Recommendations.  The geotechnical recommendations contained in 
the report by       dated       shall be implemented. 
85.25.3  Geotechnical Professional On-Site.  A qualified geotechnical professional shall be present 
on site during land surface modification and foundation installation activities. 
95.51.2.a  Required Landscaping.  All required landscaping shall be maintained throughout the life of 
the development. The applicant shall submit an agreement to the city to be recorded with King County 
which will perpetually maintain required landscaping. Prior to issuance of a certificate of occupancy, the 
proponent shall provide a final as-built landscape plan and an agreement to maintain and replace all 
landscaping that is required by the City. 
95.50  Tree Installation Standards. All supplemental trees to be planted shall conform to the 
Kirkland Plant List. All installation standards shall conform to Kirkland Zoning Code Section 95.45. 
95.52  Prohibited Vegetation.  Plants listed as prohibited in the Kirkland Plant List shall not be 
planted in the City. 
105.10.2  Pavement Setbacks.  The paved surface in an access easement or tract shall be set back 
at least 5 feet from any adjacent property which does not receive access from that easement or tract.  
An access easement or tract that has a paved area greater than 10 feet in width must be screened from 
any adjacent property that does not receive access from it.  Screening standards are outlined in this 
section.   
105.18  Pedestrian Walkways.  All uses, except single family dwelling units and duplex structures, 
must provide pedestrian walkways designed to minimize walking distances from the building entrance to 
the right of way and adjacent transit facilities, pedestrian connections to adjacent properties, between 
primary entrances of all uses on the subject property, through parking lots and parking garages to 
building entrances.  Easements may be required.  In design districts through block pathways or other 
pedestrian improvements may be required. See also Plates 34 in Chapter 180. 
105.19  Public Pedestrian Walkways.  The height of solid (blocking visibility) fences along 
pedestrian pathways that are not directly adjacent a public or private street right-of-way shall be limited 
to 42 inches unless otherwise approved by the Planning or Public Works Directors.  All new building 
structures shall be setback a minimum of five feet from any pedestrian access right-of-way, tract, or 
easement that is not directly adjacent a public or private street right-of-way. If in a design district, see 
section and Plate 34 for through block pathways standards. 
105.20  Required Parking.       parking spaces are required for this use. 
105.47  Required Parking Pad.  Except for garages accessed from an alley, garages serving detached 
dwelling units in low density zones shall provide a minimum 20-foot by 20-foot parking pad between the 
garage and the access easement, tract, or right-of-way providing access to the garage. 
110.60.5  Street Trees.  All trees planted in the right-of-way must be approved as to species by the 
City.  All trees must be two inches in diameter at the time of planting as measured using the standards 
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of the American Association of Nurserymen with a canopy that starts at least six feet above finished 
grade and does not obstruct any adjoining sidewalks or driving lanes. 
115.25  Work Hours.  It is a violation of this Code to engage in any development activity or to operate 
any heavy equipment before 7:00 am. or after 8:00 pm Monday through Friday, or before 9:00 am or 
after 6:00 pm Saturday.  No development activity or use of heavy equipment may occur on Sundays or 
on the following holidays:  New Year’s Day, Memorial Day, Independence Day, Labor Day, Thanksgiving, 
and Christmas Day.  The applicant will be required to comply with these regulations and any violation of 
this section will result in enforcement action, unless written permission is obtained from the Planning 
official. 
115.40  Fence Location.  Fences over 6 feet in height may not be located in a required setback yard.  
A detached dwelling unit abutting a neighborhood access or collector street may not have a fence over 
3.5 feet in height within the required front yard.  No fence may be placed within a high waterline setback 
yard or within any portion of a north or south property line yard, which is coincident with the high 
waterline setback yard. 
115.75.2  Fill Material.  All materials used as fill must be non-dissolving and non-decomposing.  Fill 
material must not contain organic or inorganic material that would be detrimental to the water quality, or 
existing habitat, or create any other significant adverse impacts to the environment. 
115.90  Calculating Lot Coverage.  The total area of all structures and pavement and any other 
impervious surface on the subject property is limited to a maximum percentage of total lot area.  See the 
Use Zone charts for maximum lot coverage percentages allowed.  Section 115.90 lists exceptions to total 
lot coverage calculations See Section 115.90 for a more detailed explanation of these exceptions. 
115.95  Noise Standards.  The City of Kirkland adopts by reference the Maximum Environmental 
Noise Levels established pursuant to the Noise Control Act of 1974, RCW 70.107.  See Chapter 173-60 
WAC.  Any noise, which injures, endangers the comfort, repose, health or safety of persons, or in any 
way renders persons insecure in life, or in the use of property is a violation of this Code. 
115.115  Required Setback Yards. This section establishes what structures, improvements and 
activities may be within required setback yards as established for each use in each zone.  
115.115.3.g  Rockeries and Retaining Walls.  Rockeries and retaining walls are limited to a 
maximum height of four feet in a required yard unless certain modification criteria in this section are 
met.  The combined height of fences and retaining walls within five feet of each other in a required yard 
is limited to a maximum height of 6 feet, unless certain modification criteria in this section are met. 
115.115.3.p  HVAC and Similar Equipment:  These may be placed no closer than five feet of a side 
or rear property line, and shall not be located within a required front yard; provided, that HVAC 
equipment may be located in a storage shed approved pursuant to subsection (3)(m) of this section or a 
garage approved pursuant to subsection (3)(o)(2) of this section. All HVAC equipment shall be baffled, 
shielded, enclosed, or placed on the property in a manner that will ensure compliance with the noise 
provisions of KZC 115.95. 
115.135  Sight Distance at Intersection.  Areas around all intersections, including the entrance of 
driveways onto streets, must be kept clear of sight obstruction as described in this section. 
145.22.2  Public Notice Signs.  Within seven (7) calendar days after the end of the 21-day period 
following the City’s final decision on the permit, the applicant shall remove all public notice signs. 
Prior to issuance of a grading or building permit: 
85.25.1  Geotechnical Report Recommendations.  A written acknowledgment must be added to 
the face of the plans signed by the architect, engineer, and/or designer that he/she has reviewed the 
geotechnical recommendations and incorporated these recommendations into the plans. 
85.40  Natural Greenbelt Protective Easement.  The applicant shall submit for recording a natural 
greenbelt protective easement, in a form acceptable to the City Attorney, for recording with King County 
(see Attachment      ). 
85.45  Liability.  The applicant shall enter into an agreement with the City, which runs with the 
property, in a form acceptable to the City Attorney, indemnifying the City for any damage resulting from 
development activity on the subject property which is related to the physical condition of the property 
(see Attachment      ). 
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95.30(4)  Tree Protection Techniques.  A description and location of tree protection measures 
during construction for trees to be retained must be shown on demolition and grading plans.  
95.34  Tree Protection.  Prior to development activity or initiating tree removal on the site, vegetated 
areas and individual trees to be preserved shall be protected from potentially damaging activities. 
Protection measures for trees to be retained shall include (1) placing no construction material or 
equipment within the protected area of any tree to be retained; (2) providing a visible temporary 
protective chain link fence at least 6 feet in height around the protected area of retained trees or groups 
of trees until the Planning Official authorizes their removal; (3) installing visible signs spaced no further 
apart than 15 feet along the protective fence stating “Tree Protection Area, Entrance Prohibited” with the 
City code enforcement phone number; (4) prohibiting excavation or compaction of earth or other 
damaging activities within the barriers unless approved by the Planning Official and supervised by a 
qualified professional; and (5) ensuring that approved landscaping in a protected zone shall be done with 
light machinery or by hand.  
27.06.030 Park Impact Fees.  New residential units are required to pay park impact fees prior to 
issuance of a building permit. Please see KMC 27.06 for the current rate.  Exemptions and/or credits may 
apply pursuant to KMC 27.06.050 and KMC 27.06.060.  If a property contains an existing unit to be 
removed, a “credit” for that unit shall apply to the first building permit of the subdivision. 
 
retained.  
110.60.5  Landscape Maintenance Agreement.  The owner of the subject property shall sign a 
landscape maintenance agreement, in a form acceptable to the City Attorney, to run with the subject 
property to maintain landscaping within the landscape strip and landscape island portions of the right-of-
way (see Attachment      ).  It is a violation to pave or cover the landscape strip with impervious 
material or to park motor vehicles on this strip. 
110.60.6  Mailboxes.  Mailboxes shall be installed in the development in a location approved by the 
Postal Service and the Planning Official.  The applicant shall, to the maximum extent possible, group 
mailboxes for units or uses in the development. 
110.75  Bonds.  The City may require or permit a bond to ensure compliance with any of the 
requirements of the Required Public Improvements chapter.  A       shall be submitted for      . 
 


