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MEMORANDUM 
 
To: Eric R. Shields, AICP, SEPA Responsible Official 
 
From: Tony Leavitt, Senior Planner 
 
Date: November 17, 2015 
 
File: SEP15-01333, SUB15-01332 
 
Subject: ENVIRONMENTAL DETERMINATION FOR FIRWOOD LANE 

PRELIMINARY SUBDIVISION 
 
PROPOSAL 
 
Moira Haughian of the The Blueline Group, the applicant representing Firwood Lane LP, is 
requesting approval of a preliminary subdivision to subdivide an existing parcel (totaling 3.4 
acres) into 19 separate lots in RS 8.5 and 7.2 zones (see Enclosure 1 and 2). Access to the 
lots will be provided via a new access road off of NE 124th Street. The project also involves 
1) a stream buffer modification through enhancement and 2) the utilization of the Low 
Impact Development Zoning Code provisions to reduce the minimum lot size and increase the 
allowed density by 1 lot in exchange for increased open space on the site. 
 
ANALYSIS 
 
The SEPA "threshold determination" is the formal decision as to whether the proposal is likely 
to cause a significant adverse environmental impact for which mitigation cannot be identified.  
If it is determined that a proposal may have a significant adverse impact that cannot be 
mitigated, an Environmental Impact Statement (EIS) would be required.   
 
Many environmental impacts are mitigated by City codes and development regulations.  For 
example, the Kirkland Zoning Code has regulations that protect sensitive areas, limit noise, 
provide setbacks, establish height limits, etc.  Where City regulations have been adopted to 
address an environmental impact, it is presumed that such regulations are adequate to 
achieve sufficient mitigation [WAC 197-11-660(1)(e) and (g)]. 
 
I have had an opportunity to visit the subject property and review the following documents: 

 Environmental Checklist dated June 23, 2015 (see Enclosure 3) 
 Traffic Impact Analysis Review Memo from Thang Nguyen dated November 17, 2015 

(see Enclosure 4) 
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Based on a review of these materials, the main environmental issue related to the project is 
potential traffic impacts.  
 
Additionally, during the initial comment period for the SEPA determination and zoning permit 
application, Staff received a public comment letter from Allyson O’Malley Jones of Northwest 
Justice Project representing the Firwood Lane Mobile Home Park Homeowner’s Association 
(see Enclosure 5). The letter expresses concerns about the loss of affordable housing with 
the redevelopment of the site and requests that the City issue a SEPA Determination of 
Significance. Staff addresses the issues raised in the letter below. 
 
TRAFFIC IMPACTS 
 
The Public Works Department has reviewed the Traffic Studies for the proposed development 
(see Enclosure 4) and concluded that the project will not have a significant adverse traffic 
impact on existing facilities. The project will be required to pay traffic impact fees as outlined 
in the memo. 
 
AFFORDABLE HOUSING IMPACTS 
 
In the comment letter, Ms. O’Malley Jones raises numerous issues related to the 
redevelopment of the site. Below is summary of the issues raised in the letter followed by a 
Staff response. 
 
Comment: SEPA requires consideration of housing and the proposal will cause a significant 
adverse impact on affordable housing and no mitigation is identified. The proposal will 
adversely impact affordable housing and reduce the diversity of the City. 
 
Staff Response: While housing is a SEPA element of the environment, it does not require the 
consideration of socioeconomic factors in determining impacts (as outlined in WAC 
197.11.448). The project will result in a net decrease of 12 units, which is not a significant 
impact. The applicant’s legal representative submitted a letter (see Enclosure 6) that also 
cites a Washington State Supreme Court Decision that found that placing relocation 
requirements on a mobile home park owner was unconstitutional and that the general 
unavailability of low income housing is not the burden of an individual property owner.  
 
Comment: Approval of the project would be contrary to the goals of the City’s 
Comprehensive Plan. The Comprehensive Plan includes goals for increasing housing for low 
and moderate income persons. 
 
Staff Response: The City’s Comprehensive Plan includes adopted goals and policies that 
recognize the importance, needs for and strategies for providing affordable housing. The 
Housing Section includes a goal which endeavors to promote the creation of affordable 
housing and provide for a range of housing types and opportunities to meet the needs of all 
segments of the population. To meet this goal, the City has adopted zoning regulations that 
require affordable housing units in commercial, high density residential, medium density 
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zones and continued support of regional efforts to retain affordable housing. The regulations 
do not require the replacement of affordable housing that is removed. 
 
Comment: Insufficient land is identified for manufactured housing. 
 
Staff Response: The City’s Zoning Code, and State Law, requires that manufactured housing 
units be treated the same as single family residential units with respect to land use 
regulations. The City’s most recent land capacity data identifies the potential for 2,193 units 
in single family zones and will be able to accommodate manufactured housing. 
 
CONCLUSION 
 
Based on my review of the submitted information, I have not identified any significant 
adverse environmental impacts.  Therefore, I recommend that a Determination of Non-
Significance be issued for this proposed action. 
 
SEPA ENCLOSURES 
 

1. Vicinity Map 
2. Site Plan 
3. Environmental Checklist 
4. Traffic Impact Analysis Review Memo prepared by Thang Nguyen 
5. Northwest Justice Project Comment Letter dated September 11, 2015 
6. Comment Letter from Vicki Orrico dated October 20, 2015 
__________________________________________________________________________ 
 
Review by Responsible Official: 
 
_____x_____ I concur __________ I do not concur 

Comments:  

  

  

       December 3, 2016 
___________________________________________ 
Eric R. Shields, Planning Director                    Date 
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MEMORANDUM 
 
To: Tony Leavitt, Senior Planner 
 
From: Thang Nguyen, Transportation Engineer 
  
Date: November 17, 2015  
 

Subject: Firwood Plat Traffic Impact Analysis Review, Tran15-00817, SEP15-
01333. 

 
This memo summarizes my review of the traffic impact analysis report dated June 17, 
2015 Firwood Plat Traffic Impact Analysis prepared by TraffEx Northwest Traffic Expert 
for the proposed redevelopment of a mobile home park.  My findings and 
recommendations are summarized below followed by my review comments on the traffic 
impact analysis report.   
 
STAFF FINDINGS 
The proposed project will not create significant SEPA traffic impacts that warrant specific 
off-site transportation mitigation.   
 
STAFF RECOMMENDATIONS 
 
SEPA Mitigation 
Staff does not recommend any SEPA traffic mitigation because the proposed project will 
not create significant off-site SEPA related traffic impacts. 
 
Public Works Permit Conditions 
Unless the applicant would like to challenge impact fee calculated in this memo, the 
applicant shall pay the net new impact fee as calculated in Table 1 of this memo.  If the 
applicant chose to challenge the calculated net new impact fee, the applicant may 
request for an independent fee calculation by submitting the request to me along with 
local trip data with an analysis to why staff’s calculation is incorrect or inappropriate.   
 
Project Description 
The applicant proposed to replace the 31 existing mobile homes with 19 single-family 
homes.  The project is located at 12342 93rd Lane NE.  The proposed project is 
anticipated to be completely built and occupied by the end of 2017.  The project is 
forecasted to generate 144 less net daily trips, 4 additional net new PM peak hour trips 
and one less net AM peak hour trips. 
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TRAFFIC CONCURRENCY  
Developments are tested for traffic concurrency and passed.  A concurrency test notice 
was issued on May 19, 2015.  Per Section 25.10.020 Procedures of the KMC, the 
Concurrency Test Notice will expire in one year (May 19, 2016) unless a development 
permit and certificate of concurrency are issued or an extension is granted.  
 
Concurrency Appeal 
The concurrency test notice may be appealed by the public or by an agency with 
jurisdiction.  The concurrency test notice is subject to an appeal until the SEPA review 
process is complete and the appeal deadline has passed. Concurrency appeals are heard 
before the Hearing Examiner along with any applicable SEPA appeal.  For more 
information, refer to the Kirkland Municipal Code, Title 25.  
 
TRAFFIC IMPACT ANALYSIS 
A traffic impact analysis is required for SEPA review.  The scope of analysis was 
approved by the City Transportation Engineer and the traffic impact analysis report was 
completed in accordance to the City of Kirkland TIA guidelines.  Since the number of net 
new PM peak hour trips forecasted to be generated by the proposed project will not 
have more than 1% proportional share impact at any street intersections, the scope of 
the traffic impact analysis was limited to the project frontage.  More specifically, the 
scope was limited to analyzing the project’s driveway for safety and level of service 
operation.  In addition, a review of traffic accident was required for NE 124th Street 
between 100th Avenue NE and 93rd Avenue NE. 
 
The project driveway was calculated to operate at a good level of service, LOS-B, with 
the full occupancy of the development site.  It is forecasted that the traffic operation at 
the project driveway will not traffic queue problem on NE 124th Street.   
 
There is clear sight distance to adjacent driveways and the project driveway was 
surveyed to meet the City’s recommended sight distance requirement of 280 feet.  
Therefore, the location of the project driveway will not have a significant impact to the 
adjacent driveways and intersection.  It is forecasted that the project driveway will 
operate safely.   
  
Traffic Collision Analysis 
The traffic consultant reviewed the latest historical traffic accident data between 2011 
and 2014 and found very few accidents (three accidents).  The accidents did not show a 
specific pattern of accident nor did it identified roadway deficiency that would create 
more conflict due to increase of vehicular traffic volume.  All the accidents were due to 
the drivers’ inattentiveness and vehicle malfunction. 
 
TRANSPORTATION IMPACT FEE 
Per City’s Ordinance 3685, Transportation Impact Fees is required for all developments 
and is calculated based on the most updated Transportation Impact Fee Schedule, 
January 1, 2015.  Road impact fees are used to construct transportation capacity 
improvements throughout the City to help the City maintain traffic concurrency.   
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The calculation of impact fee calculated within the traffic impact analysis report is 
incorrect.  Although there is not a specific impact fee rate for mobile home, mobile 
home is considered to fall under the multi-family category since each mobile home is not 
on its separate legal lot.  Table 1 summarizes the road impact fee calculation for the 
proposed project. 
 
 

Table 1. Road Impact Fee  

 Size 
(units) 

Impact Fee 
Rate 

Assessed 
Impact 

Fee 

Proposed Single-Family 19 $3,942 per unit $74,898 

Exiting Mobile Homes (multi-
family) 

31 $2,311 per unit $71,641 

    

Net New Impact Fee   $3,257 

 
 
 
 
cc:  Vincent J. Geglia, TraffEx 
 John Burkhalter, Senior Development Engineer 
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