Kenmore 7520
Affordable Housing Investment Opportunity
Request for Proposals: MainStreet Property Group, LLC is seeking partners to help build an
affordable housing project in Kenmore, Washington

EXECUTIVE SUMMARY
MainStreet Property Group, LLC (MainStreet) is requesting affordable housing investment
proposals for the property located at 7520 NE Bothell Way, Kenmore, Washington, adjacent to
the new transit facility. The project will be a new mixed-use building with approximately 180
residential units, of which a minimum of 20-25% being affordable rental units ranging from 6070% of the average medium income (AMI). The property is in and will be designed in
accordance with the City of Kenmore’s Transit Oriented Development (TOD) district overlay
regulations. The project will also include commercial or community space as well as open
recreation space on the property. This partnership will result in a visually appealing and highquality mixed-use building ready for occupancy by Q4 of 2025.
Affordable housing is Kenmore City Council’s #1 priority and MainStreet is committed to
providing quality affordable housing in the TOD zone. MainStreet is looking for a partner who
shares this vision to enhance the neighborhood and be a trailblazer in the development of
Kenmore’s TOD zone. We invite innovative and committed groups to partner with MainStreet
as we continue to set the tone for future development in the City of Kenmore.
MainStreet is looking for the perfect partner to take on this endeavor with. The range of
options to partner is wide-open. MainStreet could be the developer and contractor and deliver
a turnkey project for a partner. In addition to MainStreet, the family of companies includes
GenCap Construction Corp. (GenCap). GenCap is a general commercial contractor and
management firm that specializes in the construction of large scale, multi-family units, retail,
and tenant improvements. Alternatively, MainStreet could deliver entitlements and the
partner could purchase the project. MainStreet is open to other alternative partnership
approaches.
INTRODUCTION
MainStreet is a real estate development firm dedicated to the vision, construction, and
operation of landmark mixed-use and commercial properties throughout the Puget Sound,
primarily focused on the Eastside. MainStreet is a vertically integrated developer that turns
spaces into places, developing projects from acquisition and entitlement through construction,
and property operations and management.
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MainStreet has developed over 2,450 units (281 affordable units), 195,000 SF of commercial
within 28 projects on the Greater Eastside over the past 10 years and has an additional 1,100
units in various phases of feasibility. MainStreet’s primary focus is on the Eastside in cities
close to major employers – cities such as, Kenmore, Bothell, Kirkland, Sammamish, Redmond,
and Woodinville.
MainStreet relies on its reputation and builds quality projects in key suburban, walkable,
transit-oriented communities. We support the development of sustainable, affordable, and
functional communities.
In Kenmore specifically, MainStreet has partnered with the City of Kenmore to revitalize the
downtown area and create the downtown that it is today. So far, MainStreet has constructed 4
projects in the heart of Kenmore, the Spencer68 Apartments, the Stoup restaurant building,
the LINQ, and the Flyway.
The LINQ at Spencer Square, located in Kenmore across the street from Kenmore City Hall, is
one of MainStreet’s downtown mixed-use projects. The LINQ community consists of 94
residential units and approximately 20,000 SF space dedicated to bringing health care services
to the Kenmore community from Kirkland-based EvergreenHealth.

The Flyway is immediately adjacent to the City of Kenmore’s Hangar building and Town
Square, built as a gathering place for the community, has 27 residential units, which is 50,278
square feet, of which 5,794 of that are commercial. The Flyway’s amenity package includes a
rooftop deck that has expansive views of Lake Washington.
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The City of Kenmore, City Council, is encouraging transit-oriented development, or TOD. They
have implemented regulations and incentives for new TOD projects. TOD projects include a
mix of commercial, residential, office and entertainment centered around or located near a
transit station. Dense, walkable, mixed-use development near transit attracts people and adds
to vibrant, connected communities.
Successful TOD depends on access and density around the transit station. Convenient access
to transit fosters development, while density encourages people to use the transit system.
Focusing growth around transit stations capitalizes on public investments in transit and
provides many benefits, including:
•
•
•
•
•
•
•

increased ridership and associated revenue gains for transit systems
incorporation of public and private sector engagement and investment
revitalization of neighborhoods
a larger supply of affordable housing
economic returns to surrounding landowners and businesses
congestion relief and associated environmental benefits
improved safety for pedestrians and cyclists through non-motorized infrastructure

SUBJECT PROPERTY OVERVIEW
The subject property is in downtown Kenmore, at 7520 NE Bothell Way, Kenmore, Washington
and consists of two parcels (011410-0905 & 011410-0904) totaling approximately 51,677
square feet of land area. MainStreet has entered into a Purchase and Sale Agreement (PSA)
with the current owners of the subject property. The review period terminates on September
15, 2022. With the Closing to occur on the earlier of the issuance of non-appealable building
permits from the City of Kenmore or twelve (12) months from the Buyer’s waiver of the review
period.
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The property is in the City’s TOD district overlay zone.

The King County Metro Park and Ride lot is two parcels to the west of the project site. The park
and ride lot has approximately 400 transit rider parking spaces and services dozens of bus
routes throughout the region. Sound Transit Metro, in alignment with their ST3 Project, will
have a Bus Rapid Transit route from the NE 145th Street and I-5 Light Rail Station to I-405
through Kenmore along SR-522. Sound Transit has cited a 300+ parking structure on the King
County Metro property and will improve the West and East bound bus stations directly in front
of the Metro parcel. The improvements will include a mid-block crossing for pedestrians to
connect to the East bound bus stop and Burke Gilman Trail.
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Critical Areas. There are no critical areas on the subject property.

COMMUNITY INFORMATION
The City of Kenmore is located on the northern shores of Lake Washington, in the north
end of King County bordering Snohomish County. Kenmore is a relatively new city
(incorporated in 1998) and covers 3,952 acres (6.2 square miles) of land. Local landmarks
include Kenmore Air’s seaplane headquarters on Lake Washington, Bastyr University, St.
Edward State Park, and Inglewood Golf Club.
The 2021 population estimate for Kenmore is 24,642 with a median age of 41. Like most
cities in the Puget Sound, it has been steadily growing for the past decade. Population has
increased by 4,179 since 2010, reflecting an annual increase of 1.7%. Population is
projected to increase by an additional 1,756 by 2026, reflecting a 1.4% annual population
growth.
Kenmore had an estimated total of 3,977 jobs as of 2020. The largest employer is Bastyr
University and the top three employment sectors in Kenmore are Manufacturing,
Professional/Scientific/Technical Services, and Health Care/Social Assistance and
Manufacturing. The average household income within Kenmore is $148,132 with a median
household income of $116,734. Over the next five years, median household income is
expected to increase by 19.4%, or $4,536 per annum. A total of 60.0% of individuals over
the age of 24 have a college degree, with 36.1% holding a bachelor's degree and 23.9%
holding a graduate degree.
12332 NE 115th PLACE | KIRKLAND WA 98033
425.298.0204 | WWW.MSPGROUPLLC.COM

page 6 of 13

PROJECT REQUIREMENTS
Project Design. It must be high quality, cost efficient, and a sustainable design.
Project Uses. The project needs to be a mixed-use building (i.e., commercial and residential) to
meet the TOD requirements. Ideally the commercial space would be a commercial and/or
community space that provides a public benefit (e.g., community center, childcare center,
YMCA center, or other space that serves the residents of the project and the Kenmore
community). However, any commercial or retail use that is permitted in the TOD and zoning
code will be considered.
Project Density and Height. The goal of this project is to provide 180 residential dwelling units.
Affordability. The goal is to provide at least 20-25% of affordable units at a range between 6070% of the average medium income (AMI). For example, an acceptable mix might be 30
dwelling units at 70% AMI and 15 dwelling units at 60% AMI.
Open Recreation Space. The project needs to also include community open recreation space
on the property.
Development Agreement. MainStreet anticipates that a Development Agreement between the
developer and the City will be needed for this project. MainStreet’s preliminary investigations
have shown that a development agreement will be needed in order to construct a TOD project
that meets the City’s desire. MainStreet has been in discussions with the City and the City has
agreed to process a development agreement. Currently, MainStreet expects the development
agreement to include the following code deviations:
Height. Maximum height increate to 75’
Parking. The goal of the project is to provide enough parking to meet the needs of the
residents and the customers and employees utilizing the commercial or community
space while also maximizing the housing units and reducing parking space allotments
where applicable.
Tree Density. Flexibility on the minimum 30 tree units/newt buildable area.
BLA. Deviation from the standards to support one single set of zoning requirements for
the lot after the BLA.
Zoning Standards. Deviation of the minimum 20’ interior setback rule to reduce this
minimum to 10’.
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PROJECT RENDERING

SITE PLANS
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SELECTION SCHEDULE
DATE
Week of July 11, 2022
August 12, 2022
August 15, 2022
Week of August 15, 2022
Week of August 22, 2022
Week of August 29, 2022

ACTION
MainStreet advertises for Proposals
Proposal due (via email). Deadline is 5:00 PM
MainStreet will select “short list” of finalists
Conduct interviews (optional), via Microsoft Teams
Select successful partner
Execute agreement and engage in development
agreement negotiations with City
Submit Site Plan application
Submit building permits
Conduct public hearings and City Council meetings
Permits issued
Construction Begins

Q3 2022
Q4 2022
Q2 2023
Q3 2023
Q3-Q4 2023

QUESTIONS/INQUIRIES
Please send any questions regarding this RFP via email to bryanh@mspgroupllc.com . Questions
will be answered in writing and posted on our website. It will be the responsibility of each firm to
check the website for any amendments or Q&A’s.
Project contact information:

PROPOSAL SUBMISSION
Proposals shall be submitted in PDF format and emailed to Bryan Hampson at
bryanh@mspgroupllc.com. All materials must be received by MainStreet no later than the due
date shown on the selection schedule.
All submittals must include the following information.
1. Proposed partnership structure. Please identify the makeup of the proposed partnership,
including the developer and other team members. Please provide a description of each team
member’s experience and qualifications in the development and construction of similar size and
density projects. Include any experience with affordable housing projects. In addition, the
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proposal should provide a description of the applicant’s financial position and recent track record
securing financing for similar projects.
2. Commercial Space. Please provide an overall vision of the commercial space.
3. Estimate of Total Project Development Costs and a Financing Plan for the Proposed Project.
Proposals must contain a preliminary development budget that includes all expected costs
associated with the site and building development, including design, infrastructure, building
construction, permits, marketing, financing, developer fee, contingency, etc. The proposal should
also explain the basis/key assumptions for estimating project costs. If Low Income Housing Tax
Credits are proposed, applicants should provide a LIHTC calculation and self-score. Proposed
financing should include key terms for any bridge/construction and permanent financing, and the
basis for such terms.
4. Affordability. Proposals shall include a description of the types and size of units and their
projected rents, and the expected income level the units will be affordable. Describe the rent or
sales structure and levels of affordability that will be achieved, and any anticipated subsidies for
the operations, rents, or service.
5. Operating Pro-Forma. Proposals shall include estimated operating income, expenses and cash
flow for each of the first fifteen (15) years of operation.

SELECTION PROCESS
MainStreet will review received proposals. Based on the scores, comments, and recommendations
of the reviewers, select the most qualified firm. Qualified firms may be narrowed to a short list for
an interview.

ADDITIONAL CRITERIA BY WHICH PROJECTS WILL BE EVALUATED
In addition to the project requirements stated above, project submittals will be evaluated based
on the degree to which developers address the following items. MainStreet reserves the right to
reject any or all proposals and to accept any proposal that it judges to be in its best interest
and/or best fulfilling its criteria.
The following items are listed in order of importance:
1. Affordability of the Units. MainStreet’s priority is to provide housing on the property for
moderate-income and low-income households. This translates to a desire for the affordable units
to be designated for those at or below 70% AMI to 60% AMI.
All units regardless of household AMI must have substantially the same quality of equipment and
amenities and be comparable in size in terms of number of rooms, and square footage.
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The City of Kenmore, through its association with ARCH, will administer affordability monitoring
and compliance requirements for affordable rental housing. The proposal must include a chart or
other description of the total units, level of affordability, unit size, and population proposed to be
served.
2. Number of Units. The City desires projects that propose the greatest number of units,
balanced with affordability, quality design, and diversity of unit sizes.
3. Strength of the Development Team. Project submittals will be evaluated on the proven ability
of the developer and team members (including the architect, general contractor, other
contractors, and additional key personnel) to successfully develop high-quality, high-density
housing developments in an urban setting. Experience successfully working to build affordable
housing in King County will be a plus. Evidence of this ability shall be demonstrated by the success
and quality of previous comparable developments including design, timely completion of projects
within budget, and ongoing property management.
4. Soundness of the Financial Proposal. Projects will be evaluated on the capability of the
development team to secure financing and resources necessary to complete the proposed
project in a timely manner and within budget. This will include an evaluation of the developer’s
ability to guide this project though the state and county funding cycles as well as the Low-Income
Tax Credit process and a track record of bringing investors and lenders to the table to help
finance this project.
Construction and operating budgets shall be submitted with all proposals that demonstrate the
feasibility of the proposed financing package and construction budgets to complete the proposed
development and achieve the affordability levels. Project submittals shall also include
documentation that the necessary financing would be available for the development,
construction, completion and management of the proposed project, or certification from the
chief financial officer or an independent accountant for the developer stating that the developer
and the development team have adequate financial resources and project equity to develop,
construct, complete and manage the proposed project.
5. Commercial or Community Space. The applicant’s willingness to include commercial or
community space on the ground floor of the project should be addressed in the RFP.
6. Local Funding Assistance. The ability to leverage public funding sources. For example, a
proposal which relies on funding from the ARCH 2022 Housing Trust Fund would not be
encouraged, but projects that rely on future funding from King County, Department of Commerce
and 501(c)(3) non-profit tax-exempt bonds would be acceptable.
7. Timeliness of Construction. Projects that will be ready to start construction immediately
following permit approval by the City are preferred. Construction may be phased although, given
the size and scope of the project, phasing is not anticipated. If the project is phased, the timing
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and sequence for each phase will be determined through negotiation, and specific timelines will
be defined in the final purchase agreement. The project must be completed and ready for
occupancy by the Spring of 2024.
8. Environmental Sustainability. Designs that incorporate environmentally sustainable materials
and practices are highly encouraged. Creative ideas that fully utilize all of the spaces (including,
for example, a green roof that incorporates public uses such as a garden and/or recreation space)
are also encouraged.

OTHER INFORMATION AND REQUIREMENTS
1. MainStreet reserves the right to accept proposals, even if the applicant has not submitted all the
information in response to this Request for Proposals. The City also reserves the right to reject all
submittals in response to this RFP without cause.
2. In the event that it becomes necessary to revise any part of the RFP, addenda will be posted on
MainStreet’s web page dedicated to this project. It is the responsibility of the respondents to regularly
check the web page for updates.
3. MainStreet is not liable for any expenses incurred by the potential partner in connection with the
solicitation including but not limited to expenses associated with the preparation of the statement,
attendance at interviews, preparation of compensation fees schedule, or final contract negotiations.
4. MainStreet reserves the right to reject any and all proposals or to request additional information from
any and all applicants

LIST OF ATTACHMENTS
Exhibit A – Study Sheets
Exhibit B – Pre-application Comments from the City of Kenmore
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City of Kenmore, Washington
Development Services
UPLOADED ONLINE TO MYBUILDINGPERMIT.COM

June 20, 2022

EXHIBIT B

Mainstreet Property Group, LLC
Attn: Kevin Merriman
12332 NE 115th PL
Kirkland, WA 98033

RE: Development Review Team Pre-Application Meeting Final Comments
Kenmore 7520 Mixed Use, PRE22-0047 (PRJ20-0022)
Mr. Merriman,
Thank you for your participation in the City’s development review program. Enclosed are the final
review comments resulting from the pre-application meeting held on 2/20/2021 and include the
following (please contact the reviewer for any questions regarding their comments):
1.
2.
3.
4.
5.
6.

Planning comments provided by Samantha Loyuk dated 5/27/2022.
Affordable housing comments provided by ARCH dated 5/23/2022.
Engineering comments provided by Thomas Joachimides dated 6/2/2022.
Building comments provided by Lukasz Lisowski dated 6/2/2022.
Northshore Fire Department comments provided by Derek LaFontaine dated 5/25/2022;
Northshore Utility District comments provided by Thema Crenshaw dated 5/23/2022.

Next Steps: Application materials are available on our website at www.kenmorewa.gov/formslibrary.
The required documents must be submitted online on www.mybuildingpermit.com. If you are
pursuing the CSP next, please select these options when applying online: Land Use, Any Project
Type, Project or Site Plan Approval, and Official Site Plan.
Please contact me at the information below if you have any questions.
Sincerely,

Tela Gardner, Permit Coordinator
Development Services
tgardner@kenmorewa.gov
cc: File;
Attachments

18120 68th Ave NE
Of f ice: (425) 398-8900

·

Fax: (425) 481-3236

·

·

Kenmore, WA 98028

cityhall@kenmorewa.gov

·

www.kenmorewa.gov

City of Kenmore, Washington

EXHIBIT B
Date of Report:
Permit Number:
Project Name:
Project Location:
Reviewer:
E-mail Address:
Department:

May 27, 2022
PRE22-0047 (PRJ20-0022)
Kenmore 7520 – Pre-application #2
7520 & 7520B NE Bothell Way (Parcels 011410-0905 & -0904)
Samantha Loyuk, Senior Planner
SLoyuk@kenmorewa.gov
Development Services – Planning

Regulatory Responsibilities of Department: Development Services is responsible for
reviewing the project for compliance with the Kenmore Land Division Code (KMC Title 17),
Zoning Code (KMC Title 18), Land Use Policies and Procedures Code (KMC Title 19), and other
applicable land use and environmental regulations including but not limited to the State
Environmental Policy Act (SEPA).
Project Description: The subject property consists of two contiguous parcels; the parcel to the
north (“Parcel A”) contains an existing single-family residence, is 27,071 square feet (0.62
acres) in size, and is zoned R-24; the parcel to the south (“Parcel B”) contains an existing
restaurant (Jay’s café), 24,606 square feet (0.56 acres) in size, and is zoned Urban Corridor
East (“UC East”). Together the parcels total 51,677 square feet (1.18 acres). The property is
located within the Transit Oriented Development (TOD) area and Downtown Design Review
area. The property is accessed via NE Bothell Way (SR-522) and the site contains no mapped
or known environmentally critical areas and/or buffers.
Level
Use
P01
31,164 SF Parking/utility
The proposed development (“Kenmore 7520”) includes
demolition of the existing restaurant and single-family
27,300 SF Parking; 6,564
1
residence and construction of a mixed-use building
SF commercial/lobby
consisting of 150-160 multi-family residential units and
2
28,669 SF residential
5,000 SF of ground-floor commercial. The proposed
3
28,669 SF residential
building is 5 floors of residential (type VA R2
4
28,669 SF residential
construction) over 2 floors of parking (type IA
construction); the building height is approximately 75
5
28,669 SF residential
feet. The proposed uses, by floor, are described in the
6
28,669 SF residential
table, right.
The application proposes a Development Agreement (DA) as a mechanism to deviate from
certain code requirements.
Executive Summary: The first pre-application meeting was held on 4/9/2020. The comments
provided are based on a revised proposal. These comments subject to change as additional
information is provided and/or if the scope of the project changes.
Review Comments:

18120 68th Ave NE
Office: (425) 398-8900

·

Fax: (425) 481-3236

Kenmore, WA 98028
·
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Transit Oriented Development (TOD) District Overlay (KMC 18.29):
The subject property is located in the TOD. The TOD district overlay is an incentive-based
zoning overlay. The purpose of the TOD district is to reinforce the City’s planned concentration
of pedestrian-oriented mixed-use development at intensities that support and are supported by
multi-modal transportation options, including high-capacity transit. The TOD district overlay
revitalizes the City’s core by creating incentives and opportunities for a mix of jobs and
residences, cultivates a respectful relationship among development within the district, the
natural environment, and nearby traditional neighborhoods, and provides a framework for future
infrastructure and service decisions. The TOD district overlay provides public benefits in the
form of housing to all economic groups (affordable housing), increased pedestrian connectivity,
quality design, and incentive to preserve significant tree groves where they exist.
1. Earlier this year, six-month interim regulations within the TOD district were adopted by City
Council (Ordinance no. 22-0543). The interim regulations automatically expire on
September 14. 2022, unless extended by City Council. The ordinance is available online at
https://kenmore.civicweb.net/filepro/documents/118191/.
2. Per KMC 18.29.030, the TOD district overlay is an incentive-based zoning overlay.
Applicants who develop under the provisions of the TOD district overlay shall adhere to all
development standards set forth in KMC 18.29; except that development standards not
addressed in this chapter shall be governed by provisions of the underlying zone.
The project proposes to develop under the TOD district overlay regulations.
3. To be eligible to develop under the TOD district overlay regulations, a development
application shall meet the following criteria:
a. The property must be located within the TOD district overlay area as described in KMC
18.29.020;
b. The proposed development must either:
o Be considered a mixed-use development as defined in KMC 18.20.1740; or
o Be a residential-only development or mixed-use development with commercial
permitted only on the ground floor if located in the R-12, R-18, or R-24 underlying
zones, which are areas designated as primarily residential.
The property is within the TOD boundaries
and the proposal is a residential-only
development with commercial on the
ground floor.
4. KMC 18.29.040 sets for the use allowances
within the TOD. The project proposes multifamily residential development
(apartments) and a commercial space
described as, “limited ground floor
commercial elements to further activate the
street front, depending on market viability.”
(Page 1, Project Narrative). Additional
information is needed regarding the commercial space. The plans provided refer to the
commercial space as “commercial/lobby” totaling 6,564 SF.

2
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The plans shall be revised to address the following:
a. Revise the calculation so the lobby and commercial areas are separated; the lobby area
is an element of the multi-family apartment building and is not considered a commercial
use.
b. Provide information on the proposed commercial use to demonstrate compliance with
KMC 18.29.040. If the use depends on market viability, provide a list of potential uses
that the space will be developed to accommodate. The use must be identified in the
traffic impact analysis (TIA) report.
Pre-app discussion:

At the pre-application meeting, a potential daycare use was
mentioned by the applicant. If a daycare is proposed, elements
related to the use will need to be described and analyzed as part
of the project narrative such as outdoor play spaces, pick-up and
drop-off locations, and safety measures (i.e. walking pathways for
children accessing the play space, security measures to disallow
access to the SR-522, etc.).

5. Per KMC 18.29.050, the following development standards apply in the TOD:
Standard
Minimum Density
Maximum Density

Requirement
60 du/acre
1.18 x 60 = 70.8 = 71 units
150 du/ac
1.18 x 150 = 177 units

Maximum Height

Proposed
The proposal is for 150-160 units: the
proposal meets the minimum density
and does not exceed the maximum.
75 feet
The proposal exceeds the maximum
height allowance.

65 feet

NOTE: The project narrative identifies the property size as 1.17 acres while the calculated
size is 1.18 acres. A survey1 and title report (including all attachments) are required at the
time of land use application. The survey shall be prepared by, stamped, and signed by a
professional land surveyor licensed in the state of Washington.
The proposal exceeds the maximum height allowance. Building height is a requested
deviation under the DA.
6. The relational setback requirements described
in KMC 18.29.080 do not apply since the
adjacent zones are not single-family (R-1, R-4,
or R-6); setbacks are determined by the
underlying zone (R-24 and UC). A deviation
(under the DA) from relational setbacks is not
required.
R-24 – Parcel “A” Underlying Zone

1

The survey shall include existing conditions on one page. If proposed conditions are shown on the same survey,
they should be on a separate sheet. Page 1 of the survey should be existing conditions only.
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7. The following R-24 zoning standards apply (KMC 18.21.050 Table E):

Minimum Side Setback
Minimum Rear Setback

R-24 Requirement
5 feet – 30 feet2
East and West PL
5 feet – 30 feet3
North PL

(Commercial not proposed in R-24)

80% – 85%4

Not provided

Maximum Impervious
Surface

Proposed
10 feet
25 feet

UC East – Parcel “B” Underlying Zone
8. The following UC East zoning standards apply (KMC 18.25A.060 Table C):
UC East
Minimum Street Setback
Minimum Interior Setback
Maximum Impervious
Surface

Requirement
10 feet
East PL: 0’
0 – 20 feet5
West PL: 20’

Proposed
10 feet
East PL: 10’
West PL: 10’

90%

Not provided



The interior setback (west) within the UC east zone does not comply: the plans show
10’ and the requirement is 20’. This is a requested deviation under the DA.
9. Where the urban corridor zone abuts a residential zone, the city may require additional
landscaping pursuant to KMC 18.35, blank wall treatments and building mass pursuant to
KMC 18.52 in order to mitigate impacts of new
development on neighboring residential areas. The
property to the west is zoned R-24 (a residential zone)
however, the adjacent use is a church with one dwelling
unit located in the northern portion of the property; the
dwelling unit is located approximately 260 feet north of
the subject property.
10. In addition to those setbacks described in KMC 18.25A,
any portion of a paved surface or any parking area,
driveway, and/or private roads, shall be setback a
minimum of 5 feet from all property lines (2021 KRS
section 5.01.H).
Affordable Housing:
11. Kenmore City Council’s #1 priority is affordable housing.

2

The minimum setback for residential uses is 5 feet; the minimum setback for nonresidential uses is 30 feet.
The minimum setback for residential uses is 5 feet; the minimum setback for nonresidential uses is 30 feet.
4 The maximum impervious surface for nonresidential uses is 80%; the maximum impervious surface for residential
uses is 85%.
5 The minimum setback for property lines adjoining residential zones is 20 feet. The adjacent property to the west is
zoned R-24; this is a residential zone. A 20-foot setback applies to the western property line.
3
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12. In recent years, Washington’s economy and desirable natural environment have brought
hundreds of thousands of new residents to the state. As a result, housing affordability has
increasingly become a concern. Washington State Department of Commerce describes the
current housing situation by saying,
“Washington State’s rapid economic and population growth over the past 10 years,
especially in King, Snohomish, and Pierce Counties, has led to significant housing
demand with rising rents and prices. While demand has surged, housing supply tends
to be inelastic. That is, housing supply is slow or not easily responsive with new
production even with great changes in price. Both rents and home prices have risen
even more as a result.” Housing Memorandum: Issues Affecting Housing Availability
and Affordability, June 2019.
The City of Kenmore recognizes the housing needs of all economic segments of the
community and aims to assure an adequate affordable housing supply in the city. As such,
KMC 18.77.060 provides incentives, including expedited review, for projects providing very
low-income and/or low-income affordable housing units. The proposal requests expedited
review but does not identify whether very low-income or low-income affordable
housing units are proposed.
13. Per KMC 18.29.060, the proposed TOD development shall comply with affordable housing
requirements described in KMC 18.77. The city partners with a Regional Coalition for
Housing (ARCH) to preserve and increase the supply of housing for low– and moderateincome households in Kenmore. For more information on affordable housing, contact one
Terrell Edwards or visit the ARCH website at http://www.archhousing.org/.
•

Terrell Edwards, Housing Planner
425-861-3677
TTEdwards@bellevuewa.gov

In his memo, Terrell Edwards, notes that a 160-unit project (134 du/acre) would require ten
(10) units affordable at 70% AMI and four (4) units affordable at 50% AMI and two (2) units
affordable at 35% AMI. This would result in a total of 16 affordable units. Whereas a 150unit project would require 15 affordable units (an additional unit is required if the total unit
count is between 155 and 160, in total). For more information see Terrell Edwards memo
dated 10/24/2022.
The project proposes 10% of the total units (15-16 units) as “flat rate affordability.” The
review materials do not identify the proposed rate (“flat rate”) or equivalent AMI. The level of
affordability is a requested deviation under the DA. This request is especially concerning
since Kenmore City Council’s #1 priority is affordable housing. A deviation to provide less
affordable housing or housing at a higher AMI is not in line with council priorities and is not
supported by the planning department. Additionally, affordable housing is a requirement of
the TOD and a significant public benefit (and since DAs require public benefit to offset code
deviations, a deviation from affordable housing requirements is counterintuitive).
Pre-app discussion:

At the pre-application meeting, the applicant described “flat rate
affordability” as deviating from the tiered system, which can be
confusing and hard to manage. Instead, all affordable units would
be under one AMI (AMI to be determined). At the meeting, the city
restated its commitment to affordable housing and highlighted the
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need for affordable housing within Kenmore, and the greater
Puget Sound region. As part of the public benefit requirement
under the DA, the city expects a minimum of 25% of the total
number of units be affordable. Ideally these units would be at a
low-income or very low-income AMI however, additional market
analysis needs to be completed as it relates to financial feasibility
of the project. As part of the application, the applicant must clearly
illustrate financial feasibility which consider: construction costs,
rental return, MFTEs, and other financial implications that apply to
development proposals of this kind.
14. To increase the supply of multifamily housing opportunities within the city for low- and
moderate-income households, multifamily housing property tax exemptions (MFTEs) are
available for projects located within residential targeted areas, as determined by Kenmore
City Council. Per KMC 3.65.030, the two targeted areas within Kenmore are:
a. Kenmore Village. The parcels lying northwest of the intersection of Northeast 181st
Street and 68th Avenue Northeast, which are shown on the map attached to
Ordinance No. 07-271; and
b. Transit Oriented Development District. The parcels lying within the transit-oriented
development (TOD) district overlay.
Downtown Design Standards:
15. The subject property is located in Downtown Design Standard Area #1 (also required per
KMC 18.29.080). The Kenmore downtown design standards are intended to implement the
City’s comprehensive plan and vision for the creation of “...a community with an attractive,
vital, pedestrian-oriented City center offering commercial, civic, cultural and park spaces,
integrated with higher density housing...” and “...a community with clear design standards
creating attractive, functional, and enduring buildings and places...”
The pre-application does not address design standards. See previous comments
provided by the city regarding downtown design standards (Pre-application #1; file no.
PRE20-0022). Color elevations and aerial-perspective views are required at the time of
application and shall demonstrate compliance with design standards; plans shall identify
materials used.
Tree Management and Protection:
16. Development proposals within the boundaries of the TOD are eligible to benefit from
providing less parking or more dwelling units or any combination of the two if the
development retains one or more significant tree grove(s) in perpetuity6. A development may
be able to benefit from both reduced parking and additional dwelling units by preserving a
“Significant tree grove” shall consist of two or more trees with a minimum of five and one-half tree units total. A
qualifying tree has two tree units minimum. The maximum distance measured in feet between qualifying trees shall
be equal to two times the critical root zone in order to be defined as a significant tree grove. For example, a 24-inch
DBH. tree must be within 24 feet of another tree in the grove to be included in the significant tree grove. A tree of any
size that is topped or considered a “hazard tree” as defined in KMC 18.20.3084 may not qualify as part of a significant
tree grove as herein defined. A significant tree grove may not contain trees that are located within a critical area or
critical area buffer protected under Chapter 18.55 KMC. A significant tree grove is not the same as a “grove,” as
defined in KMC 18.20.1273.
6
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significant tree grove so long as the same tree credits are not counted towards both
reductions in parking and additional bonus dwellings.
a. Reduced Parking: To retain qualifying significant tree groves, required parking may be
reduced at the maximum rate of one stall per each five and one-half tree units. Parking
quantities may be reduced up to a maximum of 20 percent from the parking requirement
after other reductions are applied, if any.
b. Residential Bonus Units: To retain qualifying significant tree groves, residential units are
offered at the rate of one bonus unit per each 11 tree units preserved. Grove bonus units
are not included in maximum unit density calculations. Grove bonus units are not subject
to the affordability requirements of KMC 18.29.060.
The pre-application materials do not indicate if preservation of significant tree groves is
proposed to achieve reduced parking. Based on the TOD maximum density (177 units) and
proposed units (150-160 units), the proposal is not using preservation of significant tree
groves to achieve additional bonus units. If the applicant is proposing to reduce parking by
retention of significant tree grove(s), the calculation shall be provided as part of the Traffic
Impact Analysis (TIA) and Tree Management and Protection Plan (“Tree Plan”).
17. The underlying zones (UC East and R-24) require tree retention as described in KMC 18.57.
This requirement shall be met, regardless of whether the applicant proposes to preservation
of significant tree grove(s). A Tree Management and protection Plan (“Tree Plan”) is
required and shall reflect compliance with the minimum tree density requirement of 30 tree
units per acre of net buildable area (KMC 18.57.060). When calculating the tree density, first
add up the tree unit values for all protected trees and divided that by the total acreage of the
net buildable area. This value must equal or exceed 30 tree units per net buildable acre. If
the total does not meet this requirement, more trees must be protected or replacement trees
will be required. It is essential to first assess the value of existing trees before
considering replacement trees. The City of Kenmore values preservation of existing
healthy trees. Indiscriminate removal or destruction of trees conflicts with City values.
Tree density is a requested deviation under the DA.
Pre-app discussion:

At the pre-application meeting, the importance of tree retention
was discussed. Retention of existing trees in the northeast corner
of the property may be enough to meet the minimum tree density
requirement, making a deviation request under the DA
unnecessary. However, depending on critical root zones and other
construction impacts, it is unclear if all of these trees could be
retained. Requesting the deviation from the minimum tree density
is not with the intent to clear-cut the property.

18. The Tree Plan and arborist report shall identify any off-site tree with a root protection zone
which could be adversely affected by the proposed development. KMC 18.57.050(C). In
addition, an assessment of tree windthrow potential as described in KMC 18.57.085, along
with any proposed mitigation measures to minimize windthrow shall be provided. These
measures shall be incorporated into the proposed tree protection plan described in KMC
18.57.085. The Guide to Developing a Tree Management and Protection Plan should be
helpful when preparing the tree plan. This guide is available online at kenmorewa.gov/Trees
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The applicant should be aware that city council adopted Ordinance no. 22-0547 on
3/21/2022 which changed some of the tree regulations. The ordinance is available online at
https://kenmore.civicweb.net/filepro/documents/118191/.
Connectivity Requirements:
19. Per KMC 18.29.080, the TOD district overlay should remove impediments to pedestrian use
of the district and the downtown area by fostering the creation of an extensive network of
sidewalks and pedestrian walkways. TOD developments shall:
a. Provide any direct pedestrian connections between proposed development and transit
facilities, or arterials providing transit access in order to minimize walking distances to
transit.
b. Comply with the downtown design standards pertaining to pedestrian walkways, as set
forth in KMC 18.52.100.
Pedestrian connectivity is not clearly defined. Revise the plans to identify pedestrian
connections.
Lots Divided by Zoning Boundary:
20. The subject property is made up of two contiguous parcels; as designed, the project
combines the two properties by placing building(s) which span the internal property lines.
This is not uncommon in development; however, the project will be required to apply for a
Boundary Line Adjustment (BLA) to remove or modify the internal property line currently
separating the two parcels. Pursuant to KMC 18.30.100, the following rules apply:
A. When a lot contains both residential and nonresidential zoning, the zone boundary
between the zones shall be considered a lot line for determining permitted building
height and requires setbacks on the site;
B. When a lot contains residential zones of varying density:
a. Any residential density transfer within the lot shall be allowed from the portion
with the lesser residential density to that of the greater residential density;
b. Residential density transfer from the higher density zone to the lower density
zone may be allowed only when:
i. The units transferred from any R-12 to R-48 zoned portion of the lot are
maintained in an attached dwelling unit configuration on the lower density
portion receiving such units,
ii. The transfer does not reduce the minimum density achievable on the lot,
iii. The transfer enhances the efficient use of needed infrastructure,
iv. The transfer does not result in significant adverse impacts to the low
density portion of the lot,
v. The transfer contributes to preservation of critical areas, wildlife corridors,
or other natural features, and
vi. The transfer does not result in significant adverse impacts to adjoining
lower density properties;
c. Compliance with these criteria shall be evaluated during review of any
development proposal in which such a transfer is proposed; and
C. Uses on each portion of the lot shall only be those permitted in each zone.
This is a requested deviation under the DA.
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Access:
See comments provided by Thomas Joachimides, Development Review Engineer.

21. The application shall comply with sight distance requirements, as described in KMC
18.30.240. Sight distance shall be identified on the proposed site plan and discussed in the
TIA.
Parking and Circulation:
See comments provided by Thomas Joachimides, Development Review Engineer.

22. Parking in the TOD district overlay should be sufficient to support local businesses and
residential development, while at the same time promoting transit ridership, walkable streets,
and efficient use of land.
23. Pedestrian and bicycle access and circulation is required. Per KMC 18.40.100, the
development is required to provide pedestrian and bicycle access within and onto the site. In
addition, access points to and from adjacent lots shall be coordinated to provide circulation
patterns between developments.
24. Per KMC 18.40.030.E, bicycle parking shall be provided. Bicycle parking shall be bike rack
or locker-type parking facilities unless otherwise specified. All bicycle parking and storage
shall be located in safe, visible areas that do not impede pedestrian or vehicle traffic flow,
and shall be well lit for nighttime use.
Schools & Safe Walking Pathways:
25. The Northshore School District (NSD) notes that safe walking pathways to schools and bus
stops are essential. Raised sidewalks are considered the standard for safe pathways for
students walking to the bus stop, school and home. The project will be reviewed by NSD for
safe walking conditions.
Recreation Space:
26. Developments of more than nine (9) units require a recreation space (KMC 18.30.130.A).
The proposal is for 150-160 units; a 6,750-7,200 SF recreation space is required. The
recreation open space shall be accessible to all residents within the development and shall
comply with the following:
a. A common recreation space with a minimum size of 45 square feet per dwelling unit;
b. Be adjacent to main pedestrian paths or near building entrances;
c. Be suitable and safe as a play space for children; and
d. Be graded and landscaped to encourage use by occupants of the development,
including children. The applicant shall provide permanent amenities (seating, picnic
tables, play equipment, etc.). If play equipment is proposed, the equipment shall
meet, at a minimum, the Consumer Product Safety Standards for equipment, soft
surfacing and spacing.
Common recreation/open space areas that are contained within on-site stormwater tracts
may be credited for up to 50 percent of the required square footage of the on-site recreation
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space requirement on a foot-per-foot basis, subject to the criteria described in KMC
18.30.130.C.
This is a requested deviation under the DA.
Pre-app discussion:

The green space in the central portion of the property (in the
center of the U-shaped building) is likely large enough to meet the
size requirement for recreations spaces. It is unclear why a
deviation is requested under the DA.

Trash Collection Area:
27. Storage space for the collection of trash and recyclables is required and shall comply with
the standards set forth in KMC 18.30.250.
Lighting:
28. To minimize impacts of lighting on motorists, pedestrians and the surrounding area, exterior
lighting shall be shielded or recessed so that direct glare and reflections are contained within
boundaries of the development. Lighting shall not flash, blink or be of unusual brightness. A
lighting plan is required at the time of permit application.
Landscaping:
29. The purpose of landscaping is to preserve the aesthetic character of communities; to
improve the aesthetic quality of the built environment; to promote retention and protection of
existing vegetation; to promote water efficiency; to promote native wildlife; to reduce the
impacts of development on drainage systems and natural habitats; and to increase privacy
for residential zones. KMC 18.35.010.
30. The project is subject to landscape requirements described in KMC 18.35 and summarized
in the table below:
Street:
10’ Type III
Interior Lot Line:
5’ Type II
Surface Parking Lots:
N/A
31. Per KMC 18.35.110(B), the proposed landscape plan shall be certified by a Washington
State registered landscape architect, Washington State certified nurseryman, or Washington
State certified landscaper.
Conceptual landscape plans shall be provided at the time of land use application. A detailed
planting plan is required at the time of engineering and/or building permit. The preapplication does not address landscaping requirements.
Development Agreement (DA):
30. A Development Agreement (DA) shall be consistent with the applicable policies and goals of
the Comprehensive Plan.
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32. Per KMC 18.110.020.D., a development agreement may be proposed and approved only for
the following properties:
a. Properties in the downtown commercial (DC), regional business (RB), waterfront
commercial (WC), urban corridor (UC), downtown residential (DR), community
business (CB), neighborhood business (NB), public and semi-public (PSP), parks (P)
and golf course (GC) zones.
b. Properties in any zone owned or controlled by a religious organization as defined in
RCW 36.01.290 requesting consideration of an increased density bonus for
affordable housing as described in RCW 36.70A.545; provided, however, that the
requirements of RCW 36.70A.545(1)(a) through (c) shall apply to such a request.
33. The subject property is zoned R-24 and UC. Per KMC 18.110.020.D, DAs are not permitted
in the R-24 zone. The city determined (made a code interpretation) that because a portion of
the property (about half) is within the UC that a DA can be permitted for the project (if
approved by council).
34. A DA application was accepted earlier this year and City Council made the DA threshold
determination on 2/28/2022. City Council voted unanimously (7-0) for the applicant to
proceed with the application and DA. The threshold determination made by council was not
an approval of the DA or the proposed project, instead it was an approval to move forward
with the proposal so staff could review. The council meeting can be viewed in its entirety
online at https://kenmore.civicweb.net/document/118311/.
At the 2/28/2022 council meeting, feedback was provided by some of the council members
that reflects expectations for the project. As part of the land use application, the
applicant shall provide a written justification for public benefits to offset the code
deviations requested. As part of the justification/narrative, the applicant shall
specifically address comments made by council members (summarized below).
Additionally, the applicant shall list each deviation and the corresponding
compensatory public benefit. See comment #34 for more information.
The following is intended to summarize comments made by council members at the
2/28/2022 meeting. The applicant should review the recorded council meeting available
online (link provided above); the applicant should not rely solely on the summary below as it
may not represent the exact wording or intended emphasis made by council members.
Council members are not listed in any particular or intentional order.
Mayor Herbig mentioned that the project may want to consider the
commercial space for the existing restaurant (Jay’s café).
Mayor Herbig voted to approve the Development Agreement threshold
determination to allow continued review of the application.
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Deputy Mayor O’Cain voted to approve the Development Agreement
threshold determination to allow continued review of the application.

Council member Baker voted to approve the Development Agreement
threshold determination to allow continued review of the application.

Council member Kuglar said she was excited about a catalyst project in
the TOD and that the project should reflect what the community wants:
affordability and environmentally conscious design. The first-floor
commercial space will increase walkability and is a nice element of the
project although she understands that that could change.
Council member Kuglar voted to approve the Development Agreement
threshold determination to allow continued review of the application.

Council member Pfeil identified the following concerns:
1. Parking: A parking demand study is needed.
2. Zoning Standards: In lieu of setback encroachments, “upward mobility
and affordability” is preferred (i.e., increased height with more
affordability).
3. Trees Preservation: As it relates to the tree encroachment, the project
should lean into upward ability and affordability.
4. Upper-level setback, mass, and bulk: Upward mobility and affordability
are essential.
5. Affordable Housing: Affordable housing can mean many things. The
project should achieve 40-60% AMI levels, not 70% or 80%. Higher
levels of AMI, like 70% and 80% provide less benefit and are similar to
market-rate units.
Council member Pfeil voted to approve the Development Agreement
threshold determination to allow continued review of the application.
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Council member Srebnik highlighted four areas for staff consideration:
1. Affordable Housing: Council has a passion for affordable housing and it
will be important for the project to go beyond the minimum affordability
requirements to serve as a public benefit. For example, AMIs should be
between 20-50% (cannot be under 80%).
2. Parking: The proposed parking does not appear to comply with the King
County “right size parking” tool available online. A parking demand
study should be completed to ensure the right amount of parking is
provided.
3. Tree Preservation: Tree retention is important. If the project cannot
meet the minimum tree preservation requirements, how can the project
otherwise contribute towards tree canopy and environmental protection
efforts offsite?
4. Commercial Space: Concerned about having the commercial element
of the project contingent upon market conditions. Consider how the
ground-level can be activated if a retail commercial space isn’t feasible.
Council member Srebnik voted to approve the Development Agreement
threshold determination to allow continued review of the application.
Council member Marshall requested additional information on tree
preservation and the proposed building height increase as it relates to the
water-table. Discussion followed regarding each of these items.
Council member Marshall voted to approve the Development Agreement
threshold determination to allow continued review of the application.

35. Per KMC 18.110.020, any departure requested from development standards through a DA
shall be offset by a benefit to the City of equal or greater value relative to the departure
requested, as determined by the City of Kenmore. Equivalent value need not be measured
monetarily and the proposed benefit need not be of the same type as the existing
development standard requirement. For example, the benefit of a public open space
dedication may be considered against the benefit of a required street improvement. In no
case shall a departure from development standards be granted if no equivalent
benefit to the City is provided.
36. Land use decisions are reviewed in conjunction with the DA. Any approved development
standards that differ from those in the code shall not require any further variance or use
permit apart from DA approval. The development standards as approved through a DA
apply to and govern the development of the property subject to the DA in lieu of any
conflicting or different standards or requirements elsewhere in the code.
37. A DA shall be consistent with applicable development regulations to the fullest extent
possible. Provided, however, a DA may allow for development standards that are different
from those standards otherwise imposed under KMC Title 18 in order to provide flexibility to
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achieve public benefits, respond to changing community needs, or authorize modifications
which provide the functional equivalent or adequately achieve the purposes of otherwise
applicable development standards. KMC 18.110.030.A.
38. Deviations from uses, residential densities, floor area ratio limitations, or maximum structure
height must be reviewed and approved by City Council by a vote of a majority plus one of
the whole City Council after a minimum of two public hearings on the DA.
The proposed height limit deviation requires City Council approval by a vote of a
majority plus one after a minimum of two public hearings.
5. A development agreement cannot authorize deviations from the following development
standards:
a. KMC Title 15, Buildings and Construction;
b. KMC Title 16, Environment;
c. Chapter 18.55 KMC, Critical Areas; and
d. Chapter 13.35 KMC, Surface Water Runoff Policy, and Chapter 13.45 KMC, Water
Quality.
The DA application shall clearly state what deviations are proposed. Each code departure
(deviation) shall identify a benefit to the City of equal or greater value relative to the
departure.
6. Per KMC 18.110.050.F, as part of the DA application, the owner shall sign a written waiver
of the deadline for issuance of the final land use decision.
DA Deviations and Public Benefit:
7. The application provides a list of proposed code deviations; however, the corresponding
compensatory public benefit is not clearly identified.
Proposed Deviation

Public Benefit
of equal or greater value relative
to the departure

1.

2.
3.

4.

KMC 18.29.070 – Parking reduction
• Commercial parking only for onsite
commercial elements
• 0.7 parking spaces/market-rate unit
• 0.6 parking spaces/affordable unit
• Guest parking based on demand &
parking study
KMC 18.29.050 – Increase building height
from 65 feet to 75 feet.
KMC 18.30.100 – Lot divided by zone
boundary.
• Deviation from standards to support one
single set of zoning requirements for the lot
after the BLA.
KMC 18.57.060 – Tree density reduction
• Deviation to lower the minimum tree units
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KMC 18.29.080 – Design Requirements
• Deviation on relational setback
requirement.
• Flexibility on LID requirements
6.
KMC 18.25.040 – Zoning Standards.
• Reduce setback from 20’ to 10’ on UC
portion of property next to western property
line adjacent to residential zone.
7.
KMC 18.52.310 – Upper-level step backs,
mass, and bulk
• Flexibly of 6’ step backs on upper floors
8.
KMC 15.30.135 – Applications and Permits
• Expedite approvals and permits
9.
KMC 18.30.130 – Recreation Space
• Reduce minimum square footage of
recreation space
10. KMC 18.77.030 – Affordable Housing
• Deviate from the tiered system to
determine level of affordability
5.

The project narrative summarizes the public benefits as a list of 7 items. Feedback is provided
in response to the listed “benefits.”

4.

Proposed Public Benefit
“A catalyst TOD project that will provide ‘proof of
concept’ and market comparable. Thus, the
proposal will encourage additional multifamily
development in the TOD overlay.”
“Create a walkable and inclusive place to
complement the City’s TOD vision and downtown
core.”
“Converts vacant property into an activate
multifamily development that complies with current
energy, surface water, and water quality codes.”
“High-quality design and materials.”

5.

“Affordable housing.”

6.

“Right-of-way improvements”

7.

“Tree preservation where feasible, coupled with
environmentally conscious design.”

1.

2.

3.

Feedback
As a “pioneer project,” the
development receives parking
allowances as a benefit.
Compliance with codes (i.e. design
standards) is a requirement, not a
public benefit.
Compliance with codes is a
requirement, not a public benefit.
Compliance with codes is a
requirement, not a public benefit.
Compliance with codes is a
requirement, not a public benefit.
Compliance with codes is a
requirement, not a public benefit.
Compliance with codes is a
requirement, not a public benefit.

Procedural Comments:
39. Based on pre-application materials provided, a third pre-application meeting is optional (not
required). In addition to those items identified herewithin and on city forms, the following
items are required as part of the land use application submittal:
a. Color building elevations and aerial view perspectives
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b. An updated project narrative that includes the number of affordable units, level of
affordability (AMI), and type of units (number of bedrooms) for all units
c. Provide a table showing public benefits for each deviation with each council
member’s comments addressed
40. Prior to issuing any building permit, an Affordability Agreement in a form approved by the
city that addresses price restrictions, homebuyer or tenant qualifications, phasing of
construction, monitoring of affordability, duration of affordability, and any other applicable
topics of the affordable housing units shall be recorded with King County. This agreement
shall be a covenant running with the land and shall be binding on the assigns, heirs and
successors of the applicant. KMC 18.29.060(E).
41. A boundary line adjustment (BLA) is required to remove or modify the property line
separating the two parcels.
42. Per KMC 18.105.020, a Site Plan Application (“Commercial Site Plan” or “CSP”) is required.
Subsequent permits for the subject site shall be issued only in compliance with the approved
site plan review. The city may approve, deny, or approve with conditions an application for a
site plan review. The decision shall be based on the following approval criteria:
a. Conformity with adopted City and State rules and regulations in effect on the date the
complete application was filed;
b. C54’onsideration of the recommendations or comments of interested parties and
those agencies having pertinent expertise or jurisdiction, consistent with the
requirements of KMC 18.105;
c. Compatibility with the character and appearance of existing or proposed
development in the vicinity of the subject property;
d. Compatibility with plans for existing and proposed pedestrian and vehicular traffic in
the vicinity of the subject property; and
e. Conformity with the City’s comprehensive plan.
43. A CSP is a type 2 land use application. This type of review process requires public
notification, a 21-day public comment period, administrative decision and 21-day appeal
period. The City’s decision is appealable to the Hearing Examiner.
44. SEPA environmental review will be required as the project exceeds the exemption
thresholds in WAC 197-11-800. The SEPA environmental review will occur concurrently
with the CSP application and a SEPA threshold determination will be issued concurrently
with the decision. The primary purpose of SEPA is to ensure “that presently unquantified
environmental amenities and values will be given appropriate consideration in decision
making along with economic and technical considerations” RCW 43.21C.030(b). A SEPA
Environmental Checklist must be completed and submitted with the variance application. It
is essential that the SEPA checklist is completed thoroughly (do not “N/A” items or leave
them blank, rather explain why they do not apply). The applicant should use the most
updated version of the SEPA Checklist, available on Department of Ecology’s website.
45. Below is a summary of the review process and application types:
Pre-application meeting #1 → Development Agreement (DA) Application → Threshold
Determination on DA by City Council → Pre-application meeting #2 → CSP and SEPA
Application filed → Determination of completeness issued with 28 days → Notice of
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Application (NOA), Notice of Hearing (NOH), and Optional SEPA → Public comment period
(21 days) → Public Hearing #1 occurs within the 21-day public comment period → Plan
Review (varies) → SEPA threshold determination and CSP decision is issued with DA staff
recommendation → Notice of Hearing (NOH) → City staff present DA recommendation to
the council at Public Hearing #2 → City council makes a decision on the DA (ordinance
adoption or rejection) → CSP & SEPA threshold determination 21-day appeal period starts
(once DA ordinance is adopted) → Appeals are reviewed by the Hearing Examiner →
Resolve any appeals → Boundary Line Adjustment (BLA) → Apply for Engineering and
Building Permits

Pre-application
meeting #1

Determination of
completeness
issued with 28 days

Plan Review
(varies)

Appeals are
reviewed by the
Hearing Examiner

Development
Agreement (DA)
Application

Threshold
Determination on
DA by City Council

PUBLIC NOTICE: Notice of Application
(NOA), Notice of Hearing (NOH), and
Optional SEPA Notice

SEPA threshold
determination and CSP
decision is issued with DA
staff recommendation

Resolve any
appeals

Pre-application
meeting #2

Public Hearing #1

Public comment
period (21 days)

Public Hearing #2
City council makes a
decision on the DA

Boundary line
adjustment
(BLA)

File CSP and
SEPA Application

occurs within the 21-day
public comment period

CSP & SEPA threshold
determination 21-day appeal
period starts (once DA
ordinance is adopted)

Apply for
Engineering and
Building Permits

46. If portions of the retail space are located on Parcel A (R-24 zone), a Conditional Use Permit
(CUP) is required. Based on the conceptual plans provided, it appears that the project limits
commercial/retail to Parcel B.
47. The project is subject to impact fees based on a rate in effect at the time of building permit.
You are not vested to the amounts provided below.
o Park impact fees will be assessed at the time of building permit issuance based on the
rate in effect at the time of building permit application. The 2022 rate is $3,167.74 per
multi-family dwelling unit.
o Transportation impact fees will be assessed at the time of building permit issuance
based on the rate in effect at the time of building permit application. The 2022 rate is
$7,967.27 per multi-family dwelling unit.
o School impact fees will be assessed at the time of building permit issuance based on
the rate in effect at the time of building permit application. The 2022 rate is $1,392.00
per multi-family dwelling unit.
Affordable units, as approved by the city, are exempt from transportation and park impact
fees. KMC 20.47.040.A.6.

17

Kenmore 7520; PRE22-0047 (PRJ20-0022)
5/27/2022 SL

EXHIBIT B

48. Review for compliance with the provisions of the Kenmore Municipal Code (KMC) does not
constitute compliance with other federal, State, and local regulations and permit
requirements that may be required (for example, the Washington State Department of Fish
and Wildlife hydraulic project approval (HPA), Army Corps of Engineers Section 404
permits, National Pollution Discharge Elimination System (NPDES) permits, etc). The
applicant is responsible for complying with these requirements, apart from the process
established within the City.

Reviewer Signature and Date:

, Senior Planner

5/27/2022

The information provided is based on current codes and the knowledge available to the City of Kenmore
at the time of the response and is not intended to be a binding agreement. Information provided is subject
to change resulting from, but not limited to, changes or updates to the Kenmore Municipal Code, changes
or updates to County, State, or Federal laws or regulations, changes in site conditions, both to the
physical site or to surrounding development, and misinformation, including errors, omissions, or false
representation in the submitted documents or available information. The information is further limited to
scope of review of the person directly providing the comments and is not intended to limit, or imply
compliance with, the requirements of other City departments or any other permitting agencies which may
have an interest in the project discussed.
Attachments
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16225 NE 87 Street, Suite A-3  Redmond, Washington 98052
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MEMORANDUM
Date:

May 23, 2022

Project Name:

Kenmore 7520 – File no. PRE22-0047 (PRJ20-0022)

Project Location:

7520 NE Bothell Way; Parcel ID 0114100905 & 0114100904

Contact:

Kevin Merriman, MainStreet Property Group LLC.
kevinm@mspgroupllc.com

Reviewer:

Terrell Edwards, Planner

Email Address:

ttedwards@bellevuewa.gov

Department:

Development Services – Planning: Affordable Housing

Review Comments
Regulatory Responsibilities of Department: On behalf of Development Services, ARCH has
reviewed project information for compliance with the affordable housing provisions of the
Kenmore Zoning Code (Title 18 KMC).
Project Description: Demolition of an existing restaurant and single-family dwelling.
Construction of a mixed-use building comprising ground floor retail and approximately 150 160 residential dwelling units. The project is constructing a six-story “5 over 1” mixed-use
building with 5 floors of residential over, 6,564-square feet of street level commercial space and
27,300-square feet of parking. The project also plans to construct 32,164-square feet of parking
and utility space underground.
Zoning Conditions:
Parcel 0114100905—The southern parcel of the subject property is zoned Urban Corridor (UC)
with a base density limit of 48 dwelling units per acre. On this 24,606-square foot site, the
potential yield is 27.1 units.
Parcel 0114100904—The northern parcel of the subject parcel is zoned Resident-24 (R-24_ with
a base density of 24 dwelling units per acre. On this 27,071-square foot site, the potential yield is
14.9 units.
BEAUX ARTS VILLAGE BELLEVUE BOTHELL CLYDE HILL HUNTS POINT ISSAQUAH  KENMORE KIRKLAND
MEDINAMERCER ISLAND  NEWCASTLE REDMOND  SAMMAMISH WOODINVILLE YARROW POINT KING COUNTY

EXHIBIT B
Across the whole site—With Transit-Oriented Development (TOD) incentives, the project could
yield not fewer than 71 units (60 per acre) and not more than 177 units (150 per acre).
Affordable housing is one of the public benefits that earns increased densities.
Review Comments: The following are general comments based on the approximate information
outlined in the Pre-Application for Kenmore 7520 submission, subject to change as additional
information is provided or the scope of the project changes. These are not intended to be
represent a complete list of requirements.
1. The applicant has contacted ARCH regarding this application.
2. The proposed development falls under Tier 3 for KMC 18.77.030 TOD district overlay.
Under the TOD Overlay program, a 160-unit project (134 du/acre) would require ten (10)
units affordable at 70% AMI and four (4) units affordable at 50% AMI and two (2) units
affordable at 30% AMI. This would result in a total of 16 affordable units. A total of 150
dwelling units would require 15 units; an additional unit is required if the total unit count
is between 155 and 160, in total.
3. Affordable housing provided to earn density bonuses must have the same tenure (owneror renter-occupancy) as the market-rate housing of the project.
4. “Affordable” means that the units have housing expenses, including rent, utilities, and
one parking space (in the case of renter-occupied units) or sale price and closing costs (if
owner-occupied), less than or equal to 30% of the affordability limit (i.e., 50% AMI or
70% AMI), adjusted for household size. Schedules of housing expense and income limits
are attached for renter- and owner-occupied units. Attached are the most up-to-date 2021
Income and Rent Limits; however, new calculations are imminent for 2022.
5. Parking for affordable units has not been determined at this time. This application
indicates that the ratio is less than one spot per unit. ARCH and city staff will need to
determine how parking requirements for affordable units applies to this project.
6. Title 18 KMC does not prescribe all the conditions necessary for approval of the
affordable housing component of the project. The covenant will include others to ensure
that the project fulfills the intent of the TOD program, particularly to help achieve the
city’s affordable housing objectives. Among other conditions, the covenant will include
provisions to ensure that affordable units:
a. If renter-occupied, remain affordable for the life of the project (i.e., as long as in
residential use).
b. Are designated with approval of the city (ARCH) and generally intermingled with
all other dwelling units in the development.
c. Consist of a range of unit types (i.e., number of bedrooms) proportionate to the
mix of units in the project overall.
d. Unless the market rate units are the same sizes as the affordable units, the
minimum floor areas for affordable units will be 500 square feet for studios, 600
square feet for one-bedroom units, 800 square feet for two-bedroom units, and
1,000 square feet for three-bedroom units.
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e. Have interior finish and construction quality comparable to that of the market rate
units of the project.
f. Are available for occupancy in a time frame comparable to the rest of the
dwelling units of the project.
7. If the project is for renter-occupancy, a covenant that determines the income level(s) to
be served, rent levels, and requirements for reporting to the city, shall be recorded on the
site. The applicant should work with ARCH staff to complete and execute the appropriate
covenant. KMC 18.81.040.E states the covenant “shall be recorded at final approval.”
While it’s unclear what was intended by “final approval,” ARCH staff recommends that
the city and applicant record the covenant before pulling building permits. Staff strongly
recommends that the applicant meet with or otherwise obtain affordable housing review
criteria from ARCH before submitting final designs for permit approval.
8. The information needed for the covenant are:
a. Full and abbreviated legal descriptions of the parcel(s).
b. A complete list of proposed dwelling units, including unit numbers (if available),
number bedrooms, unit types (short descriptions; e.g., 1-bedroom, 1-bath, +den),
heated square footage, and floor location. (Excel table format preferred.)
c. Floor plans of each unit type.
d. Site plan with exterior walls, unit numbers, and unit types, suitable for recording
at a small scale.
e. Identify the proposed affordable units and affordability level (i.e., percentage of
AMI).
f. Contact information for future notices.
g. Name and title of person who will execute the covenant for the owner.
9. A project creating four (4) or more dwelling units in this location may be eligible for a
Multi-family Housing Property Tax Exemption. Refer to Chapter 3.65 KMC.
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2021 Income and Rent Limits
$115,700

HOUSEHOLD INCOME LIMITS--determined by household size
ALL LAND USE & MFTE PROJECTS
Percentage
of AMI
1 person 2 persons 3 persons 4 persons
30% $ 24,297 $ 27,768 $ 31,239 $ 34,710
35% $ 28,347 $ 32,396 $ 36,446 $ 40,495
40% $ 32,396 $ 37,024 $ 41,652 $ 46,280
45% $ 36,446 $ 41,652 $ 46,859 $ 52,065
50% $ 40,495 $ 46,280 $ 52,065 $ 57,850
55% $ 44,545 $ 50,908 $ 57,272 $ 63,635
60% $ 48,594 $ 55,536 $ 62,478 $ 69,420
65% $ 52,644 $ 60,164 $ 67,685 $ 75,205
70% $ 56,693 $ 64,792 $ 72,891 $ 80,990
75% $ 60,743 $ 69,420 $ 78,098 $ 86,775
80% $ 64,792 $ 74,048 $ 83,304 $ 92,560
85% $ 68,842 $ 78,676 $ 88,511 $ 98,345
90% $ 72,891 $ 83,304 $ 93,717 $ 104,130
95% $ 76,941 $ 87,932 $ 98,924 $ 109,915
100% $ 80,990 $ 92,560 $ 104,130 $ 115,700
120% $ 97,188 $ 111,072 $ 124,956 $ 138,840

5 persons
$ 37,487
$ 43,735
$ 49,982
$ 56,230
$ 62,478
$ 68,726
$ 74,974
$ 81,221
$ 87,469
$ 93,717
$ 99,965
$ 106,213
$ 112,460
$ 118,708
$ 124,956
$ 149,947

6 persons
$ 40,264
$ 46,974
$ 53,685
$ 60,395
$ 67,106
$ 73,817
$ 80,527
$ 87,238
$ 93,948
$ 100,659
$ 107,370
$ 114,080
$ 120,791
$ 127,501
$ 134,212
$ 161,054

7 persons
$ 43,040
$ 50,214
$ 57,387
$ 64,561
$ 71,734
$ 78,907
$ 86,081
$ 93,254
$ 100,428
$ 107,601
$ 114,774
$ 121,948
$ 129,121
$ 136,295
$ 143,468
$ 172,162

1-person 2-person 3-person 4-person 5-person 6-person 7-person
0.7
0.8
0.9
1
1.08
1.16
1.24
RENT LIMITS--determined by bedrooms
LAND USE & MFTE PROJECTS EXECUTED BEFORE MAY 1, 2019
Percentage
of AMI
Studio 1-Bedroom 2-Bedroom 3-Bedroom
30% $
607 $
694 $
781 $
868
35% $
709 $
810 $
911 $ 1,012
40% $
810 $
926 $ 1,041 $ 1,157
45% $
911 $ 1,041 $ 1,171 $ 1,302
50% $ 1,012 $ 1,157 $ 1,302 $ 1,446
55% $ 1,114 $ 1,273 $ 1,432 $ 1,591
60% $ 1,215 $ 1,388 $ 1,562 $ 1,736
65% $ 1,316 $ 1,504 $ 1,692 $ 1,880
70% $ 1,417 $ 1,620 $ 1,822 $ 2,025
75% $ 1,519 $ 1,736 $ 1,952 $ 2,169
80% $ 1,620 $ 1,851 $ 2,083 $ 2,314
85% $ 1,721 $ 1,967 $ 2,213 $ 2,459
90% $ 1,822 $ 2,083 $ 2,343 $ 2,603
95% $ 1,924 $ 2,198 $ 2,473 $ 2,748
100% $ 2,025 $ 2,314 $ 2,603 $ 2,893
120% $ 2,430 $ 2,777 $ 3,124 $ 3,471

4-Bedroom
$
937
$ 1,093
$ 1,250
$ 1,406
$ 1,562
$ 1,718
$ 1,874
$ 2,031
$ 2,187
$ 2,343
$ 2,499
$ 2,655
$ 2,812
$ 2,968
$ 3,124
$ 3,749

Older covenants use the same occupancy multipliers to adjust income and rent limits,
shown in gray, above. Covenants executed after 5/1/19 use different multipliers for
income and rent limits; new rent limit multipliers (in blue to the right) match those
used by other programs, e.g, WSHFC.
ALLOWANCES
ALL LAND USE & MFTE PROJECTS
Studio 1-Bedroom
Elect & Gas
$
54 $
81
W/S/G
$
76 $
76
Renter's
insurance
$
13 $
13
Sewer
capacity
Actual
Actual
Pest control
Actual
Actual
Other*
Actual
Actual

2-Bedroom 3-Bedroom 4-Bedroom
$
107 $
134 $
161
$
87 $
108 $
127
$

13 $
Actual
Actual
Actual

13 $
Actual
Actual
Actual

13
Actual
Actual
Actual

RENT LIMITS--determined by bedrooms
LAND USE & MFTE PROJECTS EXECUTED AFTER MAY 1, 2019
Percentage
2of AMI
Studio
1-Bedroom Bedroom 3-Bedroom
30% $
607 $
651 $
781 $
902
35% $
709 $
759 $
911 $
1,053
40% $
810 $
868 $ 1,041 $
1,203
45% $
911 $
976 $ 1,171 $
1,354
50% $ 1,012 $
1,085 $ 1,302 $
1,504
55% $ 1,114 $
1,193 $ 1,432 $
1,655
60% $ 1,215 $
1,302 $ 1,562 $
1,805
65% $ 1,316 $
1,410 $ 1,692 $
1,955
70% $ 1,417 $
1,519 $ 1,822 $
2,106
75% $ 1,519 $
1,627 $ 1,952 $
2,256
80% $ 1,620 $
1,736 $ 2,083 $
2,407
85% $ 1,721 $
1,844 $ 2,213 $
2,557
90% $ 1,822 $
1,952 $ 2,343 $
2,707
95% $ 1,924 $
2,061 $ 2,473 $
2,858
100% $ 2,025 $
2,169 $ 2,603 $
3,008
120% $ 2,430 $
2,603 $ 3,124 $
3,610

4Bedroom
$ 1,007
$ 1,174
$ 1,342
$ 1,510
$ 1,678
$ 1,845
$ 2,013
$ 2,181
$ 2,349
$ 2,516
$ 2,684
$ 2,852
$ 3,020
$ 3,188
$ 3,355
$ 4,026

1-person 1.5-person 3-person 4.5-person 6-person
0.7
0.75
0.9
1.04
1.16

City of Kenmore, Washington
Pre-application #2

EXHIBIT B
June 2, 2022
PRE22-0047
Kenmore 7520 Mixed Use
7520 NE Bothell Way (Parcel #011410-0904 & #011410-0905)
Thomas Joachimides, P.E. – Civil Engineer
tjoachimides@kenmorewa.gov
Development Services – Engineering

Date of Report:
Permit Number:
Project Name:
Project Location:
Reviewer:
E-mail Address:
Department:

Regulatory Responsibilities of Department: Review plans in accordance with Kenmore
Municipal Code (KMC) 12.50, 13.35, & 18.40 which adopt, with amendments, the 2016 King
County Surface Water Design Manual (KCSWDM) & 2021 Kenmore Road Standards (KRS).
Project Description: Proposed mixed-use 150 to 160-unit residential development with 6,564
square feet of commercial/retail space on a 1.17-acre property, zoned R-24 (parcel #0114100904) and Urban Corridor (parcel #011410-0905). The property is rectangular in shape and
takes access from NE Bothell Way/SR-522. The existing single-family residence and restaurant
are proposed to be demolished.
Executive Summary: The proposed project will require an engineering permit (ENG) prior to
beginning construction. The project will require frontage improvements along NE Bothell Way,
access improvements, and drainage improvements as noted in the comments below.
General Comments: The comments below are general feedback based on available
information; the comments are subject to change. An engineering permit (ENG) from the City of
Kenmore will be required and permit must be issued prior to beginning any construction on the
site;
Drainage Comments:
1. Per KMC 13.40.085, the project will require the payment of a Stormwater Capital Facilities
Charge, and at the rates in affect at the time of, building permit submittal. The current
Stormwater Capital Facilities Charge is $3,500.00 per unit for single-family residential (SFR),
including town homes. And $3,500 for every 2,500 square feet of new or replaced
impervious area for all other development.
2. Any project which generates more than 500 SF of new impervious, 2,000 SF of new plus
replaced impervious, or which proposed more than 7,000 SF of land disturbing activity
requires drainage review in compliance with KMC 13.35 and the 2016 KCSWDM as
amended.
18120 68th Ave NE
Office: (425) 398-8900

·

Fax: (425) 481-3236

·

·

Kenmore, WA 98028

cityhall@kenmorewa.gov

·

www.kenmorewa.gov
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3. Prior to issuance of a land-use permit (PSP, PLP, CUP, or CSP), a conceptual drainage
plan and expanded Level 1 Downstream analysis, consistent with KCSWDM 2.2.1, will be
required.
a. Based on the proposed impervious area the level of drainage review appears to be a
Full Drainage review (Section 1.1.2.3).
b. Downstream analysis shall include preliminary sizing calculations for any proposed
storm water facilities and BMPs.
c. A soils investigation, performed by a licensed geotechnical engineer, shall be
included with the downstream analysis, and shall establish whether infiltration is
feasible for this site; if infiltration is feasible, it must be utilized for storm water
mitigation. This project is currently proposing to utilize infiltration to mitigate
stormwater and should plan accordingly to ensure enough information is gathered to
demonstrate the project can meet KCSWDM infiltration requirements.
4. Engineering plans per KCSWDM 2.3.1 need to be prepared by a licensed civil engineer and
submitted to the City for approval prior to issuance of the engineering permit.
a. A Technical Information Report (TIR), consistent with KCSWDM 2.3.1.1, will be
required.
b. Site improvements plans, consistent with KCSWDM 2.3.1.2, will be required for the
project frontage improvements.
c. An erosion and sediment control (ESC) plan, consistent with KCSWDM 2.3.1.3, and
Stormwater Pollution Prevention & Spill (SWPPS) Plan, consistent with KCSWDM
2.3.1.4, will be required.
5. The engineering plans and reports must address all nine (9) Core Requirements of flow
control BMPs.
a. The site must be evaluated for infiltration feasibility.
b. Areas treated by LID features shall be modeled as directed in KCSWDM Table
5.2.2.A.
c. The City encourages the use of pervious pavements in private road & parking areas
and/or public or private sidewalks.
6. If there is more than 5,000 square feet of new plus replaced impervious area, a flow control
facility will be required.
a. If infiltration is feasible, it must be utilized for storm water mitigation.
i. Ensure soils investigation goes deep enough to show the minimum separation
requirements; at least 5’ below the bottom of the proposed surface must be
investigated and a minimum of 1 foot below the infiltration facility to determine
adequate separation to the hardpan layer or groundwater table.
b. Since the project is located inside the Swamp Creek drainage basin, any required
flow control facility shall meet Level 3 flow control standards (KCSWDM 1.2.3.1.B).
c. A water quality facility is required if more than 5,000 square feet if pollution
generating impervious surfaces (PGIS) is added and/or replaced. Pollution
generating surfaces are typically any surfaces subject to potential vehicle traffic.
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7. All storm water facilities must comply with access and setback requirements per the
appropriate section of KCSWDM.
8. The site shall generally be graded to avoid surface runoff being directed across proposed
sidewalks or will require additional drainage features (catch basins, French drains, etc.) to
collect runoff before it crosses the required sidewalk.
Street/Traffic Comments:
9. This project shall comply with the design standards outlined in the 2021 Kenmore Road
Standards (KRS) and Kenmore Municipal Code (KMC) Section 12.50 - Street Standards.
10. Parking for TOD projects shall meet the requirements of KMC 18.29.070. The submitted
plans include approximately 160 residential units and 6,564 square feet of retail/commercial
space. A full break down of unit types proposed will be required to determine parking
requirements. There is an opportunity with director approval to reduce the required parking
further per the transit and rideshare provisions found in KMC 18.40.090. A request for
approval from the director along with a written justification will need to be submitted and
approved.
11. The nearest adjacent roadway, SR522 (NE Bothell Way), is classified as a principal arterial,
and requires frontage improvements as part of the project approval per KRS 2.01. Per 5.02
of the KRS, SR 522 is defined as a “Managed Access Highway” and access connections are
regulated through the access management program. As such, the development will require
a state right-of-way use permit. The project must comply with all applicable State standards
in addition to all City standards. If there is a standards conflict between the State and City
standards the more restrictive requirement will prevail. The proposed driveway location is
not permissible per KMC12.85.110.B.2.b.
12. All access drives will be classified as a commercial/major multi-family access road and shall
be designed in accordance with KRS 6.05. The minimum pavement width shall be 20’ with
vertical curb and gutter and sidewalk on at least one side. It is unclear from the plans
submitted if and/or where any proposed access roads are located.
13. The 8’ sidewalk requirement for TOD projects only applies to SR 522 frontage not the
internal walkways. However, no frontage improvements on SR 522 are required as the
current section meets the city standard.
14. No portion of roadway/driveway shall be allowed within 5 feet of side property lines per
2016 KRS Section 5.04D.
15. A lighting design will be required prior to engineering permit approval; contact Puget Sound
Energy for lighting design: Kayla Neckorcuk at Kayla.Neckorcuk@pse.com.
16. The project will require the payment of traffic impacts fees at the time of, and at the rates in
affect at the time of, building permit submittal for new residences. The current traffic impact
fee is $7,967.27 for an apartment.
17. Safe site access must still be verified in the material submitted (on civil plan, or in a separate
memo, etc.). Safe site access requires demonstrating that the site distance requirements of
KRS 6.06 & 6.07 are satisfied for all access points onto Simonds Road NE.
18. Garbage pick-up and mail delivery should be evaluated and addressed with the permit
application. The applicant should contact Republic Services to inquire about garbage
collection (contact Hilsia Rogers, HRogers@republicservices.com) and USPS for mail
delivery (Carlo Salazar, carlo.salazar@usps.gov; 425-482-9755).

Page 3 of 4

Kenmore 7520 Mixed Use; PRE22-0047
06/02/2022 TJ

EXHIBIT B
6/02/2022

Reviewer Signature and Date:
Attachments: none
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City of Kenmore, Washington
Development Review Comments
Date of Report:
Permit Number:
Project Name:
Project Location:
Reviewer:
E-mail Address:
Department:
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June 2, 2022
PRE22-0047
PC Kenmore 7520
7520 Bothell Way, Kenmore, WA
Lukasz Lisowski - Plans Examiner | Building Inspector
LLisowski@KenmoreWA.gov
Development Services – Building Department

Regulatory Responsibilities of Department: Building Department is responsible for
reviewing buildings and structures for fire and life safety and to ensure buildings and
structures are built safe for the public in accordance with the International Building Code
and Kenmore Municipal Code.
Project Description: New 150-160 unit multifamily residential building with five floors of
type VA construction over 2 floors of type IA construction.
Executive Summary: The comments below are provided in response to the conceptual
plans submitted. These comments are general and subject to change as additional
information is provided and/or if the scope of the project changes.
Review Comments:
1. Proposed project must comply with 2018 IBC, UPC, IMC, IFGC, and WSEC, as
applicable, and the most recent Kenmore Municipal Code.
2. Demolition permits are required for removal of existing structures.
3. Architectural and structural plans/calculations are required.
4. Group R buildings shall be provided with an automatic fire sprinkler system.
5. Project shall comply with WSEC requirements, - energy forms, checklists, and
analysis created using “Webtool” (https://waenergycodes.com/) shall be submitted
for review.
6. Maximum building height can be 70ft per Table 504.3
7. Proposed plans appear to exceed allowed building area. Please review proposed
area calculations.
8. Project shall comply with requirements of RCW Chapter 64.55.
9. Submittal of plumbing and mechanical plans and specifications may be deferred.
Reviewer Signature and Date:

June 2, 2022

18120 68th Ave NE
Office: (425) 398-8900

·

Fax: (425) 481-3236

·

·

Kenmore, WA 98028

cityhall@kenmorewa.gov

·

www.kenmorewa.gov

KING COUNTY FIRE PROTECTION DISTRICT NO.16
7220 NE 181st Street
KENMORE, WA 98028

BUSINESS: 425-354-1780

To:
From:
Re:
Date:

Tela Gardner, Permit Coordinator
Derek LaFontaine, Fire Marshal
PRE22-0047 160 Unit Multi Family
May 25th, 2022

FAX: 425-354-1781

EXHIBIT B

Fire Review Comments:
The following are pre application comments/conditions for 160 Unit Multi Family project located
at 7520 Bothell Way. The plans were evaluated for compliance with the provisions of the
Kenmore Municipal Code (KMC) and the 2018 International Fire Code (IFC).
1. Required Fire Flow is 3,375 gpm.
2. Water Availability Cert from NUD required to determine existing fire flow and hydrant
locations.
3. Hydrant requirements: 3 total hydrants required, existing hydrants may be used. Please
provide existing hydrant locations to determine if new hydrants will be required.
4. FDC must be within 75’ of a hydrant.
5. NFPA 13 sprinkler system required. Decks must have sprinkler coverage.
6. Standpipes required in North and South stairwells, and must be combination wet.
7. NFPA 72 fire alarm system required. FACP must be located in riser room with
annunciator in main lobby.
8. Stairwell pressurization required. Conceptual analysis is required with building permit
application. Stairwell pressurization permit with detailed design is required to install.
9. Riser Room must contain FACP and Smoke Control panel. Room rating must be 2
hours.
10. Emergency Responder Radio System required.
11. Emergency power is required.
12. Access design is preliminarily approved.
13. Fire Dept key box required at main entrance and riser room if there is exterior access.
14. Any automatic gate must open on alarm or have a fire department key switch.
15. Signage: All fire protection equipment must be identified. Stairwells containing floor
control valves must be identified.
Deferred Fire Permit Submittals:
• Sprinkler
• Fire Alarm
• Emergency Radio
• Stairwell Pressurization
Questions feel free to call: 206-533-6571
Derek LaFontaine
Fire Marshal

Northshore Utility District

Memo
To:
From:
Log No:
Date:
Re:
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Samantha Loyuk, City of Kenmore
Thema Crenshaw
1379
May 23, 2022
Kenmore 7520 Mixed Use PRE22-0047 (PRJ20-0022)

The District has reviewed the information provided for the Kenmore 7520 Mixed-Use project. This project
proposes to combine two parcels in order to construct a new, multi-level, mixed-use building with 5,000 sq/ft
of ground floor commercial space and 150-160 apartments. The existing parcels are currently occupied by a
restaurant and a single-family home; both will be demolished. The restaurant is currently connected to the
water and sewer systems. Prior to demolition, permits must be obtained from the Northshore Utility District
to remove the water meter and cap the side sewer. According to District records, the single-family home was
disconnected from the water and sewer systems in 1985. If the house is occupied and has been reconnected
to the water and/or sewer systems without the District’s permission, illegal connection fees will apply.
Water
A new water main line extension and a Developer Extension Agreement are required if a dedicated fire service
line is required for the new building. The double-check detector fire vault is to be located just inside the
property line and is not to be mounted to or inside the building, per NUD Water Standard Details 14, 15, and
16. Mixed-use buildings require separate water meters for commercial and residential sides. New water
services are to be installed in the ROW, and the existing 1-inch water service is to be abandoned at the main. A
reduced pressure backflow assembly in a hot box is required for the commercial service. Other specific fire
related requirements are to be coordinated directly with the Northshore Fire Department. The developer is
responsible for obtaining the permits necessary to work in the State ROW.
Sewer
No main line extension is required for the sewer. An existing 8-inch sewer main runs in an easement along the
southerly 10 feet of parcel 0114100905. No buildings or structures are to encroach onto any portion of the
existing public sewer easement. The building is to be set back from the easement accordingly, so that footings
do not spread into the easement and eaves do not overhang the easement. The public sewer easement is to
be clearly shown on all construction plans and painted onsite during construction to prevent encroachments.
Additionally, redevelopment triggers reassessment of existing easement agreements. Current District
standards require 15-ft width easements for adequate access. The existing easement may need to be widened
to conform to current requirements.
The developer is to submit engineered water plans directly to the District for review and approval. Side sewer
connections are to be shown on the water plans. An application for Developer Extension Agreement is to
accompany the plan submittal.
All comments provided are cursory, based on the available preliminary drawings and may be amended upon
review of the completed development plans. The developer is to coordinate directly with the Northshore
Utility District to obtain plan approval and complete the water and sewer requirements for this project.

Thema Crenshaw
Permit Specialist
Ph: (425) 521-3729 | Email: tcrenshaw@nud.net
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