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I. SUMMARY OF PROPOSED 2016-17 COMPREHENSIVE PLAN 
AMENDMENTS 

 
 
A.  CITY-INITIATED: REMAINING FROM 2014-15 and EARLIER DOCKETS 
 

A1.  Updates to stormwater policies in the Comprehensive Plan’s Utilities Element 
 
City Council adopted amendments to the Utilities Element in December 2011 as part of 
the Comprehensive Plan periodic update.  Because the City was simultaneously working 
with stakeholders to address a separate stormwater-related topic, the City Council 
delayed review and action on Planning Commission’s recommended policy updates to 
the Utilities Element Section D - Stormwater - until conclusion of stakeholder outreach. 
This amendment continues that work. Proposed updates to stormwater policies reflect 
existing regulations and incentive programs; contemporary management philosophies; 
restoration and retrofits; green infrastructure techniques and maintenance objectives.  
 

A2.  Stormwater Functional Plan  
  
The proposed Stormwater Master Plan would address stormwater and surface water 
management facilities and other investments by the City’s Stormwater Utility. As a 
functional plan, the document would describe investments needed to satisfy targeted 
levels of service and support the City vision, and would address cost and revenues. This 
document would build on existing stormwater planning documents such as the current 6-
year Stormwater CIP. It also builds on the Watershed Management Plan, which City 
Council adopted in 2013, and the Water Resources Strategic Plan, which Council adopted 
in 2015.  
 

A3.  Update to Overlake Urban Center boundary 
 
As part of the update to the Comprehensive Plan’s Urban Centers Element in 2011, the 
Planning Commission observed that the boundaries for the Overlake Urban Center do not 
coincide with the boundaries for the Village, Employment Area, or Residential Area, or 
any of those areas in combination.  The current alignment is a reflection of current and 
planned development, and also reflects prior discussions with the City of Bellevue. The 
purpose of this amendment is to consider adjusting the boundary.  
 

A4.  Tentative: Sammamish Valley Neighborhood Plan Update 
 
This item is tentative, as staff is currently evaluating whether the major topics for this 
neighborhood can be accomplished via potential policy and regulatory amendments for 
the Manufacturing Park zone (per item A8 below). If the neighborhood plan update as a 
whole is more appropriate, staff would work with stakeholders to analyze future needs 
and trends, propose potential updates to policies and regulations, and consider adjusting 
the neighborhood boundary. The plan was previously updated over 10 years ago. 
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A5.  Update to Proposed Electrical Facilities map as contained in the Comprehensive 
Plan’s Utilities Element  
 
The update would reflect outcomes of two parallel planning processes currently 
underway, both led by PSE with City of Redmond participation. The first involves 
routing a new transmission line from the PSE Sammamish substation to the PSE Juanita 
substation. PSE and the City are discussing alignment options along the Willows Road 
corridor.  
 
The second, known as Energize Eastside, is a multi-city planning process for constructing 
approximately 18 miles of new 230 kV electrical lines and adding a new substation to 
connect two existing bulk energy systems, supply future electrical capacity, and improve 
electrical grid reliability for eastside communities.  This line is proposed from the 
existing Sammamish substation in Redmond through the communities of Bellevue, 
Newcastle, and Renton. The Community Advisory Group completed its route 
recommendations to PSE in December 2014.  PSE’s project schedule includes 
environmental review and fieldwork, design and permitting between 2015 and 2017, and 
start of construction in 2017 or 2018, depending on design and permitting schedules.  
 
Updates to the Comprehensive Plan’s Proposed Electrical Facilities map would reflect 
final route segments once both planning processes are complete, as well as incorporating 
suggested map clarifications already provided by PSE. 
 

 
 

A6.  Updates to policies and regulations as follow up to the Growing Transit 
Communities Partnership, including the East Corridor Implementation Project   

 
The Growing Transit Communities (GTC) Partnership is a region-wide effort to support 
development and implementation of plans for more livable, prosperous and sustainable 
communities.  This partnership capitalizes on the more than $15 billion investment in 
high-capacity transit over the next 20 years serving places where current and future jobs 
and housing are focused.   Redmond participated in this regional effort and in the East 
Corridor Implementation Project, which was focused on the light rail corridor from 
Seattle east to Redmond. 
 
The GTC Strategy was completed in 2013 and identified specific actions and tools to 
meet three overarching goals: to attract growth, provide affordable housing choices and  
increase access to opportunity along the region’s high capacity transit corridors.  The City 
as a signatory to the GTC compact will develop an implementation work plan which 
could involve proposed policy or regulatory amendments to follow up on 
recommendations from this project.  The East Corridor Implementation Project was 
completed in 2014 and focused on: 1) affordable housing; 2) business retention and 
attraction; 3) public and private partnerships; and 4) transportation access and 
connectivity, including connections between transit stations and homes and workplaces.   
Overlake Village was one of two focal areas for this project. The City may propose 
policy or regulatory amendments to follow up on recommendations from this project. 
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A7. Fire Department Functional Plan 
 
The Redmond Fire Department proposes developing an updated Fire Functional Plan for 
addressing fire and emergency medical services.  The Plan will describe the strategy for 
aligning fire services with the City’s overall future vision; address capital investment and 
equipment needs through 2030; and address major operational components for delivering 
core services.    The approach includes reviewing service standards, as well as new 
operational tactics for fire and emergency medical responders in response to growth in 
Downtown and Overlake.  The Fire Department has started development of this Plan and 
expects to complete it in 2017. 

 
 
A8. Policy and regulatory amendments for the Manufacturing Park (MP) zone 
 
 Following up to a 2011 MP/BP study and the Southeast Redmond Neighborhood Plan, 

this amendment will provide additional opportunity for zoning specific research in 
collaboration with local businesses and property owners and with OneRedmond.  This 
Manufacturing Park study and proposed amendments to policy and regulation will 
involve a comprehensive and Citywide assessment of business needs, future demand, 
aspects of operation, and more.  Specifically, it will address land use and zoning in the 
Southeast Redmond neighborhood, the Sammamish Valley neighborhood, and in the 
Redmond Way corridor, and will investigate the relationships, functions, and support 
structures this type of business use needs in Redmond today and in the future. 

 
A9. Old Town Historic Core Plan 
 
 The Old Town Historic Core Plan will address the Core's long-term character, strategies 

to enhance economic vitality, and a variety of ways to support business and property 
owners within the Historic Core.  The overall scope for this Plan is based on feedback 
from the 2013 joint City Council and Landmark Commission meeting and interests  

 expressed by property and business owners.  The first proposed updates are to the 
Comprehensive Plan and Zoning Code, including the Zoning Map, to address topics 
such as recognition of the Historic Core (an overlay within the Old Town zone), updates 
to design standards and other code provisions for development in the Historic Core, and 
updates to the Downtown Pedestrian System Map, including Gilman Street.  Among the 
additional elements to be addressed as part of development of the Plan over time are 
wayfinding and place making standards; historic core brand, marketing, and event plan; 
coordination with, supplements to, and amendments to related plans such as the 
Strategic Art Plan and Pedestrian/Bicycle Plan; and developer, investor, and proprietor 
guides regarding property, programs, and grant opportunities specific to the Historic 
Core. 

 
 

A10. Update to Parks, Arts, Recreation, Conservation and Culture Plan and associated 
updates to the Comprehensive Plan 

  
The 2016 Park, Arts, Recreation, Culture and Conservation Plan update is a state 
required 6-year functional plan for Growth Management Act jurisdictions and those 
jurisdictions planning to apply for Washington State Recreation Conservation Office 
grants and other state and federal grants.  This Plan provides an inventory of the parks 
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and recreation system, a needs and demand assessment, a policy and goal review and 
potential updates to policies in the Comprehensive Plan, an evaluation of the level of 
service methodologies, and an update of the capital investment plan.  The Plan will also 
reflect Redmond’s updated growth targets through 2030.   The development of this Plan 
requires significant public engagement, outreach to stakeholders, and evaluation of 
internal data and customer feedback.  The Parks and Trails Commission and the Arts and 
Culture Commission are the primary commissions providing consultation to staff, then 
their recommendations will move on to the Planning Commission and City Council. 

  
 

A11. Potential policy amendment to designate one or more local centers 
  

 Designation and development of centers are part of the foundation of the growth 
management and transportation strategies contained in VISION 2040 and the Countywide 
Planning Policies for King County. Centers include regionally designated centers such as 
Downtown and Overlake in Redmond as well as smaller, locally designated centers.   
These locally designated centers are activity nodes where employment, services and, 
potentially, housing are accommodated in a compact and moderately dense form to make 
efficient use of urban land and support multimodal access.  The purpose of this 
amendment is to evaluate and potentially designate portions of Southeast Redmond and 
the Willows Road corridor as local centers.   

 
  

B. CITY-INITIATED: REMAINING FROM 2015-16  
 

B1. Updates to the Utilities, Natural Environment and other Comprehensive Plan 
Elements and Zoning Code to Support Low Impact Development Integration  

 
The Western Washington Phase II Municipal Stormwater Permit (The NPDES Permit) 
requires the City to review and revise codes and policies to support the use of Low 
Impact Development (LID) as the City’s “preferred and commonly-used approach” of 
stormwater management. LID will be required for new and redeveloped construction 
starting January 1, 2017. The first phase of this update involves staff identifying and 
recommending LID-related amendments to the Redmond Zoning Code.  The second 
phase involves potential updates to the Comprehensive Plan to further encourage 
LID.   Updates to the Urban Centers, Transportation, Utilities, Natural Environment and 
other elements of the Comprehensive Plan may be proposed.  
 

B2. Updates to Comprehensive Plan Capital Facilities and Neighborhoods Elements for 
Consistency with Updated Modelling for the Wellhead Protection Program  

 
The Wellhead Protection Program is working on a project to build a 3-dimensional 
model of Redmond’s alluvial aquifer.  The project will evaluate threats to aquifer 
sustainability in the Critical Aquifer Recharge Area including impacts due to 
dewatering, pollutant transport, and long term water availability.  The project will also 
evaluate Wellhead Protection Zone delineation.  It is anticipated that updates may be 
proposed to the Wellhead Protection Zone Map in the Zoning Code as a result of the 
modeling effort.  Any changes in Wellhead Protection Zone delineation may also 
involve proposed minor changes to the Comprehensive Plan.  For example, the narrative 
that precedes policy N-NR-27 in the North Redmond portion of the Comprehensive Plan 



Proposed 2016-17 Comprehensive Plan amendments & inter-relationships                                             6 
 

outlines Wellhead Protection Zone delineation along 172nd Ave NE.  It is possible that 
this language may need to be updated as a result of the modeling effort.   In addition, 
updates will be proposed to the Capital Facilities Element to reflect changes in 
conditions, such as the increase in the number of City owned monitoring wells.  

 
B3. General Sewer Plan Update   
 

An amendment proposed to update the City of Redmond’s General Sewer Plan to extend 
its horizon to at least 2030.  The plan will identify short- and long-term improvements 
needed to meet projected growth, and contain cost estimates that the City can use in 
preparing its capital investment funding programs. 

 
B4. Updates to the Transportation Master Plan (TMP) and associated updates to the 

Comprehensive Plan   
 

An amendment proposing updates as needed to the TMP such as to the Transportation 
Facilities Plan portion of the TMP and to reflect development of the Transit Strategic 
Plan, Bike Strategic Plan and Pedestrian Strategic Plan, each of which is called for in the 
3-year Priority Action Plan for the TMP.  Updates to Comprehensive Plan policies may 
also be proposed for consistency with the 2013 update of the TMP as well as any 
additional TMP updates.   

 
B5. Policies Related to Emergency Management  
 

This proposal would add or revise policies concerning emergency preparedness, 
prevention, mitigation, response, and recovery. For example, it could expand on the 
ideas of NE-15, CF-1 and TR-38, which call generally for hazard mitigation and disaster 
preparedness planning, but do not use language common in those fields and do not 
identify existing City planning efforts or other documents. This proposal is intended to 
strengthen the connections between the Hazard Mitigation Plan (HMP) and 
Comprehensive Emergency Management Plan, and the Comprehensive Plan.  

 
B6. Updates for Marymoor Subarea of Southeast Redmond 
 

Two initiatives are underway to follow up on adoption of the Southeast Redmond 
Neighborhood Plan.   The purpose of the Marymoor Subarea Infrastructure Planning 
Study is to support the vision for the subarea by creating an infrastructure plan to 
support future growth as well as an affordable housing strategy and transit-oriented 
development strategy.   The South Marymoor Subarea Committee work scope includes 
recommendations on transition regulation options to support the long-term land use 
vision while allowing for the continued economic vitality of the existing and future 
manufacturing uses; these recommendations inform development of proposed updates to 
the Zoning Code for the Marymoor Subarea.  Updates to the Comprehensive Plan and 
associated functional plans will also be proposed as follow up to these initiatives.  
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B7. Updates for Overlake Village     
 

The City initiated the Overlake Village South Infrastructure Planning Study in 2015 to 
identify the conceptual street and pathway network and small-scale distributed 
stormwater infiltration facility locations in the southern portion of Overlake Village.   
This study will inform development of proposed updates to the Zoning Code for 
Overlake Village.  Updates to the Comprehensive Plan and associated functional plans 
will also be proposed as follow up to this study.  

 
 
B8. Minor Corrections to Comprehensive Plan Text, Policies and Maps 
 

Periodically, staff identifies minor corrections that are needed to Comprehensive Plan 
text, policies or maps.   This topic provides for these minor corrections.  For example, a 
proposed amendment is to indicate the Wedge subarea of North Redmond on Map N-
NR-1 and correct the associated text between policies N-NR-27 and N-NR-28 that 
references showing the Wedge subarea on a map that does not exist. 

 
B9. Comprehensive Plan and Zoning Code Amendments Related to Development and 

Groundwater Resources 
 

Redmond’s Comprehensive Plan calls for both achieving development with urban 
centers and protecting groundwater resources.   For economic and aesthetic reasons, 
multi-story development in Redmond typically includes below grade parking of one to 
two floors, depending on the depth to groundwater.  The temporary dewatering of 
construction sites, and the placement of permanent underground structures into 
groundwater, have the potential to adversely impact the City’s aquifer—a resource that 
provides approximately 40 percent  of the City’s drinking water, and supplies dry 
weather base-flows to local streams.  A cross-departmental team has begun to evaluate 
various economic and environmental considerations associated with this challenge.  This 
evaluation may result in proposed updates to City policies and codes. 

 
B.10 General Water Plan Update 

 
This amendment proposes to update the City of Redmond’s General Water Plan.  The 
plan will identify short- and long-term improvements needed to meet projected growth, 
and contain cost estimates that the City can use in preparing its capital investment 
funding programs. 

 
 

C.  CITY-INITIATED: NEW FOR 2016-17  
 

C1.  Amendments to the NE Rose Hill Subarea Transportation Policies 
 

Amendments to the policy direction regarding street standards for the NE Rose Hill 
subarea are intended to address issues with the Rustic Street Standards which have arisen 
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as these standards have been implemented in the NE Rose Hill subarea. The issues 
include difficulty creating and maintaining functional drainage swales and the lack of 
vertical curbs. 

 
C2. Updates for the area near the Southeast Redmond light rail station and park and 

ride  
 

Redmond is planning for the extension of light rail to Southeast Redmond and Downtown 
Redmond. This proposal would address opportunities for transit-oriented development 
and associated infrastructure and amenities near the planned station in Southeast 
Redmond. Much of this work is already underway as part of Marymoor Subarea planning 
initiatives, but some other parts of the Southeast Redmond neighborhood are also within 
walking distance of the station and may be appropriate for different land uses and land 
use intensities than are allowed today. This proposal would involve updates to the 
Comprehensive Plan, associated functional plans and Zoning Code. 
 

C3. Policy and Regulatory Updates related to Multifamily Housing in Business Park 
Zones 

 
This proposal would review and potentially amend policies and regulations pertaining to 
multifamily housing in Business Park (BP) zones. The goals of the review and potential 
amendments are to: maintain Redmond’s ability to meet adopted growth targets, maintain 
the ability to develop multifamily housing where appropriate, and retain sufficient land 
for business park uses. Amendments to the Comprehensive Plan or Zoning Code could: 
reduce or eliminate the ability to develop multifamily housing in BP zones, rezone land 
from BP to zones that would allow multifamily development without a mixed-use 
component, and amend other Comprehensive Plan or Zoning Code provisions as may be 
necessary to achieve the goals of this proposal.  

 
C4. Policy and Regulatory Updates related to the Cultural Resources Management Plan  

 
The City has initiated work to develop a Cultural Resources Management Plan (CRMP) 
that will help ensure compliance with federal, state, and local laws and regulations that 
govern City functions and provide guidance for good stewardship in managing cultural 
resources.  Cultural resources include artifacts, features, and sites related to human 
activities over approximately 12,000 years.   The CRMP will result in proposed updates 
to the Comprehensive Plan and Zoning Code related to topics such as identifying and 
protecting cultural resources. 

C5. Updates to Capital Facilities Element of the Comprehensive Plan  

In 2015 the City began an interdepartmental effort to update the Capital Investment 
Strategic (CIS) Plan. This work will continue through 2016 with an anticipated 
completion date of early 2017.  A primary goal of the CIS is to provide a framework to 
align the City’s capital investments with the Comprehensive Plan’s vision and span all 
areas of City investment.  This proposal may add or revise policies in the Capital 
Facilities Element of the Comprehensive Plan to reflect outcomes of the CIS update. 
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D.  PRIVATELY-INITIATED: NEW FOR 2016-17  

 
D.1 Amendment to the Comprehensive Plan and Zoning Code for a property in the 

Willows Corridor Subarea of the Willows/Rose Hill Neighborhood  
 

The proposal is to amend the Comprehensive Plan and Zoning Code for a 15.57 acre site 
located at the southwest corner of NE 124th St. and Willows Road in the northernmost 
portion of the Willows Corridor Subarea of the Willows/Rose Hill Neighborhood. The 
current land use designation and zoning is Business Park (BP) and the proposed land use 
and zoning designation is Design District (DD).  The applicant is proposing a mixed-use 
development consisting of approximately 300- 400 units with a variety of housing types 
and ground-level or stand alone retail or commercial space.                                                                                                                                                                                                                                                                                                                                                                                                                
 
 
Applicant: Quadrant Homes  
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II. Analysis of Cumulative Impacts Due to Relationships among 
Proposed Comprehensive Plan Amendments 

 
 

Relationship 1:  Potential cumulative impacts based on economic development 
issues. 

 
 A f f e c t e d  a m e n d m e n t s  

ID Name 
A4 Tentative Sammamish Valley Neighborhood Plan Update 

A6 Updates to policies and regulations as follow up to the Growing Transit Communities 
Partnership, including the East Corridor Implementation Project 

A8 Policy and regulatory amendments to Manufacturing Park (MP) zone 
A11 Potential policy amendment to designate one or more local centers 
B1 Updates to the Utilities, Natural Environment and other Comprehensive Plan Elements 

and Zoning Code to Support Low Impact Development Integration 
B6 Updates for Marymoor Subarea of Southeast Redmond 
B9 Comprehensive Plan and Zoning Code Amendments Related to Development and 

Groundwater Resources 
C3 Policy and Regulatory Updates related to Multifamily Housing in Business Park Zones 
D1 Amendment to the Comprehensive Plan and Zoning Code for a property in the Willows 

Corridor Subarea of the Willows/Rose Hill Neighborhood 
 
Economic development-related policy changes related to potential Sammamish Valley 
neighborhood Plan updates could influence the type and rate of development activity at the 
citywide and neighborhood levels. Economic development impacts could occur as a result of 
changing policies and codes related to implementation efforts related to the Growing Transit 
Communities partnership, Manufacturing Park zone, Business Park zone, low impact 
development, as well as potential amendments related to development and ground water 
resources and property in the Willows Corridor. Economic development implications may arise 
from the proposal to designate local centers, as this could position the City for transportation 
funding.  Updates to the Marymoor Subarea Plan may impact how future economic growth and 
development unfold in this area.  
 

Relationship 2:  Potential cumulative impacts based on transportation issues   
 

 A f f e c t e d  a m e n d m e n t s  

ID Name 
A4 Tentative Sammamish Valley Neighborhood Plan Update 

A6 Updates to policies and regulations as follow up to the Growing Transit Communities 
Partnership, including the East Corridor Implementation Project 

A10 Update to Parks, Arts, Recreation, Conservation and Culture Plan (PARCC) and 
associated updates to the Comprehensive Plan 
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B4 Updates to the Transportation Master Plan (TMP) and associated updates to the 
Comprehensive Plan   

B6 Updates for Marymoor Subarea of Southeast Redmond 
B7 Updates for Overlake Village     

 
Impacts to transportation could result from updates to the Sammamish Valley Neighborhood 
Plan, the PARCC Plan, policy updates related to Growing Transit Communities Partnership, the 
Transportation Master Plan, and infrastructure planning for the Marymoor Subarea and Overlake 
Village.  Updates stemming from the Transportation Master Plan will likely focus on the Transit 
Strategic Plan, Bike Strategic Plan, Pedestrian Strategic Plan and updates to the Transportation 
Facilities Plan.  Impacts associated with these updates may spur new programs, projects and 
services and guide capital investment decisions.   

 
 

Relationship 3:  Potential cumulative impacts based on utility issues  
 
 

 A f f e c t e d  a m e n d m e n t s  

A1 Updates to stormwater policies in the Comprehensive Plan’s Utilities Element 
A2 Stormwater Functional Plan 
A6 Update to Proposed Electrical Facilities map as contained in the Comprehensive Plan’s 

Utilities Element 
B1 Updates to the Utilities, Natural Environment and other Comprehensive Plan Elements 

and Zoning Code to Support Low Impact Development Integration 
B2 Updates to the Comprehensive Plan Capital Facilities and Neighborhoods Elements for 

Consistency with Updated Modelling for the Wellhead Protection Program 
B3 General Sewer Plan Update 
B6 Updates for Marymoor Subarea of Southeast Redmond 
B7 Updates for Overlake Village     
B9 Comprehensive Plan and Zoning Code Amendments Related to Development and 

Groundwater Resources 

B10 General Water Plan Update 

C1 Amendments to the NE Rose Hill Subarea Transportation Policies 
 
 Updates to stormwater policies and development of a Stormwater Functional Plan could 

influence stormwater management practices, and citywide prioritization of investments related to 
the City’s stormwater utility, which manages groundwater, surface water and associated habitat, 
and stormwater.  Similarly, updates to the General Water and General Sewer Plans will guide 
capital investment funding.  Proposals that result from the low impact development integration 
policy and code review, and the study of development and ground water resources may impact 
utility policies, investments and practices.  A change to the Proposed Electrical Facilities map 
would be reflected in the Utilities Element in response to two transmission line routing efforts 
led by Puget Sound Energy, in collaboration with City of Redmond and other community 
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stakeholders.  The Overlake Village and Marymoor Subarea updates are also expected to guide 
the location and sequencing of future infrastructure investments in each of these respective areas. 
Addressing problematic issues related to rustic street standards in the NE Rose Hill Subarea 
principally relates to the swale aspects of these standards.  
 
 

Relationship 4:  Cumulative impacts based on land use issues 
 
 

 A f f e c t e d  a m e n d m e n t s  

ID Name 
A4 Tentative Sammamish Valley Neighborhood Plan Update 

A6 Updates to policies and regulations as follow up to the Growing Transit Communities 
Partnership, including the East Corridor Implementation Project 

A8 Policy and regulatory amendments to Manufacturing Park (MP) zone 

A9 Old Town Historic Core Plan 
A11 Potential policy amendment to designate one or more local centers 
B1 Updates to the Utilities, Natural Environment and other Comprehensive Plan Elements 

and Zoning Code to Support Low Impact Development Integration 
B6 Updates for Marymoor Subarea of Southeast Redmond 
B9 Comprehensive Plan and Zoning Code Amendments Related to Development and 

Groundwater Resources 
C2 Updates for the area near the Southeast Redmond light rail station and park and ride 
C3 Policy and Regulatory Updates related to Multifamily Housing in Business Park Zones 
C4 Policy and Regulatory Updates related to the Cultural Resources Management Plan 
D1 Amendment to the Comprehensive Plan and Zoning Code for a property in the Willows 

Corridor Subarea of the Willows/Rose Hill Neighborhood 
 
Potential land use impacts at a broader geographic level include: implementation of Growing 
Transit Communities Strategies, updates to the Sammamish Valley Neighborhood Plan and to 
the Manufacturing Park and Business Park zones, as well as updates to the Zoning Code and 
Comprehensive Plan policies in areas adjacent to the Southeast Redmond transit station. These 
items may have cumulative land use or transportation impacts on the community. Potential 
policy and regulatory updates related to the Cultural Resources Management Plan may impact 
land use in various Redmond locations depending on where construction occurs. 
 
Land use impacts for more specific geographic locations could occur related to the Old Town 
Historic Core Plan, Marymoor Subarea proposals, the potential policy amendment to designate 
one or more local centers, as well as from the proposed rezone to Design District in the 
northernmost portion of the Willows Corridor Subarea. Proposals that result from the low impact 
development integration policy and code review and the study of development and ground water 
resources may also have land use implications.    
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Relationship 5:  Cumulative impacts based on public health and safety issues 
 
 

 A f f e c t e d  a m e n d m e n t s  

ID Name 
A2 Stormwater Functional Plan 
A7 Fire Department Functional Plan 
A10 Update to Parks, Arts, Recreation, Conservation and Culture Plan and associated 

updates to the Comprehensive Plan 
B5 Policies Related to Emergency Management 

 
The Stormwater Functional Plan has a public safety dimension, in terms of investing in facilities 
that prevent flooding and associated personal injury and property damage. Development of a Fire 
Department Functional Plan will describe the vision, service delivery and long-term facility 
needs for Redmond’s Fire Department, which impacts public safety.  Lastly, one significant 
component of the Parks, Arts, Recreation, Conservation and Culture Plan is that it identifies 
needed park facilities and recreation programming, which support public health by providing 
access to active recreation and wellness opportunities.    
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III. Summary Table of Amendment Relationships 
 
The table below summarizes the relationships among proposed 2016-17 Comprehensive Plan Amendments.  Each number refers to the number of a 
particular relationship; each relationship is described earlier in this document.  Empty cells mean there is no substantial relationship among the two 
amendments and therefore no anticipated cumulative impact. 
  

 

Name 

Relationship 1: 
 

Economic 
development 

issues 

Relationship 2: 
 

Transportation 
issues 

Relationship 3: 
 

Utility issues 

Relationship 4: 
 

Land use 
issues 

Relationship 
5: 
 

Public health 
and safety 

issues 

A. CITY-INITIATED: REMAINING FROM 2013-14 

A1 
Updates to stormwater policies in the 
Comprehensive Plan’s Utilities Element      

A2 Stormwater Functional Plan       

A3 Update to Overlake Urban Center boundary N/A N/A N/A N/A N/A 

A4 
Tentative: Sammamish Valley Neighborhood 
Plan Update      

A5 Update to Proposed Electrical Facilities map 
as contained in the Comprehensive Plan’s 
Utilities Element  

     

A6 
Updates to policies and regulations as follow 
up to the Growing Transit Communities 
Partnership, including the East Corridor 
Implementation Project 

     

A7 Fire Department Functional Plan      

A8 
Policy and regulatory amendments to 
Manufacturing Park (MP) zone 
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Name 

Relationship 1: 
 

Economic 
development 

issues 

Relationship 2: 
 

Transportation 
issues 

Relationship 3: 
 

Utility issues 

Relationship 4: 
 

Land use 
issues 

Relationship 
5: 
 

Public health 
and safety 

issues 

A9 Old Town Historic Core Plan      

A10 
Update to Parks, Arts, Recreation, 
Conservation and Culture Plan and associated 
updates to the Comprehensive Plan 

     

A11 Potential policy amendment to designate one or 
more local centers      

B.     CITY-INITIATED: REMAINING FROM 2014-15 

B1 

Updates to the Utilities, Natural Environment 
and other Comprehensive Plan Elements and 
Zoning Code to Support Low Impact 
Development Integration  

     

B2 

Updates to the Comprehensive Plan Capital 
Facilities and Neighborhoods Elements for 
Consistency with Updated Modelling for the 
Wellhead Protection Program  

  
 

  

B3 General Sewer Plan Update      

B4 
Updates to the Transportation Master Plan 
(TMP) and associated updates to the 
Comprehensive Plan   

     

B5 Policies Related to Emergency Management      
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Name 

Relationship 1: 
 

Economic 
development 

issues 

Relationship 2: 
 

Transportation 
issues 

Relationship 3: 
 

Utility issues 

Relationship 4: 
 

Land use 
issues 

Relationship 
5: 
 

Public health 
and safety 

issues 

B6 
Updates for Marymoor Subarea of Southeast 
Redmond      

B7 Updates for Overlake Village          

B8 Minor Corrections to Comprehensive Plan 
Text, Policies and Maps. N/A N/A N/A N/A N/A 

B9 
Comprehensive Plan and Zoning Code 
Amendments Related to Development and 
Groundwater Resources 

  
 
 

 
  

B10 General Water Plan update      

C. CITY-INITIATED:  NEW FOR 2016-17 

C1 Amendments to the NE Rose Hill Subarea 
Transportation Policies      

C2 Updates for the area near the Southeast 
Redmond light rail station and park and ride       

C3 Policy and Regulatory Updates related to 
Multifamily Housing in Business Park Zones      

C4 Policy and Regulatory Updates related to the 
Cultural Resources Management Plan      

C5 Updates to Capital Facilities Element of the 
Comprehensive Plan  

N/A 

 

N/A N/A N/A N/A 
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Name 

Relationship 1: 
 

Economic 
development 

issues 

Relationship 2: 
 

Transportation 
issues 

Relationship 3: 
 

Utility issues 

Relationship 4: 
 

Land use 
issues 

Relationship 
5: 
 

Public health 
and safety 

issues 

D. PRIVATELY-INITIATED: NEW FOR 2016-17 

D1 
Amendment to the Comprehensive Plan and 
Zoning Code for a property in the Willows 
Corridor Subarea of the Willows/Rose Hill 
Neighborhood 
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IV.  Consistency of Amendments with the Redmond Zoning Code 
 
Overall consistency with the Zoning Code will be evaluated as part of the Planning 
Commission’s review of each of the proposed amendments. 
 
 
 

V.  Consistency with the Comprehensive Plan Amendment Criteria 
(Policy PI-16) 

 
 
Consistency with the Growth 
Management Act, the 
Procedural Criteria, VISION 
2040 or its successor, and the 
Countywide Planning Policies 

The Planning Commission will evaluate the 
consistency of the proposed amendments with 
the Growth Management Act, the procedural 
criteria and the Countywide Planning Policies 
as part of the individual review of the 
amendments. 

 
Consistency with the 
Comprehensive Plan, including 
the preferred land use pattern 
in the Land Use Element 

 
The Planning Commission will evaluate the 
consistency of the amendments with the 
Comprehensive Plan policies and the 
preferred land use pattern in the Land Use 
Element as part of the individual review each 
amendment. 

 
The capability of the land for 
development including the 
prevalence of sensitive areas 

 
The Planning Commission will evaluate the 
capability of land for development, including 
the prevalence of sensitive areas as part of the 
individual review of each amendment. 

 
The capacity of public facilities 
and services, and whether 
public facilities and services 
can be provided cost-
effectively at the proposed 
density/intensity 

 
The capacity of public facilities and services 
and whether public facilities and services can 
be provided cost effectively at the intensity 
allowed will be considered as part of the 
individual review of each amendment as well 
as through site specific development 
proposals that may result from any of the 
amendments. 

 
Whether the proposed land use 
designations or uses are 
compatible with nearby land 
use designations or uses 

 
The Planning Commission will evaluate 
whether the proposed land use designations or 
uses are compatible with nearby land use 
designations or uses as part of its review of 
each amendment.  In addition, area-wide 
amendments always include evaluation of 
such compatibility as a matter of course. 
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If the amendment proposes a 
change in allowed uses in an 
area, the need for the land uses 
which would be allowed and 
whether the change would 
result in the loss of capacity to 
accommodate other needed 
uses, especially whether the 
proposed change complies with 
policy HO-17, the City's policy 
of no-net loss of housing 
capacity 

For those amendments that propose a change 
in allowed uses in an area, the Planning 
Commission will evaluate as part of its 
individual review of each amendment the 
need for the proposed land use. 

 
Potential general impacts to 
the natural environment, such 
as impact to critical areas and 
other natural resources 

 
The City of Redmond has adopted robust 
development regulations based on best 
available science to minimize negative 
impacts from development to the natural 
environment.  In addition, the Planning 
Commission will evaluate potential general 
impacts to the natural environment as part of 
its review of each amendment. 

 
Potential general economic 
impacts, such as impacts for 
business, residents, property 
owners, or City Government 

 
The Planning Commission will evaluate the 
potential general economic impacts related to 
each amendment as part of its individual 
review of each amendment. 

 
 
For issues that have been 
considered within the last four 
annual updates, whether there 
has been a change in 
circumstances that makes the 
proposed amendment 
appropriate or whether the 
amendment is needed to 
remedy a mistake 

 
 
N/A 

 
 

 
 
 
 
 

 







Redmond 

Office Use Only 
ACCEPTED BY: ___ _ 

PAYMENT METHOD: NO FEE 

This application is for requesting an amendment to Redmond's Comprehensive Plan and associated Zoning 
Code provisions as part of the 2016-2017 Comprehensive Plan amendment process. 

BACKGROUND 

Changes to the Comprehensive Plan, and some Zoning Code regulations such as property-specific zoning 
designations, are allowable once per year under state law. As the first step in this process, the City invites 
interested parties to identify proposed changes. Afterward, the Redmond Planning Commission and then City 
Council review and confirm the list of amendments to be considered over the course of the year, including 
privately-initiated amendments. The purpose of establishing this list (known as the annual Comprehensive Plan 
Docket) is to coordinate proposed changes and to help the community track progress. 

APPLICATION PROCESS AND DEADLINE 

Any individual, organization, business, or other group may propose an amendment. Proposals to amend the 
Comprehensive Plan and associated Zoning Code provisions must be received by email to 
jfani@redmond.gov by 5 pm on Monday, April 20, 2016. Proposals received after the deadline will be 
considered as part of subsequent annual docketing processes. There is no fee for Comprehensive Plan or 
Zoning Code amendments requested during this process, nor are fees required for associated State 
Environmental Policy Act (SEPA) review. See page 3 for submittal instructions, including requirements for 
property owner signatures. 

STAFF CONSULT AND APPLICATION DEADLINES 

Consultation with Long Range Planning staff is required prior to submitting an application. Contact Judy Fani 
Senior Planner, to coordinate: jfani@redmond.gov or 425-556-2406 

Purpose of staff consult is to: 
• review the proposal 
• answer questions; 
• preliminarily identify consistency issues; and 
• ensure application completeness. 

The 2016-17 Comprehensive Plan Amendment process includes two deadlines as described below: 

Round 1: 

Round 2: 

April 20, 2016 
An application must be received by 5PM on this date for consideration in the 2016-17 
Comprehensive Plan Amendment docket. 

May 16, 2016 
If Round 1 submittal is determined incomplete it will be returned. Applicants must provide 
complete applications by this date to be considered for inclusion in 2016-17 
Comprehensive Plan Amendment docket. 

Ready to arrange a pre consult meeting? Contact Judy Fani. Senior Planner I jfani@redmond.gov 
PnnP. 1 nf Ii 



NOTICE: Materials must be submitted by email. Materials delivered by courier or by mail will not be accepted. 

Amendment Name: fu cJrr WI \ hw ~ 
S~Addffi~(Wappl~able):._~~~~~~~~~~~~~~~~~~~~~~~~~~~~~
Parcel Number(s) (if applicable) "'2..J J-\o os=g \> '0-Jo ,J 'Z i :l-IPOS'9 02.J.../ 
Acres: IS.SJ (if applicable) Existing Zoning designation: BP (if applicable) 

Applicant: Tnt &l v~r0K'{ CvrplYMDY\ - Qnr'HC frc~ 

Company Name: (if applicable) D )he Q,vw{v~ 6>re trrAhl5Yl 

Mailing Address:.__._! _..L.\_._l ...__;}5...__----''Yi-'-=-_1>=-(p=-tl\-=S~tr-· _S""""ic..--'=-.... lJ~DO"---------------
City: eet l~l .1..k State: 'w A- Zip:._q-'--'[3'-----0-=-0__,~'----------
Phone: L\!S'-65(,- 1 OS-'1 Fax: Y l&f!~ - I 0$1) Email: }?oo()-;l . gcuse'{_vwJra..nt"k.:~ ~r Cam 

AUTHORIZED AGENT 

The undersigned hereby certifies that all information submitted with this application is complete and correct 
to the best of my knowledge. 

Print Name: e -....c ~ Date: '-/ I UJ I t--o i {o 

Signature: f~ 
ELECTRONIC SUBMITTAL STANDARDS 

After staff pre-consult, application materials must be 
completed electronically, and submitted as follows: 

A PDF File format File Naming Standards: 

Application forms should be submitted as PDF 
documents. Email attachments should be clearly 
named so they correspond to the forms identified 
on Page 3. 

B. Send PDFs as email attachments: 

Include "Comprehensive Plan Amendment 
Application" in the subject line and send to 
jfani@redmond.gov 

C. Application should be packaged as 4 PDFs 

The Comprehensive Plan Amendment application 
has four components as described on Page 3. 
Each component should be submitted as a 
stand-alone PDF. Additional responses to 
applications questions, or other materials such as 
maps, calculations, or reports should be 
embedded in the PDF for which they support. 

Ready to arrange a pre consult meeting? Contact Judy Fani, Senior Planner I jfani@redmond.gov 
PnnP.? nf f, 



~ ir '~ .. 

Also complete questions on Page 5 

What is the current Comprehensive Plan land use designation and zoning? 

Sec.. Atr~~ 
What is your desired Comprehensive Plan land use designation and zoning? 

ii 

Describe what type of development is envisioned for the area proposed for the amendment . A conceptual 

drawing of the proposed development may be required. 

, , 

What land uses are located on and adjacent to the area proposed for amendment? 

it 

SUBMITTAL REQUIREMENTS 

The application package includes four forms as 
described below. Also see E-submittal standards, 
Page 2. 

1. Complete & signed copy of this form. E-sign is ok. 

2. If a change to Land Use Map or Zoning Map is 
proposed, include a map with the following infor
mation: 

• Parcels and streets in affected area. 
• Parcel numbers and street address(es) in affect

ed area. 
• Scale between 1-inch equals 100' and 1 inche 

equals 800 feet. 
3. Special application requirements (RZC 21.76.070 

AF.4) may apply to proposed rezones: 

• Include a Signature Document showing the pro
posed rezone with signatures of support from 
owners representing at least 7 53 of the subject 
area and signatures representing at least 753 of 
the owners of property in the subject area if the 

area proposed for rezone contains two or more 
of the following. 

o up to 5 property owners 
o a small portion of a zone or planning area 
o only land area with related physical char

acteristics 

4. Complete and signed General Application form. 
Direct link to electronic form here 
(opens a PDF document) 

5. State Environmental Policy Act (SEPA) Application 
and Checklist Direct link to electronic form here 
(opens a PDF document) 

6. SEPA Critical Areas Fee Worksheet (No fees 
collected; but worksheet still required) 
Direct link to electronic form here 
(opens a PDF document) 

Items 4-5 above can also be accessed at 
www.redmond .gov/landuseforms 

Ready to arrange a pre consult meeting? Contact Judy Fani, Senior Planner I jfani@redmond.gov 
PnnA :Inf f, 



COMPREHENSIVE PLAN AMENDMENTS QUESTIONS 

1. What is your proposed amendment intended to accomplish? 

I\ 

2. How will your proposal support the goals contained in Redmond's Comprehensive Plan? Goals are shown 
on page 6. 

ll I\ 

3. How will your proposal support other applicable policies and provisions from Redmond's Comprehensive 

Plan? Plan can be accessed at www.redmond.gov/compplan. 

h \I 

4. What impacts might your proposal have on the natural environment, such as critical areas or other natural 

areas? 
\I 

5. What economic impacts might your proposal have, such as impacts for businesses, residents, property 

owners, or Redmond City Government? 

" " 

6. How will your proposal address the long-term interests and needs of the community as a whole? 

h 11 

7. Are you aware of any public support for your proposed amendment? 

I\ 
,, 

8. If your proposal has been considered within the last four years, what circumstances have changed to 

make the proposed amendment appropriate? 

fl 

Ready to arrange a pre consult meeting? Contact Judy Fani, Senior Planner I jfani@redmond.gov 
PCJCJP. 4 of f, 



LAND USE MAP QUESTIONS 

9. Describe the suitability of the area for the proposed designation, considering the adjacent land uses and 
the surrounding development pattern, and the zoning standards under the potential zoning classification. 

II ti 

10. What is the potential for the uses allowed under the proposed designation to be incompatible with uses or 
property in the immediate vicinity of the subject property? How would adverse impacts be mitigated? 

" \\ 

11. Describe the extent to which the proposal supports: a) Redmond's preferred land use pattern as de

scribed in the Comprehensive Plan Land Use Element, and b) the community character object contained in 

Redmond's Comprehensive Plan. See the Community Character or Land Use Element of the Comprehensive 

Plan or the elements specific to neighborhoods. 

II II 

12. Describe any probable advance environmental impacts that might result from the proposed change in 

land use designation. How would any adverse impacts be mitigated? 

" 
,, 

13. Describe the extent in which adequate public facilities and services are likely to be available to serve the 

development allowed under the proposed land use designation. 
11 \\ 

14. If a change in allowed uses is proposed, discuss the need for the land use which would be allowed and 

whether the change would result in loss of capacity to accommodate other needed uses. Consider 

especially, whether the proposed change complies with the City policy H0-16, which would prohibit any 

rezone that reduces capacity for residential development without first approving another rezone that at least 
replaces the lot capacity elsewhere in the City. 

•I ll 

Ready to arrange a pre consult meeting? Contact Judy Fani, Senior Planner I jfani@redmond.gov 
PnnP. Fi nf Ii 



GOALS FOR REDMOND 

• To conserve agricultural lands and rural areas, to protect and enhance the quality of the natural environ
ment, and to sustain Redmond's natural resources as the City continues to accommodate growth and 
development. 

• To retain and enhance Redmond's distinctive character and high quality of life, including an abundance 
of parks, open space, good schools and recreational facilities. 

• To emphasize choices and equitable access in housing, transportation, stores and services. 

• To support vibrant concentrations of retail, office, service, residential and recreational activity in Down
town and Overlake. 

• To maintain a strong and diverse economy and to provide a business climate that retains and attracts 
locally owned companies, as well as internationally recognized corporations. 

• To provide opportunities to live a healthy lifestyle, enjoy a variety of community gathering places and cel
ebrate diverse cultural opportunities. 

• To provide convenient, safe and environmentally friendly transportation connections within Redmond and 
between Redmond and other communities for people and goods. 

• To cultivate a well-connected community, working together and with others in the region to implement a 
common vision for Redmond's sustainable future. 

Ready to arrange a pre consult meeting? Contact Judy Fani, Senior Planner I jfani@redmond.gov 
PnnP. f., off., 



Proctor Willows Comprehensive Plan Amendment Application 

A. Description of Proposed Amendment (Property Specific Amendment) 

1. What is the current Comprehensive Plan land use designation and zoning? 

The current Comprehensive Plan land use designation and zoning for the Property is 
Business Park ("BP"). 

2. What is your desired Comprehensive Plan land use designation and zoning? 

The Applicant is proposing that the Property be designated with a new "Northwest Design 
District," with Design District zoning, similar to the Design District designations and zoning 
the City has adopted for the Bear Creek, Marymoor, and Northeast areas of the City. The 
new Northwest Design District designation and zoning would promote mixed-use 
residential development, allow for a development density of approximately 350 units on the 
subject site, and permit a variety of housing types, including for-sale townhomes, live-work 
units, triplex and traditional for-rent apartment style dwellings. It would also allow for 
ground-level retail or commercial space. 

3. Describe what type of development is envisioned for the area proposed for the amendment. A conceptual 
drawing of the proposed development mqy be required. 

The Property is located at the intersection of NE 124'h Street and Willows Road in the 
northernmost portion of the Willows Corridor Subarea of the Willows/Rose Hill 
Neighborhood. The Applicant is proposing a mixed-use development consisting of 
approximately 350 units with a variety of housing types that may include for-sale 
townhomes, live-work units, triplex and traditional for-rent apartment style dwellings. The 
development will also include ground-level retail or commercial space. Non-residential uses 
will front Willows Road and/ or NE 124'h Street. The proposed development will include 
open space tracts, landscaped active and passive recreation area and a trail network. A 
conceptual site plan drawing of the proposed development is included with this application. 

4. What land uses are located on and arfjacent to the area proposed for amendment? 

The Property is currently vacant and partially constrained by critical areas. Commercial, 
office, multi-family and single-family residential uses are located to the north, west and south 
of the Property. Agricultural uses are located to the east of the Property across Willows 
Road NE. The Property is located at the far northwest boundary of the City limits; it adjoins 
the unincorporated County to the north. 

B. Comprehensive Plan Amendments Questions 

1. What is your proposed amendment intended to accomplish? 

The Applicant is proposing a property-specific Comprehensive Plan Amendment and 
concurrent rezone as part of the City's annual Growth Management Act ("GMA") docket 
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process RCW 36.70A.130. Specifically, the proposed amendment intends to redesignate 
and rezone the Property from BP to a new "Northwest Design District,'' with Design 
District zoning 

Despite increased commercial and residential development in the Property's general vicinity 
over the past few decades, the Property has remained vacant and underutilized. This is 
primarily due to site conditions, location, and the current BP zoning, which promotes highly 
intensive use of the Property, including dense mixed-use residential structures, but does not 
allow for a variety of housing types necessary to meet market demand, achieve the City's 
affordable housing goals, and provide housing proximate to employment centers, which will 
reduce traffic trips on City streets .. 

A portion of the Property is constrained by critical areas, which means any development of 
the site needs to be tailored to its unique site characteristics. The heavy commercial, 
manufacturing, and large-format office uses permitted by a BP land use designation are not 
economically viable to develop given the site characteristics,. In addition, the Property's 
location, on the northwest border of City limits, is not conducive to large-scale retail or 
office park development. Without a redesignation and rezone to Design District, which will 
allow greater flexibility, while reducing intensity, the Property will likely remain vacant and 
underutilized for the foreseeable future. 

A redesignation and rezoning of the Property from BP to Design District would permit 
development of a compatible and context sensitive multi-family residential development 
including for-sale townhouses and apartment units. The current BP land use zoning requires 
residential units to be contained in a "mixed-use structure,'' which does not allow stand
alone residential buildings. RMC Table 21.14.030C. In contrast, Design District zoning 
would permit a variety of residential product types including detached, attached (2-4 units) 
and multifamily structures. Id. This allowance for a variety of housing types results in 
increased flexibility, and enables buildings to be clustered around the site away from critical 
areas. Design District zoning would facilitate a context-appropriate development of the 
Property, which will preserve the Property's environmentally sensitive features. 

Again, Design District zoning will result in a development that is less intense than what is 
allowed under BP zoning. Design District zoning would require more extensive green space 
standards than the BP zone. And with respect to traffic, the difference in intensity is 
significant. A preliminary estimate by Transpo Group has indicated that a 300,000 sq. ft. 
business park, which would be allowed under the existing BP zoning (taking critical areas 
into account), would result in 3,700 new daily vehicle trips and 380 new PM peak hour trips. 
In contrast, the mixed-use residential project the Applicant would propose under the new 
Design District zoning (200 residential townhomes, 150 apartment units, and approximately 
10,000 sq. ft. of retail space) would result in approximately 2400 new daily trips and 210 new 
PM peak hour trips. Accordingly, a rezone from BP to Design District would result in a 
1,300 reduction of daily vehicle trips, and a 30 to 45 percent reduction in PM peak hour 
trips. See attached memorandum from The Transpo Group. 

Finally, in conjunction with this Comprehensive Plan amendrnent and rezone application, 
the Applicant is working with Transpo to evaluate access options for the site. The Applicant 
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anticipates that the increased flexibility associated with Design District zoning will allow for 
a greater range of access alternatives to the Property. 

2. How will your proposal support the goals contained in Redmond's Comprehensive Plan? Goals are shonm on 
page 6. 

The proposal supports the following goals contained in the Comprehensive Plan as shown 
on page 6 of the Comprehensive Plan Amendment Application: 

• To conserve agricultural lands and rural areas, to protect and enhance the quality of 
the natural environment, and to sustain Redmond's natural resources as the City 
continues to accommodate growth and development. 

By permitting a multifamily residential development that clusters a variety of multifamily 
product types on developable (non-critical) areas of the Property, the Property will protect 
and enhance the quality of the natural environment and sustain Redmond's natural 
resources. 

• To emphasize choices and equitable access in housing, transportation, stores and 
services. 

The proposal will maximize the housing choices available to City residents by providing 
townhomes, live-work units, triplex and traditional apartment style dwellings. In accordance 
with the City's affordable housing requirements, at least 10 percent of the proposal's 
residential units will be below market-rate units, which ensures enhanced access to 
residences from all economic sectors including low to moderate income residents. The 
Property is located near existing retail, services and employment centers, which will reduce 
traffic trips on City streets. NE 124th Street and Willows Road NE are both serviced by King 
County Metro Bus Routes 930 and 244, which will further decrease traffic impacts. 

• To provide opportunities to live a healthy lifestyle, enjoy a variety of community 
gathering places and celebrate diverse cultural opportunities. 

Preservation of the Property's critical areas will provide residents will ample green and open 
spaces, which support a healthy lifestyle. The proposed development will include sidewalks 
and a trail network, active and passive parks and gathering areas for residents in the 
community. 

3. How will your proposal support other applicable policies and provisions from Redmond's Comprehensive 
Plan? Plan can be accessed at w1v1v.redmondgov/comppla11. 

The proposal complies with the following Comprehensive Plan and Willows/Rose Hill 
Neighborhood policies and provisions: 

• FW-3: Ensure that the land use pattern in Redmond meets the following objectives: 
o Takes into account the land's characteristics and directs development away 

from environmentally critical areas and important natural resources; 
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o Encourages redevelopment of properties that are underutilized or 
inconsistent with the Comprehensive Plan designation; 

o Provides for attractive, affordable, high-quality and stable residential 
neighborhoods that include a variety of housing choices; 

o Maintains and enhances an extensive system of parks, trails and open space; 
and 

o Advances sustainable land development and best management practices, 
multimodal travel and a high-quality natural environment. 

• LU-4: Encourage sustainable development of both public and private lands in 
Redmond through the use of techniques, such as green building and green 
infrastructure. 

• LU-6: Encourage infill development on suitable vacant parcels and redevelopment of 
underutilized parcels. Ensure that the height, bulk and design of infill and 
redevelopment projects are compatible with their surroundings. 

• LU-7: Provide opportunities for shops, services, recreation and access to healthy 
food sources within walking or bicycling distance of homes, work places and other 
gathering places. 

• LU-20: Promote use of techniques, such as current use taxation programs, 
stormwater utility funds, conservation easements, sensitive site planning, best land 
management practices and flexible regulations, to help retain and protect open space, 
environmentally critical areas, unique natural features and small farms. 

• LU-24: Ensure that uses adjacent to designated agricultural lands do not interfere 
with farm uses. Prevent interference through techniques, including but not limited 
to: 

o Separating uses with buffers, setbacks, topography or other means; 
o Promoting uses that are compatible and prohibiting uses that are not 

compatible with agricultural uses; and 
o Giving notice on plats, plans, and development and building permits issued 

on properties within 500 feet of designated agricultural lands that a variety of 
agricultural activities may occur that are not compatible with some 
development. 

• LU-25: Create and maintain Redmond as a place distinct from adjacent communities 
by establishing, where practical, green buffers, habitat corridors, preserved natural 
areas and distinctive gateways with features, such as native landscaping, art and 
markers in other locations. 

• LU-28: Promote attractive, friendly, safe, quiet and diverse residential neighborhoods 
throughout the city, including low- and moderate density single-family to high 
density residential neighborhoods. 

• LU-29: Designate allowed residential densities and housing types to provide for a 
housing stock that includes a range of choices to meet all economic segrnents and 
household types, including those with special needs related to age, health or 
disability. 

• NE-21: Conserve and protect environmentally critical areas from loss or degradation. 
Maintain as open space hazardous areas and significant areas of steep slopes, 
undeveloped shorelines, and wetlands. 
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• NE-23: Avoid, where possible, the creation of new parcels with building sites entirely 
within wetlands, streams, steep slopes, frequently flooded areas, and their associated 
buffers. Configure future parcels to have a building site outside of these areas. 

• NE-24: Encourage use of creative and appropriate site design and housing types to 
balance environmental protection and achievable density. Encourage clustering and 
density transfers for both commercial and residential development to help retain 
significant natural features and critical areas as open space. 

• N-WR-A-1: Preserve the natural character of the Willows/Rose Hill Neighborhood, 
while providing for compatible residential and business growth in appropriate areas. 
Among the features that define the neighborhood's natural character are the ravines 
and steep slopes, trees and forested areas, concentrations of open space, streams, 
wetlands and wildlife diversity. 

• N-WR-A-2: Maintain the character of the Willows Corridor, including well-designed 
building clusters surrounded by trees and open space, parkway setbacks, and high 
proportions of open space relative to the area developed. 

• N-WR-A-3: Ensure that new residential development blends with and helps maintain 
the existing character in each neighborhood subarea, including sense of community, 
variety in lot sizes and house styles, small to moderately sized homes, abundance of 
trees and other greenery, nearness to open space and wildlife, and feeling of 
spaciousness throughout the neighborhood. 

• N-WR-C-3: Development proposed for sites with significant natural features shall 
preserve those features. Reduction in the scale and intensity of proposed 
development may be required to accomplish effective preservation of natural 
features. 

• N-WR-C-7: Critical wildlife habitat throughout the Willows /Rose Hill 
Neighborhood shall be protected. 

• N-WR-C-8: Wildlife diversity in the Willows/Rose Hill Neighborhood shall be 
protected and enhanced. Adverse impacts from new development on critical wildlife 
habitat shall be avoided subject to reasonable use provisions in the Redmond Zoning 
Code. 

• N-WR-C-9: Wildlife corridors in the Willows/Rose Hill Neighborhood that link 
critical wildlife habitats and provide for movement of wildlife, particularly in the 
forested slopes and between the neighborhood and nearby areas, such as the 
Sammamish River and Valley, shall be protected and enhanced. 

• N-WR-C-10: Developments upon the Willows/Rose Hill hillside shall be required to 
preserve open space in locations that are contiguous to existing or possible future 
open space areas of adjoining properties for the purpose of providing a continuous 
band of open space and wildlife habitat across the hillside. 

• N-WR-G-1: Developments within the Willows Corridor north of the Puget Sound 
Energy transmission line right-of-way shall be designed to ensure the following: 

o Important natural features of the hillside corridor are preserved; 
o The area maintains a pastoral and parkway appearance; 
o Buildings are visually compatible with the forested hills and open pastures of 

the Willows Corridor; 
o Buildings and parking do not dominate views of the Willows Corridor; 
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o Developments are visually separated from each other and Willows Road with 
areas of open space; 

o High-quality site and building designs are maintained; 
o Pedestrian and bicycle links to Willows Road are provided; and 
o Nearby residential uses to the west are visually buffered from the 

development through screening by topography, trees or other measures. 
• N-WR-G-2: New residential developments shall provide a variety of home designs, 

sizes, types and site design features, such as setbacks or lot sizes, to maintain variety 
and visual interest, to avoid repetitive style and to avoid a bulky and massive 
appearance. 

4. What impacts might your proposal have on the natural environment, such as critical areas or other natural 
areas? 

The proposed change in land use designation and rezoning should have a beneficial impact 
on the natural environment, as compared to what could be development under the current 
BP zoning. Adopting a Design District designation and zoning for the Property will help 
protect the Property's critical areas, steep slopes and other environmentally sensitive 
features, and it is expected to be less intensive than a purely mixed-use residential structure 
permitted under the BP, which will result in less net traffic and other environmental impacts. 
Finally, it will locate residential uses closer to existing office parks and retail uses in the BP 
zone, shortening commute distances and decreasing car trips. Finally, the proposed Project 
will incorporate Low Impact Development ("LID") and conservation measures, which will 
further reduce environmental impacts. 

5. What economic impacts might your proposal have, such as impacts for b11sinesses, residents, properry owners, 
or &dmond City Government? 

The proposal will facilitate the development of a vacant and underutilized parcel, which will 
create positive economic impacts through increased property tax revenue and the purchase 
of goods and services at local businesses by the Property's residents. The proposal will also 
permit workers to live close to major employment areas in the Redmond area. Employees in 
the Willows Corridor will now be able to live within walking distance to their work. 

6. How will yo11r proposal address the long-term interests and needs of the comm11niry as a whole? 

The proposal addresses the long-term interests and needs of the community as a whole. The 
overall community will benefit from the development of the vacant Property. The proposal 
facilitates much needed multifamily development while preserving the Property's 
environmentally critical areas. 

7. Are yo11 aware of a1!J public support for your proposed amendment? 

The Comprehensive Plan is the result of significant public participation including 
participation by residents, employees and property owners in the Willows/Rose Hill 
Neighborhood. As stated in Question 3 above, the Comprehensive Plan recommends, inter 
alia, infill development on suitable vacant parcels, which preserves natural open space and 
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wildlife habitat. Because the proposed amendment facilitates the Comprehensive Plan's 
objectives for the Property, the Applicant is optimistic that the public will support the 
proposed amendment. 

8. if your proposal has been considered within the last .four years, what circumstances have changed to make the 
proposed amendment appropriate? 

The proposal is the Applicant's first Comprehensive Plan Amendment Application for the 
Property. The Applicant is unaware of any recent similar Comprehensive Plan Amendment 
Application proposals for the Property. 

C. Land Use Map Questions 

9. Describe the suitability ef the area far the proposed designation, considering the aqjacent land uses and the 
surrounding development pattern, and the zoning standards under the potential zoning classification. 

The Property is well-suited for the proposed Design District designation and zoning. The 
City has adopted Design District designation/ zoning in other unique neighborhoods, 
including Bear Creek, Marymoor, and the Northeast District. A Design District designation 
will allow the City and Applicant to work together to adopt tailored development regulations 
with enhanced design and landscaping standards, that will allow the proposed multifamily 
Project to be compatible with site characteristics. Design District zoning would preclude 
the heavy industrial and manufacturing uses permitted by the current BP designation, which 
are incompatible with the (1) agricultural uses located directly to the east of the Property and 
(2) single family and multi-family developments located to the west of the Property. Instead, 
Design District zoning would permit a wide variety of residential development types, which 
would be compatible with the Property's adjacent agricultural and residential uses. 

Design District zoning would also maximize compatibility between the Applicant's proposed 
residential development on the Property and the commercial and office development located 
to the north, west and south of the Property. 

It is important to note that multifamily residential is a permitted use category in the BP zone 
- the Property's current designation (but under BP zoning, the multifamily units must be 
contained within a "mixed-use structure"). Therefore, the proposed Design District zoning 
would not introduce a new permitted use category to the Property. Instead, Design District 
zoning would allow a variety of residential product types, including detached, attached and 
multifamily structures, to be developed on the Property, with enhanced design and 
landscaping standards that will ensure compatibility with surrounding land uses. 

10. What is the potential far the uses allowed under the proposed designation to be incompatible with uses or 
property in the immediate vicinity ef the suiject property? How would adverse impacts be mitigated? 

There is unlikely any potential for the uses allowed under the proposed designation to be 
incompatible with uses or property in the immediate vicinity of the Property. In general, the 
uses permitted by a Design District designation would be less intensive and noxious as 
compared to the uses permitted by the BP designation. Heavy industrial and manufacturing 
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uses permitted by the current BP designation are incompatible with the agricultural and 
residential uses located in the immediate vicinity of the Property. 

11. Describe the extent to which the proposal supports: a) Redmond's preferred land use pattern as described in 
the Comprehensive Plan Land Use Element, and b) the community character oiject contained in Redmond's 
Comprehensive Plan. See the Community Character or Land Use Element of the Comprehensive Plan or the 
elements specific to neighborhoods. 

The proposal supports Redmond's preferred land use pattern as described in the 
Comprehensive Plan Land Use Element. Comprehensive Plan Framework Policy FW-3 
summarizes the City's preferred land use pattern. Specifically, FW-3 aims to ensure that the 
land use pattern in Redmond meets certain objectives including: 

o Takes into account the land's characteristics and directs development away 
from environmentally critical areas and important natural resources; 

o Encourages redevelopment of properties that are underutilized or 
inconsistent with the Comprehensive Plan designation; 

o Provides for attractive, affordable, high-quality and stable residential 
neighborhoods that include a variety of housing choices; 

o Maintains and enhances an extensive system of parks, trails and open space; 
and 

o Advances sustainable land development and best management practices, 
multi.modal travel and a high-quality natural environment. 

Design District zoning would permit the development of an underutilized property with a 
high-quality mixed-use development with a variety of housing types, including affordable 
housing. 

The proposal also supports the community character objectives contained in Redmond's 
Comprehensive Plan (elements specific to neighborhoods). The Willows/Rose Hill 
Neighborhood contains the following framework policies: 

• N-WR-A-1: Preserve the natural character of the Willows/Rose Hill Neighborhood, 
while providing for compatible residential and business growth in appropriate areas. 
Among the features that define the neighborhood's natural character are the ravines 
and steep slopes, trees and forested areas, concentrations of open space, streams, 
wetlands and wildlife diversity; 

• N-WR-A-2: Maintain the character of the Willows Corridor, including well-designed 
building clusters surrounded by trees and open space, parkway setbacks, and high 
proportions of open space relative to the area developed; and 

• N-WR-A-3: Ensure that new residential development blends with and helps maintain 
the existing character in each neighborhood subarea, including sense of community, 
variety in lot sizes and house styles, small to moderately sized homes, abundance of 
trees and other greenery, nearness to open space and wildlife, and feeling of 
spaciousness throughout the neighborhood. 
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Design District zoning would likely incorporate green space requirements consistent with 
the City's urban multifamily zoning designations and permit a variety of residential housing 
types while preserving the Property's natural character, including ravines and steep slopes, 
trees and forested areas, concentrations of open space, streams, wetlands and wildlife 
diversity. As shown on the conceptual site plan, the Applicant's proposed residential 
development for the Property maintains the character of the Willows Corridor, including 
well-designed building clusters surrounded by trees and open space and high proportions of 
open space relative to the area developed. 

12. Describe a'!Y probable adverse environmental impacts that might result from the proposed change in land use 
designation. How would a'!Y adverse impacts be mitigated? 

The proposed change in land use designation should not result in any adverse environmental 
impacts. Design District zoning would better protect the critical areas located on the 
Property as compared to the Property's current BP land use designation and zoning because 
of the zone's enhanced green space requirements and flexibility regarding permitted types of 
residential development. 

13. Describe the extent in which adequate public facilities and services are like!J to be available to serve the 
development allowed under the proposed land use designation. 

Adequate public facilities and services are available to serve the development allowed under 
the proposed land use designation. The Property contains adequate water, sewer, fire 
protection and other utility services and provides direct access to NE 124'h Street and 
Willows Road. The Applicant will pay all required impact fees related to the Property's 
development in accordance with RMC Chapter 3.10. 

14. lf a change in allowed uses is proposed, discuss the need for the land use which would be allowed and whether 
the change would result in loss of capaci!J to accommodate other needed uses. Consider especial!J, whether the 
proposed change complies with the Ciry poliry H0-16, which would prohibit a'!Y rezone that reduces capaci!J 
for residential development without first approving another rezone that at least replaces the lot capaci!J 
elsewhere in the Ciry. 

The proposed rezone would increase the Property's capacity for residential development, 
consistent with City goals and policies. 

Finally, the proposal complies with RZC 21.76/070(2)(b): 

• Amending the Comprehensive Plan is the only mechanism available to permit a 
rezone that would allow an economically-viable multi-family project to be developed 
on the Property; 

• The proposed amendment is best addressed as an individually docketed item because 
it is held under common ownership, and there is no indication it will be reviewed as 
part of a larger City, regional, or state effort; 

• The proposed amendment is consistent with existing local, state and federal laws, 
including the GMA and the City's Comprehensive Plan; 

• The proposed amendment is timely and appropriately considered as part of the 
annual GMA docket process; 
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• The amendment proposal is not complex, and the Applicant has assisted a 
conceptual site plan and SEP A checklist in order to assist staff in evaluating the 
proposal. City Council, Planning Commission and staff will have adequate 
information to evaluate it; 

• The proposed amendment is consistent with the City's overall vision, polices, and 
plans, as explained above; and 

• The proposed amendment has not been considered or reflected by the City within 
the last two years. 
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MEMORANDUM 
Date: April 19, 2016 TG: 16159.PR 

To: Pete Nichols and Jeff Miller - Quadrant Homes 

From : Kevin L. Jones, P.E., PTOE - Transpo Group 

Subject: Redmond Comprehensive Plan Amendment Request - Proctor Willows Site 

This memorandum summarizes our trip generation estimates for two (2) possible land use 
scenarios associated with the subject site. The site is located at the intersection of NE 124th 
Street and Willows Road in the northernmost portion of the Willows Corridor Subarea of the City of 
Redmond's Willows/Rose Hill Neighborhood. This memorandum is intended to supplement your 
application for a Comprehensive Plan amendment and rezone from a "Business Park" to "Design 
District" designation that would allow the development of a mixed-use project with approximately 
350 residential units on the site. 

Under the existing Business Park ("BP") zoning, we estimate the site could generate 
approximately 3,700 new daily vehicle trips and 380 new weekday PM peak hour vehicle trips. 
This assumes construction of a 300,000-sf business park within the site's developable area and 
accounts for existing wetlands, critical areas, and the required buffers to protect such areas. 
These trip generation estimates were derived by multiplying the anticipated building size by 
average trip rates published in the Trip Generation Manual (Institute of Transportation Engineers 
[ITE], 9th Edition, 2012) for "Business Park." 

We estimate the site could generate approximately 2,400 new daily trips and 210 new PM peak 
hour trips if the underlying zoning was changed to "Design District," allowing development of up to 
200 residential town homes, 150 apartment units, and approximately 10,000 sf of retail space 
within the site's developable area. These trip generation estimates were derived by multiplying the 
anticipated size of development by average trip rates published in the Trip Generation Manual for 
these particular land uses and adjusting for internal and pass-by trip activity per guidelines 
described in the Trip Generation Handbook (ITE, 3rd Edition, 2014) 

In comparing these trip generation estimates, we determined the site would generate significantly 
fewer vehicle trips if the underlying zoning was changed from "Business Park" to "Design District." 
including approximately 1,300 fewer daily trips and 170 fewer weekday PM peak hour trips 
(approximately 35 and 45 percent fewer trips, respectively, than could be generated under the 
existing zoning) . 

Please let me know if you have any questions or would like to discuss. 

KLJ/ 

11730 118th Avenue N.E., Suite 600, Kirkland, WA 98034 I 425.821.3665 I transpo )U .com 



- ... ·---·-·--'""'" NO..l.EJNIHStfM ONDW03~ .;/0 A.LI~ 

:I 
~; 

9ZD6GD9ZL.Z # T3::Jt/Vd . lO ! -
· ~ ;~ ~ [J , - Q 

1~t1~1 - 1 ~ SM0/"1/M C:IO.L:::JOC:ld 
~ ~ ~~ ~I I ~i ~ i, ~ i ~~ ~K h ~~ h 'flNOUll/\3~ '" ~J.YO ON r::/'VW SNDIJ..IOND::J SNIJ..S/X3 

(--------~'Y~!!~~---------, 

: I I I 

l I 
I I \ ' \ I 
) I . I I . 

I I 
h I I 
; I c 
~)I --............-.-....._ 
~ ---......._ 

: --...... __ I 

I I I . : I 
( I 
I I : I I I 

: ~ 
\ ! I 
\ ! I 
\ ' 

\ I 
\ _______________________ J 

i 
,J\ :i: 

? 
tJ 
Ill 

"' Q l!J 
II: -- i .- '° ~ 

3 
II. 

~ 
i' 

\,.. ~ 

l:: 

.2 ll) 

IJ 

"' -.'I ll) 

J 



King County 

The nformation included on this map has been comp led by King County staff from a variety of sources and is subject to change 
v.ithout notice. King County makes no representations or w.manties, express or implied , as to accuracy, completeness, tmelness, 
a rghts to the use of such information. This document is not intended for use as a survey product King County shall not be lable 
fa any genera , special, ndirect, incidental , orconsequentia damages including , but not lmited to, lost revenues or bst profits 
rest.!ting from the use a misuse of the inforrnatbn contained on this map. Any sale of this map orinfamationon this map is 
prohbited except by written perrrission of King County. 

Date: 4/20/2016 

tQ King County 

GISCENTER 
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The nformation included on this map has been com pied by King County staff from a variety of sources and is subject to change 
1Mthout notice. King County makes no representations or warranties, express or implied, as to accuracy, completeness. hneiness, 
or rghts to the use of such inforrration. This document is not intended for use as a survey product King County shall not be iable 
for any general, special, ndirect. incidental, orconsequentia damages including, but not lrnited to, lost revenues or bst profits 
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tQ King County 
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